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AGENDA 
PUBLIC HEARING 

Tuesday, May 31, 2022 
7:00 p.m. 

Council Chamber, Municipal Hall 
355 West Queens Road 

North Vancouver, BC 
Watch at https://dnvorg.zoom.us/j/67910218298 

Council Members: 
Mayor Mike Little 
Councillor Jordan Back 
Councillor Mathew Bond  
Councillor Megan Curren 
Councillor Betty Forbes 
Councillor Jim Hanson 
Councillor Lisa Muri 

www.dnv.org 

https://dnvorg.zoom.us/j/67910218298
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 District of North Vancouver 
 355 West Queens Road 
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PUBLIC HEARING 

 
7:00 p.m. 

Tuesday, May 31, 2022 
Council Chamber, Municipal Hall, 

355 West Queens Road, North Vancouver 
 

AGENDA 
 

1970 Spicer Road 
Zoning Bylaw Amendments 

 
1. OPENING BY THE MAYOR 
 
2. INTRODUCTION OF BYLAW BY CLERK 
 

District of North Vancouver Rezoning Bylaw 1418 (Bylaw 8568) 
 
Purpose of Bylaw: 
Bylaw 8568 proposes to amend the District’s Zoning Bylaw by rezoning the subject site 
from Public House Commercial Zone (C6) to Employment Zone – Light Industrial (EZ-LI). 
The EZ-LI Zone addresses permitted uses of land, buildings and structures and off-street 
parking and loading requirements. 

 
3. PRESENTATION BY STAFF 
 
 Presentation: Taylor Jenks, Development Planner 
 
4. PRESENTATION BY APPLICANT 
 

Presentation: Scott Lenz, Headwater Management 
 
5. REPRESENTATIONS FROM THE PUBLIC 
 
6. QUESTIONS FROM COUNCIL 
 
7. COUNCIL RESOLUTION 
 

Recommendation: 
THAT the May 31, 2022 Public Hearing be closed; 
 
AND THAT “District of North Vancouver Rezoning Bylaw 1418 (Bylaw 8568)” be returned 
to Council for further consideration. 

 
8. CLOSING 
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The Corporation of the District of North Vancouver 
 

Bylaw 8568 
 

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: 
 
Citation 
 
1. This bylaw may be cited as “District of North Vancouver Rezoning Bylaw 1418 (Bylaw 

8568)”. 
 
Amendments 
 
2. District of North Vancouver Zoning Bylaw 3210, 1965 is amended as follows: 
 

a) The Zoning Map is amended in the case of lands illustrated in the attached map 
(Schedule A) by rezoning the land from Public House Commercial Zone (C6) to 
Employment Zone-Light Industrial (EZ-LI) 
 

b) The Siting Area Map section is amended by deleting Plan Section C/25.01 
 
READ a first time May 9th, 2022 
 
PUBLIC HEARING held 
 
READ a second time 
 
READ a third time 
 
Certified a true copy of “Rezoning Bylaw 1418 (Bylaw 8568)” as at Third Reading 
 
 
 
       
Municipal Clerk 
 
 
APPROVED by the Ministry of Transportation and Infrastructure on  
 
 
ADOPTED 
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Mayor       Municipal Clerk 
 
 
Certified a true copy 
 
 
       
Municipal Clerk 
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Schedule A to Bylaw 8568 
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~egular Meeting 

D Other: 

AGENDA INFORMATION 

Date: J,1r1 l} 1 2 0 2-'L 
Date:. ________ _ Dept. 

Manager 

The District of North Vancouver 
REPORT TO COUNCIL 

April 20, 2022 
Case: PLN2022-00013 
File: 08.3060.20/013.22 

AUTHOR: Taylor Jenks, Development Planner 

Director 

SUBJECT: Bylaw 8568 - Rezoning from Public House Commercial (C6) to 
Employment Zone - Light Industrial (EZ-LI) at 1970 Spicer Road. 

RECOMMENDATION 

THAT "District of North Vancouver Rezoning Bylaw 1418 (Bylaw 8568)" is given FIRST 
reading; 

AND THAT Bylaw 8568 is referred to a Public Hearing. 

REASON FOR REPORT 

Implementation of the proposal requi res Council's consideration of Bylaw 8568 to 
rezone the subject property (Attachment 2). 

The Rezoning Bylaw is recommended for introduction and referral to a Public Hearing. 

SUMMARY 

DOLL.ARTON HWY 

N 

Scott Lenz of Headwater Management 
has applied to rezone the site of the 
previous "Maplewood Pub" at 1970 
Spicer Road from existing Public 
House Commercial Zone (C6) to 
Employment Zone - Light industrial 
(EZ-LI). The rezoning would 
accommodate the outdoor storage of 
company vehicles and equipment 
associated with a local construction 
business. The proposal involves 
demolition of the existing building, and 
returning the site to a state that 
supports light industrial activities. 1,,,,..;,.. _ ____,.;. ___ ...i..,_ ____ _____,1. 
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SUBJECT: Bylaw 8568: Rezoning from Public House Commercial (C6) to Employment Zone-Light 
Industrial (EZ-LI) at 1970 Spicer Road. 

April 20, 2022 Page 2 

BACKGROUND 

The subject site was zoned Light 
Industrial Zone (13) until 1992 when it 
was rezoned to Public House 
Commercial Zone (C6) and 
redeveloped as the "Maplewood Pub." 
The site has been vacant since 2020 
when the pub closed and the existing 
building has since deteriorated. 

Site and Surrounding Area 

The development site is approximately 
2,229 m2 (23,993 sq. ft.) in size and is 
located in the light industrial area of 
Maplewood, south of Dollarton 
Highway, between Amherst Avenue 
and Riverside Drive. Surrounding land uses are primarily industrial to the north, west 
and south, including Emterra Environmental directly to the west. To the east of the site 
is Dynamic Equipment Rentals which includes the storage of vehicles and equipment. 

EXSITING POLICY 

The proposal has been reviewed 
against the Official Community Plan 
(OCP), the Targeted Official 
Community Plan Review Action Plan, 
the Maplewood Village Centre and 
Innovation District Implementation 
Plan & Design Guidelines 
(Maplewood Plan), the Maplewood 
Employment Lands Strategy, and the 
2019-2022 Council Directions. 

Official Community Plan 

The Official Community Plan (OCP) 
designates the site as "Light 
Industrial Commercial" (UC) - as 
indicated in the map - and intended 
predominantly for a mix of industrial, warehouse, office, service, utility and business 
park-type uses. This OCP designation is consistent with sites to the north, east and 
west, while sites to the south are designated "Industrial" (IND) and intended for heavy 
industrial uses. 

• N 

Document: 5601197 
10



SUBJECT: Bylaw 8568: Rezoning from Public House Commercial (C6) to Employment Zone-Light 
Industrial (EZ-LI) at 1970 Spicer Road. 

April 20, 2022 Page 3 

The proposal has been reviewed against the OCP and is consistent with the following 
policies: 

Policy 3.3: Enabling a Diverse Range of Economic Uses within Employment Lands 

Policy 3.3.2: Preserve industrial designated lands for industrial uses and uses that are 
accessory or supportive of industrial activities 

Policy 3.3.3: Facilitate an appropriate mix of light industrial and non-retail commercial 
uses in Light Industrial Commercial designated lands 

Targeted Official Community Plan Review Action Plan 2021-2030 

The project has been reviewed against the Targeted Official Community Plan Review 
Action Plan (Action Plan) and addresses the following "Priority Actions": 

Priority Action# 1 -Achieve Town and Village Centres that deliver low-carbon, 
compact, and diverse housing, transportation choices, and supportive public amenities 
and employment space 

The proposal responds to the above-noted Priority Action by maintaining the 
employment function of the site, and helping to preserve the industrial base that serves 
the business and residential community on the North Shore. 

Maplewood Village Centre and Innovation District Implementation Plan & Design 
Guidelines (Maplewood Plan) 

The project has been reviewed against the Maplewood Plan and achieves plan 
objectives by contributing to the intensification of industrial uses in Maplewood, and 
providing employment opportunities accessible to those in the Maplewood Village 
Centre. 

Council Directions 2019-2022 

The project has been reviewed against Council's Strategic Directions. 

Key Issue - Economy: Retaining and growing the full spectrum of businesses within 
the District, while building towards a complete community of jobs and housings, will be 
our measures of success. 

As intended with the addition of the Employment Zones to the Zoning Bylaw in 2010, 
the proposal would serve to accommodate the evolution of an existing North Shore 
business and help to preserve one of the District's key employment areas. 

Document: 5601197 
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SUBJECT: Bylaw 8568: Rezoning from Public House Commercial (C6} to Employment Zone-Light 
Industrial (EZ-LI) at 1970 Spicer Road. 

April 20, 2022 Page 4 

Zoning 

The subject property is currently zoned Public House Commercial (C6), which is 
intended to provide for the consumption of alcoholic beverages as a principle use. The 
C6 zone does not permit the light industrial service use as proposed. 

In order to accommodate the 
intended use, Bylaw 8568 proposes 
to rezone the property to 
Employment Zone Light Industrial 
(EZ-LI) to match most of the 
surrounding properties. The EZ-LI 
zone would allow for an increase in 
the maximum building coverage from 
50% to 90% and would increase the 
maximum permitted site coverage 
from 85% to 100%. These changes 
would allow for the intensification of 
industrial uses on the lot, as 
envisioned in the OCP and 
associated policies, and would allow 
flexibility to reflect the changing 
nature of light industrial uses. 

N 

The EZ-LI zone regulates other factors such as maximum height, minimum building 
setbacks, and minimum parking requirements. While no new building is proposed on the 
site with this application, these requirements would apply to any future construction. 

The Zoning Bylaw requires that EZ-LI properties within 50 m of residential-zoned 
properties, comply with the Good Neighbour Policy regarding noise, lighting and air 
quality. As this site lies outside of the 50 m radius from residential properties, and is 
surrounded by industrial properties, no conflicts with neighbouring uses are anticipated. 
Activities on site will be subject to the District's Nuisance Abatement Bylaw and Noise 
Regulation Bylaw, as well as air quality measures administered by Metro Vancouver. 

The site is subject to a "siting area map" in the Zoning Bylaw. The siting area map 
regulates the placement of structures on the site and as the proposed E-LI zoning would 
regulate the siting of structures, the existing siting area map is proposed to be deleted. 

PROPOSAL 

A proposed site plan has been submitted with the rezoning application, which delineates 
three primary areas for the storage of vehicles and equipment as shown on the image 
on the next page. The storage areas are located around the exterior of the site which 
will ensure sufficient space is available for the movement of vehicles through the site. 

Document: 5601197 
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SUBJECT: Bylaw 8568: Rezoning from Public House Commercial (C6) to Employment Zone-Light 
Industrial (EZ-LI) at 1970 Spicer Road. 

April 20, 2022 Page 5 

Two driveway accesses are proposed from Spicer Road using existing let-downs, which 
will help to ensure safe vehicle movement and visibility when entering and exiting the 
site. The proposal includes the demolition of the existing building, and resurfacing of the 
site in a dust-free surface as required by the Zoning Bylaw. Existing hedging along the 
north property line as well as the tree in the southwest corner of the site are proposed to 
be retained which will assist in reducing impacts on neighbouring industrial properties. 
No new building construction is proposed at this time. 

