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   INTRODUCTION

BACKGROUND
On November 2,  2020,  Counci l  directed 
staff  to study several  Distr ict-owned s i tes 
by preparing scenarios that would support 
forming partnerships and the provis ion of 
affordable housing.  This  was also one of  the 
recommended act ions contained in the Rental , 
Social ,  and Affordable Housing Task Force’s 
Inter im Report  as wel l  as their  Final  Report . 
The s i tes under study are identi f ied in the map 
above. 

This  booklet  f i rst  provides an overview of 
bui lding forms that could be considered 
on the s i tes (page 3) .  This  overview is 
fol lowed by a two-page summary of  each of 
the s i tes,  which includes opportunit ies and 
constraints,  fol lowed by two scenarios that 
provide alternat ive bui lding forms:  “base” 
(a l igns with OCP or neighbourhood f i t )  and 
“bonus” (addit ional  height alternat ive) .  The 
scenarios are conceptual  and for  i l lustrat ive 
purposes only,  and wi l l  be informed by publ ic 
engagement. 
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   BUILDING FORMS

TOWNHOUSE LOW- TO MID-RISE HIGH-RISE

Townhouses are mult i - family  bui ldings 
that contain three or more units .  Units 
share inter ior  wal ls  and have direct  access 
outs ide.  Units  may be stacked on top of 
one another or  s ide-by-s ide.

• Suitable for  providing sensit ive 
transit ions to adjacent undeveloped or 
s ingle-family  areas

• Due to costs of  construct ion and 
relat ively low density,  townhouses may be 
less able to provide affordable units  and 
wi l l  be heavi ly  rel iant on external  funding 
and Distr ict  contr ibut ions

• Wood frame construct ion is  cheaper 
than concrete,  support ing project 
v iabi l i ty

• Capable of  providing a mix of  unit  s izes 
and bedrooms

• Parking l ikely accommodated within one 
to two levels  of  underground parking

• Relat ively low density  (4 storeys) 
may pose chal lenges for  providing 
affordable housing,  depending on 
s i te condit ions;  addit ional  f loors (5-6 
storeys)  can offset  the chal lenges

• Concrete and and mass t imber 
are more cost ly  than wood frame 
construct ion,  which means the 
addit ional  density  may not result  in 
s ignif icant ly  more affordable units

• Capable of  providing a mix of  unit 
s izes and bedrooms

• Parking may require mult iple levels  of 
underground parking

• I f  planning mass t imber construct ion,  i t 
is  important to design from the outset

• Above the podium, the bui lding typical ly 
has a smal ler  footpr int  than lower-density 
forms.  This  offers potential  to preserve 
v iews and access to sunl ight between 
bui ldings

• May require mult iple levels  of 
underground parking,  which can be 
cost ly  depending on s i te condit ions

• Addit ional  density  can support  project 
v iabi l i ty  and some abi l i ty  to provide 
affordable housing

Low- to mid-r ise bui ldings are mult i - family 
bui ldings with shared elevators,  hal lways, 
and underground parking.  Bui ldings 4 to 
6 storeys in height are often constructed 
using wood frames.

Tal ler  mid-r ise bui ldings are mult i - family 
bui ldings with shared elevators,  hal lways, 
and underground parking.  Bui ldings above 
6 storeys in height are typical ly  concrete 
or mass t imber construct ion.

Residential  h igh-r ise bui ldings are general ly 
def ined as having 12 or more storeys.  Units 
would be accessed via elevator and have 
pr ivate balconies.  The bui lding may have 
a podium, a larger platform, and a tal ler 
port ion with a smal ler  f loor plate.

CONSIDERATIONS CONSIDERATIONS

4-6 STOREYSUP TO 3-4 STOREYS 7-11 STOREYS 12+ STOREYS

CONSIDERATIONS
CONSIDERATIONS
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   1   ST DENIS AVENUE OVERVIEW

OPPORTUNITIES

CONSTRAINTS

SITE DESCRIPTION
This large s i te is  located north of  the Trans-Canada Highway adjacent to Lynn Creek,  and is  current ly 
occupied by the Distr ict ’s  Fire Training Centre (planned for  relocat ion)  and an asphalt  parking lot .  This 
s i te is  c lose to park space and natural  areas,  Lynn Creek Town Centre,  Lynnmour Elementary School,  and 
exist ing mult i - family  housing.  Addit ional  s i te planning is  required to better  understand needs and future 
uses of  the s i te,  including a new street network and servic ing.

