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PUBLIC HEARING 

 
7:00 p.m. 

Tuesday, June 26, 2018 
Municipal Hall, Council Chambers 

355 West Queens Road, North Vancouver 
 

AGENDA 
 

3468, 3472, 3484 & 3490 Mt. Seymour Parkway 
Twenty-Seven Unit Townhouse Development 

 
1. OPENING BY THE MAYOR 
 

2. INTRODUCTION OF BYLAW BY CLERK 
 

District of North Vancouver Rezoning Bylaw 1359 (Bylaw 8254) 
 
Purpose of Bylaw: 
Bylaw 8254 proposes to amend the District’s Zoning Bylaw by rezoning the subject site 
from Single-Family Residential One Acre Zone (RS1) to Comprehensive Development 
Zone 108 (CD108). The CD108 Zone addresses use and accessory use, density, 
amenities, setbacks, coverage, height, landscaping, subdivision requirements and 
parking. 
 

3. PRESENTATION BY STAFF 
 

Presentation: Erik Wilhelm, Development Planner 
 

4. PRESENTATION BY APPLICANT 
 
 Presentation: Tatla Developments 
 
5. REPRESENTATIONS FROM THE PUBLIC 
 
6. QUESTIONS FROM COUNCIL 
 
7. COUNCIL RESOLUTION 
 

Recommendation: 
THAT the June 26, 2018 Public Hearing be closed; 

 
AND THAT “District of North Vancouver Rezoning Bylaw 1359 (Bylaw 8254)” be 
returned to Council for further consideration. 

 
8. CLOSING 
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Document: 3280094 

The Corporation of the District of North Vancouver 
 

Bylaw 8254 
 

A bylaw to amend District of North Vancouver Bylaw 3210, 1965 
 

 
The Council for The Corporation of the District of North Vancouver enacts as follows: 
 
1. Citation 
 

This bylaw may be cited as “District of North Vancouver Rezoning Bylaw 1359 (Bylaw 
8254)”. 

 
2. Amendments 
 

2.1 District of North Vancouver Zoning Bylaw 3210, 1965 is amended as follows: 
 

 Section 301(2) by inserting the following zoning designation in numeric sequence: 
 
“Comprehesive Development Zone CD108” 

 
2.2 Part 4B by inserting the following: 

 
“4B108 Comprehensive Development Zone 108             (CD108) 
  
 
4B108-1 Intent: 
 
The purpose of the CD108 zone is to establish specific land use and development 
regulations for a 27 unit townhouse development.  
 
4B108-2 Uses: 
 
The following principal uses are permitted in the Comprehensive Development 108 Zone: 
 

(a) Uses Permitted without Conditions: 
 
Not applicable 

 
(b) Conditional Uses: 
 

(i) Residential building, multifamily townhouse 
 

For the purposes of this CD108 Zone, “Residential building, multifamily 
townhouse” means a building having not more than three residential storeys 
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with private rooftop deck and consisting of two or more dwelling units with 
individual, exterior access to grade, all above an underground parkade.  

 
4B108-3 Conditions of Use: 
 

(a) Balcony enclosures are not permitted; 
 

(b) Rooftop trellises, pergolas, or similar structures are not permitted; and 
 

(c) Providing the site is developed in accordance with density provisions permitted in 
Section “4B108-5 Amenities”, the following outlines the minimum number of unit 
typologies that must be constructed:  

 
 
 
 
 
4B108-4 Accessory Use: 
 

(a) Accessory uses are permitted and are limited to: 
 
(i) Home occupations in accordance with the regulations in Section 405 of this 

Bylaw. 
 

4B108-5 Density: 
 

(a) The maximum permitted density in the CD108 Zone is limited to a floor space 
ratio (FSR) of 0.45 and a maximum number of 3 dwelling units, inclusive of any 
density bonus for energy performance; and 

 
(b) For the purposes of calculating floor space ratio, the following areas are 

exempted:  
 

(i) underground parkades, including: drive aisles, electrical/mechanical rooms, 
garbage and recycling collection areas, bicycle storage areas, and basement 
areas on the parkade level; and 

 
(ii) unenclosed balcony areas and rooftop deck areas. 

 
4B108-6 Amenities:  
 
Despite subsection 4B108-5, density in the CD108 Zone is increased to a maximum floor 
space of 3,214.6 m² (34,602 sq. ft.) and a maximum number of 27 townhouse units, 
inclusive of any density bonus for energy performance, if the owner: 
 

1. Contributes $533,979.00  to the municipality to be used for any or all of the 
following amenities (with allocation to be determined by the municipality in its 

Unit Description Number of Units 

2 bedroom 11 

3 Bedroom 16 
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sole discretion): public art, park, trail, environmental or other public realm 
improvements; municipal or recreation service or facility improvements and/or 
affordable housing; and 
 

2. Enters into a Housing Agreement requiring a rental disclosure statement to be 
filed and prohibiting any strata bylaw or regulation establishing rental restrictions. 

 
4B108-7 Setbacks: 
 

(a) Buildings must be set back from property lines to the closest building face in 
accordance with the following regulations:  

 

Location Minimum Required Setback 

North Lot Line 1.61 m (5.29 ft)  

East Lot Line  3.05 m (10 ft) 

South Lot Line per setbacks within section 4B108-7(b) 

West Lot Line 3.99 m (13.08 ft)  

 
(b) Notwithstanding setbacks stipulated in section 4B108-7 (a), buildings must be set 

back from property lines to the closest building face in accordance with the 
following plan, due to road dedication requirements: 

 
(c) The north and south faces of buildings must be separated by a minimum distance 

of 8.23 m (27 ft). 
 

4B108-8 Coverage: 
 

a) Maximum permitted Building Coverage is 52%; and 
 

b) Maximum permitted Site Coverage is 55%.  
 

7



Document: 3280094 

4B108-9 Height: 
 

a) Maximum permitted height is 10.5 meters (34.5 ft) from finished grade.  
 
4B108-10 Landscaping: 
 

a) All land areas not occupied by buildings, structures, parking spaces, loading 
spaces, driveways, manoeuvring aisles and sidewalks shall be landscaped or 
finished in accordance with an approved landscape plan; and 
 

b) All electrical kiosks and garbage and recycling container pads not located 
underground or within a building shall be screened with landscaping or fencing in 
accordance with an approved landscape plan. 

 
4B108-11 Subdivision Requirements  
 
Within the CD108 zone, the minimum lot area for the purposes of subdivision is 2,508 m2 
(27,000 sq. ft.).   
 
4B108-12 Motor Vehicle Parking, Bicycle Parking and Storage Regulations: 
 
Parking, Loading and Drive Aisle regulations within Part 10 of the Zoning Bylaw are 
applicable to CD108 lands except that: 
 

(a) A minimum of 52 motor vehicle parking spaces shall be provided in an 
underground parking garage inclusive of visitor parking spaces, small car 
spaces, and accessible parking spaces;  
 

(b) A minimum of 6 motor vehicle parking spaces shall be provided for the use of 
visitors; 
 

(c) A maximum of 19 small car spaces shall be permitted; 
 

(d) A minimum of one drop-off/loading motor vehicle parking space, with a time 
duration parking restriction, shall be provided at grade with direct access from the 
lane; 

 
(e) A minimum of 53 Class 1 bicycle parking spaces (within a secured bike storage 

area) shall be provided; and 
 

(f) Each dwelling unit shall be provided a minimum of 1 Class 2 bicycle parking 
space (secure bicycle rack, bollard or post) at ground level within the townhouse 
complex. ” 
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2.3 The Zoning Map is amended in the case of the lands in Schedule A, by rezoning 
the land outlined and noted as "site" to Comprehensive Development 108 Zone 
(CD108). 

 
 
 
READ a first time May 28th, 2018 
 
PUBLIC HEARING held 
 
READ a second time 
 
READ a third time 
 
ADOPTED 
 
 
 
 
 
              
Mayor       Municipal Clerk 
 
 
Certified a true copy 
 
 
       
Municipal Clerk 
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Schedule A to Bylaw 8254 
 

SITE 
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�ular Meeting
□ Other:

AGENDA INFORMATION 

May 16, 2018 

File: 08.3060.20/020.17 

Date:
Date:

- - - - - - - ---

The District of North Vancouver 

REPORT TO COUNCIL 

AUTHOR: Erik Wilhelm, Development Planner 

SUBJECT: Rezoning Bylaw 8254 and Housing Agreement Bylaw 8255 - 27 Unit Townhouse 

Development at 3468, 3472, 3484, & 3490 Mt Seymour Pkwy. 

RECOMMENDATION: 

THAT "District of North Vancouver Rezoning Bylaw 1359 (Bylaw 8254)" to rezone the properties at 3468, 

3472, 3484 and 3490 Mount Seymour Parkway from "Single-Family Residential One Acre Zone" (RSl) to 

"Comprehensive Development Zone 108" (CD108) be given FIRST reading; 

AND THAT "Housing Agreement Bylaw 8255, 2017 (3468 - 3490 Mount Seymour Parkway)" be given 

FIRST reading; 

AND THAT Bylaw 8254 be referred to a Public Hearing. 

REASON FOR REPORT: 

The proposed project requires Council's consideration of: 

• Bylaw 8254 to rezone the subject properties; and,
• Bylaw 8255 to authorize a housing agreement to

ensure all future owners are eligible to rent their

units.

SUMMARY: 

The applicant proposes to redevelop four residential lots 

located at 3468-3490 Mt. Seymour Parkway to allow a 27 

unit townhouse development with a Floor Space Ratio 

(FSR) of 1.2. 

SITE 

MT SEYMOUR PKWY 

Document: 3467161 

* 
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SUBJECT: Rezoning Bylaw 8254 and Housing Agreement Bylaw 8255 - 27 Unit Townhouse Development 
May 16, 2018 Page 2 

Implementation of the project requires a rezoning (Bylaw 8254), and a Housing Agreement (Bylaw 
8255). The proposal is in keeping with the Official Community Plan and is consistent with Land Use 
provisions of the Seymour Local Plan (reference policy document). The rezoning bylaw is recommended 
to be referred to a Public Hearing (the housing agreement bylaw does not require a Public Hearing). 

SUBJECT PROPERTY: 

The development site includes four single­
family lots and is approximately 0.27 hectares 
(0.66 acres) in area. As seen in the adjacent 
image, the site is located at the north-west 
corner of Parkgate Avenue and Mount Seymour 
Parkway. Surrounding uses include 
unconstructed lane & North lands Golf Course 
to the north; a 16 unit townhouse complex 
(across Parkgate Avenue) to the east; an 88 unit 
condominium complex (across Mt. Seymour 
Pkwy.) to the south. Single family homes are 
located west of the site but a 29 unit 
townhouse proposal is anticipated to be 
considered by Council on the four adjacent lots 
west of the development site 

EXISTING POLICY: 

Official Community Plan 

The adjacent map indicates the surrounding 
OCP designations in the area. 

The site is designated " Residential Level 4: 
Transition Multi Family" in the Official 
Community Plan. This designation envisions a 
mix of townhouse and apartment 
developments in close proximity to centres and 
corridors with a density of up to approximately 
1.2 FSR. The proposed density of 1.2 FSR is in 
keeping with the OCP density provisions for the 
site. 

The proposal is intended to provide housing to 
meet the needs of downsizers, the missing 
middle and families. 

