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Mayor Linda Buchanan and Members of CouncilTo:
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REZONING APPLICATION: 250 EAST 15th STREET (NACEL 
PROPERTIES LTD, CD-726)

Subject:

Date: May 13,2020 File No: 08-3360-20-0472/1

The following is a suggested recommendation only. Refer to Council Minutes for adopted resolution.

RECOMMENDATION

PURSUANT to the report of the Planner 2, dated May 13, 2020, entitled 
"Rezoning Application: 250 East 15th Street (Nacel Properties Ltd, CD-726)”:

THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2019, No. 8769” 
(Nacel Properties Ltd, 250 East 15th Street, CD-726) be considered and be 
referred to a Public Hearing;

THAT "Housing Agreement Bylaw, 2020, No. 8770” (Nacel Properties Ltd, 250 
East 15th Street, CD-726, Rental Housing Commitments) be considered and 
referred to a Public Hearing;

THAT notification be circulated in accordance with the Local Government Act;

THAT the community benefits listed in the report section “Density Bonus and 
Community Benefits” be secured through agreements at the applicant's expense 
and to the satisfaction of the Director of Planning and Development;

AND THAT the Mayor and City Clerk be authorized to sign all necessary 
documentation to give effect to the motion.

Document Number: 1912388-v2



Report: Rezoning Application: 250 East 15*h Street (Nacel Properties Ltd, CD-726) 
Date: May 13, 2020____________________________________________

ATTACHMENTS

1. Context Map (Doc# 1912389)
2. Consolidated Drawing Package (February) (Doc# 1912385)
3. Preliminary Park Design (Doc# 1885281)
4. Off-Site Servicing Requirements (Doc# 1885276)
5. Developer Information Session Summary (Doc# 1912390)
6. Zoning Amendment Bylaw No. 8769 (Doc# 1912422)
7. Housing Agreement Bylaw No. 8770 (Doc# 1912425)

PROJECT DESCRIPTION

The project, located at 250 East 15th Street, consists of three rental residential buildings 
- two 12-storey buildings adjacent to East 15th Street and one 6-storey building adjacent 
to East 16th Street - and the provision of a public park on the site’s north-eastern 
quadrant. The project proposes 281 secured rental residential units, including 28 mid­
market units (as well as two guest suites for the use of tenants' friends and family), and 
includes two-storeys of underground parking, bicycle parking, and storage that provides 
266 vehicle parking spaces and 474 bicycle parking spaces. The subject site currently 
hosts two rental residential buildings composed of 101 units that were built in 1964. The 
requested changes to the Zoning Bylaw to permit this development are identified in 
Table 1 below, and Attachment 6 - Zoning Amendment Bylaw No. 8769 is the 
amending bylaw with the proposed changes.

Table 1. Requested Changes to the Zoning By-law

Consideration Official
Community Plan

Current Zoning Proposed
Designation/Regulation

Zone/Designation Residential Level 
5 (north) and 

Level 6 (south)

RM-1 CD-726

Density R5 = 2.6 FSR Maximum density of 1.6 FSR Maximum density of 2.95 FSR
R6 = 3.3 FSR 
Site = 2.95 FSR

Height R5 = 6 storeys 
R6 = 37 metres

Maximum height of 13.0 metres 
and 3 storeys

R5 = Maximum building height 
of 16 metres and 6 storeys 
R6 = Maximum building height 
of 33.5 metres and 12 storeys

Siting (Setbacks) N/A Front, Rear or Exterior
Lot Line Setback: 6 metres (20
feet)
Interior Lot Line Setback: 4.5 
metres (15 feet)

Front, Rear or Exterior 
Lot Line Setback: between 3- 
4.5 metres (10-15 feet) 
Interior Lot Line Setback:
between 3-9 metres (10-30
feet)

Unit Separation N/A Minimum of between 3 and 12 
metres (10 and 40 feet) of 
separation between living areas 
and 24 metres (80 feet) above 
the 4th storey_______________

Minimum of 7.6 metres (25 
feet) between building faces, 
increasing to 22.5 metres (75 
feet) above the 6th storey.

Minimum unit size N/A 37.16 square metres (400 
square feet)___________

32 square metres (345 square 
feet)____________________
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Shall not exceed a horizontal 
width above 30.48 metres (100 
feet) above the 3rd storey.

Requirement waived.Building Width 
and Length

N/A

No greater than 10% in first 6 
metres (20 feet) and 12.5% 
thereafter______________

Requirement waived.Driveway Slope N/A

All exterior finishes design, 
and landscaping shall be 
approved by the Advisory 
Design Panel._________

N/AExterior finishes No requirement.

POLICY FRAMEWORK

The subject site contains two designations - one designation each for the south and 
north portions of the site -within the Official Community Plan: Residential Level 5 (R5) 
to the north and Residential Level 6 (R6) to the south. These designations permit a 
range of multi-family housing types, with a focus on mid-rise in the R5 designation and 
high-rise in the R6 designation. These two designations focus on providing quality 
housing with a mix of unit sizes that support attractive and active streets in the City’s 
central core.

Metro 2040
Goal 1
Create a Compact Urban Area

Intensifying this site with new 
development that is consistent with and 
scaled to the planned vision for the 
surrounding neighbourhood will support 
the highest and best use of the land 
promoting a compact urban area.______

Goal 2
Support a Sustainable Economy

Redevelopment that includes a range of 
rental units to address a variety of 
household sizes on this site promotes 
housing forms that can support a diversity 
of income levels and ensure people live 
close to where they work.______________

Goal 4
Develop Complete Communities

The proposed development provides 
housing for a range of household types 
as well as a new park to support an 
active lifestyle and social opportunities in 
the City's core._______________________

Goal 5
Support Sustainable Transportation 
Choices

Intensification of this site will support 
future transit investments along Lonsdale 
Avenue and will develop a separated 
AAA Bike Facility along St Andrews 
Avenue. The site is proximate to 
community and commercial amenities 
and is well situated to provide the 
occupants with a variety of transportation 
choices across the North Shore and the 
greater region._______________________

Page 3 of 14



Report: Rezoning Application: 250 East 15(h Street (Nacel Properties Ltd, CD-726) 
Date: May 13, 2020_____________________________________________________

Official Community Plan
Lonsdale Regional City Centre Intensification of the site supports the 

Central Lonsdale Area and future transit 
infrastructure and community amenity 
investments.

Policy 1.1.2
Align growth with the development 
community amenities and infrastructure

Development is located to support local 
economy and make use of existing 
infrastructure and amenities.

Policy 1.1.4
Support the role of the Lonsdale Regional 
City Centre as the urban core of the City, 
in part, by locating high trip-generating 
uses such as high density residential and 
commercial uses there

Density and height are consistent with the 
OCR guidelines and are greatest 
adjacent to an institutional use (Lions 
Gate Hospital), and is reduced as it 
crosses the site.Policy 1.3.1

Ensure that new development is 
compatible with the established urban 
form of the City, reflecting the primacy of 
the Lonsdale Regional City Centre and 
the transition through mid- and low-rise 
buildings to lower-density residential 
neighbourhoods

The public park will provide an amenity 
for what is currently an area underserved 
for parks. The cycling infrastructure will 
provide an important link in the City’s 
north-south cycling network.

Policy 1.4.5
Focus amenity and infrastructure 
investments in the Lonsdale Regional 
City Centre and Frequent Transit 
Development Areas_______________

The East 15th Street frontage presents an 
amenity space to activate the street and 
rights-of-way through the site provide 
pedestrian linkages to and from the park. 
Each building presents a varied but 
consistent architectural style.

Building and Urban Design

Policy 1.3.5
Encourage design excellence in 
developments through carefully 
considered, high quality architecture and 
landscaping, with varied designs which 
are interesting, sensitive and reflective of 
their surroundings

The proposed architecture and building 
materials of the new dwelling have been 
chosen with sustainability, maintenance, 
and aesthetics as key determinants. The 
buildings have been designed to present 
entrances and glazing at a human scale 
to provide an attractive urban realm.

Policy 1.3.6
Encourage architecture that responds to 
the unique context of the City in a 
sensitive, sustainable, and aesthetically 
compatible manner

The development activates the laneway 
through the inclusion of townhouse units 
and vegetation through the lane as well 
as design features integrate pedestrians.

Policy 1.3.9
Explore ways to activate laneways in the 
City including opportunities for varied 
uses, pedestrian and cycling activity as
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The project will provide multiple upgrades 
to the City’s active transportation 
network, and provide a public park to 
support outdoor activity.

well as storm water management and 
urban agriculture.

Policy 1.3.10
Encourage active, healthy lifestyles and 
the opportunity for more social 
connections through planning and active 
design principles that encourage physical 
activity and contribute to enhanced 
walkability and active streets, sidewalks 
and public spaces

The project includes multiple elements 
from the City’s active design guidelines 
such as including garden plots for 
residents, prominent stairwells, and a 
significant social space for the future 
residents.

The proposed development includes a 
separated bike facility along St. Andrews 
Avenue, signal and intersection 
improvements at East 15th and St 
Andrews and intersection improvements 
at East 16th and St Andrews to facilitate 
active transportation in the 
neighbourhood. The development also 
includes more than minimum required 
bicycle parking and a cycling 
repair/maintenance area.

Policy 1.4.3
Consider recreational, cultural and other 
community spaces as aspects of informal 
community living rooms, and essential 
‘social infrastructure’, particularly in high- 
density neighbourhoods like 
Central/Lower Lonsdale

Policy 1.4.4
Incorporate active-design principles in 
new development that encourage 
physical movement and social interaction 
thereby contributing to a healthier 
community

The proposed development will include a 
public art component.

Policy 2.1.1
Invest in cycling and pedestrian networks 
and facilities to make these more 
attractive, safer, and convenient 
transportation choices for all ages and 
abilities with an aim to increase these 
ways of travelling over single-occupant 
vehicle use

Policy 5.3.3
Provide appropriate spaces for and 
encourage the installation of public art in 
parks, greenways and open spaces

Provides a range of unit types and sizes 
to accommodate various family sizes and 
lifestyles. The unit mix includes 
townhomes - with direct access to the 
public realm - and apartments ranging in 
size from studio to 3 bedroom. 281 units 
will be developed, 28 of which will be a 
part of the City’s mid-market rental

Housing

Policy 1.5.1
Provide opportunities for a range of 
housing densities, diversified in type, size 
and location
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Policy 1.5.4
Prioritize the development and 
revitalization of affordable rental housing 
and use density bonusing and density 
transfers to incentivize the retention, 
renewal and/or replacement of rental 
units as a public benefit

programme. Additionally, there will be two 
guest suites for use by the tenants.

The City will secure 25% of the proposed 
units - or 76 units - will be secured as 
Level 2 accessible, with the remaining 
75% being secured as Level 1 
accessible.

