
MINUTES OF THE REGULAR MEETING OF COUNCIL HELD IN THE COUNCIL CHAMBER 
AND ELECTRONICALLY (HYBRID) FROM CITY HALL, 141 WEST 14TH STREET, NORTH 
VANCOUVER, BC, ON MONDAY, APRIL 17, 2023 
 
BYLAWS – FIRST, SECOND AND THIRD READINGS 
 
5. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2023, No. 8957” (Jadasi 

Development (880 W 15th) Ltd. / Gateway Architecture, 880 West 15th Street, CD-759) 
 
Moved by Councillor McIlroy, seconded by Councillor Girard 
 

THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2023, No. 8957” (Jadasi 
Development (880 W 15th) Ltd. / Gateway Architecture, 880 West 15th Street, CD-759) 
be given first and second readings. 

CARRIED UNANIMOUSLY 
 
Moved by Councillor McIlroy, seconded by Councillor Girard 
 

THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2023, No. 8957” (Jadasi 
Development (880 W 15th) Ltd. / Gateway Architecture, 880 West 15th Street, CD-759) 
be given third reading. 

CARRIED UNANIMOUSLY 
 
6. “Housing Agreement Bylaw, 2023, No. 8958” (Jadasi Development (880 W 15th) Ltd. / 

Gateway Architecture, 880 West 15th Street, CD-759, Rental Housing Commitments) 
 
Moved by Councillor McIlroy, seconded by Councillor Girard 
 

THAT “Housing Agreement Bylaw, 2023, No. 8958” (Jadasi Development (880 W 
15th) Ltd. / Gateway Architecture, 880 West 15th Street, CD-759, Rental Housing 
Commitments) be given first and second readings. 

CARRIED UNANIMOUSLY 
 
Moved by Councillor McIlroy, seconded by Councillor Girard 
 

THAT “Housing Agreement Bylaw, 2023, No. 8958” (Jadasi Development (880 W 
15th) Ltd. / Gateway Architecture, 880 West 15th Street, CD-759, Rental Housing 
Commitments) be given third reading. 

CARRIED UNANIMOUSLY 
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THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 8957 

A Bylaw to amend “Zoning Bylaw, 1995, No. 6700” 

The Council of The Corporation of the City of North Vancouver, in open meeting assembled, 
enacts as follows: 
 
1. This Bylaw shall be known and cited for all purposes as “Zoning Bylaw, 1995, No. 6700, 

Amendment Bylaw, 2023, No. 8957” (Jadasi Development (880 W 15th) Ltd. / Gateway 
Architecture, 880 West 15th Street, CD-759). 

 
2. Division VI: Zoning Map of Document “A” of “Zoning Bylaw, 1995, No. 6700” is hereby 

amended by reclassifying the following lands currently having a civic address of 880 West 
15th Street and legally described below as henceforth being transferred, added to and 
forming part of CD-759 (Comprehensive Development 759 Zone): 

 
PID: 011-152-206 LOT A (REFERENCE PLAN 9784) BLOCK 5 DISTRICT LOT 

265 PLAN 1406 
 

from zone CS-1. 
 
3. Part 11 of Division V:  Comprehensive Development Regulations of Document “A” of “Zoning 

Bylaw, 1995, No. 6700” is hereby amended by: 
 

A. Adding the following Comprehensive Development  Zone to Section 1101 in numerical 
order:  

 
CD-759 Comprehensive Development 759 Zone (880 West 15th Street) 

 
In the CD-759 Zone, permitted Uses, regulations for permitted Uses, regulations for 
the size, shape and siting of Buildings and Structures and required Off-Street Parking 
shall be as in the C-2 Zone, except that: 

 
(1) The permitted Principal Use on the Lot shall be limited to: 

 
(a) Retail-Service Group 1 
 

(i)  Accessory Rental Apartment Residential Use;  
(ii) Accessory Home Occupation Use, subject to Sections 507(6), (7) and 

(8) of this Bylaw; 
(iii) Accessory Off-Street Parking Use; 
(iv) Accessory Home Office Use; 
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(2) Gross Floor Area 
 
(a) Combined and in total, shall not exceed 1.6 times the Lot Area; 
 
(b) Maximum Gross Floor Area may be further increased to a maximum of 2.5 

times the Lot Area, upon entering into a Housing Agreement with the City: 
 

BASE DENSITY
OCP Schedule ‘A’ 2.0 FSR 

ADDITIONAL (BONUS) DENSITY 
ADDITIONAL 

DENSITY 
CATEGORY 

DESCRIPTION 
ADDITIONAL 

(BONUS) 
DENSITY 

POLICY 
REFERENCE 

Secured Rental 
Housing 

100% rental 
housing; 10% 
mid-market 
rental units 

0.5 FSR OCP section 
2.2 

TOTAL DENSITY 2.5 FSR 
  
(3) A minimum of 10% of units shall have 3 bedrooms; 
 
(4) Lot Coverage of Principal Building shall not exceed a maximum of 85 percent; 

 
(5) Building Height: 

 
(a) The Principal Building shall not exceed a Building Height of 17 metres (69 

feet) as measured from the average Building Grades; 
 

(b) Elevator and mechanical penthouses may project beyond the defined 
height in (4)(a) by a maximum of 6.1 metres (20 feet) including elevator 
shafts and mechanical rooms; 

 
(6) Section 607 shall be varied to permit an accessory Apartment Use on the second 

Storey and above;  
 
(7) Section 611(5) Siting shall be waived and replaced with the following siting 

requirements: 
 

(a) The Principal Building shall be sited not less than: 
 

(i)  3.972 meters (13 feet) from the lane (Rear Lot Line) to the north; 
(ii)  2.38 meters (8 feet) from the lane (Rear Lot Line) to the north, to an 

unclosed balcony at the second level and above; 
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(8) Section 611(6) Building Width and Length shall be waived. 
 
 

READ a first time on the <> day of <>, 2023. 

READ a second time on the <> day of <>, 
2023. 

READ a third time on the <> day of <>, 2023. 

ADOPTED on the <> day of <>, 2023. 

 
MAYOR 

 
CORPORATE OFFICE 
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THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 8958 

A Bylaw to enter into a Housing Agreement (880 West 15th Street) 

WHEREAS Section 483 of the Local Government Act R.S.B.C. 2015 c.1 permits a local 
government to enter into a housing agreement for rental housing. 
 
NOW THEREFORE the Council of The Corporation of the City of North Vancouver, in open 
meeting assembled enacts as follows: 
 
1. This Bylaw shall be known and cited for all purposes as “Housing Agreement Bylaw, 2023, 

No. 8958” (Jadasi Development (880 W 15th) Ltd. / Gateway Architecture, 880 West 
15th Street, CD-759, Rental Housing Commitments). 

 
2. The Council hereby authorizes the agreement substantially in the form attached to this bylaw 

between The Corporation of the City of North Vancouver and Jadasi Development (880 W 
15th) Ltd. with respect to the lands referenced as 880 West 15th Street, “Zoning Bylaw, 1995, 
No. 6700, Amendment Bylaw, 2023, No. 8958” (Jadasi Development (880 W 15th) Ltd. / 
Gateway Architecture, 880 West 15th Street, CD-759).  

 
3. The Mayor and Corporate Officer are authorized to execute the Housing Agreement and 

any documents required to give effect to the Housing Agreement. 
 
 

READ a first time on the <> day of <>, 2023. 

READ a second time on the <> day of <>, 
2023. 

READ a third time on the <> day of <>, 2023. 

ADOPTED on the <> day of <>, 2023. 

 
MAYOR 

 
CORPORATE OFFICER 
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PART 2 – TERMS OF INSTRUMENT 
 

RENTAL HOUSING AGREEMENT AND SECTION 219 COVENANT 
 
THIS AGREEMENT dated for reference the _______ day of ________________, 20____. 

