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Dept. Director
Manager
The District of North Vancouver
REPORT TO COUNCIL
June 25, 2026
Case: PLN2025-00048
File: 08.3060.20/048.25
AUTHOR: Taylor Jenks, Development Planner
SUBJECT: Bylaw 8807: Revised Zoning Text Amendment for 2131-2171 Old Dollarton
Road, 229-291 Riverside Drive & 2102-2128 Front Street (“Maplewood
Gardens”)
RECOMMENDATION
THAT the “District of North Vancouver Rezoning
Bylaw 1464 (Bylaw 8807)” is given FIRST, SECOND,
and THIRD readings.

REASON FOR REPORT
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Quadreal Development has proposed changes to
their recent text amendment application

regarding the approved development at 2131 Old
Dollarton Road, known as Maplewood Gardens.
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The application as amended, continues to propose
the conversion of 121 units from strata to market
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and non-market rental, as well as other
consequential changes, as outlined in this report.

In response to Council comments, the applicant
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has now increased vehicle parking for the strata units in the development as compared to the
recent text amendment application.

Figure 1 — Site Location

Bylaw 8807, the amending bylaw to the site’s existing CD 152 zone, is ready for consideration of
the Local Government Act.

first, second and third readings. Notice of bylaw readings has been provided in accordance with
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Bylaw 8807: Zoning Text Amendment for 2131-2171 Old Dollarton Road, 229-291 Riverside Drive & 2102-2128
Front Street (“Maplewood Gardens”)
June 25, 2026 Page 2

BACKGROUND

April 7, 2025 - Maplewood Gardens rezoning application was approved by Council.
e Bylaw 8685 rezoned the site to Comprehensive Development Zone 152 (CD152);
e Bylaw 8686 authorized a housing agreement to secure 60 non-market rental units, in
perpetuity; and
e Bylaw 8702 authorized a housing agreement to secure the rental tenure for 116 market
rental units, in perpetuity.

These bylaws permitted the development of a large mixed-use project including:

e 552 residential units in five, six-storey
buildings centered around a common
outdoor plaza including 33 live/work
units. The residential tenure was
divided as follows:

o 376 Strata units;
o 116 Market rental units; and
o 60 Non-market rental units.

e 803m? (8,600 sq. ft.) of ground floor
commercial space fronting Seymour
River Place.

Additional information on the proposal as
approved can be found in the
First/second/third reading, Adoption, and
Development Permit reports.

December 9, 2025 - In response to changing market conditions, the applicant submitted a text
amendment application which proposed the change in tenure of 121 units from market strata
to market and below-market rental as well as a consequential change to allocation of amenity
spaces. The applicant also proposed a reduced parking rate for the remaining strata units and a
slight increase to building height to accommodate mechanical equipment.

Details on that text amendment application can be found in the first/second/third reading
report.

June 22, 2026 - Staff presented the text amendment application to Council for consideration of
1%t 2" and 3" reading of the rezoning bylaw. The bylaw as presented was defeated at second
reading.
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The key matters for discussion at the Council meeting were the reduced parking rate proposed
for the strata units and concerns that the area has an overall shortage of on-street parking
spaces.

June 24, 2026 - The applicant submitted a revised application which keeps the following
changes to the originally approved development:

e Conversion of 121 units from strata to 101 rental and 20 below market rental;

e Revised vehicle parking for converted rental units in accordance with CD 152 zone;

e An adjustment to building height exception for building C1 to allow for mechanical and
electrical rooms on rooftop; and

e Adjustments to the excluded floor area for amenity space to accommodate revised
amenity locations.

The primary change in the revised proposal is that the applicant has increased the vehicle
parking for the remaining strata units, based on a 1.055/unit ratio rather than previously
proposed 1/unit.

DISCUSSION

The discussion below focuses on the revisions to strata parking, and details on the subsequent
changes can be found in the previous bylaw amendment report dated May 25, 2026.

Changes to Residential Tenure and Housing Mix

The project as approved in 2025 included two rental buildings, and three strata buildings. Due
to changing market conditions and construction costs, the applicant is proposing to amend the
proposal to convert one strata building (C3) to market rental tenure (R3) as well as slight
revisions to the unit count in each building, while maintaining the overall unit count. Changes as
proposed are shown in Table 1 and 2 below:

Table 1 — Changes to Residential Tenure by building

Proposed Building Building Building Building Building | Total (changes
C1 Cc2 R3 R1 R2 to proposed
tenure mix)
Market Rental - - +120 -20 +1 +101
Below Market - - - +20 - +20
Rental
Strata - +1 -122 - - -121

Staff are supportive of this change as it provides more rental housing and more below market
rental housing, a goal that is aligned with OCP, Rental and Affordable Housing Strategy, and the
Housing Needs Report.