Policy 1.5.6
Ensure a sufficient number of new 
apartment building provide accessible 
units and that these accessible units are 
represented across various unit sizes
Park and Greenspace

The proposed development includes a 
community garden and outdoor amenity 
spaces accessible to future residents. 
Depending on community feedback, the 
inclusion of community gardens may be 
considered for the public park as well.

Policy 3.4.2
Consider the potential for food production 
on public and private land including 
rooftops, community gardens, micro 
gardens, composting, urban farming, 
orchards, beehives and edible 
landscaping on residential boulevards, 
park land and rights-of-way

The park provides a significant ratio of 
greenspace for the site as a whole. Non­
park area is largely impermeable at 
ground level, though portions of the 
buildings’ roofs are landscaped.

Policy 4.2.6
Increase the ratio of productive, 
permeable green space to hard 
impermeable surface areas as 
redevelopment occurs

The development includes several 
opportunities for outdoor pursuits 
including social (shared rooftop amenity 
spaces) and recreational (proposed 
park).

Policy 5.1.2
Ensure access to a range of outdoor 
recreational pursuits and facilities for 
community members of all ages and 
abilities

The acquisition of the proposed park area 
will provide greenspace to the eastern 
side of Central Lonsdale. This area is part 
of the City’s core - a medium to high 
density residential area - and is currently 
underserved it terms of accessible park 
area.

Policy 5.1.7
Acquire new parkland in areas identified 
as park deficient and in future growth 
areas

Policy 5.1.9
Acquire parkland through dedication 
associated with development projects in 
the City, including consideration of trade­
offs between varying building heights and 
acquiring desired park spaces

The proposed site design conforms to the 
City’s official community plan - in terms 
of height and density - while permitting 
the acquisition of area for a 
neighbourhood park.
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Housing Action Plan
Action #3 Mid-Market Rental Units 
To enable affordability for low and 
moderate income renters.

The proposed development includes 28 
mid-market rental units. The distribution 
of unit sizes for these units will be: 3 
studio units; 14 1-bedroom units; 5 2- 
bedroom units; 6 3-bedroom units.
Twenty percent (57 total) of the proposed 
development’s units contain 3-bedrooms. 
This is double the City policy’s 
recommended minimum.

Action #4 Family Friendly Housing 
To increase the number of three or more 
bedroom units appropriate for larger 
and/or extended families within new 
multi-unit residential developments.
Sustainable Development Guidelines
Natural Systems
The ability of natural systems, both global 
and local, to support life. Parks and green 
spaces help regulate the climate, clean 
and filter water and air, and provide 
recreational and aesthetic benefits. 
Maintaining healthy natural systems will 
reduce strain on municipal infrastructure, 
support local wildlife and enhance quality 
of life for community members.

The park secures a significant green 
node in perpetuity.

Stormwater is addressed on site to 
reduce impact of major storm events.

Preservation of several prominent mature 
trees.

The inclusion of trees and plants that 
support bird and insect populations.

Physical Structures/Infrastructure 
The ability to effectively deliver basic 
services, shelter and physical amenities 
required to sustain the health and well­
being of the community. This includes 
water supply, sanitary sewer, storm water 
drainage, solid waste management, 
roads, telecommunications, and energy 
efficiency and conservation including 
district energy. As well, this category 
includes attractive streetscapes, durable 
buildings, provision of a range of housing 
types and adequate community 
amenities.

The project will achieve Step 3 of the BC 
Building Code Step Code, one step 
greater than the requirements at the time 
of application.

The project provides a significant number 
of rental units for the City, including 28 
below market units, for a variety of 
household sizes, from studio units to 3- 
bedrooms.

The project will connect to the Lonsdale 
Energy Corporation district energy 
system.

The project will upgrade required 
infrastructure (water, sewer, stormwater 
systems) as well as improve active 
transportation infrastructure in and 
around the site.

Additional secured and covered bicycle 
parking has been integrated into the 
landscape design in order to support 
active transportation of residents._____
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Human Potential
The ability of our local community to 
support our residents in their pursuit of 
individual livelihood objectives including 
access to education, healthy food 
transportation and affordable housing. 
Meeting these basic needs is essential 
for the maintenance and growth of human 
capacity.

The project includes a range of units to 
serve a broad spectrum of lifestyles, 
incomes, and abilities.

Significant area has been dedicated to 
recreational pursuits to support residents 
in living a healthy lifestyle.

The project includes numerous active 
transportation elements including 
infrastructure improvements and cycling 
maintenance facilities.

Social Connections 
The ability of our community to foster 
communication, interaction and networks 
to respond effectively to community 
issues. These may include supporting 
community members with low incomes, 
lone-parent families, and matters specific 
to children, youth, seniors and people 
with disabilities.

The project proposes social space as a 
central element to the project. By 
centralising and highlighting the areas for 
social interaction, the project intends to 
foster greater community interaction 
between residents. Additionally the 
proposed park can be a hub for the 
broader community.

Cultural Diversity
The ability of our community to support 
and celebrate a diversity of cultural 
backgrounds. This includes recognition of 
the traditions of the Squamish Nation and 
the many cultures of residents who make 
the City their home. With both tangible 
and intangible elements, cultural capacity 
has economic implications and is strongly 
connected to social traditions. 
Manifestations of cultural practices can 
range from spiritual practices to heritage 
buildings__________________________

The project will include a public art piece, 
to be located in a prominent location. The 
North Vancouver Public Art Advisory 
Committee will support the project in 
determining the final location and what an 
appropriate piece may be.

PLANNING ANALYSIS

Site Context
The surrounding land uses are identified in Table 2 below.
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Table 2. Surrounding Uses
Description ZoningDirection Address

260 East 16,h St 50-unit, 3 storey, rental residential 
building

Medium Density Apartment 
Residential 1 (RM-1)

North - Across 
East 16"' Street

2-2.5 storey duplex Two-Unit Residential 1 
(RT-1)

East - across St 
Andrews Ave

1504-1552 
St Andrews Ave

230-240 E 13,h St, 
231 E 15lh St

Public Use and Assembly 1 
(P-1)

South - Across 
East 15lh

Multi-storey health services 
complex

235 East 16Ih St 19 unit, three storey rental 
residential building

West - Across 
Lane

CD-425

236 East 15,h StWest - Across 
Lane

9 unit, 2 storey, rental residential 
building

Medium Density Apartment 
Residential 1 (RM-1)

The subject site is located on the eastern edge of the City’s high-density residential 
core. It is north of the Lions Gate Hospital’s Evergreen House, east and south of 
existing apartment buildings, and west of existing duplexes (the duplexes are a part of 
the duplex special study area and may be re-designated). The site currently contains 
two residential apartment buildings that contain a combined 101 units.

The site is proximate to numerous urban amenities, including two major bus routes 
(Lonsdale and 15th Street), health services, civic amenities (City Hall, City Library, Harry 
Jerome Community Recreation Centre), bike routes (St. Andrews, 13th Street), and 
commercial services. Please see Attachment 1 for several maps illustrating the context.

Use
Residential Level 6 has the purpose of providing well-designed high-density 
development in the Lonsdale Regional City Centre, while Residential Level 5 should 
provide quality multi-family housing with a mix of unit sizes, and a focus on creating 
attractive and active streets. R6 permits a maximum density of 3.3 FSR and a maximum 
height of 37 metres while R5 permits a maximum density of 2.6 FSR and 6 storeys; the 
combined site density is therefore 2.95 FSR with a height of 37 metres on the southern 
portion of the site and 6 storeys on the northern portion.

The policy framework applicable to the subject site supports the proposed high-density 
residential apartment use. The site is located in the City’s high-density core and is in 
close proximity to frequent transit infrastructure (Lonsdale Avenue and East 15th Street) 
as well as Central Lonsdale’s commercial and social amenities. The proposed 
development will secure 28 mid-market rental units at reduced rates (10% below CMHC 
average rates) while increasing the number of rental units from 101 to 281 (an increase 
of 181 units).

The proposed 24,600 square foot park is consistent with the permitted land uses and 
will provide an area that is currently underserved in park space with a green hub to 
support physical and social activity.

Page 9 of 14



Report: Rezoning Application: 250 East 15,h Street (Nacel Properties Ltd, CD-726) 
Date: May 13, 2020 ________________________________________________

Intensity
The proposed intensification on the site is appropriate for the neighbourhood given the 
applicable OCR and City policy framework for the subject site and the surrounding land 
use designations. The increase in intensity is supportable due to the subject site’s 
proximity to the Lonsdale Core, the project’s response to the City’s policy, and the 
public benefits achieved by the City through the acquisition of a new park. The 
Residential Level 5 and 6 designations permits the development of mid-rise and high- 
rise multi-family apartment buildings.

With the proposed development the site will accommodate a total of 281 units split 
between three buildings, as well as two guest suites. The south portion of the site, 
designated R6 with a maximum density of 3.3 FSR, hosts two 12 storey buildings, while 
the north portion of the site, designated R5 with a maximum density of 2.6 FSR, hosts a 
six storey building and the proposed public park. The project achieves the site’s 
maximum blended density 2.95 FSR through the provision of market rental housing - 
including 10% of units secured for ten years at 10% below CMFIC market rents - 
secured through a housing agreement (see Attachment 7 - Housing Agreement Bylaw 
No. 8770). The application was received prior to the enactment of policy to secure 10% 
of the units in perpetuity.

The breakdown of the unit types is as follows:
• Studio - 34 (12%) total, 3 mid-market and 2 guest suites
• 1-Bedroom - 148 (52%) total, 14 mid-market
• 2-Bedroom - 44 (16%) total, 5 mid-market
• 3-Bedroom - 57 (20%) total, 6 mid-market

The proposed project includes 266 parking spaces, including the appropriate ratio of 
visitor and accessible stalls, which surpasses the 169 spaces that would be required 
under current Zoning Bylaw requirements. The project also exceeds the minimum 
required bicycle parking stipulated by the Zoning Bylaw, providing 474 spaces rather 
than the 422 required by bylaw; to further support cycling in the development the 
proposal includes a cycling repair/maintenance workshop as a part of its amenity space. 
The project also provides for public realm improvements such as a separated cycling 
facility, a pedestrian and cyclist-controlled signal, and curb realignment to support active 
transportation in and around the site.

Regarding the environmental standards, the proposed development will achieve Step 3 
of the BC Building Code Step Code. Outlets capable of supporting Level 2 electric 
vehicle charging capacity will be provided for all required parking spaces, with the 
exception of visitor stalls. Storm water will be addressed through on-site mitigation, 
including retention tanks to support stormwater management during more significant 
storm events. Covered bicycle parking has also been integrated into the landscape 
design in order to promote active transportation modes.

Form
The urban form proposed is consistent with the planned character of the surrounding 
neighbourhood as illustrated by the City’s Official Community Plan. The form of the 
development will conform generally to the attached drawings (Attachment 2: 
Consolidated Drawing Package, February). The design proposes three buildings on the
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site, two 12-storey buildings located adjacent to East 15th Street, and one 6-storey 
building on the western portion of the site’s East 16th Street frontage.