BETWEEN: 

JADASI DEVELOPMENT (880 W 15TH) LTD.  
5454 Cortez Crescent 
North Vancouver, British Columbia,  
V7R 4R4 
 
(the “Owner”) 

AND: 

THE CORPORATION OF THE CITY OF NORTH VANCOUVER, 
a municipal corporation pursuant to the Local Government Act and 
having its offices at 141 West 14th Street, North Vancouver, 
British Columbia, V7M 1H9 
 
(the “City”) 

WHEREAS: 

A. The Owner is the registered and beneficial owner of the Lands. 
 
B. The City is a municipal corporation incorporated pursuant to the Local Government Act, 

RSBC 2015, c. 1 and the Community Charter, SBC 2003, c. 26.  

C. Section 219 of the Land Title Act, RSBC 1996, c. 250 permits registration of a covenant 
in favour of a municipality in respect of the use of land or the use of a building on or to be 
erected on land, that land is or is not to be built on except in accordance with the covenant 
and that land is not to be subdivided except in accordance with the covenant. 

D. Section 483 of the Act permits a local government to, by bylaw, enter into a housing 
agreement that may include terms and conditions regarding the occupancy of the housing 
units identified in the agreement, including respecting the form of tenure of the housing 
units, the availability of the housing units to classes of persons, the administration and 
management of the housing units and the rents and lease, sale or share prices that may 
be charged. 

E. The City has adopted a bylaw authorizing this Agreement. 

F. The Owner and the City wish to enter into this Agreement pursuant to Section 219 of the 
Land Title Act and section 483 of the Act. 

 
NOW THEREFORE in consideration of the sum of Ten Dollars ($10.00) now paid by the City to 
the Owner and for other good and valuable consideration (the receipt and sufficiency of which the 
Owner hereby acknowledges), the Owner and the City covenant each with the other as follows: 
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1. DEFINITIONS 
 

(a) “Act” means the Local Government Act, RSBC 2015, c.1 as amended from time 
to time; 

 
(b) “Affordable Rent" means with respect to each Mid-Market Rental Unit a rent 

payment amount equal to 10% below the “Private Apartment Average Rents” for 
the corresponding bedroom type in the City of North Vancouver as established by 
CMHC’s Housing Market Information Portal for the year the tenancy is entered 
into; 

 
(c) “Agreement” means this agreement as amended from time to time; 
 
(d) “Commencement Date” has the meaning set out in section 2.1 herein; 
 
(e) “Council” means the municipal council for the City of North Vancouver; 
 
(f) “CMHC” means Canada Mortgage and Housing Corporation; 
 
(g) “Director, Planning and Development” means the chief administrator of the 

Department of Planning of the City and their successors in function and their 
respective nominees; 

 
(h) “Dwelling Unit” means a dwelling unit as defined in the City of North Vancouver’s 

“Zoning Bylaw 1995, No. 6700” as amended from time to time; 
 
(i) “Lands” means those lands and premises legally described as: 

 
Parcel Identifier:  011-150-206 
Legal Description:  LOT A (REFERENCE PLAN 9784) BLOCK 5 DISTRICT LOT 265 

PLAN 1406 
 

(j) “Mid-Market Rental Units” means the four Dwelling Units in the Residential 
Building to be constructed on the Lands that are rented to tenants for Affordable 
Rent; 

 
(k) “Market Rental Units” means all Dwelling Units in the Residential Building other 

than the Mid-Market Rental Units; 
 
(l) “Maximum Household Income” means an annual gross household income 

determined by multiplying Affordable Rent by 12 to yield the households’ annual 
housing costs, and divide by 30% (0.30) to meet the standard definition of 
affordability; 
 

(m) “Rental Purposes” means an occupancy or intended occupancy which is or would 
be governed by a tenancy agreement as defined in Section 1 of the Residential 
Tenancy Act, SBC 2002 c. 78 as amended from time to time between the Owner 
and the tenant; 

 
(n) “Rental Units” means the Market Rental Units and the Mid-Market Rental Units; 
 



 

The Corporation of the City of North Vancouver Page 4 
Bylaw, 2023, No. 8958 Document: 2326006-v1 

880 West 15th Street 

(o) “Residential Building” means the five storey building to be constructed on the 
Lands to be used for Rental Purposes with 41 Dwelling Units, of which 37 Dwelling 
Units will be Market Rental Units and four Dwelling Units will be Mid-Market Rental 
Units; 

 
(p) “RT Act” means the Residential Tenancy Act, SBC 2002 c. 78; 

 
(q) “Rezoning Bylaw” means the rezoning bylaw applicable to the Lands described 

as “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2023, No. 8957”;  
 
(r) “Section 219 Covenant” means a covenant pursuant to Section 219 of the Land 

Title Act;  
 
(s) “Tenancy Agreement” means an agreement, whether written or oral, express or 

implied, between the Owner and a tenant respecting possession or occupancy of 
a Rental Unit; and 

 
(t) “Term” has the meaning set out in section 2.1 herein. 

 
2. TERM 
 
2.1 This Agreement will commence upon adoption by the City’s Council of “Housing Agreement 

Bylaw, 2023, No. 8958” (Jadasi Development (880 W 15th) Ltd. / Gateway Architecture, 
880 West 15th Street, CD-759, Rental Housing Commitments) (the “Commencement 
Date”) and will continue until the date this Agreement is terminated in accordance with 
sections 2.2 or 8.3(c) (the “Term”). 

 
2.2 This Agreement will terminate immediately upon the removal or destruction of the Residential 

Building provided the Residential Building is not repaired or rebuilt following the destruction 
thereof. 

 
2.3 Subject to section 7.3, upon termination of this Agreement, this Agreement will be at an end 

and of no further force and effect. 
 
3. SECTION 219 COVENANT  
 
3.1 The Owner covenants and agrees with the City as a covenant in favour of the City pursuant 

to Section 219 of the Land Title Act, RSBC 1996, c. 250 that during the Term of this 
Agreement, it being the intention and agreement of the Owner that the provisions in this 
Agreement be annexed to, and run with and be a charge upon the Lands, that 
notwithstanding the Rezoning Bylaw, the Lands will be used and built on only in strict 
compliance with the terms and conditions of this Agreement and that:  

(a) the Lands must not be subdivided or stratified; 

(b) the Rental Units in the Residential Building must be used for Rental Purposes only 
and all Rental Units must be owned and operated by the Owner, provided that the 
Mid-Market Rental Units may be operated by a non-profit entity engaged by the 
Owner and having expertise in non-market housing, with the approval of the 
Director, Planning and Development; and 
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(c) no Rental Unit in the Residential Building must be occupied for any purpose except 
for Rental Purposes pursuant to a Tenancy Agreement. 

3.2 The Owner further covenants and agrees with the City that the Lands and any buildings 
or structures constructed thereon including the Residential Building must be developed, 
built, and maintained in accordance with all City bylaws, regulations and guidelines as 
amended from time to time. 

3.3 Pursuant to section 219(6) of the Land Title Act, RSBC 1996, c. 250 except for the 
negligence of the City or its employees, agents or contractors, the Owner will indemnify and 
save harmless each of the City and its elected officials, board members, officers, directors, 
employees, and agents, and their heirs, executors, administrators, personal representatives, 
successors and assigns, from and against all claims, demands, actions, loss, damage, costs 
and liabilities, which all or any of them will or may be liable for or suffer or incur or be put to 
by reason of or arising out of: 
(a) any act or omission, negligent or otherwise, by the Owner, or its officers, directors, 

employees, agents, contractors, or other persons for whom at law the Owner is 
responsible; 

(b) the Owner’s default under this Agreement; and 
(c) the Owner's ownership, operation, management or financing of the Lands for the 

provision of housing for Rental Purposes. 
 