/ 
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t Site Access 

Development Permits 
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Proposed Site Plan 
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t Site Access 

The site is designated within the following Development Permit Areas (DPAs): 

• Form and Character of Commercial, Industrial and Multi-family Development; 
• Energy and Water Conservation and Green House Gas Emission Reduction; and 
• Protection of Development from Hazardous Conditions - Creek Hazard. 
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SUBJECT: Bylaw 8568: Rezoning from Public House Commercial (C6) to Employment Zone-Light 
Industrial (EZ-LI) at 1970 Spicer Road. 

April 20, 2022 Page 6 

The application is exempt from the requirement to obtain a Development Permit for 
Form and Character, as well as Energy and Water Conservation and Green House Gas 
Emission Reduction, as the proposal does not involve the construction or installation of 
any new building or structure. Any future proposals which include buildings or structures 
would be required to obtain these development permits and would be subject to review 
against the applicable guidelines in Schedule B of the OCP. 

The site is identified as a potential flood hazard area in the Protection of Development 
from Hazardous Conditions - Creek Hazard DPA. The application is exempt from the 
requirement to obtain a Development Permit for Protection of Development from 
Hazardous Conditions - Creek Hazard, as there is no expansion of the building footprint 
and does not include the construction of habitable space. Any future proposal involving 
building or structures may require a Development Permit and would be subject to review 
against a Flood Hazard report prepared by a qualified professional. 

Parking 

The applicant is proposing to rezone the site to EZ-LI, with the intent to use the property 
for parking of vehicles associated with their business. As the proposal does not include 
the construction of new floor area, the Zoning Bylaw does not require additional parking 
on-site. 

Development Cost Charges 

The payment of Development Cost Charges (DCCs) will not be required with this 
proposal as no additional Gross Floor Area is proposed. 

Concurrence 

The project has been reviewed by staff from the Building, Engineering, Community 
Planning, Environment, Transportation, Construction Traffic Management, Property 
Use, Legal, and Fire Departments. 

District of North Vancouver Rezoning Bylaw 8568 affects land lying within 800 m of a 
controlled access intersection and therefore approval by the Provincial Ministry of 
Transportation and Infrastructure will be required following third reading of the bylaw 
and prior to bylaw adoption. 

Construction Traffic Management Plan 

In order to reduce development's impact on pedestrian and vehicular movements, the 
applicant is required to provide a Construction Traffic Management Plan (CTMP) with 
submission of a Highway Use Permit application. 

The CTMP must outline how the applicant will work to minimize construction impacts on 
pedestrian and vehicle movement along Spicer Road and Amherst Avenue. The plan is 

Document: 5601197 
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SUBJECT: Bylaw 8568: Rezoning from Public House Commercial (C6) to Employment Zone-Light 
Industrial (EZ-LI) at 1970 Spicer Road. 

April 20, 2022 Page 7 

required to be approved by the District prior to issuance of the required demolition 
permit. 

PUBLIC INPUT 

In accordance with the District's policy on Non-Statutory Public Consultation for 
Development Projects, a letter was sent to approximately 84 addresses in an area 
exceeding 100 m of the site, and a bi-directional sign was placed on the property to 
notify passersby of the proposal and provide an opportunity for input. 

One comment has been received expressing opposition to the rezoning due to impacts 
associated with light industrial uses such as noise, heavy vehicle traffic, and dust, as 
well as perceived security risks arising from visitors to the site. 

Redacted public input is attached as Attachment 3. 

CONCLUSION 

The proposal assists in preserving the existing employment lands in one of the District's 
key industrial hubs, and in providing for the intensification of industrial uses. 

The rezoning proposal is now ready for Council's consideration. 

OPTIONS 

The following options are available for Council's consideration: 

1. Introduce Bylaw 8568, and refer to a Public Hearing (staff recommendation); 

2. Refer the project back to staff for further consideration; or 

3. Defeat the bylaw at First Reading. 

Respectfully submitted, 

Taylor Jenks 
Development Planner 

ATTACHMENTS 

1. Proposed Site Plan 
2. District of North Vancouver Rezoning Bylaw 1418 (Bylaw 8568) 
3. Redacted Public Input 

Document: 5601197 
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SUBJECT: Bylaw 8568: Rezoning from Public House Commercial (C6) to Employment Zone-Light 
Industrial (EZ-LI) at 1970 Spicer Road. 

April 20, 2022 Page 8 

D Community Planning 

D Development Planning 

D Development Engineering 

D Utilities 

D Engineering Operations 

D Parks 

D Environment 

D Facilities 

D Human Resources 

D Review and Compliance 

REVIEWED WITH: 

D Clerk's Office 

D Communications 

D Finance 

D Fire Services 

□ ITS 

D Solicitor 

□ GIS 
D Real Estate 

D ~aw Services 

ta'Planning 

External Agencies: 

D Library Board 

□ NS Health 

□ RCMP 
□ NVRC 
D Museum & Arch. 

D Other: 
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ATTACHMENT_c:J. _ _ _ 

The Corporation of the District of North Vancouver 

Bylaw 8568 

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: 

Citation 

1. This bylaw may be cited as "District of North Vancouver Rezoning Bylaw 1418 (Bylaw 
8568)". 

Amendments 

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

a) The Zoning Map is amended in the case of lands illustrated in the attached map 
(Schedule A) by rezoning the land from Public House Commercial Zone (C6) to 
Employment Zone-Light Industrial (EZ-LI) 

b) The Siting Area Map section is amended by deleting Plan Section C/25.01 

READ a first time 

PUBLIC HEARING held 

READ a second time 

READ a third time 

Certified a true copy of "Rezoning Bylaw 1418 (Bylaw 8568)" as at Third Reading 

Municipal Clerk 

APPROVED by the Ministry of Transportation and Infrastructure on 

ADOPTED 
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Mayor Municipal Clerk 

Certified a true copy 

Municipal Clerk 
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Schedule A to Bylaw 8568 

BYLAW 8568 
District of North Vancouver Rezoning Bylaw 1418 (Bylaw 8568) 

™ PUBLIC HOUSE COMMERCIAL ZONE (C6) TO 
_ _ EMPLOYMENT ZONE-LIGHT INDUSTRIAL (EZ-LI) 

N 

A 
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ATTACHMENT_3 __ 
From: 
To: 
Cc: 
Subject: 

y Mayor and <:,ouocjl - DNY 
ezoning application - 1970 Spice Road 

April 11, 2022 3:37:46 PM Date: 

r, This email originated from outside of the DNV. Do not click links or open attachments unless you 

recognize the sender and know the content is safe. ----------------
Dear Sir .... 

RE CASE: PLN2022-00013 / application for rezoning 1970 Spice Road 

We are opposed to the proposed rezoning of the property at 1970 Spicer Road 

We are not In favour of this rezoning for the stated purpose by Headwater Management 

proceeding further. 

Our concerns and objections are as follows: 

1. ■ property contains Thomas FX Group Inc and Thomas Film Studios. A rezoning that would 

allow heavy diesel trucks immediately behind■ film studio would be extremely harmful for 

film studio operation and would negatively impact■ clients, inhibiting the filming and 

recording of sound in■ studio. 

2. Increased heavy truck and personnel traffic on this lot will increase the possibility of crime and 

persons attempting to break into the- building .... 

are very concerned about an increased crime risk if the property were to be rezoned. 

3. We are very concerned about the amount of dust and debris that movement of a multitude of 

heavy trucks would generate, undoubtedly to the detriment of the health and safety of our 

employees, and the overall appearance of our property. 

4. With a significant amount of heavy vehicular traffic activity on the site, there is no doubt that 

our building will be damaged by one or more of these trucks at various times, detracting from 

the value of our property and generating additional repair costs for our 

business that would be recurring and inhibit our profitability. 

We pay an outrageous amount of property tax. I submit that it would not be ethically correct for the 

District of North Vancouver, who benefits from the collection of these ever-escalating property 

23



taxes, to allow an adjacent land use that would have such a negative effect on our commercial 

property and the profitability of our long standing business, 

Sincerely, 

24
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~egular Meeting 

D Other: 

AGENDA INFORMATION 

Date: J,1r1 l} 1 2 0 2-'L 
Date:. ________ _ Dept. 

Manager 

The District of North Vancouver 
REPORT TO COUNCIL 

April 20, 2022 
Case: PLN2022-00013 
File: 08.3060.20/013.22 

AUTHOR: Taylor Jenks, Development Planner 

Director 

SUBJECT: Bylaw 8568 - Rezoning from Public House Commercial (C6) to 
Employment Zone - Light Industrial (EZ-LI) at 1970 Spicer Road. 

RECOMMENDATION 

THAT "District of North Vancouver Rezoning Bylaw 1418 (Bylaw 8568)" is given FIRST 
reading; 

AND THAT Bylaw 8568 is referred to a Public Hearing. 

REASON FOR REPORT 

Implementation of the proposal requi res Council's consideration of Bylaw 8568 to 
rezone the subject property (Attachment 2). 

The Rezoning Bylaw is recommended for introduction and referral to a Public Hearing. 

SUMMARY 

DOLL.ARTON HWY 

N 

Scott Lenz of Headwater Management 
has applied to rezone the site of the 
previous "Maplewood Pub" at 1970 
Spicer Road from existing Public 
House Commercial Zone (C6) to 
Employment Zone - Light industrial 
(EZ-LI). The rezoning would 
accommodate the outdoor storage of 
company vehicles and equipment 
associated with a local construction 
business. The proposal involves 
demolition of the existing building, and 
returning the site to a state that 
supports light industrial activities. 1,,,,..;,.. _ ____,.;. ___ ...i..,_ ____ _____,1. 
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SUBJECT: Bylaw 8568: Rezoning from Public House Commercial (C6) to Employment Zone-Light 
Industrial (EZ-LI) at 1970 Spicer Road. 

April 20, 2022 Page 2 

BACKGROUND 

The subject site was zoned Light 
Industrial Zone (13) until 1992 when it 
was rezoned to Public House 
Commercial Zone (C6) and 
redeveloped as the "Maplewood Pub." 
The site has been vacant since 2020 
when the pub closed and the existing 
building has since deteriorated. 

Site and Surrounding Area 

The development site is approximately 
2,229 m2 (23,993 sq. ft.) in size and is 
located in the light industrial area of 
Maplewood, south of Dollarton 
Highway, between Amherst Avenue 
and Riverside Drive. Surrounding land uses are primarily industrial to the north, west 
and south, including Emterra Environmental directly to the west. To the east of the site 
is Dynamic Equipment Rentals which includes the storage of vehicles and equipment. 

EXSITING POLICY 

The proposal has been reviewed 
against the Official Community Plan 
(OCP), the Targeted Official 
Community Plan Review Action Plan, 
the Maplewood Village Centre and 
Innovation District Implementation 
Plan & Design Guidelines 
(Maplewood Plan), the Maplewood 
Employment Lands Strategy, and the 
2019-2022 Council Directions. 