NOR'IHLANDS 
GOlfCOURSE 

MT SEYMOUR PKWY 

RES~ 

Document: 3582737 
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SUBJECT: Rezoning Bylaw 8254 and Housing Agreement Bylaw 8255 - 27 Unit Townhouse Development 
May 16, 2018 Page 3 

ANALYSIS: 

Site Plan and Project Description 

The project as proposed consists of 27 townhouse units in four separate buildings (see site plan below) 
with an approximate Floor Space Ratio of 1.2. The secured underground parking area (providing a total 
of 52 stalls) is proposed to be accessed from the rear lane to the west of Parkgate Avenue. This new lane 
within the existing dedicated lane area will be constructed by the developer. 

All buildings proposed are three storeys in height and the majority of units include rooftop decks. The 
development will provide for sixteen 3-bedroom townhouse units and eleven 2-bedroom townhouse 
units. 

The image on the next page depicts the general architectural expression being pursued. The buildings 
have an orderly presence along the street frontages with a modern architectural character not currently 
seen along Mt. Seymour Pkwy. All of the buildings incorporate similar colours, materials and building 
forms yet each building provides for subtle variation. Buildings 2, 3 and 4 have stepped-down corners to 
reduce building bulk at corners of the buildings; the architectural drawings are attached as Attachment 
1. 

Development Permits - Development Site 

The development site is designated within Development Permit Areas for (1) Form and Character; and 
(2) Energy and Water Conservation and GHG Emission Reduction. 

Document: 3582737 
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SUBJECT: Rezoning Bylaw 8254 and Housing Agreement Bylaw 8255 - 27 Unit Townhouse Development 
May 16, 2018 Page 4 

a) Form and Character: 

The proposal complies with the "Design 
Guidelines for Ground-Oriented Housing" 
as outlined within the OCP. Further details 
outlining the project's compliance with the 

· Form and Character Design Guidelines will 
be provided for Council's consideration at 
the Development Permit stage should the 
rezoning bylaw proceed. 

As noted previously, a 29 unit townhouse 
proposal is anticipated to be considered by 
Council on the four adjacent lots west of 
the development site. The image below provides an indication of the buildings fronting Mt. Seymour 
Parkway (south elevation). The two developments differ in architectural form and detailing. Both 
projects were designed to provide front door entrances onto the Parkway and front yard landscaping 
while still providing building breaks to ensure a continuous street wall is not created. 

b) Energy and Water Conservation and GHG Emission Reduction: 

In April 2017, the Province adopted the BC Energy Step Code ("Step Code") which provides an 
incremental and consistent approach to achieving more energy-efficient buildings beyond the 
requirements of the base BC Building Code. The "Step Code" has been included with the District's new 
Construction Bylaw and mandatory compliance in effect as of July 1, 2018. The development proposal 
will need to comply with the "Step 3" of the Step Code as the building permit for this project will likely 
be submitted after July 1, 2018. 

Further details outlining the project's compliance with the Energy and Water Conservation and 
Greenhouse Gas Emission Reduction DPA will be provided for Council's consideration at the 
Development Permit stage should the rezoning bylaw proceed. 

Development Permits - Off Site (North lands Golf Course) 

The lands north of the development site, within North lands Golf Course, are designated within 
Development Permit Areas for (1) Wildfire Hazard; (2) Streamside Protection; and (3) Protection of the 
Natural Environment. The development proposal necessitates construction of the rear lane. The lane 

Document: 3582737 
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SUBJECT: Rezoning Bylaw 8254 and Housing Agreement Bylaw 8255 - 27 Unit Townhouse Development 
May 16, 2018 Page 5 

construction activities will prompt compliance with the previously noted Development Permit Areas and 
the associated guidelines. Removal of trees and restoration works, necessary for lane construction, 
abutting North lands Golf Course is proposed and is further identified later in this report. 

Advisory Design Panel 

The application was considered by the Advisory Design Panel (ADP) on October 11, 2017 and the Panel 
recommended a ppr.oval of the project subject to addressing Panel comments. The applicant has 
addressed the Panel's comments by improving the architecture (particularly at the corner of Parkgate 
Avenue and Mt. Seymour Pkwy), refining each of the three primary entrances from Mt. Seymour 
Parkway, improving integration of the bus shelter with the development, and providing enhanced 
communal areas on-site. 

Further design information, responding to the Advisory Design Panel comments and Development 
Permit Area design guidelines, will be provided when Council considers the required Development 
Permit should the application proceed through the rezoning process. 

Accessibility 

As part of the development process, the applicant will submit a checklist which identifies how the 
development fulfils the requirements ofthe District's "Accessible Design Policy for Multi-Family 
Housing". In accordance with the policy, all units will be required to provide "basic accessible design 
elements" and 3 units {11% of the total) are proposed to include "enhanced accessible design 
elements", such as stair lifts, to provide a higher level of accessibility. The approach to accessibility 
exceeds the targets in the District's policy. 

Zoning 

The site is currently zoned Residential Single Family One Acre (RSl). To accommodate the development, 
the site must be rezoned to permit ground-odented housing and Bylaw 8254 (Attachment 2) creates a 
new Comprehensive Development Zone 108 (CD108) for this purpose. This new zone establishes the 
following requirements: 

• establishes townhouses as a permitted use; 
• limits the number of units to 27 townhouses; 
• Limits the floor space area to a maximum of 3214.6 m2 (34,602 sq. ft) which equates to 1.2 FSR; 

• establishes a community amenity contribution of $533,979; 
• establishes a maximum building height of 10.5m (34.5 ft); 
• sets building coverage at a maximum of 52%; 

• sets site coverage at a maximum of 55%; 
• requires the provision of a total of 52 off-street vehicle parking stalls, including 6 visitor stalls, and 

1 loading/drop-off stall at the rear lane; 
• requires a secure shared bicycle storage room (for at least 17 bicycles); 
• requires secure individual bicycle storage areas (for at least 36 bicycles); and 

Document: 3582737 
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· SUBJECT: Rezoning Bylaw 8254 and Housing Agreement Bylaw 8255 - 27 Unit Townhouse Development 
May 16, 2018 Page 6 

• establishes the building setbacks. 

Strata Rental Protection Policy 

Corporate Policy 8-3300-2 "Strata Rental Protection Policy" applies to this project as the rezoning 
application would permit development of more than five residential units. The policy requires a Housing 
Agreement to ensure that future strata bylaws do not prevent owners from renting their units. Bylaw 
8255 (Attachment 3) authorizes a Housing Agreement to implement this policy. 

Traffic Generation & Parking 

Traffic: 

The developer's transportation consultant, in conjunction with the development applicant to the west, 
has submitted a coordinated traffic impact assessment (TIA) report which identifies the potential traffic 
generated from both development proposals and provides a comprehensive review of the traffic 
movements in the immediate area. The TIA report reviews existing conditions and forecasts future 
traffic conditions utilizing projected development as outlined in the OCP. Nearby intersections were 
reviewed and vehicular movements are expected to function within acceptable parameters and 
experience limited congestion at peak travel times along Mt. Seymour Parkway or along Parkgate 
Avenue. 

The District' s Transportation Engineering staff has reviewed the submitted TIA report and finds that the 
proposed development will not unduly affect traffic along Mt. Seymour Parkway or along Parkgate 
Avenue. 

Parking: 

Given concerns raised at the Public Information Meeting, the developer was required to provide a 
comprehensive review of on-street parking conditions along Parkgate Avenue. Despite anecdotal 
testimonials, Parkgate Avenue was found to have ample on-street parking available throughout the day; 
however, had increased use during sports and church events taking place further north along Parkgate 
Avenue. The applicant proposes at least 52 parking stalls which includes a minimum of 6 visitor stalls 
and one at grade stall directly accessing from the lane (for quick drop-offs or temporary loading). 

The District's Transportation Engineering staff has reviewed the proposed parking on-site and find that 
the development will not adversely effect on-street parking along Parkgate Avenue. 

Document: 3582737 
16



SUBJECT: Rezoning Bylaw 8254 and Housing Agreement Bylaw 8255 - 27 Unit Townhouse Development 
May 16, 2018 Page 7 

Off-site Improvements: 

Roads: 

The application includes upgrades to asphalt, sidewalks, 
boulevard, curb, gutter, and lighting along the Mt. Seymour 
Parkway and Parkgate Avenue frontages. The roadway design 
will provide for a planted boulevard separating the sidewalk from 
the curb on Mt. Seymour Parkway (alike the adjacent image). A 
new covered transit stop, expanded bus pull-out and bike lane 
continuation will be provided along the parkway. The developer 
will be providing a "directional/informational kiosk" at the 
entrance to the nearby trail system at the west side of Parkgate 
Avenue (see image below). 

Lane: 

Sidewalk along Mt. Seymour Pkwy. 
east of development site 

As originally contemplated within the Seymour Local Plan, the applicant (in conjunction with the 
applicant to the west) will be required to pave the rear lane to the extent seen below. This lane is 
eventually slated to link Parkgate Avenue and Gaspe Place to the west; however, the western edge of 
the lane will have bollards installed and will remain with only a bike/pedestrian/emergency connection 
in order to minimize traffic disruptions on Gaspe Place. Upon potential redevelopment of the balance of 
the block and/or Gaspe Place, it would be expected that the lane would be widened to provide full 
vehicle access. In the interim, the lane will serve only the subject development site and the adjacent 
townhouse development to the east. The lane egress to Gaspe Place may be used at times during 
construction if required to minimize impacts to Parkgate Avenue and Mt. Seymour Parkway. 

Document: 3582737 
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SUBJECT: Rezoning Bylaw 8254 and Housing Agreement Bylaw 8255 - 27 Unit Townhouse Development 

May 16, 2018 Page 8 

Tree removal off-site: 

Lane construction will necessitate removal of trees within the existing dedicated/unconstructed lane 

and on the southern edge of North lands Golf Course. In August of 1996, the golf course lands were 
dedicated as "park" upon adoption of Bylaw 6904 (North lands Golf Course Park Dedication Bylaw). 

Development Engineering and Planning staff have reviewed the lane design and have determined that 

lane construction is necessary to service the development and to reduce interruptions to traffic, cycling 

and transit movements on Mt. Seymour Parkway. 

The applicant was required to submit an arborist report and environmental review of the area given the 

potential environmental impact to Northlands Golf Course. The environmental review identified that no 

significant environmental features are present in the area needed for lane construction activities and 
further outlined a rehabilitation and restoration planting plan for an area north of lane (with North lands 

Golf Course). Parks, Environmental and Development Engineering staff have reviewed the reports 
submitted by the applicant and concur that 23 trees will need to be removed within the unconstructed 

lane and 17 trees slated for removal within Northlands Golf Course lands. Additional tree removal may 
be necessary depending on final tree health and wind firming review closer to construction (should the 

rezoning bylaw proceed). 

Although tree removal is not norma!ly encouraged on public land this development proposal is 
consistent with both the OCP and Seymour Local Plan. Furthermore, the developer has provided all 

necessary information to understand the tree loss and has provided preliminary restoration plans to 

encourage environmental rehabilitation in the area of disturbance. The developer will be required to 

restore the lands as part of the rezoning process and install an "environmental fence" to discourage 
disturbance of the restored area north of the lane within Northland Golf Course lands. The restoration 
works to areas north of the lane will be required prior to start of construction and will be protected with 

environmental fencing. This will be ensured through covenant in order to limit the time needed to 

provide the restoration works. 