4. TENANCY RESTRICTIONS 
 
4.1 The unit mix for Rental Units in the Residential Building will be no fewer than five three-

bedroom units, 10 two-bedroom units, 20 one-bedroom units and six studio units or as 
otherwise approved in writing by the Director, Planning and Development in their discretion. 

 
4.2 The four Mid-Market Rental Units will be provided in the following unit mix: one studio unit, 

one one-bedroom unit, one two-bedroom unit, and one three-bedroom unit. The Owner may 
only change this mix with the approval in writing by the Director, Planning and Development 
with such approval to be granted in their discretion. The Owner will be entitled to determine 
the locations of the four Mid-Market Rental Units within the Residential Building. 

 
4.3 The Owner will enter into a minimum 1 year Tenancy Agreement for each of the Mid-

Market Rental Units which will convert to a month to month tenancy at the end of the 1 year 
term. If such a tenancy is ended prior to the end of the Term, the Owner must rent the Mid-
Market Rental Unit at Affordable Rent.  For greater certainty, at the end of each tenancy, 
the Mid-Market Rental Unit will continue to be rented as a Mid-Market Rental Unit at 
Affordable Rent, which obligation will be ongoing at all times during the Term. 

5. OWNER’S OBLIGATIONS 
 
5.1 Without limiting section 3.1 of this Agreement: 
 

(a) Management and administration: the management, administration, and associated 
costs with the management and administration of the Rental Units, including the 
Mid-Market Rental Units, will be borne by the Owner or its designated rental agent, 
unless otherwise approved by the City in writing and all Mid-Market Rental Units 
must be managed by one rental agent; 
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(b) Compliance with Tenant Relocation Plan:  INTENTIONALLY DELETED 
 
(c) Advertisement: when the Mid-Market Rental Units first become available, the 

Owner will advertise such units for a minimum of one month on at least two 
common rental property search platforms that allow potential tenants to view 
available properties for rent in North Vancouver without payment of a fee or 
requirement for registration, and the Owner will feature the tenure restrictions set 
out in this Agreement prominently in all advertising of Mid-Market Rental Units. 
When a Mid-Market Rental Unit becomes available for a subsequent, new tenancy, 
the Owner will advertise the unit in accordance with the foregoing requirements for 
a period of at least one week; 

 
(d) Tenant Selection: the Owner will make the Mid-Market Rental Units available, 

both at the first tenancy and each subsequent tenancy, in the following order of 
priority: 

 
(i) If the Residential Building replaces an existing rental building, then tenants 

from the existing rental building on the Lands being replaced who have 
household incomes at or below the Maximum Household Income will be 
provided first right of refusal in the Mid-Market Rental Units, and have first 
priority, provided that if there are multiple applicants in this category for one 
unit, then applicant families with one or more dependents will have priority 
for units with two or more bedrooms and if applicants are equal in this 
regard, then applications will be considered on a first come-first-served 
basis;  

 
(ii) Households who have been displaced from redevelopment elsewhere in 

the City who have household incomes at or below the Maximum Household 
Income will have second priority, provided that if there are multiple 
applicants in this category for one unit, then applicant families with one or 
more dependents will have priority for units with two or more bedrooms and 
if applicants are equal in this regard, then applications will be considered 
on a first come-first-served basis 

 
(iii) The Owner will then make any remaining Mid-Market Rental Units not 

rented by tenants from the existing building on the Lands available to 
tenants with an annual household income at or below that the Maximum 
Household Income who are either current residents of the City of North 
Vancouver or who work in the City of North Vancouver and have done so 
for at least six months, provided that if there are multiple applicants in this 
category for one unit, then applicant families with one or more dependents 
will have priority for units with two or more bedrooms and if applicants are 
equal in this regard, then applications will be considered on a first come-
first-served basis;  

 
(iv) If there are any remaining Mid-Market Rental Units not rented by tenants 

who meet the criteria in sections 5.1(d)(i) to (iii) after the expiry of the one-
month advertising period, then the Owner will make such units available to 
tenants who meet the Maximum Household Income requirement; and 
 

(v) Tenants in Mid-Market Rental Units must not have an ownership interest in 
a residential property in the City or in a neighbouring municipality which the 
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tenant could otherwise occupy and the Owner will require confirmation from 
the prospective tenant that they meet this requirement at the time of 
tenancy; 
  

(vi) In determining whether a tenant meets the Maximum Household Income 
requirements or the requirement in section 5.1(d)(v), the Owner or its rental 
agent, so long as it acts honestly and in good faith, is entitled to rely on all 
information provided by the prospective tenant and the Owner will have no 
liability if the prospective tenant intentionally or unintentionally provides any 
incorrect information. The Owner is under no obligation to monitor or 
update the financial circumstances of the tenant once the lease is signed.  

 
(e) Rent Amount and Permitted Increases: Affordable Rent for Mid-Market Rental 

Units is to be determined at the time of tenancy. Rent amounts may be 
subsequently increased below or at the permitted annual rent increase then set 
under the RT Act;  

  
(f) Compliance with applicable laws: without restricting the foregoing, the Owner will 

comply with all applicable provisions of the RT Act and any other provincial or 
municipal enactments imposing obligations on landlords in relation to residential 
tenancies; 

 
(g) Performance: the Owner will perform its obligations under this Agreement diligently 

and in good faith; 
 

(h) Information Regarding Unit Availability:  If the City establishes a register for 
availability of Mid-Market Rental Units within the City, the Owner will provide to the 
City information regarding any Mid-Market Rental Units that become available for 
rent, in a form acceptable to the Director, Planning and Development;  

 
(i) Evidence of compliance: provided that the same can be done without breaching 

the Personal Information Protection Act (as amended from time to time) the Owner 
will, on an annual basis at the time of Business License renewal and upon any 
other request by the City, supply to the City copies of any documentation in 
possession of the Owner necessary to establish compliance with the Owner’s 
obligations under this Agreement.  

 
6. DEFAULT AND REMEDIES 
 
6.1 The City may, acting reasonably, give to the Owner a written notice (in this section 6.1, the 

“Notice”) requiring the Owner to cure a default under this Agreement within 30 days of receipt 
of the Notice. The Notice must specify the nature of the default. The Owner must act with 
diligence to correct the default within the time specified. 

 
6.2 If the default is not corrected within the time specified, the Owner will pay to the City on 

demand by the City 200 percent of the difference between current market rent, as determined 
by a third-party appraiser, and Affordable Rent for each Mid-Market Rental Unit in default for 
the default year to the end of the Term of the Agreement. The monies collected from default 
will be deposited to the City’s Affordable Housing Reserve Fund.  

 
6.3 The Owner will pay to the City on demand by the City all the City's costs of exercising its 

rights or remedies under this Agreement, on a full indemnity basis. 
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6.4 The Owner acknowledges and agrees that in case of a breach of this Agreement which is 
not fully remediable by the mere payment of money and promptly so remedied, the harm 
sustained by the City and to the public interest will be irreparable and not susceptible of 
adequate monetary compensation. 

 
6.5 Each party to this Agreement, in addition to its rights under this Agreement or at law, will be 

entitled to all equitable remedies including specific performance, injunction and declaratory 
relief, or any of them, to enforce its rights under this Agreement. 

 
6.6 The Owner acknowledges and agrees that it is entering into this Agreement to benefit the 

public interest in providing housing for Rental Purposes, and that the City's rights and 
remedies under this Agreement are necessary to ensure that this purpose is carried out and 
that the City's rights and remedies under this Agreement are fair and reasonable and ought 
not to be construed as a penalty or forfeiture. 