Official Community Plan 

The Official Community Plan (OCP) 
designates the site as "Light 
Industrial Commercial" (UC) - as 
indicated in the map - and intended 
predominantly for a mix of industrial, warehouse, office, service, utility and business 
park-type uses. This OCP designation is consistent with sites to the north, east and 
west, while sites to the south are designated "Industrial" (IND) and intended for heavy 
industrial uses. 

• N 
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SUBJECT: Bylaw 8568: Rezoning from Public House Commercial (C6) to Employment Zone-Light 
Industrial (EZ-LI) at 1970 Spicer Road. 

April 20, 2022 Page 3 

The proposal has been reviewed against the OCP and is consistent with the following 
policies: 

Policy 3.3: Enabling a Diverse Range of Economic Uses within Employment Lands 

Policy 3.3.2: Preserve industrial designated lands for industrial uses and uses that are 
accessory or supportive of industrial activities 

Policy 3.3.3: Facilitate an appropriate mix of light industrial and non-retail commercial 
uses in Light Industrial Commercial designated lands 

Targeted Official Community Plan Review Action Plan 2021-2030 

The project has been reviewed against the Targeted Official Community Plan Review 
Action Plan (Action Plan) and addresses the following "Priority Actions": 

Priority Action# 1 -Achieve Town and Village Centres that deliver low-carbon, 
compact, and diverse housing, transportation choices, and supportive public amenities 
and employment space 

The proposal responds to the above-noted Priority Action by maintaining the 
employment function of the site, and helping to preserve the industrial base that serves 
the business and residential community on the North Shore. 

Maplewood Village Centre and Innovation District Implementation Plan & Design 
Guidelines (Maplewood Plan) 

The project has been reviewed against the Maplewood Plan and achieves plan 
objectives by contributing to the intensification of industrial uses in Maplewood, and 
providing employment opportunities accessible to those in the Maplewood Village 
Centre. 

Council Directions 2019-2022 

The project has been reviewed against Council's Strategic Directions. 

Key Issue - Economy: Retaining and growing the full spectrum of businesses within 
the District, while building towards a complete community of jobs and housings, will be 
our measures of success. 

As intended with the addition of the Employment Zones to the Zoning Bylaw in 2010, 
the proposal would serve to accommodate the evolution of an existing North Shore 
business and help to preserve one of the District's key employment areas. 
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SUBJECT: Bylaw 8568: Rezoning from Public House Commercial (C6} to Employment Zone-Light 
Industrial (EZ-LI) at 1970 Spicer Road. 

April 20, 2022 Page 4 

Zoning 

The subject property is currently zoned Public House Commercial (C6), which is 
intended to provide for the consumption of alcoholic beverages as a principle use. The 
C6 zone does not permit the light industrial service use as proposed. 

In order to accommodate the 
intended use, Bylaw 8568 proposes 
to rezone the property to 
Employment Zone Light Industrial 
(EZ-LI) to match most of the 
surrounding properties. The EZ-LI 
zone would allow for an increase in 
the maximum building coverage from 
50% to 90% and would increase the 
maximum permitted site coverage 
from 85% to 100%. These changes 
would allow for the intensification of 
industrial uses on the lot, as 
envisioned in the OCP and 
associated policies, and would allow 
flexibility to reflect the changing 
nature of light industrial uses. 

N 

The EZ-LI zone regulates other factors such as maximum height, minimum building 
setbacks, and minimum parking requirements. While no new building is proposed on the 
site with this application, these requirements would apply to any future construction. 

The Zoning Bylaw requires that EZ-LI properties within 50 m of residential-zoned 
properties, comply with the Good Neighbour Policy regarding noise, lighting and air 
quality. As this site lies outside of the 50 m radius from residential properties, and is 
surrounded by industrial properties, no conflicts with neighbouring uses are anticipated. 
Activities on site will be subject to the District's Nuisance Abatement Bylaw and Noise 
Regulation Bylaw, as well as air quality measures administered by Metro Vancouver. 

The site is subject to a "siting area map" in the Zoning Bylaw. The siting area map 
regulates the placement of structures on the site and as the proposed E-LI zoning would 
regulate the siting of structures, the existing siting area map is proposed to be deleted. 

PROPOSAL 

A proposed site plan has been submitted with the rezoning application, which delineates 
three primary areas for the storage of vehicles and equipment as shown on the image 
on the next page. The storage areas are located around the exterior of the site which 
will ensure sufficient space is available for the movement of vehicles through the site. 

Document: 5601197 
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Two driveway accesses are proposed from Spicer Road using existing let-downs, which 
will help to ensure safe vehicle movement and visibility when entering and exiting the 
site. The proposal includes the demolition of the existing building, and resurfacing of the 
site in a dust-free surface as required by the Zoning Bylaw. Existing hedging along the 
north property line as well as the tree in the southwest corner of the site are proposed to 
be retained which will assist in reducing impacts on neighbouring industrial properties. 
No new building construction is proposed at this time. 

/ 

/ 

t Site Access 

Development Permits 
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' 
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Proposed Site Plan 
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t Site Access 

The site is designated within the following Development Permit Areas (DPAs): 

• Form and Character of Commercial, Industrial and Multi-family Development; 
• Energy and Water Conservation and Green House Gas Emission Reduction; and 
• Protection of Development from Hazardous Conditions - Creek Hazard. 
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The application is exempt from the requirement to obtain a Development Permit for 
Form and Character, as well as Energy and Water Conservation and Green House Gas 
Emission Reduction, as the proposal does not involve the construction or installation of 
any new building or structure. Any future proposals which include buildings or structures 
would be required to obtain these development permits and would be subject to review 
against the applicable guidelines in Schedule B of the OCP. 

The site is identified as a potential flood hazard area in the Protection of Development 
from Hazardous Conditions - Creek Hazard DPA. The application is exempt from the 
requirement to obtain a Development Permit for Protection of Development from 
Hazardous Conditions - Creek Hazard, as there is no expansion of the building footprint 
and does not include the construction of habitable space. Any future proposal involving 
building or structures may require a Development Permit and would be subject to review 
against a Flood Hazard report prepared by a qualified professional. 

Parking 

The applicant is proposing to rezone the site to EZ-LI, with the intent to use the property 
for parking of vehicles associated with their business. As the proposal does not include 
the construction of new floor area, the Zoning Bylaw does not require additional parking 
on-site. 

Development Cost Charges 

The payment of Development Cost Charges (DCCs) will not be required with this 
proposal as no additional Gross Floor Area is proposed. 

Concurrence 

The project has been reviewed by staff from the Building, Engineering, Community 
Planning, Environment, Transportation, Construction Traffic Management, Property 
Use, Legal, and Fire Departments. 

District of North Vancouver Rezoning Bylaw 8568 affects land lying within 800 m of a 
controlled access intersection and therefore approval by the Provincial Ministry of 
Transportation and Infrastructure will be required following third reading of the bylaw 
and prior to bylaw adoption. 

Construction Traffic Management Plan 

In order to reduce development's impact on pedestrian and vehicular movements, the 
applicant is required to provide a Construction Traffic Management Plan (CTMP) with 
submission of a Highway Use Permit application. 

The CTMP must outline how the applicant will work to minimize construction impacts on 
pedestrian and vehicle movement along Spicer Road and Amherst Avenue. The plan is 

Document: 5601197 
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required to be approved by the District prior to issuance of the required demolition 
permit. 

PUBLIC INPUT 

In accordance with the District's policy on Non-Statutory Public Consultation for 
Development Projects, a letter was sent to approximately 84 addresses in an area 
exceeding 100 m of the site, and a bi-directional sign was placed on the property to 
notify passersby of the proposal and provide an opportunity for input. 

One comment has been received expressing opposition to the rezoning due to impacts 
associated with light industrial uses such as noise, heavy vehicle traffic, and dust, as 
well as perceived security risks arising from visitors to the site. 

Redacted public input is attached as Attachment 3. 

CONCLUSION 

The proposal assists in preserving the existing employment lands in one of the District's 
key industrial hubs, and in providing for the intensification of industrial uses. 

The rezoning proposal is now ready for Council's consideration. 

OPTIONS 

The following options are available for Council's consideration: 

1. Introduce Bylaw 8568, and refer to a Public Hearing (staff recommendation); 

2. Refer the project back to staff for further consideration; or 

3. Defeat the bylaw at First Reading. 

Respectfully submitted, 

Taylor Jenks 
Development Planner 

ATTACHMENTS 

1. Proposed Site Plan 
2. District of North Vancouver Rezoning Bylaw 1418 (Bylaw 8568) 
3. Redacted Public Input 
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D Community Planning 

D Development Planning 

D Development Engineering 

D Utilities 

D Engineering Operations 

D Parks 

D Environment 

D Facilities 

D Human Resources 

D Review and Compliance 

REVIEWED WITH: 

D Clerk's Office 

D Communications 

D Finance 

D Fire Services 

□ ITS 

D Solicitor 

□ GIS 
D Real Estate 

D ~aw Services 

ta'Planning 

External Agencies: 

D Library Board 

□ NS Health 

□ RCMP 
□ NVRC 
D Museum & Arch. 

D Other: 
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The Corporation of the District of North Vancouver 
 

Bylaw 8568 
 

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: 
 
Citation 
 
1. This bylaw may be cited as “District of North Vancouver Rezoning Bylaw 1418 (Bylaw 

8568)”. 
 
Amendments 
 
2. District of North Vancouver Zoning Bylaw 3210, 1965 is amended as follows: 
 

a) The Zoning Map is amended in the case of lands illustrated in the attached map 
(Schedule A) by rezoning the land from Public House Commercial Zone (C6) to 
Employment Zone-Light Industrial (EZ-LI) 
 

b) The Siting Area Map section is amended by deleting Plan Section C/25.01 
 
READ a first time May 9th, 2022 
 
PUBLIC HEARING held 
 
READ a second time 
 
READ a third time 
 
Certified a true copy of “Rezoning Bylaw 1418 (Bylaw 8568)” as at Third Reading 
 
 
 
       
Municipal Clerk 
 
 
APPROVED by the Ministry of Transportation and Infrastructure on  
 
 
ADOPTED 
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Mayor       Municipal Clerk 
 
 
Certified a true copy 
 
 
       
Municipal Clerk 
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Schedule A to Bylaw 8568 
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2030 TARGET 
33% increase in built square feet in employment lands 

3 Employment Lands

31AMENDED JULY 30, 2021

The District’s objective for employment lands is to encourage wealth-generating investment 

of  two designations: Industrial and Light Industrial Commercial

3.2

3.3

3.4

3.5



32       AMENDED JULY 30, 2021

3.2 Intensifying Uses on Employment Lands

economic activity and jobs in the community.

business investment in the community.

POLICIES

1.

2.

3.

4.

in the community small. The District’s objective is to make more intense use of  our employment land 
base. 

POLICIES

1.

2.
Industrial Commercial uses

3.1 Protecting the Employment Function of 
Employment Lands



33AMENDED JULY 30, 2021

resilient local economy 

and use new technologies. Some businesses need many uses on the same site. The District’s objective is to 

POLICIES

1.