The three buildings frame a proposed public park that has been placed in the north-east 
quadrant of the site. To secure access to the proposed public park, several rights-of- 
way - both running through the middle of the site, one north-south oriented and the 
other east-west - will be secured to ensure public access through the site. The three 
buildings are designed with a common architectural character, but the details of each 
building - such as the materials, windows, and balcony design - differentiate the 
buildings so as to not have them appear repetitive.

The principle design element of the project, aside from the provision of the public park, 
is the span between the two 12-storey buildings along 15th Street. The proposed span 
will host the majority of the shared amenity spaces for the complex, including a games 
room, a reception area, a large lounge, washrooms, and a bookable event space that 
could be used for hosting a party or a cooking class for the building. The spaces will be 
available to the tenants of all three buildings and the applicant has stated the 
importance of forming a community for tenants that will provide renters with a greater 
social experience than a traditional rental building. Significant glazing of these amenity 
spaces will support the activation and attractiveness of the streetscape on East 15th 
Street and will provide passive surveillance of the bus stop located directly in front of the 
proposed project. Other street frontages are activated through the inclusion of at-grade 
entrances to units, or where the grade does not support entrances, balconies and 
landscaping are utilized to ensure an attractive and activated interface between the 
public and private realms. A rooftop amenity space - only accessible to residents - is 
included on the 6-storey building and the connecting span that includes: community 
garden plots, planters for additional vegetation, a lounge area and outdoor 
dining/cooking area, as well as a greenhouse structure with a washroom. The 
easternmost 12-storey building includes a rooftop component only accessible to the 
tenants of the top units.

Density Bonus and Community Benefits
Analysis of the project regarding the City’s Density Bonus and Community Benefits 
Policy indicates that the proposed project, were it not providing secured market rental 
housing, would include community benefits valued at approximately $16M as outlined in 
Table 3 below. The community benefit contribution in question is calculated from the 
existing permitted density to the proposed maximum bonus density.

Table 3. Estimated Value of Community Benefits through Density Bonusinq
Density Value Calculation Value
Density Bonus to Max Density OCR Density (28,515.59 square
feet @ $25 / sq. ft.)___________________________________
Density Bonus to Max Bonus OCR Density (81,473 square feet 
@ $190 / sq. ft.)___________________________________ __

$712,889

$15,479,892

$16,192,781Total Value of Community Benefits

In lieu of providing a cash contribution the proposed project will provide rental housing - 
281 units secured in perpetuity through a housing agreement including 28 mid-market 
rental units - as is stipulated through the City's Official Community Plan and 2018
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Density Bonus and Community Benefits Policy. Bonusing for rental housing is intended 
to assist the City in achieving its housing goals set out in the Official Community Plan 
and Housing Action Plan.

In addition to the items above, staff seek Council’s direction to secure the following 
items as a condition of the development:

• Purchase of the public park lands, on which the applicant will construct a City 
approved park;

• Public art incorporated into the project with a value of $175,000;
• Public access rights-of-way through the project to provide pedestrian connection;
• Improved offsite works, including expanded cycling and pedestrian facilities and 

a new intersection signal (see Attachment 4 - Off-Site Servicing Requirements).

Park Acquisition
The proposed development includes the provision of a public park to support the 
achievement of goals and objectives outlined in the City’s Official Community Plan - 
Policy 5.1.7, acquire new parkland in areas identified as park deficient and in future 
growth areas - as well as the City’s Parks Master Plan - Goal 2, Ensure that parks are 
well distributed throughout the community, particularly in higher density areas. In this 
case, the acquisition of a park is made possible by the size of the site, which can 
accommodate the site density in a fashion consistent with the OCP while reserving 
approximately 30% of the site (24,600 sq.ft.) as a public space.

The City can direct Development Cost Charges collected through redevelopment 
throughout the City towards the acquisition of parks, but is more limited in how those 
funds can be used for the improvement (construction, new structures, programming, 
and maintenance) of the park. By purchasing land, as opposed to receiving land and 
funding improvements, the City has an opportunity to acquire an improved park. Staff 
therefore recommend that the City purchase the park from the applicant at a fair value, 
and that the applicant improve the park in tandem with their residential development. 
Under the proposed agreement, the City will purchase the park at a value of 
$53.78/sq.ft, for a total purchase cost of $1,322,988. The design of the park is subject to 
public consultation and the applicant will be required to construct the final design at their 
cost; staff estimate the value of the park improvements of the preliminary design to be 
approximately $1.3 million.

Several major benefits emerge through having the park constructed by the applicant as 
a part of their larger development, including:

• Timing: a complete park will be delivered in tandem with the larger development 
with no lag between the completion of the rental housing and the delivery of an 
amenity for the community.

• Efficiencies: construction efficiencies can be achieved regarding various aspects 
of the project including earth moving, the installation of infrastructure (electricity, 
stormwater management), the purchase of surface materials and plant materials, 
earth moving, and labour costs. These efficiencies provide greater value to 
residents of the City of North Vancouver than could be delivered if the City were
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responsible for the delivery of the park after the completion of the apartment 
building.

• Reduced impact on adjacent residents: by limiting the project to one construction 
period, the impact of construction (noise, parking disruption, untidiness) is 
reduced.

A preliminary design has been included as a part of this report (see: Attachment 3 - 
Preliminary Park Design), that includes play area, lawn/open space, seating areas, 
circulation, and the provision of new trees. The design of the park is not finalized, and 
the agreement will require a public design exercise to allow the neighbourhood to 
provide valuable feedback and help to identify desired park elements and programming. 
The Parks Department will review revised plans to ensure that the design incorporates 
public feedback and that the park achieves required City standards prior to the issuance 
of a full building permit for the residential portion of the project.

COMMUNITY CONSULTATION

Developer Information Session
A Developer Information Session (DIS) was held May 9th, 2019. Twenty-seven 
members of the public signed in to the session and six comment forms were received. 
The applicant has provided a summary of the event (Attachment 5 - Developer 
Information Session Summary).

The attendees were primarily those who live in the building. The DIS was held early in 
the process, prior to the applicant being able to contact many of the tenants through 
their formal tenant relocation process. The tenant relocation strategy is discussed 
further in the ‘Tenant Relocation Strategy” section below.

Items identified as concerns by the community feedback include the affordability of 
future units, the height of the proposed buildings, the removal of existing trees, impact 
of construction, and the effect of dog waste on the proposed park.

Tenant Relocation Strategy
As an existing rental building, the applicant is required to provide support to existing 
tenants as stipulated by the City’s Residential Tenant Displacement Policy.

The policy provides several key elements to support existing tenants in transition to new 
housing should the project be approved, including:

• Provide early notification to tenants to inform them of the rezoning process;
• Find up to three comparable rental units (i.e. same number of bedrooms, in the 

City of North Vancouver, at not more than 10% above the City’s average rent for 
a unit of that size);

• Compensate all tenants with three months rent to assist in securing alternate 
accommodations;

• Compensate tenants for moving expenses;
• Provide all tenants with 4 months notice only after the issuance of a demolition 

permit;
• Provide first right of refusal to existing tenants to live in the new building.
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The applicant has agreed to all of the requirements of the City’s Residential Tenant 
Displacement Policy and has undergone a concerted effort to engage existing residents 
in order to understand their housing needs. The applicant has been able to engage with 
the majority of residents, though some tenants have not responded to efforts to engage 
in relocation discussions.

ADVISORY BODY INPUT

The application was directed to the Advisory Design Panel on May 15th, 2019. The 
Panel recommended the approval of the project subject to addressing the following 
issues to the satisfaction of the Development Planner assigned to the file:

Encouraged to include additional solar shading on the upper elevations of the 
south and west facades to mitigate solar heat gain;
Ensure the park amenity is successfully planned along side the development 
while also considering the connections from the street, programming of the park 
rain protection and effective lighting of the paths;
Consider achieving Step 4 of the Step Code;
Include clear and definitive unit identification for first responders;
Further review of the P1 bike corridors for improved CPTED protection; and 

Consider additional outlets for e-bikes.

In response to the Advisory Design Panel’s suggestions the applicant reviewed the 
aspects identified and amended various aspects of the proposal, these include: 
improving solar shading; unit identification for units accessible from the street; security 
for the parkade; and increasing outlets for e-bikes.

CONCLUSION

The proposed application represents an appropriate development for the land use 
designation and a design that is responsive to the planned vision for the community. 
Intensification - particularly of market and mid-market rental residential projects - 
adjacent to the Lonsdale Core will support transportation infrastructure improvements 
and enhanced amenities in the area. The acquisition of a public park will secure an 
amenity for future generations of residents at a reasonable cost to the City. The 
requested zoning change and development proposal are consistent with the Region’s 
and the City’s planning policies. Overall, the application looks to implement a 
development that provides a significant neighbourhood amenity as well as increased 
density in an appropriate design & location.

V
RESPECTFULLY SUBMITTED:

Mike Friesen 
Planner 2
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CIVIC ADDRESS 250 East 15th Street

LEGAL DESCRIPTION Lot 4-Block 32- District lot 549 Plan 11519

CURRENT ZONING RM-1 / RH-1

PROPOSED REZONING RENTAL DA-1

PARK PA

EXISTING USE RENTAL RESIDENTIAL (101 UNITS)

PROPOSED USE 12 STOREY RENTAL RESIDENTIAL (BUILDING A)

12 STOREY RENTAL RESIDENTIAL (BUILDING B)

6 STOREY RENTAL RESIDENTIAL (BUILDING C)

PROPERTY AREA

CURRENT AREA 81,471.91 sq ft 7,569.10 m2

SITE AREA REDUCTION (VIA PARK) 24,600.62 sq ft 2,285.47 m2

RESULTANT SITE AREA 56,871.29 sq ft 5,283.63 m2

SITE DIMENSIONS NORTH 271.86 ft 82.86 m

EAST 299.90 ft 91.41 m

SOUTH 271.61 ft 82.79 m

WEST 299.74 ft 91.36 m

AVERAGE GRADE AT NORTH PROPERTY LINE 361.01 ft 110.04 m

AT LANE MIDPOINT 356.41 ft 108.63 m

BUILDING HEIGHT STOREYS

FEET METERS FEET METERS

BUILDING A 12 121.39 ft 37.0 m 110.26 ft 33.61 m

BUILDING B 12 121.39 ft 37.0 m 110.26 ft 33.61 m

BUILDING C 6 62.34 ft 19.0 m 53.51 ft 16.31 m

SETBACKS
FEET METERS FEET METERS

SOUTH (EAST 15TH STREET) LOT LINE 20.0 ft 6.1 m 15.0 ft 4.57 m

WEST (LANE) LOT LINE 20.0 ft 6.1 m 15.0 ft 4.57 m

NORTH (EAST 16TH STREET ) LOT LINE 20.0 ft 6.1 m 10.0 ft 3.05 m

EAST (ST. ANDREWS AVENUE) LOT LINE 20.0 ft 6.1 m 15.0 ft 4.57 m

SITE AREA (AS AGREED WITH CNV) CURRENT SITE AREA SITE AREA REDUCTION (VIA PARK) NET SITE AREA

AREA NORTH PORTION OF SITE 40,735.96 sq ft 24,600.62 sq ft 16135.34

SOUTH PORTION OF SITE 40,735.96 sq ft 0 40,736.0

TOTAL 81,471.92 sq ft

DENSITY  (AS AGREED WITH CNV) BASE ALLOWABLE BONUS ALLOWABLE TOTAL PROPOSED

FSR NORTH PORTION OF SITE 1.60 1.00 2.60 1.20

SOUTH PORTION OF SITE 2.30 1.00 3.30 4.70

SITE AVERAGE 2.95 2.95

AREA SOUTH PORTION OF SITE BUILDING A 100,689.77 sq ft

BUILDING B 90,692.40 sq ft

TOTAL 191,382.17 sq ft

NORTH PORTION OF SITE BUILDING C 48,952.80 sq ft

TOTAL 48,952.80 sq ft

ALLOWABLE PROPOSED

NORTH PORTION OF SITE (BUILDING C) 105,913.50 sq ft 9,839.36 m2 48,952.8 sq ft 4,547.72 m2