OCP Designation: Inst i tut ional  ( INST)

Consider access and opportunit ies to integrate with local  schools,  Lynn Creek and Inter  River Park.

Potential  for  improved connect iv i ty  between St Denis Ave and Orwel l  St .

This  is  a large s i te that requires comprehensive planning to determine form and density,  access, 
c i rculat ion,  amenit ies,  and servic ing.  The s i te is  current ly  occupied by the Fire Training Centre, 
which would require relocat ion pr ior  to any future redevelopment.

Flood construct ion level  may l imit  the use of  below-grade areas.

Requires analys is  of  access to transit  and services.

VIEW FROM SOUTHWEST VIEW FROM NORTHEAST
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   1   ST DENIS AVENUE SCENARIOS

POSSIBLE BUILDING FORMS
The fol lowing scenarios ref lect  some of  the range of  options that could be considered on the s i te to faci l i tate 
the provis ion of  rental ,  social  or  affordable housing.  These options are conceptual  and wi l l  be informed by publ ic 
engagement.

ESTIMATED NUMBER OF UNITS

DESCRIPTION

CONSIDERATIONS

5

50-75 front ing St  Denis Ave.  Addit ional  units 
wi l l  l ikely  be possible in rear area,  but wi l l 
require further study.

Courtyard townhomes front ing St  Denis Ave. One or two low-r ise residential  bui ldings 
(4 storeys)  f ront ing St  Denis Ave. 

Townhomes could be provided in either rowhouse 
(units  s ide-by-s ide)  or  stacked (above and below) 
forms.  Potentia l  to provide surface parking.

Potential  for  an affordable housing project  may be 
l imited due to servic ing requirements (depending 
on t iming,  potential  future development on 
remainder of  s i te,  and Distr ict  contr ibut ions) . 

75-100 front ing St  Denis Ave.  Addit ional  units  wi l l 
l ikely  be possible in rear area,  but wi l l  require 
further study.

Low-r ise bui lding can provide an addit ional  25-50 
units  compared to townhouse form.

Flood construct ion level  may pose chal lenges for 
using below-grade areas.

Potential  for  an affordable housing project  may be 
l imited due to servic ing requirements (depending 
on t iming,  potential  future development on 
remainder of  s i te,  and Distr ict  contr ibut ions) . 

The graphic provided below is  for  i l lustrat ive purposes only,  and 
intended to faci l i tate high- level  conceptual  planning for  the s i te.  The 
locat ion and type of  s i te components require further study and would 
be subject  to change.

CONCEPTUAL DIAGRAM

Addit ional  area 
planning required to determine 

potential  bui lding locat ions

LEGEND

Potential  future vehicle connect ion /  access

Pedestr ian l ink /  route

Future study area for  potential  bui lding locat ions

Study area

Potential  bui lding locat ion
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   2   MOUNTAIN HIGHWAY & HUNTER STREET OVERVIEW

OPPORTUNITIES

CONSTRAINTS

SITE DESCRIPTION
Located at  the corner of  Mountain Highway and Hunter Street,  this  prominent s i te is  identi f ied in the 
Lower Lynn (“Lynn Creek”)  Town Centre Implementat ion Plan as the gateway into the “heart” of  the 
Town Centre.  The s i te is  currrent ly  occupied by Fire Hal l  #2,  detached s ingle-family  houses,  and a 
temporary presentat ion centre. 

OCP Designation: Commercial  Residential  Mixed Use Level  3 (CRMU 3,  up to 3.50 FSR)

Potential  to provide urban plaza and pedestr ian connect ion to future north-south lane.

Higher bui lding element to s ignal  entrance of  the heart  of  Lynn Creek Town Centre.