2.
activities

3.
Commercial designated lands

3.3 Enabling a Diverse Range of Economic 
Uses within Employment Lands
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Achieve Town and Village Centres that deliver low-carbon, 
compact, and diverse housing, transportation choices, and 
supportive public amenities and employment space

Reduce greenhouse gas emissions from buildings, 
transportation, and waste to address the climate emergency

Advocate for infrastructure and service improvements, such as 
Rapid Transit, to get our key transportation networks  
moving better

Make transit faster and more reliable on our major routes

Strengthen the resiliency of natural and built environments 
to adapt to a changing climate

Prioritize rental, social, and supportive housing projects to 
increase the range of housing options

Create a continuous and connected network of walking and 
cycling routes to encourage more people of all ages and 
abilities to walk and cycle

Increase housing diversity to support a range of incomes, 
household types, and accessibility needs within and close to 
Town and Village Centres

1

3

7

2

5

4

6

8

Include social equity 
considerations in District 
decision-making to strive 
for a more inclusive and 
equitable community 

Include climate change 
considerations in 
decision-making to 
increase the District’s 
climate leadership

1 2

P
ri

o
ri

ty
 A

ct
io

ns
Priority Actions Summary
These actions make significant contributions to the goals in the four 
topic areas, as illustrated below.

Contributes to goals

These priority actions are to be implemented using the 
following lenses:

Little to no impact

Key

Small impact

Moderate impact

Large impact
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Priority Actions

PRIORITY ACTION #1

Achieve Town and Village Centres that deliver low-carbon, 
compact, and diverse housing, transportation choices, and 
supportive public amenities and employment space 

This action could include: 
Focusing on completing the compact Town and Village Centres that are housing-diverse, 
mixed-use, and offer a range of services within walking and cycling distance (e�g�, amenities, 
transit, housing, employment, and recreation opportunities)� Considering approval of 
applications that contribute to achieving the “network of centres” vision in the Official 
Community Plan while ensuring new development has low greenhouse gas emissions and is 
resilient to climate change�

Desired Outcomes 

 – Complete, connected communities where 
people can live, work, learn, and play.

 – High quality, safe, and comfortable walking, 
cycling, and transit connections within the 
District’s Town and Village Centres. 

 – Housing and business forms that suit diverse 
needs, lower greenhouse gas emissions, support 
rapid transit, and are resilient to climate change. 
Rapid Transit options can include Rapid Bus, 
SkyTrain, and/or Light Rail.

Current Trajectory 

Development has been progressing in the Town 
and Village Centres, resulting in new homes 
and business space, contribution to community 
amenities, and new walking and cycling 
infrastructure. Growth in the Town and Village 
Centres has started to result in improving transit 
service and regional plans for more frequent and 
rapid transit in the future. 

As the Town and Village Centres are still in progress 
to realize the OCP vision, there are amenities and 
walking and cycling routes that have not yet been 
completed, and some challenges for businesses 
hoping to grow along with local residents.

CostTrajectory Stage

Accelerate

Contributes to Goals District’s Role

Partner
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Implementing Activities

– Prioritize the creation of
affordable housing that is
integrated into the Town and
Village Centres.

– Encourage development and
approval of housing designed
to accommodate low-income
families and seniors.

– Prioritize inclusion and
accessibility in the development
of public and private spaces
in Town and Village Centres
to ensure the safe mobility
and inclusion of all people
regardless of abilities.

– Integrate facilities providing
public services such as libraries,
parks, affordable child care,
and grocery stores throughout
neighbourhoods within the
District. Ensuring they are
located where the people are.

– Secure spaces for non-profit
community and social service
providers.

Activities

A Conduct a Development Approvals Program review to capture 
a streamlined and consistent Town and Village Centres approval 
process that prioritizes and incentivizes development that is 
aligned with the District’s goals.

B Focusing on Town and Village Centres, continue to explore 
incentives and policies that achieve the District’s housing goals, 
and clearly communicate these programs and policies. 

C Ensure that development within the Town and Village Centres 
meets multiple community objectives and contributes to this 
priority action, as well as others.

D Ensure that Town and Village Centres are delivered with enough 
density to support future rapid transit. 

E Ensure that development provides off-site amenities, including 
active transportation infrastructure and comfortable bus stops 
and on-site amenities, including secure bicycle parking, adequate 
passenger loading / unloading zones. Also ensure that all 
development meets Transportation Demand Management and 
Parking Management policies.

F Identify central locations for freight delivery loading / unloading 
for smaller vehicles and cargo bicycles in proximity to Town and 
Village Centres.

G Implementing new low-carbon standards for all new residential 
and commercial buildings (July 2021).

H Ensure Town and Village Centres are planned and developed to 
be resilient to climate change and sea level rise in accordance 
with the District’s Climate Change Adaptation Strategy, the North 
Shore Sea Level Rise Strategy, and other applicable policies.

I Identify opportunities within Town and Village Centres to enhance 
ecosystems and protect natural assets on private and public lands.

J Undertake a Town and Village Centre-focused commercial 
strategy to both identify existing barriers to development and 
to highlight effective mitigation and development incentive 
measures (see also Supporting Action #4). 

K Ensure that diverse and affordable housing types are located close 
to services, employment and transit.

L Identify opportunities to develop parks and recreation facilities 
within Town and Village Centres in a way that enhances equity and 
climate goals.

Partners

• Development Community

• Social Service Organizations

Equity 
Considerations 

PRIORITY ACTION #1
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1
IMPLEMENTATION PLAN

ParT 1: inTroduCTion and baCkground 

1 IntroductIon
 

1.1 Summary and Plan context

Identified as a Village Centre in the District of North Vancouver’s 2011 Official 
Community Plan (OCP), Maplewood is one of the four key centres identified for growth 
in the Network of Centres Concept (see Figure 1). Roughly 1,500 new residential units 
are planned for, along with capacity for an additional 9,290 square metres (100,000 
square feet) of new commercial space by 2030.

There are existing employment lands within, and immediately adjacent to, Maplewood 
including both heavy and light industries. One of the cornerstones of this plan is to 
protect and enhance existing employment lands and dramatically expand job-creating 
land uses in the Maplewood area. This plan aims to capture approximately 4,500 net 
new jobs and over a million square feet of employment floor area in the District by 
2030 through new land use policies and regulations to support wealth-generating 
investment, create new employment opportunities and increase tax revenue, benefiting 
the entire community. The resulting mix of land uses will include options for living, 
working, playing, creating, and learning. 

Recognizing the importance of locating good jobs in close proximity to housing 
options, 900 residential units are contemplated in the Innovation District to provide 
employee-oriented housing as a supportive use for the dramatic expansion of jobs 
contemplated in this implementation plan. 

From a mobility standpoint, there is currently no standard street grid in Maplewood 
and cycling and pedestrian routes within the neighbourhood are sporadic and not 
connected to key destinations. Improvements for traffic and goods movement, 
circulation, and connectivity for all modes of travel (including, walking, cycling, transit, 
and driving) are contained in the plan to accommodate the anticipated growth in 
Maplewood.

Maplewood has significant green spaces within, and surrounding it. This includes the 
Maplewood Conservation Area, Windridge Park, Hogan’s Pools Park, Maplewood 
Creek Park and Seymour River Heritage Park. These parks are largely natural areas and 
currently there is a limited amount of active recreational park space located directly 
within the community. 

This plan aims to expand active recreational park space within the community and 
protect and enhance green spaces and environmentally sensitive features including 
steep escarpment slopes, watercourses, remnant forested areas, and riparian and 
mature forests, which support wildlife and resident and migratory bird species for future 
generations to experience and appreciate.
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IMPLEMENTATION PLAN

ParT 2: Vision, PrinCiPles and PoliCies

2 maPlewood land uSe Plan and ImPlementatIon 
PolIcIeS 

2.1 vISIon for maPlewood

The Official Community Plan vision for Maplewood Village, developed in consultation 
with the local community, is that Maplewood will be:

“a complete and balanced community with local jobs equalling the local 
labour force. In particular, jobs for local people and especially jobs for 
local young people should be encouraged and this will also have the 
merit of increasing the municipal tax base. New employment areas will 
reflect a high environmental standard and will also have high aesthetic 
standards, reflecting the community’s outstanding natural environment. 
There will be a variety of housing for all ages and incomes and family 
circumstances centred on a newly invigorated, walkable Maplewood 
village centre. Old Dollarton Road will become a key focus of pedestrian 
activity, a street lined with new retail business with apartments and live/
work units above. The Maplewood village centre will be convenient 
for transit and pedestrians and will be the nerve centre of an extensive 
system of trails, which wend through the community stretching from the 
Seymour River to Windridge and from Hogan’s Pool to Burrard Inlet.” 
(Schedule A, District Official Community Plan, 2011).
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2.2 guIdIng urban deSIgn PrIncIPleS to SuPPort the  vISIon

Compact Village Core: 
the highest development 
densities and building 
heights, as specified in this 
plan, should be located within 
the village core area and 
include residential and mixed 
use residential/commercial 
uses.

Distinct Neighbourhood 
Districts: distinct, yet 
connected precincts within 
Maplewood, each with its 
own unique purpose and 
character, should be fostered.

Connected and Diverse 
Public Realm and Green 
Space: unique places should 
be created to integrate 
existing parks and trails with 
a series of interconnected 
community, and smaller active 
parks, natural park areas, and 
plazas within the community.  

Strong Commercial Centre 
and Clustered Community 
Services: small plaza spaces 
and a community hub should 
be integrated within the 
village core to serve as the 
primary commercial and 
service areas for Maplewood 
Village Centre. 

Walkable Community: 
buildings presenting an 
attractive face to the street, 
with architectural details, 
public art, wayfinding, and 
site-design elements that are 
inviting and friendly to people 
walking. The Village Centre 
should include a pedestrian-
friendly High Street and 
shared street.
 

A “Green and Innovative” 
Character: an authentic 
sense of place centred 
on integrating natural 
elements and places, green 
infrastructure, green building 
design, and the support 
of a sustainable lifestyle 
(including transit, walkable 
neighbourhoods, a complete 
community, and, live-
work-recreation) should be 
fostered.   
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Diverse Development and 
Housing Types: development 
at various scales, types 
and forms should be 
provided that offers a range 
of options and tenures. 
Options for business, car-free 
development, and housing 
for a workforce living directly 
within the community. 

Connect to the Water: 
public connections to 
the waterfront (river or 
inlet) should be provided 
where opportunities exist, 
while respecting and 
acknowledging river and 
coastal floodplains in the 
design of new development.  

Clear Hierarchy of Streets, 
Improved Access and  
Multi-Modal Options: 
transportation connections 
and access for all modes 
(walking, cycling, transit, 
and driving), to/from/within 
the community should be 
improved, including a strong 
connection from the Village 
Centre to Maplewood North 
following a “complete 
streets” model. 

Prioritize Environment: 
sensitive areas and wildlife 
corridors should be protected 
with opportunities for 
education, programming, 
and pilot projects such as 
daylighting of creeks.