SOUTH PORTION OF THE SITE (BUILDING A+B) 134,428.67 sq ft 12,488.42 m2 191,382.2 sq ft 17,779.4 m2

TOTAL 240,342.16 sq ft 22,327.79 m2 240,335.0 sq ft 22,327.119 m2

PROJECT INFO

SITE INFO

ALLOWED/REQUIRED PROPOSED

ALLOWED HEIGHT

(AVG.BUILDING 
GRADE TO HIGHEST 
TOP OF BUILT 
STRUCTURE)

PROPOSED (EXCLUDING 
ELEVATOR OVERRUN)

PARKING

RESIDENTIAL UNIT SUMMARY (TO ESTABLISH MINIMUM REQUIRED PARKING)

BUILDING A BUILDING B BUILDING C
1 2 5 9

2 8 10 6

3 8 10 10

4 10 11 10

5 10 11 10

6 10 11 10

7 10 11 0

8 10 11 0

9 10 11 0

10 10 11 0

11 10 11 0

12 8 9 0

ROOF - 0 0

TOTALS 106 122 55 283

DISABILITY PARKING:

AS PER CITY OF NORTH VANCOUVER ZONING BYLAW (TABLE 9-4)BLDG TOTAL UNITS ALLOWABLE/ REQ'D PROPOSED

(0.038 SPACES PER DWELLING UNIT) A 106  0.038 SPACES 
PER DWELLING 4 4

TOTAL B 122  0.038 SPACES 
PER DWELLING 5 5

C 55
 0.038 SPACES 
PER DWELLING 

UNIT
2 2

TOTAL 283 11 11

VISITOR PARKING: BLDG TOTAL UNITS ALLOWABLE/ REQ'D PROPOSED

0.1 SPACE FOR EACH DWELLING UNIT A 106  0.1 SPACES PER 
DWELLING UNIT 11 11

(NORTH VANCOUVER ZONING BYLAW DVISION IV 908.7.a) B 122  0.1 SPACES PER 
DWELLING UNIT 12 11

C 55  0.1 SPACES PER 
DWELLING UNIT 6 6

TOTAL 283 28 28

PARKING TOTAL:

(NORTH VANCOUVER ZONING BYLAW DVISION IV (FIGURE 9-3)) BLDG TOTAL UNITS ALLOWABLE/ REQ'D

PROPOSED 
(DISABILITY 

PARKING 
INCLUDED)

VISITOR
GRAND 
TOTAL

RENTAL (0.6 SPACES PER DWELLING UNIT) A 106  0.6 SPACES PER 
DWELLING UNIT 64 117 11 129

B 122  0.6 SPACES PER 
DWELLING UNIT 73 79 11 90

NOTE" VARIANCE REQUIRED FOR 15% ENTRY RAMP C 55  0.6 SPACES PER 
DWELLING UNIT 33 36 6 42

TOTAL 283 170 232 28 261

FLOOR 
LEVEL UNITS/FLR

BICYCLE PARKING

BLDG TOTAL UNITS ALLOWABLE/ 
REQ'D

RESIDENTIAL (1.5 SPACES PER DWELLING UNIT) VERTICAL LOCKER TOTAL

A 106  1.5 SPACES PER DWELLING UNIT 159 21 185 206

B 122  1.5 SPACES PER DWELLING UNIT 183 28 155 183

C 55  1.5 SPACES PER DWELLING UNIT 83 0 85 85

TOTAL 283 425 49 425 474

% OF TOTAL 10% 90% 100%

NOTES:

1.  CONSTRUCTION OF BICYCLE ROOMS TO BE IN ACCORDANCE WITH PART 10A OF THE CITY OF NORTH VANCOUVER "ZONING BY-LAW", 1995

2.  ONE ELECTRICAL RECEPTACLE PER FOUR BICYCLE SPACES TO BE PROVIDED FOR THE CHARGING OF ELECTRIC BICYCLES.

BLDG TOTAL UNITS
RESIDENTIAL SHORT TERM

BUILDING A 106  6 SPACES PER 60 UNITS

BUILDING B 122  6 SPACES PER 60 UNITS

BUILDING C 55  6 SPACES PER 60 UNITS
TOTAL 283

PROPOSED

6

28

6 SPACES PER 60 UNITS

REQUIRED
6 SPACES PER 60 UNITS

11

12

12

12

6

30

PROPOSED



AREA CALCULATIONS in sq. ft.

FLOOR LEVEL # OF
STOREY

FLOOR TO
FLOOR HT.

1 BEDROOM UNITS 2 BEDROOM UNITS 3 BEDROOM UNITS TH UNITS TOTAL

LEVEL 1 1 16.64 ft 2 0 0 0 2

LEVEL 2 1 10.67 ft 0 5 2 1 8

LEVEL 3 1 10. ft 0 5 0 3 8

LEVEL 4 1 9.17 ft 0 6 0 4 10

LEVEL 5 1 9.17 ft 0 6 0 4 10

LEVEL 6 1 9.17 ft 0 6 0 4 10

LEVEL 7 1 9.17 ft 0 6 0 4 10

LEVEL 8 1 9.17 ft 0 6 0 4 10

LEVEL 9 1 9.17 ft 0 6 0 4 10

LEVEL 10 1 9.17 ft 0 6 0 4 10

LEVEL 11 1 10. ft 0 6 0 4 10

LEVEL 12 1 9.25 ft 0 0 8 0 8

ROOF LEVEL 1 - 0 0 0 0 0

SUB-TOTAL A 2 58 10 36 0 106

% 2% 55% 9% 34% 0% 100%

TOTAL GROSS AREA (sqft) 0.00 0.00 0.00 0.00 0.00 0.00

AVG. (sqft) 0.00 0.00 0.00

STUDIO UNITS

SUITE SUMMARY- BUILDING AAREA SUMMARY- BUILDING A

a b c d e f a+b+c+d a+b+c-d-e-f

FLOOR LEVEL # OF 
STOREY

RESIDENTIAL COMMON SERVICE AMENITY 
INDOOR

LOBBY EXCLUSION STORAGE EXCLUSION GROSS AREA 
(BUILDABLE)

TOTAL F.S.R. AREA

LEVEL 1 1 721.64 sq ft 1,935.01 sq ft 36.11 sq ft 3,301.64 sq ft 1,398.16 sq ft 4,447.04 sq ft 11,839.60 sq ft 2,656.65 sq ft

LEVEL 2 1 6,731.68 sq ft 1,078.28 sq ft 23.82 sq ft 1,447.85 sq ft .00 sq ft .00 sq ft 9,281.63 sq ft 7,809.96 sq ft

LEVEL 3 1 6,617.93 sq ft 1,078.28 sq ft 23.82 sq ft 1,402.00 sq ft .00 sq ft .00 sq ft 9,122.03 sq ft 7,696.21 sq ft

LEVEL 4 1 8,051.50 sq ft 1,073.20 sq ft 23.82 sq ft .00 sq ft .00 sq ft .00 sq ft 9,148.52 sq ft 9,124.70 sq ft

LEVEL 5 1 8,051.50 sq ft 1,073.20 sq ft 23.82 sq ft .00 sq ft .00 sq ft .00 sq ft 9,148.52 sq ft 9,124.70 sq ft

LEVEL 6 1 8,051.50 sq ft 1,073.20 sq ft 23.82 sq ft .00 sq ft .00 sq ft .00 sq ft 9,148.52 sq ft 9,124.70 sq ft

LEVEL 7 1 8,051.50 sq ft 1,073.20 sq ft 23.82 sq ft .00 sq ft .00 sq ft .00 sq ft 9,148.52 sq ft 9,124.70 sq ft

LEVEL 8 1 8,051.50 sq ft 1,073.20 sq ft 23.82 sq ft .00 sq ft .00 sq ft .00 sq ft 9,148.52 sq ft 9,124.70 sq ft

LEVEL 9 1 8,051.50 sq ft 1,073.20 sq ft 23.82 sq ft .00 sq ft .00 sq ft .00 sq ft 9,148.52 sq ft 9,124.70 sq ft

LEVEL 10 1 8,051.50 sq ft 1,073.20 sq ft 23.82 sq ft .00 sq ft .00 sq ft .00 sq ft 9,148.52 sq ft 9,124.70 sq ft

LEVEL 11 1 8,051.50 sq ft 1,073.20 sq ft 23.82 sq ft .00 sq ft .00 sq ft .00 sq ft 9,148.52 sq ft 9,124.70 sq ft

LEVEL 12 1 7,646.27 sq ft 919.45 sq ft 23.82 sq ft .00 sq ft .00 sq ft .00 sq ft 8,589.54 sq ft 8,565.72 sq ft

ROOF LEVEL 1 526.12 sq ft 437.51 sq ft .00 sq ft .00 sq ft .00 sq ft .00 sq ft 963.63 sq ft 963.63 sq ft

TOTAL [sq ft] 86,655.64 sq ft 14,034.13 sq ft 298.13 sq ft 6,151.49 sq ft 1,398.16 sq ft 4,447.04 sq ft 112,984.59 sq ft 100,689.77 sq ft

TOTAL [m2] 8,050.31 m2 1,303.77 m2 27.7 m2 571.47 m2 129.89 m2 413.13 m2 10,496.27 m2 9,354.08 m2

% OF GROSS AREA 76.7% 12.4% 0.3% 5.4% 1.2% 3.9% 100.0% 89.1%

% OF F.S.R. AREA 86.1% 13.9% 0.3% 6.1% 1.4% 4.4% 112.2% 100.0%

AREA SUMMARY-BUILDING B
a b c d e f a+b+c+d a+b+c-d-e-f

FLOOR LEVEL # OF 
STOREY

RESIDENTIAL COMMON SERVICE AMENITY 
INDOOR

LOBBY EXCLUSION STORAGE EXCLUSION GROSS AREA 
(BUILDABLE)