1 Future Lynn Creek Community Recreat ion Centre
2 Dÿkhof Nurser ies and Flor ist  relocated to 2308 Old Dol larton Road, North Vancouver

Prominent s i te in the heart  of  Lynn Creek Town Centre that requires effect ive ut i l izat ion. 
Distr ict  expectat ions for  the s i te (e.g. ,  on-s i te amenit ies,  mix of  uses,  and s ignif icant publ ic 
realm improvements)  may be better  accommodated by a market development with potential 
for  an affordable housing component.  Relocat ion of  Fire Hal l  #2 l imits  potential  for  near-term 
redevelopment. 
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   2   MOUNTAIN HIGHWAY & HUNTER STREET SCENARIOS

POSSIBLE BUILDING FORMS
The graphic provided below is  for  i l lustrat ive purposes only,  and 
intended to faci l i tate high- level  conceptual  planning for  the s i te.  The 
locat ion and type of  s i te components require further study and would 
be subject  to change.

Prominent central  urban plaza

CONCEPTUAL DIAGRAM
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Potential  future vehicle connect ion /  access

Pedestr ian l ink /  route

Study area

Potential  commercial  f rontage

Potential  for  ta l ler  bui lding element

Potential  bui lding locat ion
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The fol lowing scenarios ref lect  some of  the range of  options that could be considered on the s i te to faci l i tate the 
provis ion of  rental ,  social  or  affordable housing.  These options are conceptual  and wi l l  be informed by detai led s i te 
study and further publ ic  engagement.

ESTIMATED NUMBER OF UNITS

DESCRIPTION

CONSIDERATIONS

5

225-250

4-storey podium with high-r ise on top,  up to 22 
storeys in height.  Commercial  on ground f loor.

4-storey podium with high-r ise on top,  up to 25 
storeys in height.  Commercial  on ground f loor.

Bui lding form consistent with OCP designat ion and 
Lower Lynn Town Centre Implementat ion Plan,  and 
provides a central  urban plaza. 

Prominent s i te that requires effect ive ut i l izat ion. 
Due to Distr ict  expectat ions for  the s i te (e.g. , 
amenit ies) ,  preferred approach would be a 
market development with an affordable housing 
component.  This  would support  an addit ional 
cash- in- l ieu contr ibut ion that would help provide 
affordable housing on other s i tes.

Addit ional  3 storeys provides potential  for  25-50 
more units  compared to “base” scenario. 

Prominent s i te that requires effect ive ut i l izat ion. 
Due to Distr ict  expectat ions for  the s i te (e.g. , 
amenit ies) ,  preferred approach would be a 
market development with an affordable housing 
component.  This  would support  an addit ional 
cash- in- l ieu contr ibut ion that would help provide 
affordable housing on other s i tes.

250-300

HIGH-RISE (22 STOREYS) HIGH-RISE (25 STOREYS)BASE: BONUS:
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   3   L ILLOOET ROAD AREA OVERVIEW

OPPORTUNITIES

CONSTRAINTS

SITE DESCRIPTION
The Li l looet Road area contains two large Distr ict-owned s i tes.  The boundaries shown refer  to subareas 
of  the s i tes that were determined as l ikely the most suitable for  potential  redevelopment.  Capi lano 
Univers i ty  is  approximately 250 metres to the northeast ,  whi le the Real  Canadian Superstore,  Highway 1 
interchange, and Lower Lynn Town Centre are just  south of  the s i te. 

OCP Designation: Commercial  Residential  Mixed Use Level  1 (CRMU 1,  up to 1.75 FSR)  and Parks,  Open 
Space,  and Natural  Areas (POSNA)

Potential  to provide new retai l  and commercial  space serving students and the local  community.

Potentia l  to expand housing opportunit ies for  residents and students.

Enhance connect ions and access to Capi lano Univers i ty  campus and to Seymour River greenway.

Steep s lope and hydroelectr ic  r ight-of-way in the southern port ion of  the eastern s i te means some 
of  the POSNA area may be better  suited for  development than the CRMU 1 area. 