North lands Golf Course staff also identified that tree removal in this area will not adversely affect the 

golf course operations and tree removal may actually allow more winter time sunlight infiltration to 

encourage growth and drainage of the nearby green (13th hole). 

Further details outlining the project's compliance with the Development Permit Areas for (1) Wildfire 

Hazard; (2) Stream side Protection; and (3) Protection of the Natural Environment will be provided for 

Council's consideration at the Development Permit stage should the rezoning bylaw proceed. 

On-site Landscaping 

Landscaping on-site is designed to be low-maintenance and to feature native plantings. The courtyards 

between the buildings will provide a shared walkway and private outdoor amenity areas for each unit. 
Each unit with rooftop decks will be provided landscaping within planters to improve the spaces and 

help to create privacy between the roof top decks. A copy of the landscape plan is provided within 

Attachment 1. 

Document: 3582737 
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May 16, 2018 Page 9 

Construction Traffic Management Plan: 

The adjacent image 

shows the site in 
relation to other 
applications in the 
area along Mt. 
Seymour Parkway. 

The applicant, in 
conjunction with the 

adjacent 
development 
applicant to the west, 
has submitted 
comprehensive and 
coordinated 
Construction Traffic 
Management Plans 
(CTMP) in order to 
reduce the 
development's 

Mount 
Seymour 
Parkway 

• 

LEGEND 

Preliminary 
Application Stage 

Rezoning 
Stage 

Development Permit 
Stage 

• Approved or 
Under Construction 

t I 
} 

impact on pedestrian and vehicular movements in the area. Should the rezoning bylaw proceed, in 
conjunction with the potential development to the west, both applicants will be required to coordinate 
their construction activities to limit disruption to neighbours. This will be compulsory through 
registration of a "Construction Traffic Management Covenant" which both developers have agreed to. 
The covenant will require simultaneous excavation, shoring, concrete installation, and civil works by one 
contractor. Should one development proceed before the other then the second development will be 
delayed until the excavation, shoring and concrete installation is completed on the first development in 
order to limit heavy truck movement conflicts in the area. A final CTMP is required to be approved by 
the District prior to issuance of a building permit. Further information related to construction traffic 
management will be provided upon consideration of the Development Permit should the rezoning bylaw 

proceed. 

In particular, the Construction Traffic Management Plan must: 

1. Provide safe passage for pedestrians, cyclist s, and vehicle traffic; 
2. Outline roadway efficiencies (i.e. location of traffic management signs and flaggers); 
3. Make provisions for trade vehicle parking which is acceptable to the District and minimizes 

impacts to neighbourhoods; 
4. Provide a point of contact for all calls and concerns; 
5. Provide a sequence and schedule of construction activities; 
6. Identify methods of sharing construction schedule with other developments in the area; 

7. Ascertain a location for truck marshalling; 

Document: 3582737 
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8. Address silt/dust control and cleaning up from adjacent streets; 
9. Provide a plan for litter clean-up and street sweeping adjacent to site; and, 
10. Include a communication plan to notify surrounding businesses and residents. 

With respect to this specific development site, there should be limited disruption for neighbours given 
that the rear lane (to be constructed by the developer) will be primarily used for vehicle staging, 
concrete pours, marshalling and trades parking. Use of the rear lane area for staging activities was 
successfully implemented on the townhouse project constructed east of the site (across Parkgate 
Avenue). 

Public Input 

a) Public Information Meeting: 

The applicant held a facilitated Public Information Meeting (PIM) on July 19, 2017 and the meeting was 
attended by approximately 40 members of the public. A copy of the PIM "summary report" from the 
meeting's facilitator is attached as Attachment 4. Topics discussed at the meeting and referenced in the 
13 comment sheets submitted focused on construction traffic management, parking, traffic, community 
amenity contributions (CACs), pathways, parks, cost of units, access, density, architectural design and 
privacy. The Seymour Local Plan Monitoring Committee (SLPMC) provided a letter which is included with 
the comment sheets. 

Seymour Local Plan {2003} Compliance: 

The development site was designated "Multi-Family Residential" in the Seymour Local Plan reference 
policy document. The Seymour Local Plan supported density of between 0.6 and 1.2 FSR along the north 
side of Mount Seymour Parkway (3200 to 3500 blocks) provided that: 

• The housing form is predominantly townhouses 
• A minimum of 15,000 square feet {1400 m) is assembled for townhouse development and no 

"locked in" lots are created 
• The development addresses issues of traffic, access, safety, acoustical standards, view and 

backdrop considerations, community acceptance and design standards 

• The development contributes to community objectives 

The above noted points have been generally achieved by the development proposal. The Public Hearing 
will provide an opportunity for the public to comment on the overall "community acceptance" of the 
development proposal (providing the rezoning application proceeds to a Public Hearing). 

COMMUNITY AMENITY CONTRIBUTIONS AND DEVELOPMENT COST CHARGES: 

As the subject property requires rezoning, a Community Amenity Contribution (CAC) has been 
calculated in the amount of $533,979.00 in accordance with District CAC policy. The CD108 zone 

Document: 3582737 
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specifies this amount in order to achieve the maximum density of 1.2 FSR and outlines projects to which 
the CAC may be applied, including park, trail, environmental, public art or other public realm 
improvements, as well as municipal or recreation service or facility improvements, and/or affordable 
housing. Trail upgrades north of the development site, within North lands Golf Course, was noted by the 
Parks Department as a potential nearby CAC priority. 

The developer will be required to pay Development Cost Charges prior to building permit issuance in 
accordance the Development Cost Charge Bylaw applicable at that time. 

RENTAL AND AFFORDABLE HOUSING STRATEGY: 

In response to the District's Rental and Affordable Housing Strategy, the applicant has noted that the 
development will expand the supply and diversity of housing within the Parkgate Area. As stated within 
the strategy: "Increased supply of housing in centres will add diverse multi-family housing choices (type, 
tenure, unit sizes etc.) for District residents, and encourage competitive pricing for homes." The homes 
proposed in the subject development will be suitable for families and provide a more affordable 
alternative relative to detached single-family homes. 

CONCURRENCE: 

Staff: 

The project has been reviewed by the following District Departments: Building, Parks, Environment, 
Legal, Development Engineering, Urban Design, Community Planning, Real Estate and Properties, Public 
Art, and Fire Prevention. Recommendations from individual departments have been incorporated to 
improve the development project and to advance public and District interests. 

CONCLUSION: 

This project assists in implementation of the District's Official Community Plan objectives. Primarily, the 
townhouse proposal creates a choice of housing suitable for families. The rezoning proposal is now 
ready for Council's consideration. 

OPTIONS: 

The following options are available for Council's consideration: 

1. Introduce Bylaws 8254 and 8255 and refer Bylaw 8254 to a Public Hearing (staff 
recommendation); or, 

2. Defeat the Bylaws at First Reading. 
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SUBJECT: Rezoning Bylaw 8254 and Housing Agreement Bylaw 8255 - 27 Unit Townhouse Development 

May 16, 2018 Page 12 

Erik Wilhelm, MCIP, RPP 

Development Planner 

Attachments: 

1. Architectural and Landscape Plans 

2. Bylaw 8254 - Rezoning Bylaw 
3. Bylaw 8255 - Housing Agreement Bylaw 
4. Public Information Meeting Facilitator Summary Report 

REVIEWED WITH: 

• Sustainable Community Dev. • Clerk's Office 

• Development Services • Communications 

• Utilities • Finance 

• Engineering Operations • Fire Services 

• Parks • ITS 

• Environment • Solicitor 

• Facilities • GIS 

• Human Resources • Real Estate 

External Agencies: 

• Library Board 

• NS Health 

• RCMP 

• NVRC 

• Museum & Arch. 

• Other: 
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The Corporation of the District of North Vancouver 

Bylaw 8254 

~TTACHMENT 2, l 

A bylaw to amend District of North Vancouver Bylaw 3210, 1965 

The Council for The Corporation of the District of North Vancouver enacts as follows: 

1. Citation 

This bylaw may be cited as "District of North Vancouver Rezoning Bylaw 1359 (Bylaw 
8254)". 

2. Amendments 

2.1 District of North Vancouver Zoning Bylaw 3210, 1965 is amended as follows: 

Section 301 (2) by inserting the following zoning designation in numeric sequence: 

"Comprehesive Development Zone CD108" 

2.2 Part 4B by inserting the following: 

"4B108 Comprehensive Development Zone 108 

4B108-1 Intent: 

(CD108) 

The purpose of the CD108 zone is to establish specific land use and development 
regulations for a 27 unit townhouse development. 

4B108-2 Uses: 

The following principal uses are permitted in the Comprehensive Development 108 Zone: 

(a) Uses Permitted without Conditions: 

Not applicable 

(b) Conditional Uses: 

(i) Residential building, multifamily townhouse 

For the purposes of this CD108 Zone, "Residential building, multifamily 
townhouse" means a building having not more than three residential storeys 
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with private rooftop deck and consisting of two or more dwelling units with 
individual, exterior access to grade, all above an underground parkade. 

48108-3 Conditions of Use: 

(a) Balcony enclosures are not permitted; 

(b) Rooftop trellises, pergolas, or similar structures are not permitted; and 

(c) Providing the site is developed in accordance with density provisions permitted in 
Section "4B108-5 Amenities", the following outlines the minimum number of unit 
typologies that must be constructed: 

Unit Description Number of Units 
2 bedroom 11 
3 Bedroom 16 

48108-4 Accessory Use: 

(a) Accessory uses are permitted and are limited to: 

(i) Home occupations in accordance with the regulations in Section 405 of this 
Bylaw. 

48108-5 Density: 

(a) The maximum permitted density in the CD108 Zone is limited to a floor space 
ratio (FSR) of 0.45 and a maximum number of 3 dwelling units, inclusive of any 
density bonus for energy performance; and 

(b) For the purposes of calculating floor space ratio, the following areas are 
exempted: 

(i) underground parkades, including: drive aisles, electrical/mechanical rooms, 
garbage and recycling collection areas, bicycle storage areas, and basement 
areas on the parkade level; and 

(ii) unenclosed balcony areas and rooftop deck areas. 

48108-6 Amenities: 

Despite subsection 4B108-5, density in the CD108 Zone is increased to a maximum floor 
space of 3,214.6 m2 (34,602 sq. ft.) and a maximum number of 27 townhouse units, 
inclusive of any density bonus for energy performance, if the owner: 

1. Contributes $533,979.00 to the municipality to be used for any or all of the 
following amenities (with allocation to be determined by the municipality in its 
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sole discretion): public art, park, trail, environmental or other public realm 
improvements; municipal or recreation service or facility improvements and/or 
affordable housing; and 

2. Enters into a Housing Agreement requiring a rental disclosure statement to be 
filed and prohibiting any strata bylaw or regulation establishing rental restrictions. 

48108-7 Setbacks: 

(a) Buildings must be set back from property lines to the closest building face in 
accordance with the following regulations: 

Location Minimum Required Setback 
North Lot Line 1.61 m (5.29 ft) 
East Lot Line 3.05 m (1 Oft) 
South Lot Line per setbacks within section 4B108-?(b) 
West Lot Line 3.99 m (13.08 ft) 

(b) Notwithstanding setbacks stipulated in section 4B108-7 (a), buildings must be set 
back from property lines to the closest building face in accordance with the 
following plan, due to road dedication requirements: 

r 
0.5 m R~d dedication 

Mt. Seymour Parkway 

(c) The north and south faces of buildings must be separated by a minimum distance 
of 8.23 m (27 ft). 