TOTAL F.S.R. AREA

LEVEL 1 1 3,661.15 sq ft 1,108.62 sq ft 684.11 sq ft .00 sq ft 1,396.76 sq ft .00 sq ft 6,850.64 sq ft 4,769.77 sq ft

LEVEL 2 1 6,165.14 sq ft 998.10 sq ft 24.81 sq ft 2,760.23 sq ft .00 sq ft .00 sq ft 9,948.28 sq ft 7,163.24 sq ft

LEVEL 3 1 6,163.58 sq ft 997.04 sq ft 24.81 sq ft 900.53 sq ft .00 sq ft .00 sq ft 8,085.96 sq ft 7,160.62 sq ft

LEVEL 4 1 7,096.25 sq ft 971.18 sq ft 24.81 sq ft .00 sq ft .00 sq ft .00 sq ft 8,092.24 sq ft 8,067.43 sq ft

LEVEL 5 1 7,096.25 sq ft 971.18 sq ft 24.81 sq ft .00 sq ft .00 sq ft .00 sq ft 8,092.24 sq ft 8,067.43 sq ft

LEVEL 6 1 7,096.25 sq ft 971.18 sq ft 24.81 sq ft .00 sq ft .00 sq ft .00 sq ft 8,092.24 sq ft 8,067.43 sq ft

LEVEL 7 1 7,021.47 sq ft 1,022.32 sq ft 24.81 sq ft .00 sq ft .00 sq ft .00 sq ft 8,068.60 sq ft 8,043.79 sq ft

LEVEL 8 1 7,096.25 sq ft 971.18 sq ft 24.81 sq ft .00 sq ft .00 sq ft .00 sq ft 8,092.24 sq ft 8,067.43 sq ft

LEVEL 9 1 7,096.25 sq ft 971.18 sq ft 24.81 sq ft .00 sq ft .00 sq ft .00 sq ft 8,092.24 sq ft 8,067.43 sq ft

LEVEL 10 1 7,096.25 sq ft 971.18 sq ft 24.81 sq ft .00 sq ft .00 sq ft .00 sq ft 8,092.24 sq ft 8,067.43 sq ft

LEVEL 11 1 7,096.25 sq ft 971.18 sq ft 24.81 sq ft .00 sq ft .00 sq ft .00 sq ft 8,092.24 sq ft 8,067.43 sq ft

LEVEL 12 1 5,907.55 sq ft 1,005.29 sq ft 24.81 sq ft 278.25 sq ft .00 sq ft .00 sq ft 7,215.90 sq ft 6,912.84 sq ft

ROOF LEVEL 1 .00 sq ft 170.13 sq ft .00 sq ft .00 sq ft .00 sq ft .00 sq ft 170.13 sq ft 170.13 sq ft

TOTAL [sq ft] 78,592.64 sq ft 12,099.76 sq ft 957.02 sq ft 3,939.01 sq ft 1,396.76 sq ft .00 sq ft 96,985.19 sq ft 90,692.40 sq ft

TOTAL [m2] 7,301.26 m2 1,124.07 m2 88.91 m2 365.93 m2 129.76 m2 . m2 9,009.92 m2 8,425.32 m2

% OF GROSS AREA 81.0% 12.5% 1.0% 4.1% 1.4% 0.0% 100.0% 93.5%

% OF F.S.R. AREA 86.7% 13.3% 1.1% 4.3% 1.5% 0.0% 106.9% 100.0%

AREA SUMMARY- BUILDING C
a b c d e f a+b+c+d a+b+c-d-e-f

FLOOR LEVEL
# OF 

STOREY
S

RESIDENTIAL COMMON SERVICE AMENITY 
INDOOR

LOBBY EXCLUSION STORAGE EXCLUSION GROSS AREA 
(BUILDABLE)

TOTAL F.S.R. AREA

LEVEL 1 1 6,614.37 sq ft 1,114.30 sq ft 26.13 sq ft .00 sq ft 310.31 sq ft .00 sq ft 8,065.11 sq ft 7,728.67 sq ft
LEVEL 2 1 7,242.74 sq ft 939.31 sq ft 26.13 sq ft .00 sq ft .00 sq ft .00 sq ft 8,208.18 sq ft 8,182.05 sq ft
LEVEL 3 1 7,244.71 sq ft 936.67 sq ft 26.13 sq ft .00 sq ft .00 sq ft .00 sq ft 8,207.51 sq ft 8,181.38 sq ft
LEVEL 4 1 7,244.71 sq ft 936.67 sq ft 26.13 sq ft .00 sq ft .00 sq ft .00 sq ft 8,207.51 sq ft 8,181.38 sq ft
LEVEL 5 1 7,244.71 sq ft 936.67 sq ft 26.13 sq ft .00 sq ft .00 sq ft .00 sq ft 8,207.51 sq ft 8,181.38 sq ft
LEVEL 6 1 7,244.71 sq ft 936.67 sq ft 26.13 sq ft .00 sq ft .00 sq ft .00 sq ft 8,207.51 sq ft 8,181.38 sq ft

ROOF LEVEL 1 316.56 sq ft 724.75 sq ft .00 sq ft .00 sq ft 1,041.31 sq ft 316.56 sq ft
TOTAL [sq ft] 42,835.95 sq ft 6,116.85 sq ft 156.78 sq ft 724.75 sq ft 310.31 sq ft .00 sq ft 50,144.64 sq ft 48,952.80 sq ft
TOTAL [m2] 3,979.46 m2 568.26 m2 14.56 m2 67.33 m2 28.83 m2 . m2 4,658.44 m2 4,547.72 m2

% OF GROSS AREA 85.4% 12.2% 0.3% 1.4% 0.6% 0.0% 100.0% 97.6%
% OF F.S.R. AREA 87.5% 12.5% 0.3% 1.5% 0.6% 0.0% 102.4% 100.0%

AREA SUMMARY (PROJECT TOTAL)

a b c d e f a+b+c+d a+b+c-d-e-f

FLOOR LEVEL # OF 
STOREY

RESIDENTIAL COMMON SERVICE AMENITY 
INDOOR

LOBBY EXCLUSION STORAGE EXCLUSION GROSS AREA 
(BUILDABLE)

TOTAL F.S.R. AREA

LEVEL 1 1 10,997.2 sq ft 4,157.9 sq ft 746.4 sq ft 3,301.6 sq ft 3,105.2 sq ft 4,447.0 sq ft 26,755.4 sq ft 15,155.1 sq ft

LEVEL 2 1 20,139.6 sq ft 3,015.7 sq ft 74.8 sq ft 4,208.1 sq ft .0 sq ft .0 sq ft 27,438.1 sq ft 23,155.3 sq ft

LEVEL 3 1 20,026.2 sq ft 3,012.0 sq ft 74.8 sq ft 2,302.5 sq ft .0 sq ft .0 sq ft 25,415.5 sq ft 23,038.2 sq ft

LEVEL 4 1 22,392.5 sq ft 2,981.1 sq ft 74.8 sq ft .0 sq ft .0 sq ft .0 sq ft 25,448.3 sq ft 25,373.5 sq ft

LEVEL 5 1 22,392.5 sq ft 2,981.1 sq ft 74.8 sq ft .0 sq ft .0 sq ft .0 sq ft 25,448.3 sq ft 25,373.5 sq ft

LEVEL 6 1 22,392.5 sq ft 2,981.1 sq ft 74.8 sq ft .0 sq ft .0 sq ft .0 sq ft 25,448.3 sq ft 25,373.5 sq ft

LEVEL 7 1 15,073.0 sq ft 2,412.1 sq ft 48.6 sq ft 724.8 sq ft .0 sq ft .0 sq ft 18,258.4 sq ft 17,485.1 sq ft

LEVEL 8 1 15,147.8 sq ft 2,044.4 sq ft 48.6 sq ft .0 sq ft .0 sq ft .0 sq ft 17,240.8 sq ft 17,192.1 sq ft

LEVEL 9 1 15,147.8 sq ft 2,044.4 sq ft 48.6 sq ft .0 sq ft .0 sq ft .0 sq ft 17,240.8 sq ft 17,192.1 sq ft

LEVEL 10 1 15,147.8 sq ft 2,044.5 sq ft 48.6 sq ft .0 sq ft .0 sq ft .0 sq ft 17,240.8 sq ft 17,193.1 sq ft

LEVEL 11 1 15,147.8 sq ft 2,044.4 sq ft 48.6 sq ft .0 sq ft .0 sq ft .0 sq ft 17,240.8 sq ft 17,192.1 sq ft

LEVEL 12 1 13,553.8 sq ft 1,924.7 sq ft 48.6 sq ft 278.3 sq ft .0 sq ft .0 sq ft 15,805.4 sq ft 15,478.6 sq ft

ROOF 1 526.1 sq ft 607.6 sq ft .0 sq ft .0 sq ft .0 sq ft .0 sq ft 1,133.8 sq ft 1,133.8 sq ft

TOTAL [sq ft] 208,084.2 sq ft 32,250.9 sq ft 1,411.9 sq ft 10,815.3 sq ft 3,105.2 sq ft 4,447.0 sq ft 260,114.4 sq ft 240,335.0 sq ft

TOTAL [m2] 19,331.02 m2 2,996.11 m2 131.17 m2 1,004.74 m2 288.48 m2 413.13 m2 24,164.63 m2 22,327.12 m2

% OF GROSS AREA 80.0% 12.4% 0.5% 4.2% 1.2% 1.7% 100.0% 98.3%

% OF F.S.R. AREA 86.6% 13.4% 0.6% 4.5% 1.3% 1.9% 108.2% 100.0%

NOTES:

**MAXIMUM LOBBY EXCLUSION IS EITHER:

a.) 0.1 FSR or

b.) 10% of TOTAL GROSS FLOOR AREA

**MAXIMUM AMENTIY EXCLUSION IS 5% of GFA

AREA CALCULATIONS in sq. ft.

FLOOR LEVEL # OF 
STOREY

FLOOR TO 
FLOOR HT.

1 BEDROOM UNITS 2 BEDROOM UNITS 3 BEDROOM UNITS TH UNITS TOTAL

LEVEL 1 1 16.64 ft 0 3 1 1 0 5
LEVEL 2 1 10.67 ft 5 1 1 0 10
LEVEL 3 1 10. ft 5 1 1 0 10
LEVEL 4 1 9.17 ft 5 2 1 0 11

LEVEL 5 1 9.17 ft 5 2 1 0 11

LEVEL 6 1 9.17 ft 5 2 1 0 11

LEVEL 7 1 9.17 ft 5 2 1 0 11

LEVEL 8 1 9.17 ft 5 2 1 0 11

LEVEL 9 1 9.17 ft 5 2 1 0 11

LEVEL 10 1 9.17 ft 5 2 1 0 11

LEVEL 11 1 10. ft 5 2 1 0 11

LEVEL 12 1 9.25 ft 4 3 0 0 9

ROOF LEVEL 1 - 0 0 0 0 0

 SUB-TOTAL B 32 57 22 11 0 122

% 26% 47% 18% 9% 0% 100%

TOTAL GROSS AREA (sqft) 0.00 0.00 0.00 0.00 0.00 0.00

AVG. (sqft)

3

3

3

0

3

2

SUITE SUMMARY-BUILDING B 

STUDIO UNITS

3
3
3

3

3

3

UNIT TYPE TOTAL

34 12%

148 52%

44 16%

53 19%

4 1%

283

SUITE SUMMARY-PROJECT TOTAL

STUDIO UNITS

PERCENTAGE OF OVERALL

3 BEDROOM UNITS

TOTAL

TH UNITS

1 BEDROOM UNITS

2 BEDROOM UNITS

AREA CALCULATIONS in sq. ft.