505 Document: 6742921


http://app.dnv.org/OpenDocument/Default.aspx?docNum=6737573

Bylaw 8807: Zoning Text Amendment for 2131-2171 Old Dollarton Road, 229-291 Riverside Drive & 2102-2128
Front Street (“Maplewood Gardens”)

June 25, 2026

Page 4

Figure 3 — Site Plan

HIGH STREET (OLD DOLLARTON ROAD)

FRONT STREET

RIVERSIDE DRIVE

While tenure is changing, the overall unit mix of bedroom counts remains relatively the same as
shown in table 3 below:

Table 2 — Proposed Change in Unit Mix

Number of Units

Number of Units

(original application) (proposed)
1 bed 291 290
2-Bed 204 205
3-Bed 57 57
Total 552 552

Changes to Strata Vehicle Parking

The parking rate for strata units was originally secured in the CD 152 zone at 1.1 stall/unit. The
applicant previously proposed to reduce this rate to 1 stall/unit however the proposal was
rejected by council. To address council concerns, the revised proposal increased this rate once
more, to 1.055 stalls/ unit. This change equates to a total reduction of 12 stalls related to strata
units, a 2.5% parking reduction overall.
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Table 3 Strata Unit Parking Requirements

Stalls per Strata Unit SNtLrlar:::zrn‘i)tfs Z::ﬁl Strata
Original Parking Rate and Number of Units | 1.1 376 413
(CD152)
Previous proposal (rejected) 1 255 255
Revised proposal 1.055 255 269

The OCP directs consideration of reductions of parking requirements for new developments in
town and village centres as ways to not only encourage alternate modes of transportation,
reduce reliance on private vehicles and greenhouse gas emission, but also to increase housing
affordability. Specifically, the OCP outlines that reduced parking requirements for rental and
affordable housing can be considered as incentives to encourage the development of
affordable housing in the District. In addition, the District AVPR recommends reduced parking
rates when accompanied by Transportation Demand Management Measures. The proposal
includes the following TDM measures in support of the residential parking rates:

e Two Modo Car share spaces, and the purchase of two Modo vehicles.

e Transit stop improvements including a shelter, accessible concrete pad, and bench;

e Multimodal wayfinding and transit information around the site;

e A proprietary app which displays building and alternative transportation information;

e Private bicycle maintenance facilities including tools for flat repair, and general
maintenance; and

e Public bicycle maintenance stand including the above-noted tools.

The parking rate associated with commercial, as well as rental and non-market rental remains
compliant with the CD 152 zone.

Based on the above, staff have reviewed the proposed parking and TDM measures and found
the revised parking rates to be supportable as they are in alignment with the AVPR policy. The
site is located within the heart of Maplewood Village within close walking distance to shops and
services, pedestrian and bicycle transportation networks, and transit stops for multiple routes
in the vicinity, and is therefore a suitable location to consider parking reductions.

CONCURRENCE

The project has been reviewed by staff from the Environment, Building, Legal, Parks, Engineering,
Community Planning, Transportation, and the Fire Department.
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CONCLUSION

Staff are supportive of the proposed amendments to CD-152 zone for the mixed-use
development as it secures additional rental and below-market rental housing in the heart of the
Maplewood Village. This tenure type is supported by the OCP, the Rental and Affordable
Housing Strategy, and the Housing Needs Report and will facilitate construction of a key project
in the build-out of the Maplewood Village Centre, along with the supporting transportation
assets.

OPTIONS

The following options are available for Council’s consideration:
1. Give Bylaw 8807 First, Second and Third readings (Staff recommendation);
2. Refer the project back to staff for further consideration; or
3. Abandon the bylaw at First Reading.

Respectfully submitted,

yc ot

Taylor Jenks

Development Planner
ATTACHMENTS

1. District of North Vancouver Rezoning Bylaw 1464 (Bylaw 8807)
2. CD 152 zone (blacklined version)
3. Redline Architectural pages showing proposed changes
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a Community Planning

a Development Planning
a Development Engineering
U utilities

(| Engineering Operations
U Parks

U Environment

U Facilities

U Human Resources

U Review and Compliance

REVIEWED WITH:

U clerk’s Office
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U Finance

U Fire Services
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U solicitor
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(U Real Estate

d Bylaw Services
(| Planning

External Agencies:

d Library Board
U NS Health
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U Museum & Arch.