Promote Innovative 
Employment Generation: 
new industry, innovative 
business opportunities, and 
small scale local start-ups as 
well as required municipal 
and protective services 
should be supported.
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2.3 area Structure and Scale

Maplewood is approximately 80 hectares (198 acres) in area. Maplewood Village Centre 
is compact, with relatively small blocks making access to shopping and community 
services convenient. Maplewood North is about an 8-minute walk to the Village Centre, 
for an average person, and currently only connected via Dollarton Highway.

The concept plan for Maplewood illustrates a compact, complete, connected and 
energy-efficient community that includes a mix of land uses to provide residents with 
the opportunity to live, work, play, learn and create within their community.

Figure 5:  Area Structure & Scale
 
To achieve this vision for Maplewood the plan divides the area into three precincts: 
each with their own unique purpose, character and identity. 

1. Maplewood Village Centre is the central commercial hub and includes a diversity 
of multi-family housing, mixed-use commercial/residential, live/work and small-
scale artisan industrial housing, as well as institutional uses including a school and 
local community services. 

5 M
IN W

ALK

MAPLEWOOD VILLAGE 
CENTRE

MAPLEWOOD NORTH
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2. Maplewood North Innovation District is a new district offering an innovative mix 
of employment, educational, recreational and limited residential and community 
uses in a campus-style structure. This area will be connected to the Village Centre 
by major arterial routes and an active transportation network. Parks, open space 
and natural areas are integrated throughout to create a connected network. 

3. Dollarton Highway South is a strong industrial and employment area with 
opportunities to intensify as existing and local business expand and provides 
opportunities for the expansion of business park uses.

Figure 6:  Maplewood Precincts
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1
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3
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8
8

Design Concept Highlights
 
1.  Village Heart  - mixed-use commercial-residential, mid-rise apartment and live/work
2.  Multi-family townhouses and/or low rise apartments
3.  Light Industrial - Commercial - Business: Intensification of uses
4.  Industrial Live/Work Precinct - artisan manufacturing
5.  Innovation District Light Industrial / Commercial Business - with employee dedicated housing
6.   Natural Park & Conservation Areas (within the planning area boundary)
7.  Innovation District - Light Industrial Commercial-flexible employment area
8.  Active Park Spaces
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LEGEND

Commercial / Mixed-Use

Live/Work

Multi-family - Townhouse

Multi-family - Apartment

Community Use / Institutional

Light Industrial / Commercial

Employee Dedicated Residential

5

7

6

6 6

6

Figure 7:  Illustrated Concept Plan for Maplewood 
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2.4 land uSe deSIgnatIonS and denSItIeS

Land use designations and associated densities are cited below:

Figure 8:  Maplewood Land Use Plan



17
IMPLEMENTATION PLAN

TABLE A: Land Use Designations

Land Use Category Description

 Residential Level 4:  

Transition Multifamily      

Areas designated for transitional multifamily are intended predominantly for multifamily uses within or in close 
proximity to centres and corridors, or as a transition between higher density sites and adjacent detached and attached 
residential areas. This designation typically allows for a mix of townhouse and apartment developments up to 
approximately 1.20 FSR.

Residential Level 6: 
Medium Density 
Apartment

Areas designated for medium density apartment are intended predominantly to provide increased multifamily housing 
up to approximately 2.50 FSR at strategic locations in centres and corridors. Development in this designation will 
typically be expressed in medium rise apartments. Some commercial use may also be permitted in this designation. 

Commercial Residential

Mixed-Use Level 1

Areas designated for commercial residential mixed-use level 1 are intended predominantly for general commercial 
purposes, such as retail, service and offices throughout the District. Residential uses above commercial uses at street 
level are generally encouraged. Development in this designation is permitted up to approximately 1.75 FSR. 

Commercial Residential 

Mixed-Use Level 2

Areas designated for commercial residential mixed-use level 2 are intended predominantly for medium density general 
commercial purposes, such as retail, service and offices at limited sites within the District. Residential uses are typically 
expected to accompany commercial uses. Development in this designation is permitted up to approximately 2.50 FSR.

Commercial
Areas designated for commercial are intended predominantly for a variety of commercial and service type uses, where 
residential uses are not generally permitted. Development in this designation is permitted up to approximately 1.0 FSR.

Institutional
Areas designated for institutional are intended predominantly for a range of public assembly uses, such as schools, 
churches, recreation centres, and public buildings. Some commercial and accessory residential uses may be permitted.

Light Industrial 

Commercial

Areas designated for light industrial commercial are intended predominantly for a mix of industrial, warehouse, office, 
service, utility and business park type uses. Supportive uses including limited retail and limited residential uses may be 
permitted.

Light Industrial 

Commercial Mixed-Use                          

- Innovation District 

Areas designated for light industrial commercial mixed-use - innovation district are intended predominantly for a 
mix of industrial, warehouse, office, service, utility and business park type uses up to approximately 1.10 FSR. Light 
industrial uses at street level are generally encouraged, and commercial uses, such as retail, service and office, are 
typically expected above street level. Supportive uses including limited institutional, and limited recreational uses may 
be permitted.

  Light Industrial 

Residential Mixed-Use - 

Innovation District 

Areas designated for light industrial residential mixed-use - innovation district are intended predominantly for a mix of 
industrial, warehouse, office, service, utility, and business park type uses up to approximately 1.10 FSR. Light industrial 
uses at street level are generally encouraged, and residential uses are typically expected above street level. Supportive 
uses including limited institutional, limited recreational, and residential-only uses may be permitted.

  Light Industrial Artisan

Areas designated for light industrial artisan are intended predominantly for a mix of small-scale light industrial, 
warehouse, service, utility and residential uses up to approximately 2.50 FSR. Light industrial uses at street level are 
generally encouraged, and residential uses are typically expected above street level. Supportive uses including limited 
office, and limited retail uses may be permitted. 

Parks, Open Space and 

Natural Areas

Areas designated for parks, open space and natural areas are intended for a range of public and private uses focused 
principally on the protection and preservation of ecologically important habitat areas, the regional drinking water 
supply, or the provision of diverse parks, outdoor recreational, or tourism opportunities.
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LAND USE POLICIES

• Require land uses to be in accordance with the Maplewood Land Use Plan (Figure 
8).

• Proposals for rezoning of lands should be evaluated relative to the uses identified 
on the Land Use Plan, the policies of this plan and other District plans and policies.  

• Encourage redevelopment in the Village Centre that is consistent with the Land 
Use Plan and at densities that support local commercial and transit service.

• Support mixed-use, medium-density housing with retail or live/work options 
at street level along Old Dollarton Road (west of Riverside Drive) and west of 
Seymour River Place.

• Support mixed-use, medium-density housing with industrial at street level and 
industrial or office on the second storey along Old Dollarton Road (east of 
Riverside Drive) where small business owners can live, work and create.

• Support light industrial commercial uses, including intensification of light industrial 
commercial uses on existing employment lands in Dollarton Highway South.

• Introduce an Innovation District in Maplewood North to encourage a flexible mix 
of light industrial commercial, institutional, recreational and residential uses within 
the same area to co-locate people and jobs and provide for the changing nature of 
employment.

• Promote opportunities for renewable energy technology industries and jobs in the 
Maplewood area recognizing the growth potential in the renewable energy sector.

• Focus most new local-serving commercial and services in the Village Centre, 
except a limited amount of small scale services that directly support daily worker 
needs within the Maplewood North Innovation District. 

• Incorporate a new community hub with community services that promote physical 
and social activity and a diversity of space offerings in the Village Centre.

• Incorporate civic facilities to relocate municipal and protective services, such 
as a consolidated fire station and fire training centre in the Maplewood North 
Innovation District area to improve fire response.

• Continue to work with School District 44 to investigate the opportunity to retain 
the school use at its current location within the Village Centre.

• Provide a community park and neighbourhood park for active recreational 
opportunities within the Village Centre and improve green space connections 
within the overall area.

• Develop a cohesive Public Art Master Plan that identifies clear opportunities and 
priorities for the provision of public art.

• Support alternative forms and tenures of multi-family housing, such as fee simple 
rowhousing, co-housing and lock-off suites within the Village Centre.
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2.14 ProxImIty to heavy InduStry

Industry contributes significantly to the prosperity and success of the District, by 
providing employment opportunities, goods, and services enjoyed by businesses and 
residents. Heavy industrial activity does create some risk to nearby areas. In the District, 
studies and assessments have determined chemical hazard associated to an accidental 
release of chlorine as a risk having potential off-site impacts to neighbouring or 
proximate areas. The District’s intention is to manage risk associated with development 
in these areas through appropriate site planning and building design. 

Risk contours have been established for the Maplewood area due to the proximity of 
hazardous substances potentially used in areas designated for heavy industrial activities. 
Each risk contour identifies allowable land uses and densities permitted, based on the 
distance from the risk source. 

Figure 14:  Risk Contours

POLICIES

• Encourage safety in the location and construction of development.

• Land uses, densities, building design and construction should generally be 
consistent with the MIACC (Major Industrial Accidents Council of Canada) best 
practice recommendations for appropriate land uses and densities from the risk 
source, or any similar, successor or replacement agency that may exist from time to 
time.



35
IMPLEMENTATION PLAN

Figure 17:  Maplewood Precincts

ParT 3: MaPlewood design guidelines

The Maplewood Design Guidelines describe area-wide and precinct-specific design 
guidelines and strategies to enable the sensitive addition of new built form and 
public open space to the existing community. The guidelines apply across the entire 
Maplewood planning area, as well as within each of the unique precincts within 
Maplewood: the Village Centre, Maplewood North Innovation District, and Dollarton 
Highway South. As each precinct draws design inspiration from current and historic 
activities specific to the area, so do the built form and landscape design elements. 
The combination of area-wide and precinct-specific features and design elements will 
help maintain a level of consistency throughout Maplewood while allowing a unique 
character for each precinct to emerge.  

The Maplewood Village Centre and Innovation District Implementation Plan and Design 
Guidelines are intended to augment the Form and Character guidelines in Schedule B 
of the Official Community Plan (2011), as amended. 



36

DISTRICT OF NORTH VANCOUVER

3 area-wIde guIdelIneS

3.1 overall Intent

Maplewood’s charm lies in the diversity of uses and styles that co-exist within a green 
and natural setting close to the Burrard Inlet. The intent of these guidelines is to 
support its emerging “eclectic mixed-use industrial” character. The plan establishes a 
clear vision for the neighbourhood as a highly sustainable, livable, and unique place 
that fits within and draws from its context and natural areas. 

The overall intent of these guidelines is to create a vibrant, safe and accessible 
environment, whether urban or more natural, that is well connected, promotes 
pedestrian activity and comfort, and vibrant street life. This is achieved through 
supporting active transportation, transit-oriented design, creating a vibrant Village 
Centre and well-considered residential areas, as well as intensifying industrial 
commercial uses in Dollarton Highway South and establishing the Maplewood North 
Innovation District. These overall guidelines apply to all three precincts in the plan.