FLOOR LEVEL
# OF 

STOREY
S

FLOOR TO 
FLOOR HT.

1 BEDROOM UNITS 2 BEDROOM UNITS 3 BEDROOM UNITS TH UNITS TOTAL

LEVEL 1 1 11.05 ft 2 2 1 4 9
LEVEL 2 1 9.5 ft 3 2 1 0 6
LEVEL 3 1 9.5 ft 7 2 1 0 10
LEVEL 4 1 9.5 ft 7 2 1 0 10
LEVEL 5 1 9.5 ft 7 2 1 0 10
LEVEL 6 1 9.81 ft 7 2 1 0 10

ROOF LEVEL 1 - 0 0 0 0 0
 SUB-TOTAL C 0 33 12 6 4 55

% 0% 60% 22% 11% 7% 100%
TOTAL GROSS AREA (sqft) 0.00 0.00 0.00 0.00 0.00 0.00

AVG. (sqft)

0

0

SUITE SUMMARY- BUILDING C

0

0
0
0
0

STUDIO UNITS

BLDG A - ADAPTABLE SUITE SUMMARY (LEVEL 2)

FLOOR LEVEL 1 BEDROOM UNITS 2 BEDROOM UNITS 3 BEDROOM UNITS TH UNITS TOTAL

LEVEL 1 0 0 0 0 0
LEVEL 2 2 0 0 0 2
LEVEL 3 2 0 0 0 2
LEVEL 4 2 0 0 0 2
LEVEL 5 2 0 0 0 2
LEVEL 6 2 0 0 0 2
LEVEL 7 2 0 0 0 2
LEVEL 8 2 0 0 0 2
LEVEL 9 2 0 0 0 2

LEVEL 10 2 0 0 0 2
LEVEL 11 2 0 0 0 2
LEVEL 12 0 4 0 0 4

 SUB-TOTAL C 0 20 4 0 0 24
% 0% 69% 14% 0% 0% 100%

0
0
0

0
0
0
0

0
0
0
0
0

STUDIO UNITS

BLDG B - ADAPTABLE SUITE SUMMARY (LEVEL 2)

FLOOR LEVEL 1 BEDROOM UNITS 2 BEDROOM UNITS 3 BEDROOM UNITS TH UNITS TOTAL

LEVEL 1 0 0 0 0 0
LEVEL 2 0 1 1 0 2
LEVEL 3 0 1 1 0 2
LEVEL 4 0 2 1 0 3
LEVEL 5 0 2 1 0 3
LEVEL 6 0 2 1 0 3
LEVEL 7 0 2 1 0 3
LEVEL 8 0 2 1 0 3
LEVEL 9 0 2 1 0 3

LEVEL 10 0 2 1 0 3
LEVEL 11 0 2 1 0 3
LEVEL 12 0 1 0 0 1

 SUB-TOTAL C 0 0 19 10 0 29
% 0% 0% 66% 34% 0% 100%

0
0

0

STUDIO UNITS

0
0
0
0
0
0
0
0
0

FLOOR LEVEL 1 BEDROOM UNITS 2 BEDROOM UNITS 3 BEDROOM UNITS TH UNITS TOTAL

LEVEL 1 0 1 1 0 2

LEVEL 2 3 2 2 0 7

LEVEL 3 6 2 2 0 10

LEVEL 4 6 3 2 0 11

LEVEL 5 6 3 2 0 11

LEVEL 6 6 3 2 0 11

LEVEL 7 2 2 1 0 5

LEVEL 8 2 2 1 0 5

LEVEL 9 2 2 1 0 5

LEVEL 10 2 2 1 0 5

LEVEL 11 2 2 1 0 5

LEVEL 12 0 5 0 0 5

TOTAL 0 27 29 16 0 82

% 0% 33% 35% 20% 0% 100%

ADAPTABLE UNIT REQUIREMENTS:

AS PER CITY OF NORTH VANCOUVER ZONING BYLAW (6700 423) TOTAL UNITS

100% LEVEL ONE 283 PROPOSED

25% LEVEL TWO LEVEL ONE 283 x 100% = 201

LEVEL TWO 283 x 25% = 82

TOTAL 283

ALLOWABLE/REQUIRED

283

71

0

0

0

0

0

0

0

0

PROJECT TOTAL - ADAPTABLE SUITE SUMMARY (LEVEL 2)

STUDIO UNITS

0

0

0

0

FLOOR LEVEL 1 BEDROOM UNITS 2 BEDROOM UNITS 3 BEDROOM UNITS TH UNITS TOTAL

LEVEL 1 0 0 1 1 0 2

LEVEL 2 1 1 1 0 3

LEVEL 3 4 1 1 0 6

LEVEL 4 4 1 1 0 6

LEVEL 5 4 1 1 0 6

LEVEL 6 4 1 1 0 6

 SUB-TOTAL B 0 17 6 6 0 29

% 0% 59% 21% 21% 0% 100%

0

0

BLDG C - ADAPTABLE SUITE SUMMARY (LEVEL 2)

STUDIO UNITS

0

0

0

























key qty. Botanical Name Common Name Size and Spacing

Trees
AC  12 Acer circinatum Vine Maple B&B, 5cm calliper
AG  10 Acer r. 'Scarlet Sentinel' Scarlet Sentinel Maple B&B, 7cm calliper, 1.8m ht. Std.
CS  24 Cornus 'Starlight' Starlight Dogweed B&B, 6cm calliper, 1.2m ht. Std.
HX  4 Hamamelis i. x 'Arnold's Promise' Chinese Witch Hazel 2.5m ht. Multistem specimens
MV  2 Magnolia virginiana Sweetbay B&B, 5cm calliper, tree form
MX  10 Malus x combo Multi Variety Apple Tree3m ht.
PG  1 Punica granatum Pomegranate B&B, 5cm calliper, tree form
ST1  7 Street Tree 1 16th Ave -TBD B&B, 7cm calliper, 1.8m ht. Std.
ST2  7 Street Tree 2 St. Andrews -TBD B&B, 7cm calliper, 1.8m ht. Std.
ST3  5 Street Tree 3 15th Ave -TBD B&B, 7cm calliper, 1.8m ht. Std.
SJ  4 Styrax japonicus Japanese Snowbell B&B, 7cm calliper, 1.8m ht. Std.

Shrubs
A  299 Azalea 'Gumpo White' Dwarf Azalea #3 pot
Aj  37 Azalea jap. 'White' Japanese Azalea #5 pot
Ct  69 Choisya ternata * Mexican Orange #7 pot
Ck  129 Cornus s. 'Kelseyi' Dwarf Redstem Dogwood #3 pot
Dk  3 Deutzia x kalmiifolia Kalmia Flowered Deutzia #5 pot
Hq  60 Hydrangea querc. 'Munchkin' Dwarf Oakleaf Hydrangea #5 pot
Lp  70 Lonicera pileata Boxleaf Honeysuckle #5 pot
Lc  11 Loropetalum c. 'Shiro Kujyaku' Chinese Fringe Flower #10 pot
Nd  96 Nandina d. 'Firepower' Heavenly Bamboo #3 pot
Mx  8 Mahonia x 'Charity' Charity Mahonia #10 pot
mh  90 Mahonia nervosa Oregon Grape #2 pot
Pf  66 Potentilla f. 'Abbotswood' White Shrubby Cinquefoil #3 pot
Pg  69 Potentilla f. 'Goldfinger ' Yellow Shrubby Cinquefoil #3 pot
Rd  166 Rhododendron 'Dora Amateis' Dwarf White Rhododendron #10 pot
Rx  22 Rosa 'JP Connell' Dwarf Yellow Rose #3 pot
Rr  21 Rosa rugosa 'White' White Rugosa Rose #10 pot
Sh  114 Sarcococca humilis Sweet Himalayan Box #3 pot
Sb  150 Spiraea betulifolia Birchleaf Spirea #3 pot
Sx  35 Symphoricarpos x 'Chenaultii' Coralberry #3 pot
T  518 Taxus media 'Hillii' Hill's Yew 1.2m ht. B&B
Vx  150 Vaccinium x 'Northland' Dwarf Blueberry #5 pot

Vines
- 2 Clematis cartmanii 'Early Sensation' Evergreen Clematis #2 pot, staked 
V1 3 Clematis montana 'Rubra' Anemone Clematis #2 pot, staked 
- 4 Parthenocissus tricuspidata Boston Ivy #2 pot, staked

Groundcovers, Perennials, Grasses and Ferns
a  86 Arenaria montana Sandwort #1 pot 
r  230 Armeria maritima Sea Pink #1 pot 
s  174 Asarum splendens Wild Ginger #1 pot 
e  132 Epimedium x warleyense Barrenwort #1 pot 
c  418 Carex 'Everest' Everest Sedge #1 pot
f  265 Fragaria - everbearing * Strawberry #1 pot
g  365 Gaultheria shallon Salal #1 pot
hm  113 Hakonechloa m. 'Albostriata' Japanese Forest Grass #2 pot
hx  21 Hosta 'Krossa Regal' Plantain Lily #2 pot
h  29 Hypericum clycinum St. John's Wort #1 pot
i  315 Iberis sempervirens Evergreen Candytuft #1 pot
l  195 Leucanthemum x s. 'Becky' Shasta Daisy #1 pot
ml  114 Miscanthus 'Little Kitten' Litten Kitten Maiden Grass #2 pot
ms  45 Miscanthus s. 'Monring Light' Maiden Grass #2 pot
p 207 Pachysandra terminalis Japanese Spurge #1 pot
ph  59 Pennisetum a. 'Hameln'* Fountain Grass #1 pot
Pm  233 Polystichum munitum Western Sword Fern #2 pot

Urban Agriculture Temporary Planting
40 Fragaria - everbearing * Strawberry #1 pot
40 Rubus idaeus 'Chilcotin' * Raspberry #3 pot
40 Vaccinium 'Northland'* Dwarf Blueberry #3 pot

Rain Garden Planting
250 Carex obnupta Slough Sedge #1 pot
250 Carex rostrata Beaked Sedge #1 pot
250 Cornus s. 'Kelseyi' Dwarf Redstem Dogwood #2 pot
250 Cornus canadensis Bunchberry #1 pot
250 Fragaria chiloensis* Coastal Strawberry #1 pot
250 Iris setosa Wild Flag Iris #1 pot
250 Iris unguicularis Algerian Winter Iris #1 pot
250 Juncus effusus Common Rush #1 pot

Landscape Bird Friendly Strategy
There are several landscape measures to ensure the proposed development is Bird Friendly. The existing retained street trees along St. Andrews Avenue
will provide canopy cover and mature habitat.  Additionally the new street tree planting in the City boulevard on St. Andrew Avenue, East 15th and East
16th Street, will provide more habitat opportunites and also continue to provide a continuous forest canopy for birds.