U other:
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Attachment 1

The Corporation of the District of North Vancouver

Bylaw 8807

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

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

1. Citat

ion

This bylaw may be cited as “District of North Vancouver Rezoning Bylaw 1466 (Bylaw

8807

).

2. Amendments

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

a) The following is added to Section 4B-152-3 “Conditions of Use”:

f) Personal Service Use: Personal Service Use is permitted in Live-work
units and commercial units, except for commercial units located in the area

identified in Figure 1.

b) Table 1- Maximum Exempted Floor Space in Section 4B-152 is deleted and

replaced with the following:

Table 1 — Maximum Exempted Floor Space

Area Maximum exempted indoor Maximum exempted garbage,
amenity space/spaces in recycling, mechanical, and
combination electrical rooms/enclosures in
combination
C1 281.0 m? (3,025 sq. ft.) 190.5 m? (2,050sq. ft.)
C2 0 88.3 m? (950sq. ft.)
R3 213.7 m? (2,300 sq. ft.) 54.8 m? (590 sq. ft.)
R2 0 113.3 m? (1,220 sq. ft.)
R1 53.4 m? (575 sq. ft.) 86.9 m? (935 sq. ft.)
Total 548 m? (5,900 sq. ft.) 533.7 m? (5,745 sq. ft.)
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c) Figure 2 in Section 4B-152 is deleted and replaced with the following:

HIGH STREET (OLD DOLLARTON ROAD)
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FRONT STREET
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d) Table 3 — Building Height in Section 4B-152 is deleted and replaced with the

following:
Table 3 — Building Height
Building Maximum Maximum Height Maximum
Building Height Exceptions Storeys

Building C1 21m (68.75 ft.) 5m (16.25 ft.) 6
Building C2 20.8m (68.2 ft.) 5m (16.25 ft.) 6
Building R3 19.8m (65 ft.) 5m (16.25 ft.) 6
Building R2 19.8m (65 ft.) 5m (16.25 ft.) 6
Building R1 19.8m (65 ft.) 2.7m (9 ft.) 6

e) Section 4B152 — 10 “Parking, Loading and Servicing Regulations” is deleted
in its entirety and replaced with the following:

a. Parking and loading are to be provided in accordance with “Table 4” and

“Figure 2”:
Table 4 — Parking Requirements
Building Use Required Parking Rate
C1 and C2 | Residential 1.055 stall / unit
and Live-work
Commercial 1 stall / 45 m?
Visitor 0.1 stall / unit
Accessible 4.5% of all required parking in C1 and
C2
R1 Residential 0.75 stall / unit
and Live-work
Visitor 0.1 stall / unit
Accessible 4.5% of all required parking in R1
R2 and R3 | Residential 0.75 stall / unit
Visitor 0.1 stall / unit
Accessible 4.5% of all required parking in R2 and
R3
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b. Commercial parking is based on a blended rate for all uses excluding
residential and live-work use and shall be shared with the required visitor
parking in the C1 and C2 buildings.

c. Except as specifically provided in this section 4B 152-10, Parking and
Loading shall be provided in accordance with Part 10 of this Bylaw.

READ a first time
READ a second time
READ a third time

Certified a true copy of “Rezoning Bylaw 1466 (Bylaw 8807)” as at Third Reading

Deputy Corporate Officer
APPROVED by the Ministry of Transportation and Transit on

ADOPTED

Mayor Corporate Officer
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Attachment 2
CD 152 zone (blacklined version)

The Corporation of the District of North Vancouver
Bylaw 8685

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

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

This bylaw may be cited as “District of North Vancouver Rezoning Bylaw 1440 (Bylaw
8685)”.

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

a) Part 2A, Definitions is amended by adding CD152 to the list of zones that
Part 2A applies to.

b) Part 2A, Definitions is amended by adding the following definitions:

“bicycle parking space, Class 1” means an indoor bicycle space that is
secure and weather protected and is primarily for residents and
employees for the long-term parking of one bicycle (also known as Class
A or Long Term);

“bicycle parking space, Class 2” means a bicycle rack or space primarily
for short-term parking of one bicycle (also known as Class B or Short
term);

“end of trip facilities” are designated places that support cycling and other
forms of active transportation and include secure parking, lockers, change
rooms and shower facilities;

c) Section 301(2) by inserting the following zoning designation:

“Comprehensive Development Zone 152 (CD152)”

d) Part 4B Comprehensive Development Zone Regulations by inserting the
following, inclusive of Schedule B:
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“4B 152 Comprehensive Development Zone 152 CD152
The CD152 zone is applied to:

i.) PID 010-651-519, Lot 2 Block 20 District Lot 193 Plan 7353;
ii.) PID 010-651-501, Lot 1 Block 20 District Lot 193 Plan 7353; and
iii.) PID 008-874-565, Lot A Blocks 19 and 20 District Lot 193 Plan 12507

all as indicated in Schedule A

4B 152 — 1 Intent

The purpose of the CD152 Zone is to permit a mixed-use development
including commercial, residential, non-market residential and public plaza
space.