3.2 orIentatIon and SItIng conSIderatIonS

a. Building design should reflect the 
natural topography and context, and, 
to the extent possible, retain existing 
individual trees and forested areas.

b. Development should avoid ESAs 
(Figure 13). 

c. Ensure new buildings meet energy 
efficiency standards and performance 
targets as guided by the BC Energy 
Step Code and promote the transition 
to net zero energy ready buildings by 
2032. 

d. Encourage building energy 
benchmarking and labelling.

e. For parcels located within the 1 x 
10-6 risk contour, new buildings or 
structures and associated accessory 
buildings or structures with residential 
components should incorporate the 
following measures in their design:

i. HVAC systems that maintain a 
slight positive pressure inside the 
building to prevent chlorine from 
entering.

ii. Toxic gas detectors for chlorine 
on building HVAC systems to  
automatically shut down air intake on 
high chlorine levels.

iii. Adequate exit routes (stair wells, 
doors, etc.) for evacuation, including 
battery backup lighting and/or other 
failsafe means of directional signage 
and guidance.

iv. Sealable doors at each floor level 
and/or within floor levels to restrict 
airflow movement as necessary.

v. Emergency phones for contact with 
emergency responders and building 
residents.

vi. Building public address systems for 
contact and communication with 
building occupants.

vii. Emergency plans clearly defining for 
all building occupants what to do 
to protect themselves should they 
be asked to evacuate or to shelter 
inside.   
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3.8 acceSS, ServIcIng and on-Street ParkIng

Plan policies aim to ensure developments provide adequate access, servicing and on-
street parking for vehicles and bicycles, while minimizing negative impacts on the safety 
and attractiveness of the public realm.

VEHICLE ACCESS, SERVICING, AND ON-STREET PARKING
a. On-street surface parking should be located to the rear of the building with parking 

access from the lane or adjacent street with the lowest functional classification. 

i. If not feasible, locate on-street surface parking beside or in front of the building, 
adjacent to the public sidewalk provided the area is properly screened from 
the public sidewalk and other active open space areas. Consider the use of 
landscaping as a screen provided it maintains clear visibility into the parking areas 
to promote personal safety and security. 

b. Where property faces streets with the same functional classification, the following 
should be considered:

i. Access should be from the long face of the block.

ii. Minimal interruption of the public realm and streetscape treatment should be 
maintained.

iii. Appropriate surface treatments should be incorporated to denote designated 
cycle tracks or urban trails.

iv. Waiting or pick-up/drop-off areas should be located internal to the site and not 
be located in the public right-of-way.

v. Not more than one interruption per block face and one curb cut per street 
should be considered.

c. Underground parking or covered on-street parking should be required for new 
residential and mixed-use buildings, where possible. 

d. Where underground parking is considered, ensure that groundwater is not discharged 
to the storm sewer or sanitary sewer.

e. Structured underground or “tucked-under” parking should be preferred over on-street 
surface parking. 

f. Provide co-operative car and car sharing parking spaces on-site,and provide these 
parking spaces at grade and visible from the street, where possible.

g. Any vehicular entrance and its associated components (gates, ramps, etc.), whether 
from the street or lane, should be architecturally integrated into the building to 
minimize its exposure. 

h. Shared parking and access is encouraged, where feasible.  

i. Large parking lots should be discouraged.
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Corner buildings should be designed with both 
frontages in mind

Additional storeys can be visually differentiated

Dollarton Highway South area

8 dollarton hIghway South

8.1 Intent

The area south of Dollarton Highway will continue to be focused on light industrial uses. 
The intent is to allow intensification of this area over time to create more employment 
opportunities. Multi-storey buildings with smaller units are encouraged as long as 
parking requirements can be met.

8.2 buIlt form guIdelIneS

HEIGHTS AND MASSING

a. Additional storeys should be visually 
differentiated while complementing 
the existing building.

b. The use of materials should be 
consistent on all elevations.

c. Steel, metal, glass, manufactured 
or natural stone, and concrete are 
preferred materials.

d. Where materials on an office portion 
cannot be the same as on a plant 
portion, the materials should be 
compatible and designed in a unified 
manner.
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àbbàcb

���� �����o���k�� �m������kn������ko��km�� m���ko��

j� kj� mj� nj�������������������



����������	�
�����������	�����������������

� � �

�� ������������������������������������������	����������������������������������� �����������!�����"���#$����%���	#������� &����������������	'�������������������#��������������	#������(�����������%#��������������%��	�%#���������������������������������	�������#	�����	�����������������������$���	#������� )�$��������������������������������%#������������*#������������#�������������	��������+,�%���&-���	���$���������%#������������*#�������������	���*#������������#�����������������%#����	��������%���	#�����+,�%���.-/�,�%���&0�!������%#����������+�*/���/-���	�	������� ���������1234�5�1263�789:;<=>� ?@AB�C�?@?A�� ?@?A�C�?@?B� ?@?B�C�?@DA� ?@AB�C�?@DA�E=�FG=>�789:;<=�H;A� 1�1I3� 3�64J� 3�4JK� LM?BD�N=G8;OP=<G<�P8M�QPFF:8�RG<�P8M�S<�T�<�H;� 43�2UK� I6�46I� I6�6U6� ABVMA@L�QP8;<=:R<�P8� 3U�236� 33�U3W� 36�IJJ� XDMDYL�ZG8:[GR<:=�8\� 36�3W2� 4�UW6� W�164� ?]MDAV�^_PTH;GTH� IW�6WU� I2�13W� I2�II1� AB@MAB]�H̀<G�T� U�24K� J�KUU� I�U43� AVMYAB�a�8G8RHM�78;:=G8RHM�̀HGT�b;<G<H� I�UK4� J�IJW� J�KJW� ALMAYX�c:;�8H;;�QPFFH=R�GT�dH=��RH;� KK�1JW� J4�J3K� I4�6I3� AV@M@AY�78[PeQ:T<:=GT�dH=��RH;�f�gRRPFFP9G<�P8�h�aPP9�dH=��RH;� 63�U2K� 1I�6JK� 14�336� VDM?BY�b9:RG<�P8�i�8RT:9�8\�<=G9H�;R_PPT;j� J�IK1� 6�J32� 6�41K� AAMB@]�kHGT<_�h�̂HT[G=H� I1�KJK� J4�U46� J4�I2W� AXBMAA]�E:lT�R�g9F�8�;<=G<�P8� 13�3JJ� 34�4W2� 3K�14K� LLMA@?�NmNgn� DLLMX@@� ?YAM]]L� ?VVMVD]� ]ABM?DL�g�H=G\H�g88:GT� YAM@V@� LXMD]]� LYMYBV� BAM@V?�,�%���.0�o��p����	���	�#����q����������� ��������%�������������������������+�����'�����������1-�789:;<=>�� dRH8G=�P�A�r�d<G<:;�s:P�ad̀� dRH8G=�P�?�r�k�\_H=�ad̀�8Ht�RP8;<=:R<�P8��8�;HTHR<�RG<H\P=�H;� uP<H;�E=�FG=>�789:;<=�H;�� 2/1� 2/1� !�����������������	�	#������#�	������������*#��������N=G8;OP=<G<�P8M�QPFF:8�RG<�P8M�S<�T�<�H;�� 2/3� 2/1� �������	����������������%���QP8;<=:R<�P8� 2/J� 2/I� ���������������ZG8:[GR<:=�8\�� 2/3� 2/6� �����'��������#����#�������#�	������������#���'��$����������^_PTH;GTH�� 2/1� 2/1� !�����������������	�	#��������	��(���������*#��������H̀<G�T�� 2/J� 2/J� !�����������������	�	#�������*#���	���������������a�8G8RHM�78;:=G8RHM�̀HGT�b;<G<H� 2/1� 2/K� ����������	����������������%�������#����#���'��$���������������	���	#��	��������c:;�8H;;�QPFFH=R�GT�dH=��RH;�� 2/6� 2/J� ��������������������%�������#����#���'��$���������78[PeQ:T<:=GT�dH=��RH;M�gRRPFFP9G<�P8�h�aPP9�dH=��RH;� 2/6� 2/J� ��������������������%�������#����#���'��$���������b9:RG<�P8�i�8RT:9�8\�<=G9H�;R_PPT;j� 2/6� 2/4� �#���'��$��������������%��������kHGT<_�h�̂HT[G=H�� 2/W� 2/W� !��������E:lT�R�g9F�8�;<=G<�P8� 2/1� 2/I� �#���'��$��������������%���������,�������������������������������������������0�������������������������������������������������������3�v��#	��������#��#����	�����#�������������/�1���w��������#����	�%��	�$�	�����������������������������%#��	���%����������������������������/�&����������w��������������������	�#����q����/���



����������	�
�����������	�������������������

� � �

������������������������� �����!�����"�����"��������#����������#������������������#���������	����$�%� ��"���#����������� �����!�����"����#������#��������������������&�'#(������������)#���������� ����#�������	����#�#����	��������*+,�#�����-#������+���� �����+�����#��.���������	��������������������#���	���#��#�������������	����#�������/������#���#/�����������������#��� �#���	���������(������#0�#������/#���������#�&�.�#���	�������	��������������#�#��	����1 ����2��� �����!�����"�����	�����	��#/�������#����"�"�������"#(��"��	�3���(����� ���(�#��� ��	������������(#�������#����&�4������� ������	#(���������#��3����(#����	��#�������������	����#�������/�����	���������(#���� �����������������)������"�������������������#������#�����&�567879�:�;<9=>?@6;A�B67C8D<;?@867�EFG�HIJKLMNOJP�EGQR�FQK�QJQMSTGU�NFG�VOKNWOXNYK�OJULKNWOQM�QJU�XIRZWGFGJKO[G�UG[GMIZRGJN�\�#���������#����#��������#���"�������#�������)#��#���������#������(��#����#	����������������"������ ������	#�����#���(#���	����/����	���&�*����(�	�	#�������#�������������/����	������"��������	�\�#�������#��#���#���	�]��̂ ������#����#	����#�������������"#	�#��	#""#����������������#�����_% �
̀0�_ �+a%% ��	�+ab��TIJGK�cGXQLKG�NFGKG�TIJGK�WGKNWOXN�dJIOKGe�PMQWGe�IUILW�QJU�QOW�ZIMMLNOIJf�UGNGXNQcMG�gWIR�NFG�ZQWXGMYK�ZWIZGWNS�MOJGh&�_�����
̀0�_�\�� �����a#���#��������#�#��	��������	��#��������������#�������������#�����)��������#	��#��������2���#��"��������������#�����"�#���"������#��������"����������"�#���	�(���������������#����������������������#/�������#�������������#�����������/#�/�#&�.������#(�����#	�#���	#���������	��#��������������#�����"����������#����������������������#	��#����(#��#���������#����	����������(�#	�"�������#�� ��)���#(�����(��#�� ������(���	��������#���̂ .���
̀0�_�\����������������#�#���������#\��i� b����$j ���#����#�������(�����"#������	#���������"���������#������� ������#�������������#�#��	�������#�������&��̂ ��	����#����!�#�������#���������	����#��������	������������������������������#�	#����	���#����	�&�.���������	�����	�����	������/������#������������(#�#����������������� ���#�������	�#����(�����#��(#��#�#��&������#����#�	#����)����������#	����/�����	���������(�����#����(��(#�#�#�#��&�����(#�#�#�#����"�����#�����"����������������������#��	������#���������#�����#��������)#��#����������	�����#��������������+�����#��.����#���(#���	&�.���+���������������#�#������������#)�	0�������#�������/��#������#���������#��#���	���	&�.�/#����#������	����������������#��������� �����_% �
̀0�_ �+a�1 �+a�k �+a%% �+a�b ��	�+ab��\��������������������������������#�����#�����������������#)��"��#�������"�����#� ��""#�� ��	����#��#��������&��4		#�#������������������	�������#	���	�#�������\���������������������������/�������	������	#�����""#����	��#(�0���/������&��



����������	�
�����������	����������������

� � �

��������������������� ���!�"#$��%&'��()*+�,)'$��(���)#�'������-�.��#+����������()*+�,)'$��(���)#�'��/0��������������1����	�234256���������������	����78�1������1��0��91���1:���;�<���0�=�:�8>���1�2?@@4�1:�8	1���0�������A1��;����0���4��0�����1�0���;1B�	����:���;����A4��	��::�8�1��;���C��8��8	��:�8�D�/01��:�����������234EF?�9<=����1	����1��0����7�8��;��:�4�:����1����>����7���:�	�G�7�H��H��7�8�H;��:�����1���;�?DE3D��/01��:�������������?DE6����1��;����0��������=�:�8>������1���>�����D�I��2?@J4�����������1��0��91���1:���;�<���0�=�:�8>���1�����1����	����0�>�����:0�	�G8����>���K?4???D��L>�����4�1��1�����G�:��	��0����0�����1���7��������KF46??���������������	����78�1�����4�1��1�8�1��4���>���������:1��4���:D�1��0��91���1:���;�<���0�=�:�8>���7��2?K@D�������()*+�,)'$��#��M�)'�#$N�O��!� ��P�Q'N�R+#�'����O��S��$����������T����0���8��������;��01�������1�4�����������������;1�8����7��1	8������8���7��;8��0�������U�	����VWXY�Z[Y\�Y]ẐX�_]Z�_Z̀a�bY�]ZcX�bWd�Y]ẐX�_eY]�WZ�fegXd�hibjX�Zf�_Z̀ak�b̂�WXeY]X̀�Zf�Y]X̂X����8����1�����l81���	�	1:���	�������������	�D�m���HI���	�
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Technical Memorandum 
To: 

From: 

Date: 

Re: 

Scott Lenz, Headwater Management Ltd. 

Donna Howes, P. Eng., PTOE, FEC, Howes Technical Advantage Ltd. 

February 18, 2022 

1970 Spicer Road, North Vancouver: 
Transportation Review 

Introduction 

Headwater Development Ltd. (Headwater) is redeveloping the former Maplewood Pub site at 1970 Spicer Road, 
North Vancouver, BC. and the site is being rezoned to industrial. The proposed redevelopment includes demolishing 
the existing building to provide a location to store equipment used by Headwater as part of their existing business. 

The District has requested that a transportation memorandum, site plan and a civil roadworks drawing be prepared 
as part of the application which will include the following information: 

1. Description of use and type of vehicles that will be parked on the site. 

2. Description of vehicle circulation through the site and confirming a one-way or two-way system. 

3. Assessment of sightlines at the driveways and any road signage requirements. 

4. A site plan that shows the layout and how the vehicles will be parked. 

5. Auto Turn analysis of the largest vehicles entering and existing the site to confirm if the existing driveways need 
adjustments. 

6. A civil roadworks drawings showing the proposed driveway accesses, sidewalks, curbs and gutters, etc. 

Howes Technical Advantage Ltd. (HTA) has been appointed by Headwater to undertake this transportation 

assessment for the application. 

Context 

The proposed development is located at 1970 Spicer Road as shown in Figure 1. There are two existing driveway 
accesses, and these are proposed to remain with the redevelopment. There is an existing sidewalk, curb and gutter, 
and streetlights fronting the site. Parking is prohibited on the north side of Spicer Road {6AM to 6PM) from Amhurst 
Drive to Riverside Drive West but is permitted on the south side of Spicer Road. [Note - in Figure 1, vehicles on the 

north side are parked illegally]. 

Spicer Road is a local road and connects to Riverside Drive West to the west of the site and to Amherst Ave to the 

east. 

HO'NeS Technical Advantage Ltd. 
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February 18, 2022 

Figure 1: Site Location (District Geo Web) 

Site Visit 

A site visit was undertaken on November 22, 2021. Observations are listed below together w ith photographs. 

Spicer Road: (See Figure 2) 
• Two lane road with curb and gutter. 
• The pavement width is 12m. 

• Urban cross section with parking prohibited on the site frontage and parking permitted on the south side. 

• Profile is flat and the road is straight. 

• There are many driveways on the north side of the road. 

• Speed limit is S0km/h. It was observed that vehicles travel below the speed limit based on the geometry of the 

road. 

• Parking is restricted on the north side (6AM to 6PM)- it was observed that vehicles are parked on the north side 

despite the restrictions. 

Howes Technical Advantage Ltd. 2 
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Figure 2: The Site on Spicer Road - looking east 

Existing East Driveway: 
• Sightlines: 

Looking left from east driveway- sight distance is 65m to the intersection. See Figure 3 
Looking right from east driveway- sight distance is 100m to the intersection. See Figure 4 

Existing West Driveway: 
• Sightlines: 

Looking left from west driveway- sight distance is 105m to the intersection. See F'11ure 5 

Looking right from west driveway- sight distance is 60m to the intersection. See Figure 6. 

Figure 3: East Driveway - Looking west from Amhurst Ave 
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Figure 4: East Driveway - Looking west (to the right for exiting motorists) 

Figure 5: West Driveway - Looking east (to the left for exiting motorists) 
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Figure 6: West Driveway - Looking west (to the right for exiting motorists) 

Assessment of Site 

This assessment summarizes the response to the questions by the District on the site layout and circulation. 

1. Use of the site: The site will be used as a storage area for vehicles by Headwater. The types of vehicles will 

include trucks, trailers, and excavators. 

2. Vehide circulation: Vehicles will access and egress the site from either driveway. The site layout will be setup 

such that circulation can occur in both directions. 

3. Site Plan and Civil Roadworks: In discussions with the District, it was agreed that the site plan and civil works 

can be included on the same plan. A plan is appended in Attachment 1. The vehicle equipment and storage 

areas are indicated on the plan. There are no proposed changes to the existing frontage civil works of the site. 

The driveways are proposed to remain in the same location. The "No Parking Anytime" prohibition on the 

frontage will be maintained. 

4. Autotum Analysis: The access to the site was tested using the District firetruck which has a large radius. Access 

was shown arriving from both directions and departing in both directions at both driveways. The Auto Turn 

output is shown in Attachment 2. The site plan and road layout can accommodate all these movements. 

Assessment of Driveway Sightlines 

This assessment summarizes the response to the questions by the District on driveway sightlines. The responses are 

based on the site review, current technical guidelines and engineering judgement. 

Assessment of sight distance requires a comparison of available sight distance to required sight distance based on 

industry guidelines. The Transportation Association of Canada (TAC)1 guidelines were used as reference to establish 

the sight distance requirements. The available sight distances as measured in the field, assuming no illegal parked 

vehicles interrupt driver sight lines, are summarized in Figure 7. 

1 Transportation Association cA Canada Geometric Design Guide for Canadian Road, June 2017 
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Figure 7: Sightline distances from the driveways 

West driveway 

East driveway SITE 
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There are two required types of sight distance according to the TAC Manual: 

• Stopping Sight Distance {SSD} which is the distance drivers on Spicer Road need to stop safely if they perceive 

an object on the road or an entering vehicle from a side street or driveway without colliding with the object 

or the other vehicle. 

• Intersection Sight Distance (ISD) which is the distance drivers exiting the two site driveways require to 
perceive and select an adequate gap to perform a left or right turn, make their manoeuvre and accelerate to 

85% of the prevailing speed on the main roadway. 

Both ISD and SSD are measured along the centreline of the main street roadway. SSD is a criterion which must be met 

for safety on the main street. ISD is for left and right turn exiting manoeuvres which requires longer gaps to accelerate 

to the prevailing speed on the main roadway. ISO is desirable to achieve but is not always possible in an urban context 

with short blocks and on-street parking. The implication of not meeting ISD for exiting manoeuvres from minor streets 

or driveways onto the main street is that the exiting vehicle may require drivers on the main street to slow down to 

levels below 80% of the prevailing speed; this is not a significant issue on roads like Spicer Road which is a short local 

road with low volumes of traffic. 

1. Assessment of Stopping Sight Distance (SSD): 
i. The measured distance from a vehicle approaching from Riverside Dr West to the west driveway is 60m. The 

measured distance from a vehicle approaching from Amherst Ave to the east driveway is 65m. 

ii. The TAC guidelines were used as reference to establish the SSD for drivers of passenger vehicles on Spicer 

Road approaching the two driveways. The reference is for Stopping Sight Distance on level roadways for 

Automobiles - Table 2.5.2. 
iii. For the speed limit of 50 km/h the stopping sight distance is 65m. 

iv. However, due to the turns required from Amherst Ave onto Spicer Road (right turn) and from Riverside Dr. 

West to Spicer Road (left turn), approaching vehicles will not be travelling at 50 km/h when viewed by 

drivers at the two site access points. It is estimated that vehicles on the main roadway, Spicer Road, will 

more likely be travelling at speeds in the order of 10-30 km/h as drivers would have just turned onto Spicer 

Road. These 90-degree turns limit operating speeds. 

v. If it is conservatively assumed that vehicles turning onto Spicer Road could achieve 30km/h at these 

distances, TAC would require an SSD of 35m which is considerably less than the available sight distance. 

vi. Therefore, it is concluded that SSD will be sufficient at the two driveways. 

2. Intersection Sight Distance (ISD): 
i. The TAC guidelines were used as reference to establish the ISD for passenger vehicles. The reference is for 

Intersections with Stop Control on the Minor Road - Table 9.9.4 and Table 9.9.6. 

ii. At the speed limit of 50km/h, the ISD for a vehicle turning left onto Spicer Road is 105m and for a vehicle 

turning right onto Spicer Road is 95m. 
iii. The measured sight distance for the right turn out of the west driveway is 105m which exceeds the TAC 

guideline. The measured sight distance for the left turn out of the east driveway is 100m which is very close 

to the guideline. The left turn out of the west driveway and the right turn out of the east driveway would 
not meet the ISD for 50km/h. However, this is because the short length of Spicer Road itself physically 

prevents achieving ISD for these movements. This finding is quite common in sight distance analysis in 

urban areas with short blocks. 
iv. Again, the actual operating speed of vehicles entering Spicer Road from its western and eastern 

intersections is not expected to be 50 km/h as approaching drivers would have just turned right or left to 

access Spicer Road. These turns would reduce operating speeds considerably, to 10-30 km/h depending on 

the type of vehicle and manoeuvre. Assuming, conservatively, these vehicles would be operating at 

30km/h, the required ISD for a driver turning left is 65m and for a driver turning right is 55m. 
v. The measured sight distance for both driveways exceed or are very close to these dimensions and 

therefore the ISD for the two driveways will be adequate for this location based on the ambient conditions. 
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As noted on the site visit, vehicles are parked on the north side of Spicer Road in violation of the parking restrictions. 
These vehicles do limit sight lines from the driveways. The current parking signs are faded and it is recommended that 
they be replaced/refreshed. It is also recommended that enforcement be carried out periodically to confirm 
compliance. 