Size of  eastern s i te and servic ing may require further area planning.
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   3   L ILLOOET ROAD AREA SCENARIOS

POSSIBLE BUILDING FORMS
The fol lowing scenarios ref lect  some of  the range of  options that could be considered on one or more of  these s i tes 
to faci l i tate the provis ion of  rental ,  social  or  affordable housing.  These options are conceptual  and wi l l  be informed 
by publ ic  engagement.

ESTIMATED NUMBER OF UNITS

DESCRIPTION

CONSIDERATIONS

5

The graphic provided below is  for  i l lustrat ive purposes only,  and 
intended to faci l i tate high- level  conceptual  planning for  the s i te.  The 
locat ion and type of  s i te components require further study and would 
be subject  to change.

LEGEND

Potential  future vehicle connect ion /  access

Pedestr ian l ink /  route

Study area

Potential  commercial  f rontage

Potential  bui lding locat ion

CONCEPTUAL DIAGRAM
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Potential  for  ta l ler  bui lding element

Due to s ize of  s i te and potential  number of  possible 
units ,  future redevelopment may benef i t  f rom mix 
of  bui lding forms,  uses,  and tenures with emphasis 
on provis ion of  affordable housing. 

*Commercial  v iabi l i ty  study may be required.

Addit ional  two to four storeys of  height across s i te 
may provide up to an addit ional  145-175 units .  S i te 
s ize and locat ion minimize potential  for  shadowing 
or impacts on other residences.

Due to s ize of  s i te and number of  ant ic ipated 
units ,  future redevelopment may benef i t  f rom mix 
of  bui lding forms,  uses,  and tenures with emphasis 
on provis ion of  affordable housing. 

*Commercial  v iabi l i ty  study may be required.

325-400

Mix of  4-  to 6-storey mid-r ise bui ldings with 
potential  for  some commercial  uses at  grade* 

Mix of  8-  and 10-storey bui ldings with potential 
for  commercial  or  other uses at  grade*

475-575

MID-RISE (4-6 STOREYS) MID-RISE (8-10 STOREYS)BASE: BONUS:
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   4   MAPLEWOOD AREA OVERVIEW

OPPORTUNITIES

CONSTRAINTS

SITE DESCRIPTION
The Maplewood area is  identi f ied as a Vi l lage Centre in the Off ic ia l  Community Plan (OCP),  and is  one 
of  four key centres identi f ied for  new housing and employment opportunit ies.  There are several  Distr ict-
owned s i tes in this  area identi f ied in the OCP for mixed uses general ly  up to 6 or  12 storeys in height. 

OCP Designation: Residential  Level  6 (RES 6,  up to 2.50 FSR)  and Light Industr ia l  Art isan (LIA,  up to   
2 .50 FSR)

New urban trai l  connect ing through Maplewood Park.

Potential  for  higher bui ldings to del iver  addit ional  housing units ,  consistent with Maplewood Vi l lage 
Centre & Innovat ion Distr ict  Implementat ion Plan & Design Guidel ines.

Distr ict-owned land adjacent to the future Maplewood Park is  a potential  locat ion for  community-
serving uses.

Not shown on map: Potential  for  new development on these s i tes to provide non-residential  uses on 
the f i rst  one to two f loors (e.g. ,  off ice,  art isan or l ight industr ia l ,  service,  retai l ,  chi ld care) .

Sites require new lane network for  access.
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   4   MAPLEWOOD AREA SCENARIOS

POSSIBLE BUILDING FORMS
The fol lowing scenarios ref lect  some of  the range of  options that could be considered on one or more of  these s i tes 
to faci l i tate the provis ion of  rental ,  social  or  affordable housing.  These options are conceptual  and wi l l  be informed 
by publ ic  engagement.

ESTIMATED NUMBER OF UNITS

DESCRIPTION

CONSIDERATIONS

5

425-500*

Predominantly  6-storey mixed-use bui ldings,  with 
potential  for  up to 12-storeys at  Rivers ide Drive and 
Old Dol larton Road.

Predominantly  8-storey mixed-use bui ldings,  with 
potential  for  up to 15-storeys at  Rivers ide Drive and 
Old Dol larton Road.

Number of  units  wi l l  vary depending on the mix of 
uses (e.g. ,  smal l -scale l ight industr ia l/art isan on 
f i rst  two f loors) .