48108-8 Coverage: 

a) Maximum permitted Building Coverage is 52%; and 

b) Maximum permitted Site Coverage is 55%. 
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4B108-9 Height: 

a) Maximum permitted height is 10.5 meters (34.5 ft) from finished grade. 

4B108-10 Landscaping: 

a) All land areas not occupied by buildings, structures, parking spaces, loading 
spaces, driveways, manoeuvring aisles and sidewalks shall be landscaped or 
finished in accordance with an approved landscape plan; and 

b) All electrical kiosks and garbage and recycling container pads not located 
underground or within a building shall be screened with landscaping or fencing in 
accordance with an approved landscape plan. 

4B108-11 Subdivision Requirements 

Within the CD108 zone, the minimum lot area for the purposes of subdivision is 2,508 m2 

(27,000 sq. ft.). 

4B108-12 Motor Vehicle Parking, Bicycle Parking and Storage Regulations: 

Parking, Loading and Drive Aisle regulations within Part 10 of the Zoning Bylaw are 
applicable to CD108 lands except that: 

(a) A minimum of 52 motor vehicle parking spaces shall be provided in an 
underground parking garage inclusive of visitor parking spaces, small car 
spaces, and accessible parking spaces; 

(b) A minimum of 6 motor vehicle parking spaces shall be provided for the use of 
visitors; 

(c) A maximum of 19 small car spaces shall be permitted; 

(d) A minimum of one drop-off/loading motor vehicle parking space, with a time 
duration parking restriction, shall be provided at grade with direct access from the 
lane; 

( e) A minimum of 53 Class 1 bicycle parking spaces (within a secured bike storage 
area) shall be provided; and 

(f) Each dwelling unit shall be provided a minimum of 1 Class 2 bicycle parking 
space (secure bicycle rack, bollard or post) at ground level within the townhouse 
complex." 
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2.3 The Zoning Map is amended in the case of the lands in Schedule A, by rezoning 
the land outlined and noted as "site" to Comprehensive Development 108 Zone 
(CD108). 

READ a first time 

PUBLIC HEARING held 

READ a second time 

READ a third time 

ADOPTED 

Mayor 

Certified a true copy 

Municipal Clerk 

Municipal Clerk 
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The Corporation of the District of North Vancouver 

Bylaw 8255 

A bylaw to enter into a Housing Agreement 
(3468 - 3490 Mount Seymour Parkway) 

ATTACHMENT :l 

The Council for The Corporation of the District of North Vancouver enacts as follows: 

1. Citation 

This bylaw may be cited as "Housing Agreement Bylaw 8255, 2017 (3468 - 3490 
Mount Seymour Parkway)". 

2. Authorization to Enter into Agreement 

2.1 The Council hereby authorizes a housing agreement between The Corporation 
of the District of North Vancouver and Mount Seymour Parkway Holdings 2 Corp. 
(Inc. No. BC1082065) substantially in the form attached to this Bylaw as 
Schedule "A" with respect to the following lands: 

a) PID 013-370-006 
b) PID 013-370-022 
c) PID 013-370-031 
d) PID 011-220-732 

3. Execution of Documents 

Lot 11 of Lot 6 Blocks 1 to 4 DL 622 Plan 2866 
Lot 12 of Lot 6 Blocks 1 to 4 DL 622 Plan 2866 
Lot 13 of Lot 6 Blocks 1 to 4 DL 622 Plan 2866 
Lot 14 of Lot 6 Blocks 1 to 4 DL 622 Plan 2866 

The Mayor and Municipal Clerk are authorized to execute any documents required to 
give effect to the Housing Agreement. 

READ a first time 

READ a second time 

READ a third time 

ADOPTED 

Mayor Municipal Clerk 
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Certified a true copy 

Municipal Clerk 
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Schedule A to Bylaw 8255 

SECTION 219 COVENANT- HOUSING AGREEMENT 

THIS AGREEMENT is dated for reference the __ day of ____ _, 20 __ 

BETWEEN: 

AND: 

MOUNT SEYMOUR PARKWAY HOLDINGS 2 CORP. (Inc. No. BC1082065) a company 
incorporated under the laws of the Province of British Columbia having an office at 
#880 - 700 West Georgia Street, Vancouver, BC V7Y 1B6 

(the "Developer" ) 

THE CORPORATION OF THE DISTRICT OF NORTH VANCOUVER, a municipality 
incorporated under the Local Government Act, RSBC 2015, c.1 and having its office at 355 
West Queens Road, North Vancouver, BC V7N 4N5 

(the "District") 

WHEREAS: 

1. The Developer is the registered owner of the Lands (as hereinafter defined); 

2. The Developer wishes to obtain development permissions with respect to the Lands and wishes 
to create a condominium development which will contain residential strata units on the Lands; 

3. Section 483 of the Local Government Act authorises the District, by bylaw, to enter into a housing 
agreement to provide for the prevention of rental restrictions on housing, and provides for the 
contents of the agreement; and 

4 . Section 219 of the Land Title Act ( British Columbia) permits the registration in favour of the District 
of a covenant of a negative or positive nature relating to the use of land or a building thereon, or 
providing that land is to be built on in accordance with the covenant, or providing that land is not 
to be built on except in accordance with the covenant, or providing that land is not to be 
subdivided except in accordance with the covenant; 

NOW THEREFORE in consideration of the mutual promises contained in it, and in consideration of the 
payment of $1.00 by the District to the Developer (the receipt and sufficiency of which are hereby 
acknowledged by the Developer), the parties covenant and agree with each other as follows, as a housing 
agreement under Section 483 of the Local Government Act, as a contract and a deed under seal between 
the parties, and as a covenant under Section 219 of the Land Title Act, and the Developer hereby further 
covenants and agrees that neither the Lands nor any building constructed thereon shall be used or built 
on except in accordance with this Agreement: 
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1. DEFINITIONS 

1.01 Definitions 

In this agreement: 

(a) "Development Permit" means Development Permit No. 20.17 issued by the District; 

(b) "Lands" means land described in Item 2 of the Land Title Act Form C to which this 
agreement is attached; 

(c) "Owner" means the Developer and any other person or persons registered in the Lower 
Mainland Land Title Office as owner of the Lands from time to time, or of any parcel into 
which the Lands are consolidated or subdivided, whether in that person's own right or in 
a representative capacity or otherwise; 

(d) "Proposed Development" means the proposed development containing not more than 27 
units to be constructed on the Lands in accordance with the Development Permit; 

(e) "Short Term Rentals" means any rental of a Unit for any period less than 30 days; 

(f) "Strata Corporation" means the strata corporation formed upon the deposit of a plan to 
strata subdivide the Proposed Development pursuant to the Strata Property Act; 

(g) "Unit" means a residential dwelling strata unit in the Proposed Development; and 

(h) "Unit Owner" means the registered owner of a Dwelling Unit in the Proposed 
Development. 

2. TERM 

This Agreement will commence upon adoption by District Council of Bylaw 8255 and remain in 
effect until terminated by the District as set out in this Agreement. 

3. RENTAL ACCOMODATION 

3.01 Rental Disclosure Statement 

No Unit in the Proposed Development may be occupied unless the Owner has: 

(a) before the first Unit is offered for sale, or conveyed to a purchaser without being offered 
for sale, filed with the Superintendent of Real Estate a rental disclosure statement in the 
prescribed form (the "Rental Disclosure Statement") designating all of the Units as rental 
strata lots and imposing at least a 99 year rental period in relation to all of the Units 
pursuant to the Strata Property Act (or any successor or replacement legislation), except 
in relation to Short Term Rentals and, for greater certainty, stipulating specifically that 
the 99 year rental restriction does not apply to a Strata Corporation bylaw prohibiting or 
restricting Short Term Rentals; and 
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(b) given a copy of the Rental Disclosure Statement to each prospective purchaser of any Unit 
before the prospective purchaser enters into an agreement to purchase in respect of the 
Unit. For the purposes of this paragraph 3.0l(b), the Owner is deemed to have given a 
copy of the Rental Disclosure Statement to each prospective purchaser of any Unit in the 
building if the Owner has included the Rental Disclosure Statement as an exhibit to the 
disclosure statement for the Proposed Development prepared by the Owner pursuant to 
the Real Estate Development Marketing Act. 

3.02 Rental Accommodation 

The Units constructed on the Lands from time to time may always be used to provide rental 
accommodation as the Owner or a Unit Owner may choose from time to time, except that this 
section 3.02 does not apply to Short Term Rentals which may be restricted by the Strata 
Corporation to the full extent permitted by law. 

3.03 Binding on Strata Corporation 

This agreement shall be binding upon all Strata Corporations created by the subdivision of the 
Lands or any part thereof (including the Units) pursuant to the Strata Property Act, and upon all 

Unit Owners. 

3.04 Strata Bylaw Invalid 

Any Strata Corporation bylaw which prevents, restricts or abridges the right to use any of the 
Units as rental accommodations (other than Short Term Rentals) shall have no force or effect. 

3.05 No Bylaw 

The Strata Corporation shall not pass any bylaws preventing, restricting or abridging the use of 
the Lands, the Proposed Development or the Units contained therein from time to time as rental 
accommodation (other than Short Term Rentals) . 

3.06 Vote 

No Unit Owner, nor any tenant or mortgagee thereof, shall vote for any Strata Corporation bylaw 
purporting to prevent, restrict or abridge the use of the Lands, the Proposed Development or the 
Units contained therein from time to time as rental accommodation (other than Short Term 

Rentals). 

3.07 Notice 

The Owner will provide notice of this Agreement to any person or persons intending to purchase 
a Unit prior to any such person entering into an agreement of purchase and sale, agreement for 
sale, or option or similar right to purchase as part of the disclosure statement for any part of the 
Proposed Development prepared by the Owner pursuant to the Real Estate Development 

Marketing Act. 
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3.08 Release of Covenant 

The District agrees that if the District of North Vancouver Rezoning Bylaw 1359 (Bylaw 8254), is 
not adopted by the District's Council before January 1, 2019, the Owner is entitled to require the 
District to execute and deliver to the Owner a discharge, in registrable form, of this Agreement 
from title to the Land. The Owner is responsible for the preparation of the discharge under this 
section and for the cost of registration at the Land Title Office. 

4. DEFAULT AND REMEDIES 

4.01 Notice of Default 

The District may, acting reasonably, give to the Owner written notice to cure a default under this 
Agreement within 30 days of delivery 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. 

4.02 Costs 

The Owner will pay to the District upon demand all the District's costs of exercising its rights or 
remedies under this Agreement, on a full indemnity basis. 

4.03 Damages an Inadequate Remedy 

The Owner acknowledges and agrees that in the 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 District and to the public interest will be irreparable and not susceptible of adequate 

monetary compensation. 

4.04 Equitable Remedies 

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. 

4.05 No Penalty or Forfeiture 

The Owner acknowledges and agrees that it is entering into this Agreement to benefit the public 
interest in providing rental accommodation, and that the District's rights and remedies under this 
Agreement are necessary to ensure that this purpose is carried out, and the District's rights and 
remedies under this Agreement are fair and reasonable and ought not to be construed as a 

penalty or forfeiture. 

4.06 Cumulative Remedies 

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 to 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 
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performance, injunctive relief (mandatory or otherwise) or other equitable relief may be the only 
adequate remedy for a default by the Owner under this Agreement. 