The proposed landscape planting incorporates canopy/habitat stratification with tree and shrub planting, utilizes plants that attract birds and insects,
and includes native and non-native/non-invasive plants.  

The proposed area of exterior green space for the building increases the existing green coverage on the site. The planting is distributed over
four levels of the building with different exposures.

General Planting Notes:
1. All work shall meet or exceed the  requirements as outlined in the Current Edition of the B.C. Landscape Standard. 
2. Plant sizes and related container classes arespecified according to the B.C. Landscape Standard Current Edition.  For container classes

#3 and smaller, plant sizes shall be as shown in the plant list and the Standard; for  all other plants, both plant size and container class
shall be as shown in the plant list.  Specifically, when the plant list call for #5 class containers these shall be as defined in the BCNTA 
(ANSI) Standard.

3. Sod is to be sand based turf and mesh free.  No substitues.
4.  All soft landscape area are to be irrigated using a high efficiency drip system, complete with rain sensor.  All work to IIABC standards.
5. Attach vines to trellis posts using non-chafing garden twine.
6. All plants with an asterisk (*) are bird friendly species.

Plant List Legend
Furniture + Structures:

Custom Ipe Bench

1060mm/42" ht. Metal Fence + Gate

Metal Bike Rack - Bola Rack 
by Landscape Forms

 

Walls + Stairs:

C.I.P. Concrete Planter Wall

Brick Clad Concrete Planter Wall

Rock Clad Concrete Wall

Entry Sign or Address Pier

C.I.P. Concrete Stairs

Surfaces:

Broom Finished Saw Cut Concrete

600/24" sq. Concrete Paving Slabs
Stacked Bond, Natural Grey

Feature Paving at Building C Entry
to match lobby flooring colour/pattern

Unit Concrete Pavers at Public Walkways
4 x 8" Staggered Running Bond, Natural Grey

River Rock Ballast

Precast Concrete Step Stones
Broom Finished, 1.75' x 4' x 4"

Large Format Bluestone Pavers

D
N

 6
R

+ TS 10.00m

+ BS 10.00m

+ BW 10.00m

+ TW 10.00m

+ 10.00m

+ FG 10.00m

82
.75

1%

DN 4R

+ BG 10.00m

Existing Trees:

Existing Tree to be protected
and retained - refer to Tree Plan

Lighting:

Wall Mounted Sconce Light

Soffit Light

Wall Cast/Step Light

Linear LED Light @ Benches

Bollard Light

Soft Landscape:

Sand Based Sodded Lawn

Shrub/Perennial Beds

Evergreen Hedging

Grading + Drainage:

bottom of stair

top of stair

bottom of wall

top of wall

spot elevation

finished grade

direction/percent slope

break in slope

direction/number of risers down

existing elevation (as per survey)

building grade

interpolated building grade

Trench Drain

Area Drain

Irrigation & Hose Bibs:

Hose Bib

Irrigation Stub Up
50psi + 50gpm

AD 10.00m +

TD 10.00m +

4.1 Tree Retention
a) Where trees are to be retained on a site, protection barriers must be installed as specified in the

Private Property Tree By-law.
b) Any required excavation in or around the protection barrier to accommodate underground services,

footings, etc. should be indicated on the plan and done by hand.
c) Trees inside the protection zone should be cared for throughout the construction process, i.e., they

must be watered sufficiently, particularly if a portion of the tree's root system has been disturbed by
excavation.

d) Root and branch pruning, where necessary, must be done in accordance with Sections 4.4 and 4.5.
Only the Park Board is authorized to prune trees on City property.

Tr ee Ret ent ion Guide l ine

Tree Protection Barrier Detail

Not To Scale

Ld - 1

L 1.2

4.2 Tree Retention on Boulevards Adjacent to Construction Sites
Boulevard trees adjacent to construction sites, including those of less than 20 cm diameter, must be
protected in accordance with these Engineering Department guidelines and cannot be pruned, moved or
otherwise disturbed without prior written Park Board permission.

Barrier fencing used for tree protection must:
a) allow for free and clear passage of pedestrians on the sidewalk and adjacent portion of boulevard;
b) provide for clear visibility of fire hydrants, driveway access, crosswalks, etc. ("see-through" fencing

should be used);
c) be 0.6 m or more from the curb to provide for the opening of car doors; and
d) be 0.3 m or more from the edge of any sidewalk located within a grass boulevard.

NOTE: These setbacks also reduce the possibility of interference with underground utilities when
staking fences in place.
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Step Stone Blocks through Rain Garden
(gaps allow drainage/flow)

Building ABuilding B

Building C

Level 2

Level 1

Custom Ipe Bench

Light Bollard

42" ht. Metal Guardrail

CIP Concrete Raised Planter Wall

CIP Concrete Curb
along Lane

Address Pier

Metal Gate

Patio

Patio

Patio

Patio

Patio

Patio

Patio

Patio

New Storm Service Connection

New 2.0m wide Broom Finished
Saw Cut C.I.P. Concrete Sidewalk

New Street Light

Water Service

Relocated Bus Shelter

Sanitary Service

Storm Service

New Street Light

Asphalt Lane

FG
350.50'

[ 106.83m ]

Lobby

Amenity Room

Lobby
Lobby

Parking Ramp

C.I.P. Concrete
Paving

Loading

Neighbourhood Park
(concept to be developed

through public consultation)

Workshop
Patio

Light Bollard
(Dark Sky Friendly)

Rock Wall

Soffit Light

Rock Wall
Water

Feature

Seating
Node

Guest
Suite
Patio

Level 2
Patio

Rock Wall

6.75'/2m wide Rain Garden/Drainage Swale

Seating
Node

Seating
Node

Low Entry Wall

Wall Mounted Sconce Light

Wall Cast/Step Light, typical

Line of Building Above
Custom Ipe Bench

Short Term Bike Parking
(8 spaces)

CNV Comment A3 - Short Term Bike Parking
(12 spaces)

Custom Ipe Bench

Line of Building Above

C.I.P. Concrete
Planter Wall, typical

Entry
Plaza

9.8'/3m wide Public Pathway

9.8'/3m wide Public Pathway

9.8'/3m wide Public Pathway

Custom Ipe Bench

CNV Comment B14 - 3'/1m wide Sodded Lawn Strip
2' sq. Concrete

Paving Slabs

4 x 8" Unit Concrete Pavers

Medium Sized Shade Tree

Small Shade Tree:
Cornus 'Starlight'

Street Tree

Offiste Irrigation Note:
An off-site irrigation system will be installed at the developers’ cost. 
City of North Vancouver forces will install an irrigation lead and
box from a line brought out to the boulevard from the building. 
Location to be determined at the building permit design stage.

Boulevard Tree Note:
Boulevard trees are to be planted in a continuous soil trench.
A minimum of 15m3 of soil volume per tree will be provided, 
with continuous soil trenches between trees.

Offsite Landscape Maintenance Note:
The owner will be responsible for maintenance of any street
trees, turf or shrubs installed on the City boulevard for a two
year maintenance period.  A landscape deposit will be
retained for this period to ensure establishment of all soft
landscaping.
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Refer to Sheet L0.0 for Plant List

6.75'/2m wide Rain Garden/Drainage Swale

Planting at Grade
with the Lane

Paving to tie in with
Lobby Flooring

Address/Entry Sign +
Fire Department

Connection

Waterfall

Line of Building Above

Short Term Bike
Parking (6 spaces)

Address Pier

3' ht. Taxus hedge against
planter wall

Outline of Parking Below
(blue dashed line)

Level 2 Patio

Enterphone

13'/4m wide Public Pathway

Guest
Suite
Patio

Public Pathway

Patio

Patio

CIP Concrete Raised Planter Wall

Wayfinding Sign/
Low Entry Wall +

Fire Department Connection

Patio

Level 2 Patio

Level 2 Patio

Level 2 Patio

Address Pier

Stepped Retaining Wall
- walls at PL will be clad in Brick
- upper walls behind planting will be concrete

New Street Light

3:
1

Public Park ID Sign +
Fire Department Connection

Guardrail in Planting

Public Bench + Extended Concrete Paving -
Final design to be confirmed by CNV

Public Bench + Extended Concrete Paving -
Final design to be confirmed by CNV

Public Bench + Extended Concrete Paving -
Final design to be confirmed by CNV

1.2m/4' wide C.I.P. Concrete
Paving within Lane - 

pedestrianize the lane as per
CNV Living Laneway Guidelines

Public Realm Street Furniture:
All Street Furniture to the City of North Vancouver Standard,
including but not limited to benches, trash receptacles and
bicycle racks.

Traffic Circle Planting:
Provide new hardy, low maintenance plant species, max. height of 0.5m at periphery
and  max. 1m height in the center.  Final species selection to the satisfaction of 
the City of North Vancouver.