Form of development complies with OCP and 
Maplewood Implementat ion Plan.

*Assumes non-residential  uses on f i rst  two f loors.

625-750*

Number of  units  wi l l  vary depending on the mix of 
uses (e.g. ,  smal l -scale l ight industr ia l/art isan on 
f i rst  two f loors) .

Addit ional  two storeys across most of  s i te,  with an 
addit ional  three storeys at  the corner of  Rivers ide 
Drive and Old Dol larton Road, provides potential 
for  an addit ional  200-250 housing units . 

*Assumes non-residential  uses on f i rst  two f loors.

The graphic provided below is  for  i l lustrat ive purposes only,  and 
intended to faci l i tate high- level  conceptual  planning for  the s i te.  The 
locat ion and type of  s i te components require further study and would 
be subject  to change.

CONCEPTUAL DIAGRAM
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Potential  art isan/l ight industr ia l  f rontage

Potential  for  ta l ler  bui lding element

Potential  bui lding locat ion
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MID-RISE (6 STOREYS) MID-RISE (8 STOREYS)BASE: BONUS:
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   5   BURR PLACE OVERVIEW

OPPORTUNITIES

CONSTRAINTS

SITE DESCRIPTION
This s i te,  located off  Burr  Place,  is  located northeast  of  Maplewood Vi l lage Centre in the Seymour 
community.  I t  is  adjacent to Berkley Care Centre,  residential  townhouses,  and the Canlan Ice Sports 
r ink.  The s i te’s  OCP designat ion is  intended for  predominantly  for  mult i - family  housing,  such as low-r ise 
apartments.  The s i te is  current ly  undeveloped and is  steeply s loped in the southern port ion.

OCP Designation: Residential  Level  5 (RES 5,  up to 1.75 FSR)

Potential  integrat ion with future Berkley Road.

Potential  for  local-serving commercial ,  service,  or  other uses at-grade.

Site s ize and or ientat ion provides opportunity for  central  courtyard or gathering space.

Steep s lope near southern port ion of  s i te l imits  developable area.

Not shown on map: There is  a hydroelectr ic  r ight-of-way along the Burr  Place frontage and storm 
sewer bisect ing center of  s i te that wi l l  affect  potential  locat ion of  bui ldings.
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   5   BURR PLACE SCENARIOS

POSSIBLE BUILDING FORMS
The fol lowing scenarios ref lect  some of  the range of  options that could be considered on the s i te to faci l i tate 
the provis ion of  rental ,  social  or  affordable housing.  These options are conceptual  and wi l l  be informed by publ ic 
engagement.

ESTIMATED NUMBER OF UNITS

DESCRIPTION

CONSIDERATIONS

5

75-100

4-storey residential  mid-r ise in the eastern port ion 
of  the s i te,  t ransit ioning to townhouses to the 
west. 

6-storey residential  mid-r ise in the eastern port ion 
of  s i te,  t ransit ioning to a 4-storey mid-r ise to the 
west with service or commercial  uses at  grade.

Mix of  townhouses and 4-storey mid-r ise bui ldings 
al ign with exist ing scale of  adjacent bui ldings.

Townhouses l imit  potential  for  other uses on the 
ground f loor and reduce potential  number of  units .  

125-150

Mid-r ise at  western edge of  s i te provides 
opportunity for  other uses on the ground f loor 
(e.g. ,  service,  commercial ,  etc. ) ,  whi le remaining 
compatible with exist ing scale of  adjacent 
bui ldings.

The graphic provided below is  for  i l lustrat ive purposes only,  and 
intended to faci l i tate high- level  conceptual  planning for  the s i te.  The 
locat ion and type of  s i te components require further study and would 
be subject  to change.

CONCEPTUAL DIAGRAM

B U R R  P L

LEGEND

Potential  future vehicle connect ion /  access

Pedestr ian l ink /  route

Study area

Steep s lope

Potential  commercial  f rontage

Potential  bui lding locat ion
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TOWNHOUSE + MID-RISE (4 STOREYS) MID-RISE (4 -  6 STOREYS)BASE: BONUS:
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