5. LIABILITY 

5.01 Indemnity 

Except if arising directly from the negligence of the District or its employees, agents or 
contractors, the Owner will indemnify and save harmless each of the District and its board 
members, officers, directors, employees, agents, and elected or appointed officials,, and their 
heirs, executors, administrators, personal representatives, successors and assigns, from and 
against all claims, demands, actions, loss, damage, costs and liabilities that all or any of them will 
or may be liable for or suffer or incur or be put to any act or omission by the Owner or its officers, 
directors, employees, agents, contractors, or other persons for whom the Owner is at law 
responsible, or by reason of or arising out of the Owner's ownership, operation, management or 
financing of the Proposed Development or any part thereof. 

5.02 Release 

The Owner hereby releases and forever discharges the District, 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 Proposed Development or any part 
thereof which has been or hereafter may be given to the Owner by all or any of them. 

5.03 Survival 

The covenants of the Owner set out in Sections 5.01 and 5.02 will survive termination of this 
Agreement and continue to apply to any breach of the Agreement or claim arising under this 
Agreement during the ownership by the Owner of the Lands or any Unit therein, as applicable. 

6. GENERAL PROVISIONS 

6.01 District's Power Unaffected 

Nothing in this Agreement: 

(a) affects or limits any discretion, rights, powers, duties or obligations of the District 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 District's bylaws in 
relation to the use of the Lands. 
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6.02 Agreement for Benefit of District Only 

The Owner and District agree that: 

(a) this Agreement is entered into only for the benefit of the District: 

(b) this Agreement is not intended to protect the interests of the Owner, any Unit Owner, 
any occupant of any Unit or any future owner, occupier or user of any part of the 
Proposed Development, including any Unit, or the interests of any third party, and the 
District has no obligation to anyone to enforce the terms of this Agreement; and 

(c) The District may at any time terminate this Agreement, in whole or in part, and execute 
a release and discharge of this Agreement in respect of the Proposed Development or any 
Unit therein, without liability to anyone for doing so. 

6.03 Agreement Runs With the Lands 

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 or in any Unit after the date of this Agreement. 

6.04 Release 

The covenants and agreements on the part of the Owner and any Unit Owner and herein set forth 
in this Agreement have been made by the Owner and any Unit Owner as contractual obligations 
as well as being made pursuant to Section 483 of the Local Government Act (British Columbia) and 
as such will be binding on the Owner and any Unit Owner, except that neither the Owner nor any 
Unit Owner shall be liable for any default in the performance or observance of this Agreement 
occurring after such party ceases to own the Lands or a Unit as the case may be. 

6.05 Priority of This Agreement 

The Owner will, at its expense, do or cause to be done all acts reasonably necessary to ensure this 
Agreement is registered against the title to each Unit in the Proposed Development, including any 
amendments to this Agreement as may be required by the Land Title Office or the District to effect 
such registration. 

6.06 Agreement to Have Effect as Deed 

The District and the Owner each intend by execution and delivery of this Agreement to create 
both a contract and a deed under seal. 

6.07 Waiver 

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. 
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6.08 Time 

Time is of the essence in this Agreement. If any party waives this requirement, that party may 

reinstate it by delivering notice to another party. 

6.09 Validity of Provisions 

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. 

6.10 Extent of Obligations and Costs 

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. 

6.11 Notices 

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 or by personal service, to the following address for each party: 

If to the District: 

District Municipal Hall 
355 West Queens Road 
North Vancouver, BC V7N 4N5 

Attention: Planning Department 

If to the Owner: 

Mount Seymour Parkway Holdings 2 Corp. 
#880 - 700 West Georgia Street 
Vancouver, BC V7Y 1B6 

Attention: ________ _ 

If to the Unit Owner: 

The address of the registered owner which appears on title to the Unit at 

the time of notice. 

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 
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of the notice, demand or request 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. 

6.12 Further Assurances 

Upon request by the District, the Owner will promptly do such acts and execute such documents 
as may be reasonably necessary, in the opinion of the District, to give effect to this Agreement. 

6.13 Enuring Effect 

This Agreement will enure to the benefit of and be binding upon each of the parties and their 
successors and permitted assigns. 

7. INTERPRETATION 

7 .01 References 

Gender specific terms include both genders and include corporations. Words in the singular 
include the plural, and words in the plural include the singular. 

7 .02 Construction 

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. 

7 .03 No Limitation 

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 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. 

7.04 Terms Mandatory 

The words "must" and "will" and "shall" are to be construed as imperative. 

7.05 Statutes 

Any reference in this Agreement to any statute or bylaw includes any subsequent amendment, 
re-enactment, or replacement of that statute or bylaw. 
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7.06 Entire Agreement 

(d) This is the entire agreement between the District and the Owner concerning its subject, 
and there are no warranties, representations, conditions or collateral agreements 
relating to this Agreement, except as included in this Agreement. 

(e) 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 District 
Council of a bylaw to amend Bylaw 8255. 

7.07 Governing Law 

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

British Columbia. 

As evidence of their agreement to be bound by the terms of this instrument, the parties hereto have 
executed the Land Title Act Form C that is attached hereto and forms part of this Agreement. 
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GRANT OF PRIORITY 

WHEREAS ________ (the "Chargeholder") is the holder of the following charge which is 

registered in the Land Title Office: 

(a) ________ (the "Charge"); 

AND WHEREAS the Chargeholder agrees to allow the Section 219 Covenant herein to have priority over 

the Charge; 

THIS PRIORITY AGREEMENT is evidence that in consideration of the sum of $1.00 paid by THE 
CORPORATION OF THE DISTRICT OF NORTH VANCOUVER (the "District") to the Chargeholder, the receipt 
and sufficiency of which are hereby acknowledged, the Chargeholder covenants and agrees to 
subordinate and postpone all its rights, title and interest in and to the lands described in the Form C to 
which this Agreement is attached (the "Lands") with the intent and with the effect that the interests of 
the District rank ahead of the Charge as though the Section 219 Covenant herein had been executed, 
delivered and registered against title to the Lands before registration of the Charge. 

As evidence of its Agreement to be bound by the above terms, as a contract and as a deed executed and 
delivered under seal, the Chargeholder has executed the Form C to which this Agreement is attached and 
which forms part of this Agreement. 

Document: 3280098 54



ATrACHMENT I\ 

SUMMARY OF DEVELOPER'S 
PUBLIC INFORMATION MEETING 

Site: 3468, 3472, 3484, 3490 Mt. Seymour Parkway 

Meeting held Wednesday July 19, 201 7 

Tl\ LI\ 
DEVELOPMENTS 

170, 1200 W. 73rd
. Vancouver, BC V6P 6G5 

Tel: 604-288-1050 
WWW.TATLADEVELOPMENTS.COM 

Facilitated by Agora Planning Ltd. 
Report Authors : Odete Pinho & Shane O'Hanlon 
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1. Overview 

To: 

Erik Wilhelm, Community Planner 

District of North Vancouver 

355 West Queens Road 

North Vancouver, BC V7N 4N5 

Kuldeep Tatla, Tatla Developments 

l 70 - l 200 West 73rd Street 

Vancouver, BC V6P 6G5 

From: 

Odete Pinho, Agora Planning Inc. 

l 02 - 4272 Albert Street, 

Burnaby, BC V5C 2E8 

The following document summarizes the Public Information Meeting held by Tatla Developments on 

Wednesday July 19'" 2017. The intent of the meeting was to share proposed development information 

related to properties at 3468, 3472, 3484, 3490 Mt. Seymour Parkway, District of North Vancouver. 

The project proposal is to develop the property with a total of 27 units townhouse units and 

underground parking. 

The applicant held a facilitated Public Information Meeting on July 19•• 2017. Prior to the meeting 

notices were distributed to all residents as required by the District of North Vancouver planning 

department, notification signage was installed on the property and ads were placed in the newspaper. 

The meeting was attended by 40 people, 13 of whom filled in comment forms at the event. 

Residents expressed concern for the provision of adequate parking, both for the proposed 

development's residents, and for its visitors. Specifically they are concerned with parking in the project 

vicin ity (roadways and Parkgate parking lot) and about parking overflowing into surrounding resident's 

street. Concerns were raised about the existing traffic on Mt Seymour Parkway, the Second Narrows 

Bridge and connecting roads. Residents are concerned with any increased volumes of traffic on the 

road network. Support was expressed for an increase of housing density, the provision of townhomes 

for housing diversity, and a newly improved bus stop associated with the proposed development. 
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2. Community Engagement and Information Distribution 

2.1. Meeting Intent 

The meeting was organized to present proposed architectural, landscaping and traffic management 

plans and to provide residents an opportunity to ask questions and share their thoughts. Information 

was provided from the zoning amendment application submitted to the District of North Vancouver on 

Mayll,2017. 

2.2. Attendance 

Tatla Developments Ltd. consulting team and resource people in attendance at the meeting included: 

Kuldeep Tatla, Principal, Tatla Developments 

Stuart Howard , Principal, Stuart Howard Architects 

Neil Robertson , Principal, Stuart Howard Architects 

Mary Chan-Yip, Principal, PMG Landscape Architects 

• James Lao, Transportation Analyst, Bunt & Associates Engineering 

Odete Pinho, Facilitator, Agora Planning Ltd. 

Shane O'Hanlon, Event Coordination & Planner, Agora Planning Ltd. 

In addition, Eric Wilhelm, Commun ity Planner with District of North Vancouver, attended the public 

information meeting to respond to questions on policy and process at the meeting. 

A total of 40 local residents attended the meeting and 1 3 filled in feedback forms at the event. 

2.3. Notification and Advertising 

To ensure the public information meeting was well advertised, the following notifications were 

completed as per the District of North Vancouver's policy 8-3060-2 requirements: 

Newspaper - North Shore News - Advertisements were printed in two issues of the North Shore 

News community newspaper in the classifieds section on Friday July 14•• and on Sunday 16'" 

Ju ly 2017. 

Over 250 surrounding landowners and neighbours within 1 00m of the 4 properties , 3468 to 

3490 Mt. Seymour Parkway, were sent an information package and invitation to the public 
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information meeting by July 5th 2017, a minimum of two weeks prior to the date of the 

meeting. A map showing the delivery area for the required distribution of information packages 

was received from the District of North Vancouver. 

Notice of development sign was posted on the property by Julys•• 2017, a minimum of two 

weeks prior to the public information meeting. Sign was removed on July 25" 2017. 

The advertisements, distribution zone, and notices are attached as Appendix A to this report. 

Developer's 

Public Information Meeting 
Proposal: 

2 &2.5-StoreyTownhome Development 

7 PM, Wednesday, July 19 
Parkgate Community Centre 
3625 Banff Ct. 

Figure 1: North Shore News, Printed Newspaper Ad 

2.4. Meeting Format 

The meeting was an open house format held at the Parkgate Community Centre, from 7pm - 8.30pm. 

Attendees were encouraged to sign-in, as well as write any feedback down in addition to having 

conversations with the development team members. 

The event schedule was as follows: 

• 7pm: Doors Open/ Open House 

7.30 - 7.45pm: Presentation 

7.45 - 8.30pm: Questions & Answers (facilitated session) 
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The open house information consisted of: 

l 3 poster boards on display showcasing the architectural design , unit layouts, fac;ade 

materials , access points, and parking 

poster board showing the landscaping plans for the site 

poster board with 6 excerpts from the traffic management report 

poster board showing the development review process timeline (provided by Mr. Eric Wilhelm , 

Community Planner, District of North Vancouver) 

Poster boards were staffed by their respective consultants and attendees reviewed materials, asked 

questions and discussed details . The poster boards remained in place the enti re evening for reference. 