 
6.7 No reference to nor exercise of any specific right or remedy under this Agreement or at law 

or at equity by any party will prejudice, limit or preclude that party from exercising any other 
right or remedy.  No right or remedy will be exclusive or dependent upon any other right or 
remedy, but any party, from time to time, may exercise any one or more of such rights or 
remedies independently, successively, or in combination.  The Owner acknowledges that 
specific performance, injunctive relief (mandatory or otherwise) or other equitable relief may 
be the only adequate remedy of a default by the Owner under this Agreement. 

 
7. LIABILITY 
 
7.1 Except for the negligence of the City or its employees, agents or contractors, the Owner will 

indemnify and save harmless each of the City and its elected officials, board members, 
officers, directors, employees, and agents, and their heirs, executors, administrators, 
personal representatives, successors and assigns, from and against all claims, demands, 
actions, loss, damage, costs and liabilities, which all or any of them will or may be liable for 
or suffer or incur or be put to by reason of or arising out of: 

 
(a) any act or omission by the Owner, or its officers, directors, employees, agents, 

contractors, or other persons for whom at law the Owner is responsible; and 
 
(b) the Owner's ownership, operation, management or financing of the Lands for the 

provision of housing for Rental Purposes. 
 
7.2 Except to the extent such advice or direction is given negligently, the Owner hereby releases 

and forever discharges the City, its elected officials, board members, officers, directors, 
employees and agents, and its and their heirs, executors, administrators, personal 
representatives, successors and assigns from and against all claims, demands, damages, 
actions or causes of action by reason of or arising out of advice or direction respecting the 
ownership, operation or management of the Lands for the provision of housing for Rental 
Purposes which has been or hereafter may be given to the Owner by all or any of them. 

 
7.3 The covenants of the Owner set out in sections 7.1 and 7.2 of this Agreement will survive the 

expiration or the earlier termination of this Agreement and will continue to apply to any breach 
of the Agreement and to any claims arising under this Agreement during the ownership by 
the Owner of the Lands. 
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8. GENERAL PROVISIONS 
 
8.1 The Owner agrees to reimburse the City for all legal costs reasonably incurred by the City for 

the preparation, execution and registration of this Agreement and notice of this Agreement 
which is required to be filed pursuant to the Local Government Act.  The Owner will bear their 
own costs, legal or otherwise, connected with the preparation, execution or registration of 
this Agreement. 

 
8.2 Nothing in this Agreement: 
 

(a) affects or limits any discretion, rights, powers, duties or obligations of the City under 
any enactment or at common law, including in relation to the use or subdivision of 
land; 

 
(b) affects or limits any enactment relating to the use of the Lands or any condition 

contained in any approval including any development permit concerning the 
development of the Lands; or 

 
(c) relieves the Owner from complying with any enactment, including the City's bylaws 

in relation to the use of the Lands. 
 
8.3 The Owner and the City agree that: 
 
 (a) this Agreement is entered into only for the benefit of the City; 
 

(b) this Agreement is not intended to protect the interests of the Owner, occupier or user 
of the Lands or any portion of it including the Rental Units and the Limited Common 
Property; and 

 
(c) without limiting part 2 of this Agreement, the City may at any time execute a release 

and discharge of this Agreement in respect of the Lands, without liability to anyone 
for doing so. 

 
8.4 This Agreement burdens and runs with the Lands and any part into which any of them may 

be subdivided or consolidated, by strata plan or otherwise.  All of the covenants and 
agreements contained in this Agreement are made by the Owner for itself, its successors 
and assigns, and all persons who acquire an interest in the Lands after the date of this 
Agreement.  Without limiting the generality of the foregoing, the Owner will not be liable for 
any breach of any covenant, promise or agreement herein in respect of any portion of the 
Lands sold, assigned, considered or otherwise disposed of, occurring after the Owner has 
ceased to be the owner of the Lands. 

 
8.5 The covenants and agreements on the part of the Owner in this Agreement have been made 

by the Owner as contractual obligations as well as being made pursuant to section 483 of 
the Act and as such will be binding on the Owner. 

 
8.6 The Owner will, at its expense, do or cause to be done all acts reasonably necessary to 

ensure this Agreement and notice of this Agreement is registered against the title to the 
Lands, including any amendments to this Agreement as may be required by the Land Title 
Office or the City to effect such registration. 
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8.7 The City and the Owner each intend by execution and delivery of this Agreement to create 
both a contract and a deed under seal. 

 
8.8 An alleged waiver by a party of any breach by another party of its obligations under this 

Agreement will be effective only if it is an express waiver of the breach in writing.  No waiver 
of a breach of this Agreement is deemed or construed to be a consent or waiver of any other 
breach of this Agreement. 

 
8.9 If a Court of competent jurisdiction finds that any part of this Agreement is invalid, illegal, or 

unenforceable, that part is to be considered to have been severed from the rest of this 
Agreement and the rest of this Agreement remains in force unaffected by that holding or by 
the severance of that part. 

 
8.10 Every obligation of a party which is set out in this Agreement will extend throughout the Term 

and, to the extent that any obligation ought to have been observed or performed prior to or 
upon the expiry or earlier termination of the Term, such obligation will survive the expiry or 
earlier termination of the Term until it has been observed or performed. 

 
8.11 All notices, demands, or requests of any kind, which a party may be required or permitted to 

serve on another in connection with this Agreement, must be in writing and may be served 
on the other parties by registered mail, by facsimile or e-mail transmission, or by personal 
service, to the following address for each party: 

 
 City:  The Corporation of the City of North Vancouver 
   141 West 14th Street 
   North Vancouver, British Columbia 
   V7M 1H9 
   Attention: Director, Planning & Development 
   Facsimile: 604.985.0576 
   Email: planning@cnv.org 
 

The Owner: Jadasi Development (880 W 15th) Ltd.  
5454 Cortez Crescent 
North Vancouver, British Columbia,  
V7R 4R4 
Attention: Jamie da Silva 
Email: jamie@jadasi.ca 
Phone: 604-347-9654 

 
Service of any such notice, demand, or request will be deemed complete, if made by 
registered mail, 72 hours after the date and hour of mailing, except where there is a postal 
service disruption during such period, in which case service will be deemed to be complete 
only upon actual delivery of the notice, demand or request; if made by facsimile or e-mail 
transmission, on the first business day after the date when the facsimile or e-mail 
transmission was transmitted; and if made by personal service, upon personal service being 
effected.  Any party, from time to time, by notice in writing served upon the other parties, may 
designate a different address or different or additional persons to which all notices, demands, 
or requests are to be addressed. 

 
8.12 Upon request by the City, the Owner will promptly do such acts and execute such documents 

as may be reasonably necessary, in the opinion of the City, to give effect to this Agreement. 
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8.13 This Agreement will enure to the benefit of and be binding upon each of the parties and their 
successors and permitted assigns. 

 
9. INTERPRETATION 
 
9.1 Gender specific terms include both genders and include corporations.  Words in the singular 

include the plural, and words in the plural include the singular. 
 
9.2 The division of this Agreement into sections and the use of headings are for convenience of 

reference only and are not intended to govern, limit or aid in the construction of any provision.  
In all cases, the language in this Agreement is to be construed simply according to its fair 
meaning, and not strictly for or against either party. 

 
9.3 The word "including" when following any general statement or term is not to be construed to 

limit the general statement or term to the specific items which immediately follow the general 
statement or term to similar items whether or not words such as "without limitation" or "but 
not limited to" are used, but rather the general statement or term is to be construed to refer 
to all other items that could reasonably fall within the broadest possible scope of the general 
statement or term. 