New Water District Energy Services for
future tie-in by LSC

Flush Transition between Lane and Pathway

New 2.0m wide Broom Finished
Saw Cut C.I.P. Concrete Sidewalk

New 1.6m wide Asphalt Bicycle Path

Park Sign

Swale/Raingarden

Step Stone Path

Proposed Hydrant

New Street Light

New 2.0m wide Broom Finished
Saw Cut C.I.P. Concrete Sidewalk

Relocate Ex. Hydrant

MH

Proposed Hydrant

Bus Stop Sign

CNV Comment E2 - street
trees pulled away from LEC

6

L2.2 5L2.2

1L2.1

2

L2.1

3L2.1

4L2.2

CNV Comment A2 + B15 - 6m/20' wide Entry
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North Vancouver BC
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Building ABuilding B

Building C

Amenity Garden

Canopy over

Parapet Wall
Guardrail mounted on back face of Parapet Wall

1 x 2' Precast Concrete Paving Slabs

Amenity Room

Amenity Room

Guardrail mounted on back face of Parapet Wall

Soffit Light

Wall Cast Light

Hose Bib

Planter with Vines

Built in BBQ + Kitchen Counter

Movable Lounge Seating
Sun Loungers 
+ Umbrellas

Built in Bench + 
Lounge Seating
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Irrigation Stub up
50psi + 20gpm

Long Harvest Table + Benches

Kitchen Counter c/w BBQ and Bar Stools

Lounge Area

Dining Area

Canopy over

Mechanical
Enclosure

Extensive Green Roof (pre-vegetated)

Movable Lounge Seating

Potting Bench

Urban Agriculture Plots (20 total)
c/w Cedar Dividers and

Temporary Starter Planting

5' wide Walking Loop

Exit Stair

Guardrail mounted on back face of Concrete Curb

Building ABuilding B

Building C
Architectural Screen surrounding
Mechanical Enclosure

1 x 2' Precast Concrete Paving Slabs

Level 7 Amenity Garden

Soffit Light

Wall Cast Light

Hose Bib

Edible Planting: Strawberries and Blueberries

Covered Bridge Access

Edible Planting: Strawberries and Blueberries

Garden Storage

Hose Bib for Garden Plots

Movable Lounge Seating

Built in Bench

Catenary Lighting

Catenary Lighting

Water Bowl
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Extensive Green Roof - Xeroflor XF300 - 6" growing medium
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L 1.2

Refer to Sheet L0.0 for Plant List
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Building A

Building B

Guardrail mounted on back face of Concrete Curb

Mechanical
Enclosure Elevator Overrun

Roof Terrace Roof Terrace

Roof Terrace Roof Terrace

Parapet Wall

River Rock

Cast in Place Concrete Curb

Guardrail height Cast in Place Concrete Planter Wall

1 x 2' Precast Concrete Paving Slabs

Kitchen Counter c/w BBQ

4'

Cornus 'Starlight'

Level 12 Amenity Patio

Guardrail mounted on parapet wall
- refer to Architectural Drawings

Concrete Eyebrow

Concrete Paving Slabs

4'

Level 13 Roof Terraces

Amenity
Room

Soffit LightWall Mounted Sconce Light

Wall Cast Light

Wall Cast Light

Wall Mounted Sconce Light

Hose Bib, typical

Hose Bib, typical

Magnolia virginiana

Level 7 Amenity Garden below
- see plan L1.3

Movable Lounge Seating

Umbrella, typical

Bridge Access below

Building C

Irrigation Stub up
50psi + 20gpm
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DRAWING KEY

Location of Tree Protection Barrier (TPB). Extent of TPB to 
include entire Critical Root Zone (CRZ). 
Note that City of Vancouver requires TPB to be installed 
as a pre-condition for Building Permit.

Extent of drip line of existing tree recommended for 
removal (location from survey by BCLS Land Surveyor)

Tree Number referred to in existing trees list and report 
for By-Law size with DBH 0.20m or larger (or for any trees 
on city property)

Extent of drip line of existing tree recommended for 
retention (location from survey by BCLS Land Surveyor)

9

Extent of Critical Root Zone not enclosed in Tree 
Protection Barrier because it falls on public land and 
within the area of existing sidewalks and roads.
All work within these areas shall be coordinated with 
the consulting arborist.

7.
7m

a) a)
b) b)
c) c)

TREE NOTES

Bylaw trees over 0.20 DBH are listed on a white background.
Non- bylaw trees under 0.20 DBH and dead trees listed on shaded background.

Areal inspection is recommended, would the tree be recommended for retention.
Pruning for crown cleaning is recommended, would the tree be recommended for retention.
This is an invasive species and should be removed.
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Thuja plicata
(western red 
cedar)
Thuja plicata
(western red 
cedar)

Pseudotsuga
menziesii
(Douglas fir)

Pseudotsuga
menziesii
(Douglas fir)

Pinus nigra
(Austrian pine)

Thuja plicata
(western red 
cedar)
Chamaecyparis
(false cypress)

Ilex var. 
(holly)

Fraxinus var. 
(ash)
Pinus nigra
(Austrian pine)

Pseudotsuga
menziesii
(Douglas fir)
Thuja plicata
(western red 
cedar)

12 60 10 35 90% LCR.

11 83 20 40 85% LCR. Limbed up on building side. Base on 
slope.

10 33 7 18
Previously topped 7m above ground. Barber 
chair limb(s). Suppressed by adjacent tree(s). 
Base close to existing building.

9 b)75 21 30 Reduced vigor. Dieback 15%.

8 3 c)55 7 7
3 Co-dominant leaders. Included bark. 2 
leaders join at 4-5m above ground. 
Suppressed by adjacent tree(s). 

b)110 9 28

Base 0.3m below sidewalk. +10 Co-dominant 
leaders. Barber chair limb(s. Tension wood 
good. Previously topped at 2m above 
ground.  2 leaders strangled through rope 
support. Dieback inner crown. Crown 
reduced for line clearing on east side. 

71 9 30
3 Co-dominant leaders. Included bark. Very 
close to building. 2 leaders touching roof trim. 
Entry heaving. 90% LCR.

28 7 12

35° Lean east. Previously topped at 4m 
above ground. Main leader twisted. Poor 
crown structure. Deadwood substantial in 
lower crown. 2 Co-dominant leaders at 5m 
above ground. 90% LCR.

5

6

7

b)86 14 35

Asymmetrical crown. Asymmetrical trunk. 2 
Co-dominant leaders at 3m above ground. 
Included bark down to 1.5m above ground. 1 
leader splits into 2 co-dominant leaders at 
20m above ground. Crown reduced for line 
clearance mid crown east side. Deadwood 
minimal up to 5cm Ø. ghb 90% LCR.

4

3 118 20 44

Deadwood minimal upt to 20cm Ø. Hanger 
up to 5cm Ø. Old trunk wound(s) at 5m 
above ground, closed. Base 0.3m above 
ground (similar to sidewalk). Surface roots 
with damage. Structural roots close to 
building. 90% LCR.

a)98 13 35

Joint crown with 1. 95% LCR. Base 0.4m below 
sidewalk. 1 dead scaffold limb 10cm Ø. Poor 
pruning in lower crown. Deadwood minimal 
in lower crown. Top previously broken out at 
25m above ground, potentially leaving 
decay and weak connections. 4 Barber chair 
limb(s) directly below broken out top.

2

ON SITE

82 10 38 Joint crown with 2. 95% LCR. Base 0.4m below 
sidewalk.1

Existing Sidewalk

Hatch indicates extent of Critical Root Zone 
between existing building and Tree 
Protection Barrier. Following protection 
measures shall be applied:
- All work within this area shall be 
coordinated with the consulting arborist. 
- Demolition of existing building shall be 
done from building side, no access through 
tree protection area shall be granted. 
- Excavation for new proposed building 
shall be done as a vertical cut at the 
location of the existing building. Blind 
forming and internal footing drainage will 
be required in these sections. 
- Excavation of top 1m shall be done with 
the consulting arborist on site to monitor 
potential impact on structural roots. Root 
pruning to industry standards will be 
required for any impacted roots larger than 
Ø 4cm.
For any further recommendations, refer to 
the written arborist report.

Extent of Critical Root Zone outside of 
Tree Protection Area. All work within the 
Critical Root Zone shall be coordinated 
with the consulting arborist. New sidewalk 
grading shall allow to retain existing grade.

FF

Existing Trees 
Management Plan

T1.1

6.2m

3.3m

1.
2m

1.
4m

7.2m 10m

2.
8m

8.
3m

6.2m

Field Observations made by Florian Fisch, ISA 
Certified Arborist PN-7921A on December 05, 

2017

Field Observations made by Andrew Briggs, 
ISA Certified Arborist PN-8437A on November 

21, 2018 

Recommendations by Florian Fisch,
ISA Certified Arborist PN-7921A 

This drawing is to be read in conjunction with 
Existing Trees Report for this site by

Durante Kreuk Ltd, dated September 13, 2019

3

4

6

7

8

9

10

5

Refer to Sheet L0.0 for Tree Protection 
Barrier/Fencing Detail

.6m

Hatch indicates extent of Critical Root Zone 
between existing building and existing 
curb. Following protection measures shall 
be applied:
- All work within this area shall be 
coordinated with the consulting arborist. 
- Demolition of existing sidewalk and curb 
shall be done with the consulting arborist 
on site. 
- No machinery shall be allowed on existing 
landscape area.
- Construction details and grading for new 
sidewalk shall be reviewed by and 
coordinated with consulting arborist.
- Excavation for new proposed sidewalk 
shall be done with consulting arborist on 
site. 
- Impacted roots larger than Ø 4cm shall be 
root pruned to industry standards.
For any further recommendations, refer to 
the written arborist report.

1

2

1112



WSP CANADA INC.
#300 - 65  RICHMOND  STREET

NEW  WESTMINSTER,  B.C.
CANADA   V3L 5P5

TEL. 604-525-4651 | FAX. 604-525-5715
www.wsp.com



WSP CANADA INC.
#300 - 65  RICHMOND  STREET

NEW  WESTMINSTER,  B.C.
CANADA   V3L 5P5

TEL. 604-525-4651 | FAX. 604-525-5715
www.wsp.com



WSP CANADA INC.
#300 - 65  RICHMOND  STREET

NEW  WESTMINSTER,  B.C.
CANADA   V3L 5P5

TEL. 604-525-4651 | FAX. 604-525-5715
www.wsp.com



WSP CANADA INC.
#300 - 65  RICHMOND  STREET

NEW  WESTMINSTER,  B.C.
CANADA   V3L 5P5

TEL. 604-525-4651 | FAX. 604-525-5715
www.wsp.com









•

•

•

•
•
•



•
•
•

•
•
•

•
•
•
•
•
•
•

•
•
•
•
•



Dear Resident, 
 
Re:  Information Session for a proposed rezoning at 250 East 15th Street, City of North Vancouver  
________________________________________________________________________________
   
We are writing to invite you to an information session with Nacel Properties Ltd. (the “Applicant”) 
to review and discuss the proposed redevelopment for 250 East 15th Street. The proposal is for 
three rental buildings totaling approximately 281 units. The applicant has applied to rezone the 
site from its current RM-1 /RH-1 zoning to allow for two 12-story and one 6-story residential rental 
buildings together with an adjacent park. The project is made up of 1 bedroom, 2 bedroom and 3 
bedroom units ranging from approximately 565 to 1,250 square feet in size and will include 234 
underground residential parking stalls and 28 underground visitor stalls.   
 
We welcome all questions and feedback surrounding the proposed redevelopment at the 
following Information Session: 
 
Date: Thursday, May 9th, 2019 
Time: 5:00 – 8:00pm 
Location of Meeting: North Vancouver City Library  
120 West 14th Street, North Vancouver, BC V7M 1N9;  
Room 3FPR located on the third floor. 

Sincerely, 
NACEL PROPERTIES LTD. 

Julian Kendall 
Development Manager 



DEVELOPMENT APPLICATION 

 

 

 

PROPOSED DEVELOPMENT 

SITE PLAN

CITY OF NORTH VANCOUVER CONTACT
, 

@cnv.org  604  

FOR MORE INFORMATION
AND TO SHARE YOUR OPINION:

cnv.org

DEVELOPER’S INFORMATION SESSION

LOCATION:

DATE:

TIME:

APPLICANT:
NAME:

COMPANY:
EMAIL:

PHONE: 

PROPOSAL:
 h as submitted a Development 

Application for to 

will be hosting an information 
session where interested memebers of the public will have 
an opportunity to learn about and respond to the application. 
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