4B 152 — 2 Permitted Uses:

The following principal uses shall be permitted:
a) Uses Permitted Without Conditions:

Not applicable.
b) Conditional Uses:

The following principal uses are permitted when the conditions outlined
in Section 4B 152-3 Conditions of Use, are met:

i) live-work use;

i) office use

iii) personal service use;
iv) restaurant use;

v) retail use;

vi) residential use;

vii) service use; and

viii) social gathering use

4B 152 - 3 Conditions of Use

b)  All conditional uses: All uses of land, buildings and structures are
only permitted when the following condition of use is met:

i) All aspects of the use are completely contained within an enclosed
building except for:
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Parking and loading areas;

Outdoor customer services areas;

The display of goods;

Outdoor amenity areas (plazas, roof decks, play areas, and
private or semi-private outdoor space); and

5. Public plazas and park areas.

POM=

Residential: Residential uses are only permitted when the following
conditions are met:

i) Each dwelling unit has access to private or semi-private outdoor
space.

i) Each dwelling unit has exclusive access to a designated storage or
bicycle storage space.

iii) A minimum of 803 m? (8,643 sq. ft.) of commercial use is provided.

iv) A minimum of 33 Live-Work units are provided with 12 fronting
Front Street, 10 units fronting Riverside Drive and 11 units fronting
Old Dollarton Road.

v) minimum of 803 m? (8,643 sq. ft.) of the total permissible gross floor
area must be used for commercial purposes where commercial
purposes includes restaurant use and retail use singly and in
combination and does not include live-work use.

vi) Balcony enclosures are not permitted.

Live-work: Live-work use is only permitted when the following
conditions are met:

i) Each dwelling unit has access to private or semi-private outdoor
space; and

i) Each dwelling unit has exclusive access to a designated storage or
bicycle storage space.

iii) Each dwelling unit has a public entrance

iv) Live-Work units will not accommodate restaurant or social
gathering uses.

Office Use: Office use is only permitted when located within the live-
work units.

Restaurant: Restaurant use is only permitted when located within
commercial units along Seymour River Place

Personal Service Use: Personal Service Use is permitted in Live-work

units and commercial units, except for commercial units located in the
area identified in Figure 1.
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Figure 1

A S
Personal Service
Use NOT Permitted

A--

25_ _ S N O - — -
4B 152 - 4 Accessory Use

a) Accessory uses customarily ancillary to the principal uses are
permitted.

b) Home occupations are permitted in residential units.

4B 152 — 5 Density

a) The maximum permitted gross floor area in the CD152 zone is 44,492
m? (478,908 sq. ft.) as measured to the exterior of the building
sheathing, and as allocated below and as shown in Figure 2:

b) For the purpose of calculating gross floor area the following are
exempted:
i. Parking, stairwells, utility rooms, elevator lobbies, and bike storage
areas located below grade in a structure which has an exposed
exterior wall less than 1.2m (4 ft.) above finished grade.
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ii. Garbage, Recycling, Mechanical and Electrical and Water Meter
Rooms located on the ground floor in accordance with “Table 1”

and Figure 1”.

iii. Amenity space in accordance with “Table 1”

iv. The area of balconies and covered patios up to 10% of the total
residential floor area for the building they are part of;

, o fe) g banical and oloctrical
roomfenclosures {sq-ft.)
G4 3,046 1830
c2 945 922
c3 7242 530
R2 797 812
R+ 500 969
Total 5,979.2 sq-ft(555-m? 5,063-sq-t{470.4-m?)

Table 1 — Maximum Exempted Floor Space

Area Maximum exempted indoor

amenity space/spaces in
combination

Maximum exempted garbage,
recycling, mechanical, and electrical
rooms/enclosures in combination

C1 281.0 m? (3,025 sq. ft.) 190.5 m? (2,050sq. ft.)
C2 0 88.3 m? (950sq. ft.)
R3 213.7 m? (2,300 sq. ft.) 54.8 m? (590 sq. ft.)
R2 0 113.3 m? (1,220 sq. ft.)
R1 53.4 m? (575 sq. ft.) 86.9 m? (935 sq. ft.)