 
9.4 The words "must" and "will" are to be construed as imperative. 
 
9.5 Any reference in this Agreement to any statute or bylaw includes any subsequent 

amendment, re-enactment, or replacement of that statute or bylaw. 
 
9.6 This is the entire agreement between the City and the Owner concerning its subject, and 

there are no warranties, representations, conditions or collateral agreements relating to the 
subject matter of this Agreement, except as included in this Agreement.  This Agreement 
may be amended only by a document executed by the parties to this Agreement and by 
bylaw, such amendment to be effective only upon adoption by City Council of an amending 
bylaw to “Housing Agreement Bylaw, 2023, No. 8958”. 

 
9.7 This Agreement is to be governed by and construed and enforced in accordance with the 

laws of British Columbia. 
 
9.8 This Agreement can be signed in counterpart. 
 
IN WITNESS OF THIS AGREEMENT the City and the Owner have executed this Agreement by 
signing the “Form C – General Instrument – Part 1” or “Form D – Executions Continued” attached 
hereto. 
 



REPORT;'.Zoning Bylaw Amendment for 880 West 15th Street .(Jadasi Development (880 W 15th) Ltd. / 
Gateway Architecture) 
Date: March 15, 2023 

SUMMARY 

This report presents a rezoning application over the subject site at 880 West 15th Street 
to permit a 5-storey rental apartment building consisting of 41 units, 4 of which would be 
mid-market rental units. 

BACKGROUND 

Aoolicant: Jadasi Development (880 W 15th) Ltd . 
Architect: Gateway Architecture 
Official Community Plan Designation: Mixed Use Level 2 (MU2) 

Existing Zoning: CS-1 (Service Commercial) 
Applicable Guidelines: NIA 

DISCUSSION 

Site Context and Surrounding Use 

The subject site has a total size of 1,226.5 sq.m. (13,202 sq.ft.), with a frontage of 
approximately 30.5 metres (1 OD.feet) along West 15th Street. The site slopes downward 
approximately 1.41 metres from the north-east corner (rear boundary - lane) to south
west corner (front boundary- West·15th Street). The proposal would replace the 
existing one-storey service commercial building, currently occupied by Fountain Tire . 

.... , 

The site is located mid-block in the 800-block of West 15th Street, between Fell Avenue 
and Marine Drive. It is within close proximity to the Marine Drive frequent transit and 
Rapid Bus routes, and within walking· distance to commercial and recreational amenities 
(employment, grocery stores, medical/pharmacy, 'banks, recreation centres and active 
transportation facilities, etc.) . 

The buildings and uses immediately surrounding the site are described in Table 1 
below. 

Table 1. Surrounding Uses 
Direction Address Description Zoning 

North 885 West 16th CD Zone 3-storey co-op housing 

South (across 845-879 Marine'Dr CD Zone 1-2 storey commercial 
Marine Drive) 

CS-1 (Service Commercial) 1-storey service 
East 860 West 15th St commercial 

West 860 West 15th St 
CS-1 (Service Commercial) 1-storey service 

commercial 
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Policy Context 

The subject site is designated Mixed Use Level 2 in the Official Community Plan (OCP). 
This designation allows for a mix of commercial and residential uses with a maximum 
density of 2.5 FSR (including 0.5 bonus FSR). A maximum height of 6 storeys is 
permitted. , 

Project Description 

.. The application proposes a 5-storey mixed-use building, with one level of commercial 
use, including commercial retail units at ground level, and 4 levels of secured rental 
residential units within the upper levels. Parking access is provided off the rear lane to 
the north. 

The following table provides an overview of the proposed development: 

Table 3: Development proposal overview 
Element Proposal 

Density 2.5 FSR 

Commercial Retail Total of 330 square metres {3,552 square feet) or 0.27 FSR 
Space 

Unit Mix 41 residential rental units, including: 

• 6 studio units; 

• 20 one-bed units; 

• 10 two-bed units; and 

• 5 three-bed units (12%) . 

Mid Market Rental 4 units (10%) 

Adaptable Units 11, Level 2 adaptable units (27%) 

Residential Amenity Indoor - 58.5 square metres (630 square feet) 

Outdoor - 21 square metres (226 square feet) 

Four of the units (10%) are proposed as mid-market units and eleven of the units (27%) 
are proposed to meet Level 2 of the Adaptable Design guidelines. All units would be 
secured through the Housing Agreement for the life of the building. 

PLANNING ANALYSIS 

Policy Alignment 
The proposal is consistent with 'the OCP land use designation arid below OCP height 

· limits for the site. The proposed density is 2.5 FSR, which is consistent with the OCP 
Mixed Use Level 2 land us·e designation·.· , · · 
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Located along the Marine Drive corridor, the proposal is in alignment with a number of 
OCP goals and objectives to have additional secured rental housing within proximity to 
the Marine Drive Frequent Transit Development Area and close to shops, services, 
frequent public transit and employment opportunities. 

The proposed mix of unit types meets key actions of the Housing Action Plan for mid
market rental units and family-friendly units. The proposal also exceeds the Zoning 
Bylaw minimum requirement for 25% of units to meet Level 2 Adaptable Design. The 
proposal generally addresses the Active Design Guidelines through the provision of 

· indoor and outdoor amenity spaces, as well as new public gathering places. 

Built Form and Urban Design 

The proposed built form is consistent with the character of the neighbourhood. The 
proposed height at 17 metres and 5 storeys complies with the OCP and will ensure the 
building integrates with future developments on adjoining lots. The proposal establishes 
a strong street wall along West 15th Street, with a reasonable setback to the rear 
laneway to establish suitable building separation to the existing residential uses to the 
north. 

Extensive glazing treatments within the design of ground floor retail and commercial 
uses will activate West 15th Street and provide opportunities for outdoor dining. The 
development will also deliver a new pedestrian plaza area along the West 15th Street 
frontage, which will enhance the current space through creating a new landscaped 
public gathering spaces, as well as waiting areas for public transportation. 

A high level of laneway activation and casual surveillance is also achieved through 
positioning of a secondary pedestrian access point for residents and commercial visitors 
from the laneway and orientating the communal outdoor amenity area and upper level 
private balconies towards the laneway. 

The fagade of the building has been designed with appropriate articulation through the 
use of steps and recesses along the elevations, and use of attached balcony structures, 
which work to break up the form of the building and reduce the perceived bulk. The 
proposed development has also provided suitable lan9scaping treatments within the 
buildings design that will soften the visual impacts of the built form. 

Proposed Zoning Changes 

The proposed Comprehensive Development Zone will be based off of the General 
Commercial C-2 zone, consistent with the proposed use types and recent developments 
within proximity to the site, including at 850-858 Marine Drive (CD-571) and 818-858 
West 15th Street (CD-745). To allow the massing, the proposed bylaw would include 
the following modifications to the C-2 zone base: 
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Table 4. Summary of Proposed Zoning Changes 

BASE C-2 ZONE PROPOSED CD-749 ZONE 
Permitted Retail-Service Group 1 Retail-Service Group 1 
Principal Uses Accessory Residential and Parking Accessory Residential Uses 

Uses (permitted on the second storey and 

I above) i 
Accessory-Parking Uses 

Density 2.6 FSR 2.5 FSR (in accordance with OCP) 
Maximum 
Lot Coverage 70 percent 85 percent 
Maximum 
Height 12.19 metres (40 feet) : 5 storeys and 17 metres (in -
Maximum accordance with OCP) 
Siting . ., 6.096 metres (20 feet) from the Rear Lot ·Une (Laneway): 

' Rear Lot Line · • to wall - 4.5m (14.75 feet); and 

• to balcony - 3.0m (9.84 feet) . 
Building Width Maximum 30.48 metres (100 feet) Waived 
& Length above second storey 

Lot Coverage 

The application seeks a minor variation to the Lot Coverage requirements set for the C-
2 zone, specifically being 70%. The application proposes a Lot Coverage of 85%. 