Copies of the poster board materials are in Appendix B. 

The presentations included a brief introduction of the development team from the facilitator Odete 

Pin ho . Eric Wilhelm, Community Planner provided an overview of the District development review 

process. An overview l 5-minute presentation included the developer, Kuldeep Tat la, who welcomed 

residents and gave an overview of the project, its progress, and consultations carried out to date. Ne il 

Roberston, the project architect spoke about the design, materials, size, and scope of the 

development, followed by Mary Chan-Yip who discussed the landscape concept. Finally, James Lao 

discussed the traffic management. The floor was then open to a 45 minute facil itated questions and 

answers session. A summary of the key topics raised and photos of the even ing are provided on the 

following pages. 

. ··-··-
~ ·•· 

Figure 2: Open house portion of public information meeting with poster board s being viewed 
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Figure 3: Photo of attendees during presentations at public information meeting 

Figure 4: Photo of attendee's questions being responded to by project architect and develope r 

Figure 5: Photo of attendees talking with the traffic engineer at public information meeting 
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3. Summary of Feedback 

Feedback forms were made available for residents to fill in at the meeting. Thirteen feedback forms 

were completed and received. The feedback received is summarized below and the original forms are 

attached in Appendix C. Comments, concerns, and questions raised during the verbal questions and 

answers session were recorded and are also represented in the following summaries. 

General comments concerning development in the area 

There were a number of comments regarding development in the neighbourhood and concerns 

regarding increases in density exceeding those specified in the OCP, as well as concerns with regional 

scale traffic congestion issues. 

Traffic and Transportation Issues 

During the open discussion, residents raised questions about the number and size of parking stalls. 

The proposed allocation of 2 stalls per unit is based on a standard car and there is no additional 

parking provided for visitors. In addition, larger vehicles or disabled parking spaces actually require 

the equivalent space of 1.5 stalls. Residents asked that wider parking stalls be provided when ta lking 

about homes and parking for seniors. 

Questions were asked about how the calculations for peak traffic volumes were assessed, given that 

peak time calculations showed only 12 cars leaving/ returning to the proposed 27 unit development 

during peak times. James Lao, Bunt & Associates Engineering confirmed that the analysis is accurate, 

based upon similar neighbourhoods, and that the vehicle flow measurements were taken in March 

2017 in coordination with the Department of Engineering and meeting standard assessment 

requirements. Attendees expressed concern that the calculations should be revisited as people 

purchasing properties in the future development will likely include wo rking people and thus the 12 

cars at peak hours seemed low to those concerned. 

There were also objections to opening a road connection through to Gaspe Place, as this would 

increase through-traffic on this lane. Eric Wilhelm confirmed that the District of North Vancouver is not 

intending to extend this as a vehicular access connection. 

Attendees expressed a desire to see the integration of car-share options such as Car2Go or Modo in 

the site parking. Tatla Developments informed residents that such services require a certain density of 

users in an area for the business case to work for these companies. Currently the density of the 

neighbourhood doesn't support these services but residents can submit a request d irectly to Modo 
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and Car2Go to start a pilot project, after which the case for these vehicles can be reviewed. Tatla 

Developments did inform community members that the garage will be set-up to allow the integration 

of such services at a later date, if desired by future owners. 

Some residents asked that the discussion be focused on moving people out of their cars and onto 

public transit. Some expressed that better public transport is needed and explained that buses going 

to Vancouver in the morning are already filled to capacity. Residents were advised to also raise their 

concerns on this issue directly with Translink, who have management over changes to regional 

servicing levels. Tatla Developments informed that a new, better-lit and safer, bus shelter would be 

provided as part of the development and that they have been in consultation with Tran slink. This site 

also proposes to incorporate a bicycle rack near the bus shelter, which would be designed as a 

functional art installation. 

On the written feedback, 11 of the 1 3 completed comment sheets cited traffic and parking as the 

major concern with this project. Issues with limited existing street parking and traffic congestion on 

Mt Seymour Parkway were specifically identified as concerns. Concerns with sightlines and difficulty of 

sites access due to the high volume of traffic conditions on Mt. Seymour Parkway are also key issues 

identified by residents. 

Construction, staging and noise 

Neighbours expressed concern for the potential worsening of traffic during the construction period. 

They also asked questions about the associated noise and sought confirmation of proposed site 

construction hours. Tatla Developments explained that as per requirements with the District of North 

Vancouver, the lane behind the site would be built first to allow for access, and upon completion of 

this lane, all parking of trades' vehicles would be located on site. 

Erik Wilhelm confirmed that bonding and fines are required of developers in advance of construction­

start to discourage i llegal parking or parking on resident's properties. He also noted that a 

construction and traffic management plan must be submitted by Tatla Developments to the District of 

North Vancouver for review, in order to demonstrate how construction traffic and parking will be 

managed to minimally disrupt neighbours during the construction phase. 

Tata Developments would also follow the District of North Vancouver Noise Bylaw. At the public 

information meeting Tatla stated that he expects construction work to take place Monday to Friday 

from 7am to 3pm, with no construction on Saturdays, Sundays and holidays. Only in instances of 

critical path items, such as concrete pouring being delayed by weather constraints, would work be 

carried out on a Saturday. 
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Update: As per the District of North Vancouver's Noise Regulation bylaw, wh ich allows for construction 

from 7 AM to 8 PM, Monday to Friday and 9 AM to 8 PM on Saturdays, Tat la would like to update their 

construction site hours from 7am to latest 5 pm, Monday to Friday, and on Saturdays if needed. 

Existing Pathway Access 

Concerns were expressed about the trail to the north of the site, skirting the golf course. Residents 

wanted to know if the trail would be impacted and whether upgrades were planned to it. Tatla 

Developments responded that this would not be impacted by the development and it lies with the 

District of North Vancouver as to where any upgrades would be carried out to this path in the future. 

Eric Wilhelm confirmed the Districts intention to retain this pedestrian walking pathway. 

Density and Impact to Existing Community 

Some residents objected to an increase in density that is too large for the current road network and 

surrounding community. The District of North Vancouver and Tatla Developments informed those 

present that the density proposed for the site is in accordance with the Official Community Plan. 

A resident stated that the proposed changes "are eroding the identity and sense of place of the 

neighbourhood, eradicating the community character and urbanizing the neighbourhood too much". 

Positive feedback on density included a comment that increasing the density in the area is necessary 

and good in order that people from the area can stay in the community as the neighbourhood grows. 

Affordable Housing 

The design of the town homes received concerns for likely being unaffordable, and questions were 

asked about what protections would be put in place for future homebuyers to purchase units below 

market prices. Residents asked whether there was any way to ensure that local people are given first 

preference in purchasing? Tatla Developments responded and informed attendees that the homes 

would not be advertised internationally or aimed at investors, and would be advertised with only local 

marketing efforts. 

Community Amenity Contribution (CAC) 

An attendee asked who decides what happens with the CAC funds paid to the District. Eri k Wilhelm 

responded that CAC mon ies do not necessarily stay in the neighbourhood where the development 

takes place. The CAC Fund is managed by the District's senior staff and council members. To influence 

al location of funds, residents may express their preferences for investment prior ities directly to sen ior 

staff and Council. 
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3.1. Response to Public Feedback 

No changes are presently contemplated as a result of the Public Information Meeting. 
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Appendices 

A - Public Information Meeting advertising 

B - Display boards shown at Public Information Meeting 

C - Sign-in Sheet and Comment Forms 
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Appendix A - Public Information Meeting advertising 
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Developer's 

Public Information 
Meeting 

Proposal: 

2 & 2.5-Storey Town home 
Development 

7 PM, Wednesday, July 19 
Parkgate Community Centre 

362S Banff Ct. 

Tatla Developments Ltd. 
604-288-1 oso 

NORTH VANCOUVER 

This meeting has been required by the 
Distr ict of North Vancouver as part of the 
regulatory process. 
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Developer's 

Public Information Meeting 
Proposal: 

2 & 2.5-StoreyTownhome Development 

7 PM, Wednesday, July 19 
Parkgate Community Centre 
3625 Banff Ct. 

Tatla Developments Ltd. 
604-288-1050 

This meeting has been required by the District of North Vancouver as part of the regulatory process. 

NORT•l VANCOU\/H< 
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Meeting Agenda: 

Doors Open : 7:00pm 

Open House : 7:00 - 7:30pm 

Presentation : 7:30pm - 7:45pm 

Q&A 7:45pm - 8:30 pm 

For Further Information please contact: 
Kuldeep Tatla Tatla Developments Ltd. 

604-288-1050 

Erik Wilhelm 

604-990-2360 

District of North Vancouver 

Planning Department 

Notice of a Public 
Information Meeting in Your 

Neighbourhood 

Tatla Developments Ltd. is hosting a Public 
Information Meeting to present the 

development proposal for 3 StoreyTownhome 
Development at 3468, 3472, 3484, 3490 Mt. 

Seymour Parkway, North Vancouver, BC. 

This information package is being distributed to the 
owners and occupants within 100 metres of the 

proposed development site in accordance with District 
of North Vancouver policy. 

Meeting Time and Location: 

Wednesday July 19, 2017 
7:00-8:30pm 

Parkgate Community Centre 
3625 Banff. Ct. 
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The Proposal: 

The proposal is to develop the four lots with 3-storey 
townhouses over underground parking with a total 
of 27 units. 16 units are the typical 3 bedroom family 
style townhouse, 8 are ground oriented smaller 
townhomes designed for young families or couples, 
and 3 units specifically designed for seniors. 

The homes will be in 5 blocks around a central 
courtyard with a mixture of unit sizes. Underground 
parking will be provided through a new rear lane. 
The project has been designed with the parking ratio 
at 2 stalls per unit for a total of 54 stalls. There are 
private outdoor spaces for all units through patios at 
grade, balconies and majority of units having roof 
top garden decks. 

The housing form appeals to families with children, 
couples concerned about affordable home 
ownership, and seniors wanting units following 
principles of universal design. The form of 
development will respond to the site constraints of 
traffic, slope, sun, light and surrounding uses. 

The proposed massing responds to the Guidelines for 
Ground Oriented Housing of the District of North 
Vancouver Official Community Plan for low-rise 
housing. 

Key Plan 

Rendering from Mt. Seymour Parkway 
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Appendix B - Display boards shown at Public Information Meeting 
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Exhibit 2.1 
Pedestrians, Cycling and Transit Connections 

3468-3490 Mt Seymour Parkway TIA 
6217.02 May 2017 
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Exhibit 2.2 
Existing Laning and Street Classification 

3468-3490 Mt Seymour Parkway TIA 
6217.02 May2017 
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Exhibit 2.3 
Existing Weekday Peak Hour Volumes 

3468-3490 Mt Seymour Parkway TIA 
621 7 .02 May 20 I 7 
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Exhibit 2.5 
Existing Weekday Peak Hour Pedestrian & Cycling Traffic Volumes 

3468-3490 Mt Seymour Parkway TIA 
6217.02 May20I7 
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Exhibit 2.7 
Parkgate Avenue Existing Parking Supply, Demand & Utilization 

3468-3490 Mt Seymour Parkway TIA 
6217.02 May 2017 
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Exhibit 7.5 
Weekday AM & PM Site Traffic Forecasts 

3468-3490 Mt Seymour Parkway TIA 
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Appendix C - Sign-in Sheet and Comment Forms 
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Comment She t 

July 19, 2017 

Ill STUART HOWARD 
ARCHITECTS INC. 
MEMBfRS NBC AAIC NA 

Swan llowa,-d.-l1,/111ect ~/R(' FR·I/(' . ll-l l'ri11r1p,1/ 

II' "-·",/ Robrrtsmt Ard111rr1 ..tmc \{JU/(' 1'11nc1p11/ 

RE: Proposed Townhouse Project 3468. 3472. 3484. 3490 Mt. Seymour Parkway. 