Conclusion 

The site conceptual design can accommodate the proposed equipment and allow for vehicle access in both directions 
on site. The driveways are proposed to remain as previously approved for the Maplewood Pub and can 
accommodate a large vehicle arriving from or departing to t he east or the west. The driveway sightlines on Spicer 
Road are determined by ~he existing road geometry and the location of the adjacent intersection5. There are clear 
sightlines from the driveways to the two stop-controlled intersections to the west and the east. The measured 
stopping sight distance for vehicles on Spicer Road is adequate based on the actual operating speed of the road. The 
measured sight distance for both driveways exceed or are very close to guidelines based on the actual operating 
speed of the roadway. It is recommended that the parking restrictions on the north side of Spicer Road are 
reinforced with new signs and more enforcement. No other mitigation measures are required for this application. 

Please advise if you require any further information. 

Respectfully submitted 

Donna Howes, P.Eng., PTOE, FEC 

Proudly certified as a leader in quality managemert lllder 
Enginears and Geoscientists BC's OQM Pn:qam from 2015 to 2021. 

This report was prepared by Howes Technical Advantage Ltd. for Headwater Management Ltd. The scope of work and related 
responsibilities are defined in the Conditions of Assignment. Any use which a third party makes of this report, or any reliance on or 
decisions to be made based on it, are the responsibility of such third parties. Decisions made or actions taken as a result of our 
work shall be the responsibility of the parties directly involved in the decisions or actions. 
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ATTACHMENT 1 
Site Plan 

Creus Engineering 
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Technical Memorandum 
To: Scott Lenz, Headwater Management Ltd. 

From: Donna Howes, P. Eng., PTOE, FEC, Howes Technical Advantage Ltd. 

May 13, 2022 Date: 

Re: 1970 Spicer Road, North Vancouver: 
Construction Impact Mitigation Strategy (CIMS) 

Introduction 

Headwater Management Ltd. (Headwater) is redeveloping the former Maplewood Pub site at 1970 Spicer Road, 
North Vancouver, BC. The proposed redevelopment includes demolishing the existing building to provide a location 

to store equipment used by Headwater as part of their existing business. 

Howes Technical Advantage Ltd. was retained by Headwater complete a Construction Impact Mitigation Strategy 
(CIMS) for the redevelopment in the District of North Vancouver (the District), BC. This document outlines this 

strategy in advance of contract award to mitigate construction impacts. 

Part A - Project Details 

Location 
The proposed development is located at 1970 Spicer Road. There are two existing driveway accesses, and these are 

proposed to remain with the redevelopment. There is an existing sidewalk, curb and gutter, and streetlights fronting 
the site. Parking is prohibited on the north side of Spicer Road (6AM to 6PM) from Amhurst Drive to Riverside Drive 

West but is permitted on the south side of Spicer Road. 

Project Construction 
The project includes demolishing the existing building and providing areas for trucks and equipment to be stored. The 

work will include the following aspects: 
- existing building deconstruction and hazardous materials removal; 
- site grading; 
- demarcation of areas for truck and equipment storage; and 

- internal roadworks and landscaping. 

Part B - Schedule 

Overview 
Headwater will be project managing the construction. The schedule of the works wi ll be subject to securing a Building 

Permit and the Engineering Services Agreement. 

Hours of Operation 
Hours of operation will be in compliance with the District's Noise Control Bylaws 7188 and 7334. In the event works 
are required outside the allowable hours of operation, an application for noise variance approval shall be submitted 
to the District a minimum of 3 weeks prior to the scheduled work. The hours of operations include: 

Monday to Friday 7:00 am to 8:00 pm 
Saturdays 9:00 am to 5:00 pm 
Sundays and Stat. Holiday No Work Permitted 

Howes Technical Advantage Ltd. 



1970 Spicer Road, N Van - CIMS 
May 13, 2022 

Construction Schedule 

Anticipated construction dates are contingent on permitting and contractor availability. 
Stage 1: Deconstruction and Hazmat 1 week duration 
Stage 2: Demolition 2 day duration 
Stage 3: On-site Construction 1 week duration 

The existing accesses will remain open at all times and there will be unimpeded access to the site. In addition, 
the internal driveway on-site will be available at all times for trucks and other vehicles to circulate on site. As a 
result, there will be no trucks backing in or backing out of the site. 

The traffic control plan for the three-stage construction period is shown in Figure 1. 

Stage 1-Deconstruction and Hazmat 

Timing 1 week 

Construction Existing buildings on-site are deconstructed. 

Construction - Limited site parking will be required and all vehicles will be 
Parking accommodated on-site. 

- Approximately 5 parking stalls are anticipated to be required. 

Trucks - Approx. 1 per day. 
- Trucks will access the site through the existing driveway accesses. 
- Truck staging will occur on-site. 

Local Vehicle Access Access to existing developments on Spicer Road will be maintained. 

Pedestrians There will be unimpeded access for pedestrians using the sidewalk. 

Stage 2 - Demolition 

Timing 2 days 

Construction Existing buildings on-site are demolished. 

Construction - Limited site parking w ill be required and all vechiles will be 
Parking accommodated on-site. 

- Approximately 5 parking stalls are anticipated to be required. 

Trucks - Approx. 2 per day. 

- Trucks will access the site through the existing driveway accesses. 
- Truck staging will occur on-site. 

Local Vehicle Access Access to existing developments on Spicer Road will be maintained. 

Pedestrians One TCP will be used, as required, with the demolition process to assist with 
pedestrians using the sidewalk. 

HOYIE!S Technical Advantage Ltd. 2 
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Stage 3 - Construction 

Timing 1 week 

Construction Site grading for the new parking areas. 

Construction - Limited site parking will be required and all vehicles will be 

Parking accommodated on-site. 
- Approximately 5 parking stalls are anticipated to be required. 

Trucks - Approx. 2 per day. 

- Trucks will access the site through the existing driveway accesses. 

- Truck staging will occur on-site. 

Local Vehicle Access Access to existing developments on Spicer Road will be maintained. 

Pedestrians There will be unimpeded access for pedestrians using the sidewalk. 

Please advise if you require any further information. 

Respectfully submitted, 

Donna Howes, P.Eng., PTOE, FEC 

Director 
Howes Technical Advantage Ltd. 

Permit to Practice# 1000164 
Proudly certified as a leader in quality management under 
Engineers and Geosdentists BC's OQM Program from 2015 to 2021. 

This report was prepared by Howes Technical Advantage Ud. for Headwater Management Ltd. The scope of work and related 
responsibilities are defined in the Condit ions of Assignment. Any use which a third party makes of this report, or any reliance on or 
decisions to be made based on it, are the responsibility of such third parties. Decisions made or actions taken as a result of our 
work shall be the responsibility of the parties directly involved in the decisions or actions. 
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Document: 2744929 

THE CORPORATION OF THE DISTRICT OF NORTH VANCOUVER 
 
 

TEMPORARY USE PERMIT 36.15 
 
Temporary Use Permit 36.15 is hereby issued to Headwater Management and 573422 
BC LTD, Inc No. BC0573422, to allow for the outdoor storage of vehicles, machinery, 
and disposal bins, on the parcel at legally described as Lot A Block 40, District Lot 204 
Group 1, New Westminster District Plan EPP30891 Except Plan EPP30892, (PID:  029-
107-318)  subject to the following terms and conditions: 

 

A. The following requirement is hereby imposed under subsection 921 (11) (a) of 
the Local Government Act:   

 
1. This Temporary Use Permit is valid for a period no longer than 3 years 

from the date of issuance. 
 
B. The following conditions are hereby imposed under subsections 921.3 (b) of the 

Local Government Act:  
 

1. The surface of the lot must be paved in asphalt or asphalt millings or 
another similar surface that will eliminate puddles and mud from the site 
and reduce the spread of dust into the air and dirt onto the street.  The 
surface treatment must be maintained so that puddles are not created and 
dust does not build up. 

 
2. The eastern property line along the Orwell trail alignment must be finished 

in a permanent wall for the duration of the use of this site to ensure the 
trail users are protected and that there is a separation between the heavy 
equipment and the trail.  This wall may be constructed of “no post barriers” 
provided they remain in place. 

 
3. The temporary use does not include the storage of soils, rocks, gravel, 

sand, wood chips, aggregate or any form of loose material either by itself 
or in any open equipment or containers, unless said equipment has a lid to 
completely contain the material and prevent the spread of dust and debris.   

 
4. The temporary use must not unreasonably interfere with orderly and 

efficient development of the neighbourhood. 
 

5. The temporary use is subject to conditions identified in Section 414 Good 
Neighbour Requirements for Employment Zones, including:  

a) No continuous sound generated on a parcel may exceed a 
sound level of 60 during the day and 55 at night. “Continuous 
sound”, “day”, “night” and “sound level” are defined in Noise 
Regulation Bylaw No. 7188. 
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b) Man-made light occurring on a parcel shall not exceed 20 lux 
maximum (2.0 foot candles) when measured vertically at 1.5 
metres in height along the parcel property line, with readings 
taken with the light meter aimed directly at the light source. 
Where the lighting is a legislated requirement, such as 
emergency exit lighting, the lighting will be exempt from this 
regulation.  

 
c) No air contaminants generated on a parcel may exceed the 

mean air quality level, calculated as the average of at least 6 air 
quality level measurements taken at approximately even 
intervals during the averaging time set out in column two below, 
shall not exceed the air quality level stipulated in column three 
below: 

 

Air Contaminant Averaging 
Time 

Air 
Quality 
Level 
(ug/m3) 

Carbon Monoxide 1 hour 30,000 

Nitrogen Dioxide 1 hour 200 

Sulphur Dioxide 1 hour 450 

Ozone 8 hours 126 

Inhalable particulate 
matter (PM10) 

24 hours 50 

Fine particulate 
matter (PM2.5) 

24 hours 25 

 
6. The temporary use will operate at an intensity of use suitable to the 

surrounding area and will be compatible with regard to design and 
operation with other uses in the vicinity; 

 
7. The temporary use will cease and Headwater Management will relocate 

their equipment off this site to an alternative, appropriately zoned, 
industrial site prior to the expiration of this permit.  

 
C. The following conditions are hereby imposed under subsections 921. 8 of the 

Local Government Act:  
 

8. The site will be cleared and left vacant within 30 days of the expiration of 
this permit.  

 
D. The following conditions are hereby imposed under subsections 921. 12 of the 

Local Government Act:  
 
1. A security deposit equal to $10,000 to ensure compliance with the 

conditions of this permit and removal of equipment and materials from the 
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site at the end of the site’s temporary use, or expiration of this permit, 
whichever comes first.  

 
 

 

 

____________________________________  
Brian Bydwell,  
General Manager, Planning, Properties, and Permits (or designate) 
 
 
 
 
 
Dated this 23 day of December, 2015. 
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