The building has been designed with a commercial podium level, which is appropriate 
given the site's Mixed Use Level 2 land use designation in the OCP. The proposed lot 
coverage at the ground level is required in order to meet operational functions of the 
building, including for example vehicle and bicycle parking, loading and garbage 
storage/staging, and to establish active commercial retail units along the full frontage of 
the West 15th Street. The proposed Lot Coverage is therefore determined to result in an 
appropriate form and intensity for the mixed use location. 

It is also important to note that the lot coverage of the upper levels of the building (i.e. 2-
5) reduces to approximately 57%. 

Furthermore, the site has also been designed with appropriate landscaping treatments 
within the podium level to soften the built form elements and enhance amenity for 
residents. The applicant has also agreed to revitalize the front boulevard along the West 
15th Street frontage, which will introduce approximately 16 new trees within this area. 
These streetscape upgrades will ensure the development positively contributes to the 
streetscape character, and reduces visual impacts of the development. 

Rear Lot Line Setback 

The proposed developnient will result in a variation to th.e siting requirements for the C-
2. zone, . ~pecifically from the.rear lot line, being the north~rn boundary adjacent to the 
laneway. · 
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The proposed development results in the following minimum setbacks on the existing 
northern boundary (rear lot line): 

• to wall - 4.5 m (14.75 feet); and 
• to balcony - 3.0 m (9.84 feet). 

The proposed variation is considered appropriate, given that the development has been 
designed with a building height of 5 storeys, which is less than the 6 storey limit 
imposed by the OCP. 

The minor reduction in the rear boundary setback will have minimal impacts with 
respect to overshadowing of adjoining dwellings and will ensure that residents achieve 
an adequate level of access to sunlight and prevailing breezes. The proposal will 
achieve a minimum building separation of approximately 13 metres from the nearby 
residential use at 885 West 16th Street. Furthermore, the proposed development will 
not result in any additional overlooking impacts, compared to a compliant building under 
the C-2 Zone. 

Building Width and Length 

The proposed developm~nt will result in a minor variation to the building width and 
length requirements set for the C-2 zone, specifically being 30.48 m (100 ft). The 
proposed development.results in a maximum building width of 30.9 m (101.4 ft) above 
the podium level. 

Despite not.meeting the relevant building width and length requirement, the proposed 
elevations :have been designed with appropriate articulation along the length of the 
building, including steps in the building line, and inclusion of recessed balconies. The 
building also adopts a contemporary design, which utilizes a variety of fac;ade materials. 
These built form elements appropriately break up the form of the building and reduce 
the perceived building bulk, despite the minor variance to building length and width. 

The building width and length -standards are regularly varied in individual 
Comprehensive . Development Zones to ensure a functional built form outcome is 
established in mixed use areas and similar building widths and lengths have been 
permitted in a number of recent projects in the Marine Drive area. 

Parking, Loading and Transportation 

The site is located in the Marine Drive Frequent Transit Development Area, 
approximately 15m from a Local Bus Stop and 130m to the closest RapidBus stop. 

The application proposes vehicle access to the underground parkade from the northern 
laneway. One loading bay and 6 surface commercial parking spaces (including one 
disability space) are also provided adjacent to the lane. The loading bay will ensure that 

·: all commercial and residential loading would be undertaken on-site and would not 
impact the functionality of the road network. 
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Overall, the application meets the parking and loading requirements of the Zoning 
Bylaw. The relevant statistics are provided in Table 5. 

Table 5: Proposed Vehicle and Bicycle Parking 

Car Parking Total of 32 spaces, comprised of: 

· · • 21 Resident parking spaces (includihg 3 accessibility spaces); 

o 0.6 spaces per unit; 

. • 4 Residential Visitor spaces (including one disability space); and 

• 7 commercial spaces (including one disability space) . 

Bicycle Parking Residential: 

• Secure - 62 spaces; 

• Short Term - 6 spaces. 

Note: 

• Two of the 62 secure spaces have 'been provided for cargo 
bikes. 

Commercial: 

• Secure - 2 spaces; 

• Short Term - 3 spaces. 

Loading Spaces One at-grade loading bays. 

Off-Site Works and Infrastructure Upgrades 

The proposed development will provide appropriate off-site streetscape upgrades 
consistent with the Subdivision and Development Control Bylaw. This includes the 
reconstruction of the frontages along West 15th Street and Marine Drive with the 
installation of new sidewalk, curb and gutter, street trees, street lighting, road paving, 
and a new bus shelter. The development will also deliver a 0.6 metre dedication along 
the- north property line in order to expand the width of the lane to current City standards 
(6.096 metres (20 feet)). 

In addition to the bylaw required works, the development will design and construct a 
public plaza adjacent to the site , and also provide a $50,000.00 financial contribution for 
the future upgrade of sanitary sewer infrastructure in the local catchment area ....!. which 
is currently undersized. 

These requirements will be secured through a Servicing Agreement with the City. 

Relocation of Existing Retail and Service Tenant 

To minimize impacts .:on the existing commercial tenant, the applicant has·been in 
regular communication and coordinating an end of lease date that allows the time to find 
.a -suitable alternative location in North Vancouver. The applicant also will continue to 
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provide project updates of key milestones to tenants as the project progresses in the 
municipal development application process. 

The applicant continues to communicate regularly with the current tenant and both 
parties have established a good working relationship and are committed to providing 
maximum flexibility to find a suitable location and seamless transition moving locations 
with minimal business disruption. 

Density Bonus and Community Benefits 

The City's Density Bonus and Community Benefits Policy, in conjunction with the OCP, 
allows for density bonuses beyond 2.0 FSR in the Mixed Use Level 2 designation, up to 
a maximum of 2.5 FSR. 

The policy -provides a number of community benefits options for projects seeking 
additional density and seeks to ensure the City receives value for additional density 
granted. The community benefit offered by this proposal is an increase of the City's 
rental housing stock by 41 units, 4 of which will be mid-market rental units, secured for 
the life of the building through a Housing Agreement with the City. 

In addition to secured market and mid-market rental units, staff are seeking Council 
direction to secure the following items as conditions of this rezoning: 

• Upgrades to public plaza within City-owned boulevard fronting the site; 
• $50,000 contribution for sanitary sewer main upgrades. 

Legal Agreements 

Should Council support this rezoning, the following legal agreements will be prepared 
prior to final adoption: 

• Development Covenant; 
• Housing Agreement; 
• Servicing Agreement; 
• Community Good Neighbour Agreement; 
• Crane Swing and Shoring Agreement; 
• Flooding Covenant; and 
• Community Energy Agreement. 

ADVISORY BODY INPUT 

The application was reviewed by the Advisory Design Panel (ADP) on April 20, 2022. 
The Panel recommended approval of the proposal subject to addressing the following 
issues to the satisfaction of staff: 

. • further understanding ·and development of how to execute landscaping, and 
address concerns relating to pattern/pavement adjacencies relative to 
development and phasing of the plaza; 
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• clear and strong support by panel for public art in the plaza; 
• design development to address CPTED access issues from adjacent 

buildings to residential levels; 
• concern from panel around building setbacks and future development on 

adjacent sites; and 
• design development of passive design elements as project advances through 

the development phases; 

Revised designs were subsequently submitted that address the above concerns to the. 
satisfaction of staff. 

COMMUNITY CONSULTATION 

A Developer's Information Session (DIS) was held on July 10, 2022 and was attended 
by two people. Two comment forms were submitted following the DIS. All of the 
comment forms received were opposed the project. 

One email was received outside of the DIS process, providing conditional support for 
the proposal. 