As neighbours to the proposed project, we would welcome your inpu1 to help us 
refine the design of the proposed project. 

,... 

Name. _____________________ _ 
Adress _____________________ _ 
Contact _____________________ _ 

VANCOUVER BC'. V5Y IJ<i 405 • 375 WEST FIFTH AVENUE 
Telephone 604•(,88-558~ Facsimile 60-l •C,88-748(, 
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Comment Sheet 

July 19, 2017 

II STUART HOWARD 
ARCIDTECTS INC. 
MEMBERS NBC IWC AIA 

StlllWI Howard Arclutect I/BC FRAI< 'A /, 1 Pn11,·11" '' 

W \ '1'1/ Rollt'rtw11 ·lr<·/111,.c, ~/RC· lfRA /( Prmc1pa/ 

RE: Proposed Townhouse ProJect 3468, 3472, 3484, 3490 Mt. Seymour Parkway. 

As neighbours to the proposed project, we would welcome your input to help us 
refine the design of the proposed project. 

Name._- ,==~ ·=f3==(lfa= ' U,,='Y--J=========::::.---
Adress - ADDRESS OBSCURRED 
Contact_ FOR PRIVACY 

•W5 • 375 WEST FIFTH AVENUE VANCOUVER B.C' V5Y IJ<, 
7 clcphonc (,Cl-l•688-5 585 Facs11111lc 60-l•(,8!!-7-1!!6 
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Comment Sheet 

July 19, 2017 

II STUART HOWARD 
ARCHITECTS INC. 
M£Mllt:l!S Al9C RAIC W. 

S tuart I loww·tl Ard11tul . .Jl/J( ' FR.-1/C Al~ l ' rmc,pal 

If' \'e,I Uof.rrt.<011 ·frrl11tec1 .HIJC • HU 1/( l'rmc1pa/ 

RE: Proposed Townhouse Proiect 3468. 3472. 3484. 3490 Mt. Seymour Parkway. 

As neighbours to the proposed project, we would welcome your input to help us 
refine the design of the proposed project. 0 

405 • 375 WESl FIFTH AVENUE 
Telephone 60-H ,88-5585 

VANCOUVER B.C' . V5Y IJ6 
Facsimile 60-H,88-7486 
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II STUART HOWARD 
ARCHITECTS INC. 
MEM8£RS AIBC IWC AJA 

St11<1rt /Inward :lrcliitc, t A/H( ' Nl 1/( ' A I. I J>nnc,p<1/ 

II \r1/ Uofiut•m1 lrr/111ect 1/R< \fR. 1/1 /'rmdpal 

Comment Sheet 

July 19, 2017 

RE: Proposed Townhouse Project 3468, 3472, 3484, 3490 Mt. Seymour Parkway. 

As neighbours to the proposed project, we would welcome your input to help us 
refine the design of the proposed project. 

- 4 cu...: J It:- 1< Ve. 1114:, , 1, •• r <1 01 \ 'l-•;-, / ...; " 1 L ~ l 

• ~ 4 1'-.c I, 1 \1 , I f 1-- (:\ ti l!!J( \. •""--•/2{ ~ ') fl.._) 

Name . .:==A= \J=:;;;;;;;;;;I =·=\..=='-='i::;;;;=============--. 
Adressi ADDRESS OBSCURRED 
Contac 

FOR PRIVACY ...._ ____________________ _. 

VA NCOUVER BC Y 5Y IJ6 405 • 375 WEST FIF7H A\'ENUE 
Telephone (,U,M,88-5585 Facsimile @4•688-7486 
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Comment Sheet 

July 19, 2017 

Iii STUART HOWARD 
ARCHITECTS I NC. 
MEMS! RS AIBC IWC AJA 

Stuari Howard lrd111eo I/RC FR If<. II.I P1111c1pol 

II . \'e1/ llt?lu·rtw11 Ar<l111rc1 11/J( HR.-1/( ' Pnnc,pal 

RE: Proposed Townhouse Protect 3468, 3472. 3484. 3490 Mt. Seymour Parkw.u., 

As neighbours to the proposed project, we would welcome your input to help us 
refine the design of the proposed project. 

? - V <:...,, M ,., le_,/ 
• 

,,-A.. • / s) 

QT -

'"') , l r ,7.J , 

I 
(/Sjb ;'--

•jJ, } r-f·; , t) !] 

-105 • 375 WEST FIFTH AVENUE:. VANCOUVER B.C V5Y IJ<, 
Telephone 60• •(,88-5585 Fae sun 1lc <,0-1 •688-7486 
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Comment Sheet 

July 19, 2017 

II STUART HOWARD 
ARCHITECTS INC. 
MtMllfRS Al8C RAIC AIA 

Swart /lowa,d lrclw,•<1 AIR(' fR~IC .II I l',111<:1f'l1/ 

II , ·e,I /(oh,,nwn ·lrtlnt"t:1 I/RC · \fRH< · f'unnpal 

~ Proposed Townhouse Prolect 3468. 3472, 3484. 3490 Mt. Seymour Parkway. 

As neighbours to the proposed project, we would welcome your Input to help us 
refine the design of the proposed project. 

WI": "'1CUI-D \,111:'.f :@ €,££ ,no,aG l.,')11;(;£R :rr-c:::~s ( SH\<\J. BS 
Arn"l(J MH'1.'41'Y\r , t t;31<twt1"): .for P£,vo.c~, TH£. $\'~1h fAS1 
CD SN{R 

-105 • 375 W EST FIITH AVENUE VANCOUVER BC \':,Y IJ<, 
Telephone <,O-l•<,!<R-5:-X'i F:ics1m1lc <,0-1 •6811-7-186 
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Comment Sheet 

July 19, 2017 

II STUART HOWARD 
ARCIDTECTS INC. 
MEMBfRS f>illC AAIC "1A 

S111art Howard Arclmut Al/1C FR4!< . , I/A l'ri11c11><1I 

II \e,I Uoha/<n,1 ~rtl1il<'cl .-l//:1( ' \{R.11< • l'1111c1pal 

BE: Proposed Townhouse Project 3468. 3472. 3484. 3490 Mt. Seymour Parkway. 

As neighbours to the proposed project. we would welcome your Input to help us 
refine the design of the proposed project. 

; ~•~:;;~~:~:;{:l< loO~~C4' 
~ eve \a~r~ . (::TeO::H"'j cL;W\/\ 

;::;::j c:2i,~: ;~;:~swr.v" 
¾ u:o~£ ~ 7':0.-v'-c~ . ve... Q.tt_ 

-405 • 375 WEST FIFfH AVENU[ 
Telephone 604•6R8-.'i:'i85 

VANCOUVER B.C Y5Y I J6 
Facsimile {,()4•6RX-74X6 
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Comment Sheet 

July 19, 2017 

Iii STUART HOWARD 
ARCHITECTS INC. 
MlcM8£RS A/BC IWC • AIA 

S11wrI llm<<wd .4rc/1i1u1 Al/JC' FTUI< Al.t 1'1·i11c11.,,I 

ll' \ ',,,/ Rol>erl!llHl 4rrh11,•cI ~IR< · ,\IRA!C Prrnc,pal 

RE: Proposed Townhouse Project 3468. 3472, 3484. 3490 Mt. Seymour Parkway. 

As neighbours to the proposed project, we would welcome your input to help us 
refine the design of the proposed project. 

(1, It /'I.) 

Name: ) ~</ (VI"\ rd& e -
Adress i ADDRESS OBSCURRED 
Contact FOR PRIVACY 

/Ho }.. 

405 • 375 WEST FIFTH AVENUE 
Telephone 60-H,88-5 ~85 

VANCOUVER BC. \15Y IJ(, 
F acsi m I le r,04•<,88· 7-016 
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Comment Sheet 

July 19, 2017 

II STUART BOWARD 
ARCHITECTS rNC. 
M£M8ERS AlllC RAIC NA 

Stuart 1/v .. -m·d Archttut Ame· FR .If( ·. II I Pnn, ,pal 

If \e1/ Rnhertwn . .Jrcllll<'CI .Jin<· \fRrl/t f'nr1c1p,1/ 

RE: Proposed Townhouse Pro!ect 3468. 3472. 3484. 3490 Mt. Seymour Parkway. 

As neighbours to the proposed project, we would welcome your input to help us 
refine the design of the proposed project. 

Name STui r-l C.cfJL 
~~~=~:--t.~ A~D~D~ R~E~s===s~o~ B::::=:S:::;C;;::U:::R~ R:::::E:::::D:.::=::z:x:t=:::.:i::====::::;-

FOR PRIVACY 

405 • 375 WEST FIFTH AVENUE VANCOUVER BC. \'5Y IJ(, 
Telephone 60-l•6K8-55R5 Facsimile· (,U4•68K-7-IK<, 
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Comment Sheet 

July 19, 2017 

Ill STUA.RT HOWARD 
ARCHITECTS INC. 
t.lEM8(RS AIIIC RAIC -'IA 

Stuart /lowartl -lrchilect -l/lJ(' F-7H/< . l l-l P1111clpol 

II \t•1/ Roh,•r1w11 Ar<l111,•c1 ·1113< .\IRA IC l'nnc1pul 

BE: Proposed Townhouse Project 3468. 3472. 3484. 3490 Mt. Seymour Parkway. 

As neighbours to the proposed project, we would welcome your input to help us 
refine the design of the proposed project. 

b,,\-~ ·,~ :>r, ½w-,>o~ ±hat ~eor,k ,Me ?A('" \Db»,c 

ac.c:..de .. \:s e ,t€,,,,cb,.\ , W-e ·Hu.:~ \£cJ ~ ru,O\, A 

? k w ha " 2 e,,, <" \l.f \ CA.-\S a.~~\..,¼-· vs a. J 1¼, ,ie. fW.':.. 
~ ~ 

\ua,te k;.;.; ~> <i- 0 ~ }1W:-2ci&ia{6 ~.l. iJiQo b,d_ 

o e;eW ·,v-. tJ.+ iAA x+ ~ ~'· 

\!:11 ½ v,;1\..: 1, \? 0 J aJ'.\At. r, ~ .. ½ 
4 

I :5 €-we-½--{:>_ l \ , 
-u_k£ '->s°u c:L"e.Do~ 6 t{,:j_ ~dt= 
~ ).Q...' 

Name. ~, Ll.:.0- ~ )~ \i2_\ \ )c 7'- , _ . I 

Adress - ADDRESS OBSCURRED 
Contact·_ FOR PRIVACY 

V ANCOUVER B C V5Y I J<, -Hl5 • 375 WEST FIFTH AVENUE 
Telephone (,11-H ,88-5585 Facsm11lc (,04•(,88-748(, 
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Comment Sheet 

July 19, 2017 

Ill STUART HOWARD 
ARCRITECTS INC. 
MEMBERS AIBC RAK AIA 

S111an /1011ar,i .frcllitect .1/fJC FR·l/C AIA /',·111c11ml 

II ' \et/ Roh,•r/VtHI frch1tec1 AJH(' \fR II<' f'mtc,pnl 

RE: Proposed Townhouse ProJect 3468. 3472, 3484, 3490 Mt. Seymour Parkway. 

As neighbours to the proposed project, we would welcome your input to help us 
refine the design of the proposed project. 

Name. E..Vf,,l. 
Adress: ADDRESS OBSCURRED 
Contact FOR PRIVACY 

405 • 375 WEST FIFTH AVENUE 
Telephone 604•688-5585 

VANCOUVER BC V5Y IJ6 
Facsimile (,04•688-748(, 
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Comment Sheet 

July 19. 2017 

II STUART HOWARD 
ARCHITECTS INC. 
MfMBlRS AIBC RAIC '"" 

5,1,wrt 1/oword .4rc/111ec1 1/B(' /•RA/<· ,1/. l 1'1111c111u/ 

Ir \ .,,/ Ront rl\011 ~rchi1,•c1 •I/BC \IR H( · l'rrncipn / 

RE: Proposed Townhouse Project 3468. 3472. 3484. 3490 Mt. Seymour Parkway. 

~ h e>'DI ~=~- ~ A:..:D;;::;D~R.;.;:E:;:;.S..,,S.:.O~B~S~C~U .. R __ R __ E .... D- -------. 
Contact· FOR PRIVACY 

-H15 • 37.'i WEST FIFTH AVENUE 
Telephone 611-H,88-5585 

VANCOUVER BC. V5Y I J<, 
Facs11111lc· 60-H,88-7486 

' 
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Iii STUART HOWARD 
ARCHrTECTS I C. 
MfMBC RS I\IBC • IWC ALA 

S111ar11/,,wanl ~1·cl11tect All:/< r1Ul< · 1111'11ric1pal 

II' l\'e1/ Rolwrlf0/1 lrc/11tec1 AIBC \fR 1/( l'rmc,pal 

Comment Sheet 

July 19, 2017 

RE: Proposed Townhouse Project 3468. 3472. 3484. 3490 Mt. Seymour parkway. 

As neighbours to the proposed project, we would welcome your Input to help us 
refine the design of the proposed project. 
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Name_,=::::;::::;::::;;::::;;::::;::::;;;;;~~l=;;;;v:;;;;d;;;;;::::{e:;;;Zr~' ' ===~;::::=~ =b ='r= f=o=•=, = A= ; =;;;.· _' ...;.;...;:J.;....,.~ 

Adress.1 ADDRESS OBSCURRED 
Contact_ FOR PRIVACY 

405 • 375 WEST Fl FTII A \'EN U E 
Tclcphon<: 604•<,88-5585 

VANCOUVER BC. \'SY IJ(, 
F:icsimilc 60.t•C,SX-7-HU, 

A, ·H, ,. ., 1 
I! , bld·o-11 
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SEYMOUR LOCAL PLAN MONITORING COMMITTEE REFERRAL RESPONSE LETTER -
RECEIVED BY THE DISTRICT OF NORTH VANCOUVER ON JUNE 22, 2017 

3468, 3472, 3484 and 3490 Mount Seymour Parkway: 

Reference is made to the Planning Department's letter of August 12, 2016, to the surrounding 
neighbours pertaining to the Preliminary Planning Application (27 Unit Townhouse Development) 
at the above site. This letter was forwarded to the Seymour Local Plan Monitoring Committee 
(SLPMC) on February 14, 2017. 

The SLPMC has several concerns with this proposal: density being pushed to maximum limits 
without obvious community benefit, development density exceeding the rate suggested in the OCP 
for areas outside of Village centres, the risk of creating a visual "wall of development" along Mount 
Seymour Parkway, community awareness and support of the opening of the Janeway, and finally, 
density outpacing infrastructure development. 

1. Housing density 

The intent of the SLP for developments in this area of Mount Seymour Parkway (MSP) was to 
restrict density to a floor space ratio (FSR) of 0.6, unless there is community benefit provided from 
the increased density as well as a design with 'Seymour Theme' - ref Table 6-1 of the SLP. There is 
no evidence presented by the developer to this point. Further, allowing this scale of density (27 
units on 4 lots for this proposal and 29 units on 4 lots for the 3428-3464 block MSP) will 
significantly exceed the limits for the four blocks (3200-3500) on MSP for which the SLP called for a 
MAXIMUM of 105 units - ref Table 4-1 of the SLP. 

Since 2013 in these four blocks, the density has already increased by 73 ADDITIONAL units in the 
three developments: 60 new units (built on 7 lots =53 additional units) at 3294-3366 Mount 
Seymour Parkway, 16 units (built on two lots= 14 additional) at 3508 MSP and 8 units (built on 2 
lots= 6 additional) at 3568-3572 MSP. These units total 84 units, adding up to 140 when adding the 
proposed 56 units on the 8 lots in the 3400 block MSP. This is ONLY counting multi-family units, 
and not including any of the now relatively few still existing single-family lots. The maximum limit 
of 105 units as per the SLP was already exceeded (111 units) before the current proposal (3468-
3490 MSP) was even made. 

2. Recommended Form and Character 

A significant goal of the development guidelines in the SLP was to protect against the visual "wall" 
(ref Table 6-1 of the SLP) effect in response to the developments at 3200-3500 Mount Seymour 
Parkway. The IRCA development at Apex and 3294-3366 Mount Seymour Parkway was configured 
to break up the visual constraint of their proposed development. The proposed design for 3468 -
3490 Mount Seymour Parkway calls for the maximum SLP density on all four lots with three stories 
in height plus rooftop patios. We are concerned that this, along with several other proposed 
adjacent developments will create the "wall" effect. We suggest a revised design that sets the 
buildings further back from the road and steps the second story back to open the sightlines and 
allow more light in. 

There is another four-lot proposal immediately west of this one ( 4 lots to 29 units) at 3428-3464 
Mount Seymour Parkway. Just east of these two proposed sites is the completed boxlike building at 
3508 Mount Seymour Parkway (totally 12 units), which is not stepped back In the same block east 
of 3508 Mt. Seymour Parkway there is another proposal of 8 units at 3568-3572 MSP. The result of 
these four developments on just two blocks will be 12 lots being transformed into 80 units, 
presenting a solid wall of development for these two entire blocks! 

110



SEYMOUR LOCAL PLAN MONITORING COMMITTEE REFERRAL RESPONSE LETTER -
RECEIVED BY THE DISTRICT OF NORTH VANCOUVER ON JUNE 22, 2017 

3. Mount Seymour Parkway Access 

This development calls for the opening of the Janeway north of the four lots. This Janeway would 
open to Parkgate Avenue and Gaspe Place. The Janeway would need to be widened based on 
conventional requirements for primary vehicular access routes, which is not explicit in the 
proposal. We are curious as to whether a traffic study has been done that considers both this 
proposal and the adjacent proposal at 3428-3464 Mount Seymour Parkway. We are also 
wondering whether all residents on Parkgate Avenue have been informed of the potential traffic 
changes proposed here. 

We have been given to understand that a number of residents in Gaspe Place and on Mount 
Seymour Parkway object (Seymour Local Plan Table 6-1) to opening the Janeway on Gaspe Place to 
provide vehicular access for the two proposed developments, 3424-3464 and 3468-3490 MSP. 

4. Infrastructure in Seymour 

Infrastructure development has been a concern east of Seymour for many years. It is an issue we 
are continually bringing up because it is not being addressed. There is significant development 
completed and proposed in the Maplewood area, the Polygon development along Dollarton 
Highway is soon to be completed, the Tsleil-Waututh are continuing to develop their lands, there 
are these 3 developments proposed for Mt. Seymour Parkway and another large plan for the Raven 
Pub location at Deep Cove Road and Mt. Seymour Parkway, and soon the Seymour Estates will be 
redeveloped. There is still no ambulance station east of the Seymour River (Policy 8.4.1 in the SLP). 
Leaving this neighborhood at rush-hour or coming back is increasingly difficult and is lengthening 
commute times and affecting people's quality of life. The highway and the rivers create pinch 
points for exiting this neighborhood. Development cannot exceed the capacity of this constriction. 

Since Mount Seymour Parkway is not identified as part of a Town Center in the OCP, we feel that 
this proposal is not supporting the aim of concentrating growth in Town Centers. 

Conclusion 

In conclusion the SLPMC does not support the density, form and character and proposed access to 
Mount Seymour Parkway presented in the proposed development for 3468 - 3490 Mount Seymour 
Parkway. 
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Public Hearings

When can I provide input?
We welcome your input Tuesday, June 26, 2018, at 7 pm. You can speak in person by signing up at the hearing, or you can 
provide a written submission to the Municipal Clerk at input@dnv.org or by mail to Municipal Clerk, District of North Vancouver, 
355 West Queens Road, North Vancouver, BC, V7N 4N5, before the conclusion of the hearing. Please note that Council may not 
receive further submissions from the public concerning this application after the conclusion of the public hearing.

Need more info?
Relevant background material and copies of the bylaws are available for review at the Municipal Clerk’s Office or online at 
dnv.org/public_hearing from June 12 to June 26. Office hours are Monday to Friday 8 am to 4:30 pm, except statutory holidays.

3428-3464 Mt. Seymour Pkwy.
29 Unit Townhouse Project

When: 7 pm, Tuesday, June 26, 2018
Where: Council Chambers, District of North Vancouver Municipal Hall, 355 West Queens Road, North Vancouver, BC

Two public hearings will occur consecutively in the order noted below.

What: A Public Hearing for Bylaw 8275, a proposed 
amendment to the Zoning Bylaw, to permit the 
development of a twenty-nine unit townhouse project.

What changes?
Bylaw 8275 proposes to amend the District’s Zoning 

Bylaw by rezoning 
the subject site 
from Single-Family
Residential One 
Acre Zone (RS1) to 
Comprehensive 
Development 
Zone 114 (CD114). 
The CD114 Zone 
addresses use and 
accessory use, 
density, amenities, 
setbacks, building 
and site coverage, 
height, 
landscaping, 
subdivision 
requirements and 
parking and 
storage 
requirements.

Questions?
Erik Wilhelm, Development Planner
604-990-2360 or wilhelme@dnv.org

Proposed*

*Provided by applicant for illustrative purposes only.
The actual development, if approved, may differ.

3468, 3472, 3484 & 3490
Mt. Seymour Pkwy.
27 Unit Townhouse Project

What: A Public Hearing for Bylaw 8254, a proposed 
amendment to the Zoning Bylaw, to permit the 
development of a twenty-seven unit townhouse project.

What changes?
Bylaw 8254 proposes to amend the District’s Zoning Bylaw 
by rezoning the subject site from Single-Family Residential 

One Acre Zone 
(RS1) to
Comprehensive
Development 
Zone 108 
(CD108). The 
CD108 Zone 
addresses use 
and accessory 
use, density, 
amenities, 
setbacks, 
building and site 
coverage, height, 
landscaping, 
subdivision 
requirements 
and parking and 
storage 
regulations.

Proposed*

*Provided by applicant for illustrative purposes only. 
The actual development, if approved, may differ.
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