The main reasons for support were: 
• Appearance of the building. 

The main concerns were: 
• Removal of the mature trees from the plaza and potential loss of animal habitat; 
• Location and size of the project; 
• Potential increase in activity in the lane; 
• The amount of car parking; and 
• Integrating energy efficiency measures. 

A summary of the public consultation, as prepared by the applicant, is available in 
Attachment #7. 

Staff Response 

It is important to note that the current site does not contain any existing vegetation. In 
coordination with staff, it was agreed that the existing cherry trees within the front City
owned boulevard will be replaced with new larger trees, which will have access to 
enhanced soils conditions and irrigation to ensure long term health. One existing street 

· tree will be retained. The proposal will see a significant increase in the number of trees 
provided within the front boulevard, from 3 to approximately 17 new trees, resulting in a 
significant improvement to the existing boulevard condition. 

' I 

PROCESS WHEN NO PUBLIC HEARING HELD 
· ·) ., ' : ' 

· The Local Government Acf,.assumes no Public Hearing is held for proposed zoning 
bylaw amendments if the bylaw is consistent with the OCP. A local government must • · 
pass a resolution if it wishes to hold a public hearing. 

Page 9 of 10 



REPORT: Zoning Bylaw Amendment for 880 West 15th Street (Jadasi Development (880 W 15th) Ltd. / 
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Given the proposal's consistency with the OCP, and minimal feedback from the public 
during the consultation period, staff recommend that no public hearing be held for this 
application. 

Should ·Council wish to refer the application to a Public Hearing, the first active clause in 
the resolution should be amended to read as follows: 

THAT "Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2023, No. 8957" 
(Jadasi Development (880 W -15th) Ltd. / Gateway Architecture, 880 West 15th 

Street, CD-759) be considered and referred to a Public Hearing; 

THAT "Housing Agreement Bylaw, 2023, No. 8958" (Jadasi Development (880 W 
15th) Ltd./ Gateway Architecture, 880 West 15th Street, CD-759, Rental Housing 
Commitments) be considered and referred to the same Public Hearing; 

CONCLUSION 

This proposal is in alignment with goals and objectives of the OCP and Council 
Strategic Plan to intensify residential development within the Marine Drive Frequent 
Transit Development Area, and increase rental and mid-market units in the City. The 
project will also contribute to provision of new public gathering spaces along Marine 
Drive. 

RESPECTFULLY SUBMITTED: 

Matthew Menzel 
Planner 2 
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B i*/Spacing

7cm calQ 'Ao«f rubrum 'Am^trong Arrmtrong Mto*#LIGHTING LEGEND GRADING + DRAINAGEDRAWING UST o 3 Amaiancfuef aJnrfoha 7cm col BL*nd»cape LteWhig Snewm For Iniormaon Only Raf« 
To Bactrtari Oravlngs For Final Typm. QuanUM And ♦BO ICmm BukHng G'ia<

IKarpotetod BbUdmg G'«d« 
FtntoiMd O'ao*

Topo< Slab 
Top ct Stpr 
Topol Banch 
Top o' Wall

til OmWSiiiPNn 3 Pfunus x yedoonsit Akotono Akobooo Yoshlno Ch*»ry 4cm coL B♦IBQlCmm
li*
LI* 1 wmoinin
LM UoO t - lanoaeapa m*wi aiar

l-i ♦FOlOmii
7 Quart j« paluatns Pin Oak 7cm col B-s Plantar MM/WchoU^M

♦ TO Si Omm11*

OLi* lomM - Davap*Mm 
LI T lM>7 »«■ H«n

Padaavmn Uprong ♦TSlOmm
SHRUBS

♦TBlOmm
Strati Ugnang by CM Ratar Off BotoNcol Noma Bta/Spodng
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#3 pot / 400mm O.C.

•2 pot / 450mm O.C. 
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Pitve* honeysuckle 
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Daily bush
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Ltl

84 Aroleo x Girard's Pteosont White' 
Bum;} microphyBa ‘Green Beauty 
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h 604**4.4611 
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Mohonio repens 
PofysMchum munitum 
Rudbeddo fulgido •GoWsturm' 
Sedum x 'Purple Emperor

9 za/Spacing

•2 pot / 450mm OC. B 
*1 Pot/450mm OC. B 
• 1 pot / 450mm O.C. 
f I pot / 450mm O.C. 
il pot/450rrmO.C. B 
#2 pot / 450mm O.C.

•2 pot / 450mm O.C. B 
il pot /300mmO.C.

af 14 Red columbine

Beorbeny

Saw beck Sedge

Spring Heath

Creeping Mahonio
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Gold siurm Black Eyed Suion

Pvrple Emperor Stonecrop
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Document Number: 2182709-v1 

May 20, 2022 
 
VIA EMAIL: jamie@jadasi.ca  
 
Jamie da Silva, Jadasi Development 
5454 Cortez Crescent 
North Vancouver, BC V7R 4R4 
 
Dear Mr. da Silva: 
 
Re: 880 West 15th Street (Rezoning Application) 
 
This will confirm that at their meeting on April 20, 2022, the Advisory Design Panel reviewed the 
above submission and endorsed the following resolution: 

 
“THAT the Advisory Design Panel has reviewed the rezoning application for 880 West 
15th Street and recommends approval subject to addressing the following issues to the 
satisfaction of the Development Planner: 

 
 further understanding and development of how to execute landscaping, and address 

concerns relating to pattern/pavement adjacencies relative to development and 
phasing of the plaza;  

 clear and strong support by panel for public art in the plaza; 
 design development to address CPTED access issues from adjacent buildings to 

residential levels;  
 concern from panel around building setbacks and future development on adjacent 

sites; and 
 design development of passive design elements as project advances through the 

development phases; 
 

AND THAT the Panel wishes to thank the applicant for their presentation.” 
 
The recommendations of the Advisory Design Panel pertain only to site-specific design and site 
planning considerations and do not, in any way, represent Council and staff approval or 
rejection of this project. 

 
Yours truly, 
 

 
T. Huckell 
Committee Clerk-Secretary 
 
Cc: M. Menzel, Planner 2, Planning and Development 
 M. Cox, Gateway Architecture 
 P. Kreuk, Durante Kreuk Ltd. Landscape Architecture 
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WEDNESDAY. JULY 6.2022 NEWS I A27

developer INFORMATION SESSION
Virtual Inform Jti 6^ ^'h) Ltd. and Gateway Architecture are holding a 
learn about oi °n 'lOSS,on where interested members of the public are invited to 
Qfound floor r aPPl'cat'on ^or a 5 storey mixed-use rental residential building with 
Public commercial located at 880 W. IS* Street. North Vancouver
shared'with ik w®lcome throughout the planning application process and can be 
please vio- hi? Applicant an(:, City Contact at any time. For more information, 
ProiertQ IT ,h,r!ps://www-cnv.org/Property-and-Development/

jecis-and-Developments/Current-Developments/880-West-15th-Street

How to Participate:
*ea?e contact the applicant in advance by 

email mfo@jadasi.ca or phone (604-347-9654) 
to register for the Virtual Developer Information 
Session via Zoom. A zoom link or phone-in 
instructions will be provided.

Michael Cox 
Gateway Architecture Inc.

604.608.1868
Mike@designvancouver.com

Date: July 20m, 2022 
Time: 6:00 PM - 7:30 PM
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GARDEN TO TABLE

Taming wild garlic yields 

surprising, delicious results
m

Permit For Pesticide Use
PERMIT NO. 402-0683-22-25

P-M^ltHalder: B C. Mbjtogy of Forests, Range Branch

iio7N8“
^ Ppfm" ^bw''VJCT,'°',hp P^pov of eradKanng .nvawe 

CJ0'd9M5Ses iSP°ninaWJ- «n.ch aredevgnatwl« Provinr,3! No- 
under B l- 5 <$«*<Treatment areas Will tv> restricted to mfestati 

otSporrmo on cobble beaches, salt marshes and iniettldal mudflats (at lo 
located in Boundary Bay. Robert's Bank, and Burr,ltd Inlet, hut treatment may expand 
ever the course oi the permit period to include sites at Sturgeon Bank and Sea Island 
1 he total area tor this herbicide treatment Is a maximum o! 10 hectares annually 
spread across approximately 12.4SS coastal hectares.

Pesticide applications will consist only oi the herbicide product called Habitat Aqua 
(active ingredient imazapyr) PCP =32374. which will be applied to selected sites using 
backpack, sprayers or mounted sprayers. Pesticide applications will complement 
existing and ongoing mechanical removal methods.

This is the fourth Pesticide Use Permit established by the provincial government 
for treatment of Spaninaspp. in this region, fhe previous nine years of herbicide 
treatments have shown a significant decreasing trend in the overall abundance and 
distribution of these noxious weeds This pesticide use may occur during the months 
of May to November, from July 15,2022 to May 31,2025 
A copy of the Pesticide Use Permit and maps of the proposed treatment areas may be 
viewed onl ne a’ http://pw.ly/aKMI30smsrj 
Or by contacting the applicant. Becky Brown at: 250 739-8206.

and restorative cold teas ol soluble 
mycorrhizal fungi, kelp and sea minerals, 

wax delighted recently to identify administered weekly
Slowly but surely my garden babies ol 

(Allium vlneale) growing in the under- unknown progeny recovered, and about
il dozen miniature

The diminutive, fully formed bulbs weigh garlic stocks started emerging here and there
among the chimps of stringy and decidedly 
un-garllc-hke leaves. Then slender scapes 

Last February, while renovating a pitch of appeared, arching up and turning toward 
each other, lorming Utile green hearts of 
gratitude. I was delighted.

Once the scapes had produced one full 
turn. I pulled out a lew whole stalks lor exam, 
inat Ion. Alter consulting my 1931 edition 
of Wild Plants of Canada, and several more 
current toraglng guides, I am quite sure that 
field garlic. aJta. stag's garlic, is the correct 
Identification.

LAURA MARIE NEUBERT
Cofunbutiaf writer

what I believe Is wild field garlic

story of our dwarf fruit trees.

In al aboul 10 per cent ol the weight ol con
ventional hqrdneck garlic.

overgrown landscape into raised beds lor a 
friend. I came across small, ordered chimps 
of delicate, tubular mounding grass. What 
struck me was Its vibrancy and tender sup 
pleness. at a time of year when most plants 
remained dormant.

Curious, I transplanted the slightly 
pungent clumps into one-gallon pits, and 
set them aside under the shade of a nearby 
oak tree There they remained for 15 months 
- slumbering quietly. Insulated by fallen 
leaves.

I ran across them again three months ago, needed nourishment and Immune system 
reaching up through the sea ol brown detri- fortification during Ihe cold winter months, 
tus like a family of brilliant green sea urchins, when little else is growing Look for field gjr- 
I was smitten, and brought Ihe beautiful 
creatures home.

I transplanted them into one our front 
garden beds, alongside native wild strawber
ries and perennial herbs. They did not take 
at all well lo transplanting, so I attempted 
rescue with a top-dress of vermFcompost

I was fascinated to also learn that every 
wild plant that smells like onions or garlic Is 
edible, and that field garlic provides much

lie under deciduous trees that let precious, 
life-giving sunlight stream down between 
bare branches.

Field garlic is delicious. 1 have decided to 
use the tiny doves in jars ol pickled cucum
bers and baby carrots. Some I will confil by 

Continued on pug* 2
For more information on the permitted uses in this Pesticide Use Permit, 

please contact the permit holder listed above.

. DEVELOPER INFORMATION SESSION5Spornno Ticittment Ari-Ji Under PUi' No 
<01 0683-J3-7S iPaUMeUtePenml 
Boundary!

A Known lnv<tr»c Spern no l ociUoni

□ ' m / Jadasi Development (880 W 15"j Ltd. and Gateway Architecture are holding a 
Virtual Information Session where interested members of the public are invited to 
learn about our application for a 5 storey mixed-use rental residential building with 
ground floor commercial located at 880 W. 15r Street. North Vancouver.
Public input is welcome throughout the planning application process and can be 
shared with the Applicant and City Contact at any time. For more information, 
please visit: https://www.cnv.org/Property-and-Development/ 
Projects-and-Developments/Current-Developments/880-West-15th-Street

How to Participate:
Please contact the applicant in advance by 
email info@jadasi.ca or phone (604-347-965-1) 
to register lor the Virtual Developer Information 
Session via Zoom A zoom link or phone-in 
instructions will be provided.

Date: July 20u', 2022 
Time: 6:00 PM - 7:30 PM

i'
■ f V

l
. " - - Michael Cox 

Gateway Architecture Inc.
604.608.186S

MikeOdesignvancouver.comV ~T3
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Notice of Development Proposal
Early public comment opportunity for rezoning application at 880 West 15th Street
Jadasi Development (880 W 15th) Ltd. And Gaterway Architecture are holding a Virtual Information Session 
where interested members of the public are invited to learn about our application for a 5 storey, mixed-use rental 
residential building with ground floor commercial located at 880 W. 15th Street, North Vancouver.

Public input is welcome throughout the planning application process and can be shared with the Applicant and 
City Contact at any time (see next page for comment form). For more information, please visit 
www.cnv.org/CurrentDevelopments/880-West-15th-Street_____________________________________________

<if required> Attend the Virtual Developer Information Session

Please contact applicant Jamie da Silva at 604-347-9654 or info@jadasi.ca to 
register for the virtual Development Information Session in advance.

How to Participate:

July 20th, 2022 | 6:00 PM - 7:30 PMDate & Time:

Site MapRendering of Proposal
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City of North Vancouver ContactApplicant Contact

Matthew Menzel, Planner 2
Planning & Development
141 West 14th Street, North Vancouver
mmenzel@cnv.org

Michael Cox
Gateway Architecture Inc.
mike@designvancouver.com
604-608-1868

604-982-8337

2158598



Attended User Name (Original Name) Email

1 Minjun Lu
 

2 Laurie Parkinson







 

141 WEST 14TH STREET / NORTH VANCOUVER / BC / V7M 1H9
T 604 985 7761 / F 604 985 9417 / CNV.ORG   

Proposal:  To rezone the subject property from 
a Service Commercial (CS-1) Zone to a new 
Comprehensive Development 759 (CD-759) 
Zone, to permit the development of a 5-storey 
mixed-use building with 330 sq.m. of commercial 
space at grade and 41 residential rental units.
To provide written input:  All persons who 

opportunity to be heard by written or email 
submission.  All submissions must include your 
name and address
input@cnv.org, or by mail or delivered to City Hall, no later than noon on 
Monday, April 17, 2023, to ensure their availability to Council at the meeting.  
No Public Hearing will be held.
Watch the meeting online at cnv.org/LiveStreaming or in person at City 
Hall, 141 West 14th Street.  Enter City Hall from 13th Street after 5:30pm.
View the documents online at cnv.org/PublicHearings to view the proposed 
bylaws and background material.
Questions?  Matthew Menzel, Planner, mmenzel@cnv.org / 604-982-8337

PUBLIC NOTICE
Regular Council Meeting

Monday, April 17, 2023 at 6:00pm
First Reading of “Zoning Amendment Bylaw No. 8957” and

“Housing Agreement Bylaw No. 8958” – 880 West 15th Street
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