Total 548 m? (5,900 sq. ft.)

533.7 m? (5,745 sq. ft.)

4B 152 — 6 Setbacks
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a) Buildings shall be set back from property lines to the closest building
face, excluding any underground or partially exposed parking structure,
window wells, balcony columns, alcove projections, or projecting
balconies, and the above noted projections are not to exceed a depth
as outlined in Section 409 of the zoning bylaw, and established by
development permit and in accordance with “Table 2” and “Figure 2”

Figure 2

HIGH STREET (OLD DOLLARTON ROAD)

RIVERSIDE DRIVE

FRONT STREET

Table 2 — Setbacks (minimum)
4.3 m (14 ft)
4.3 m (14 ft)
4.3 m (14 ft)
4.3 m (14 ft)

3.5m (11.51t.)
2.75m (9 ft.)
4.4 m (14.4 ft)
3.5m (11.5ft)
3.2m (10.5 ft)
12.2 m (40 ft)
14.5 m (47.6 ft)
7.6 m (25 ft)
9.9 m (32.5 ft)

Z 82X« ITQ Mmoo m >
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(o)

7.1m (23.3 ft)

P

15 (49.2 ft)

4B 152 — 7 Height

a) The maximum permitted height for any building in the CD152 zone
shall be measured from the Flood Construction Level (FCL) at a
geodetic elevation of 6.6 m, with specific building height provisions
based on “Table 3" and “Figure 2”.

Table 3 _Building Heial
Buildi Maxi Buildi NMaxi Hoiaht Maxi
Height Exceptions Storeys
Building G+ 21mA(68-75-t) 2/-mA0-H) 6
Building C2 20.8m(68.2 ft) 5 m{(16.25f) 6
Building C3 19.7m(64.75t) 5m{16.25 ft) 6
Building-R2 19-65m-(64-5-H) SH-{16-25-f) 6
BuildingR+ 18-8m{65-H5) 29 6
Table 3 — Building Height
Building Maximum Maximum Height Maximum
Building Height Exceptions Storeys
Building C1 21m (68.75 ft.) 5m (16.25 ft.) 6
Building C2 20.8m (68.2 ft.) 5m (16.25 ft.) 6
Building R3 19.8m (65 ft.) 5m (16.25 ft.) 6
Building R2 19.8m (65 ft.) 5m (16.25 ft.) 6
Building R1 19.8m (65 ft.) 2.7m (9 1t.) 6

b) In addition to Part 4 General Regulations, Section 407 Height
Exceptions, the following height exceptions shall apply in the CD152
zone: Elevator penthouses, heating, cooling, ventilation and other
mechanical equipment required for building operations are permitted
above the maximum height limit, provided they are completely
screened and integrated into the building’s design and do not extend
more than the maximum height exceptions as outlined in Table 3.
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4B 152 — 8 Coverage

a) Building Coverage: The maximum building coverage is 57%.
b) Site Coverage: The maximum site coverage is 58%.

4B 152 — 9 Landscaping and Storm Water Management

a) Allland areas not occupied by buildings and patios shall be
landscaped in accordance with a landscape plan approved by the
District of North Vancouver.

b) Screening consisting of solid fence, architectural screening,
landscaping or a combination thereof, is required around the following:

i) any utility boxes, water meter chambers, vents or pumps that are
not located underground and/ or within a building; and

ii) any solid waste (garbage, recycling, compost) or loading areas or
facilities that are not located underground and / or within a building.

4B 152 - 10 Parking, Loading and Servicing Requlations

a) Parking and loading are to be provided in accordance with “Table 4”

and “Figure 2”:
Table 4 —Parkina R -
Building Use Required Parking Rate
C1,C2,C3 | Residential 1 4-stall-lunit
combined | andLive-work
Commercial 4-stall/45m?
Visitor 0 4-stall-unit
and-C3
R1 Residential 0 75-stall-unit
and-Live-work
! ol ' 5% ot al od Ko i RA
R2 Residential 075 stall-/unit
Visitor O4-stal-unit
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Table 4 — Parking Requirements
Building Use Required Parking Rate
C1 and C2 | Residential 1.055 stall / unit
and Live-work
Commercial 1 stall / 45 m?
Visitor 0.1 stall / unit
Accessible 4.5% of all required parking in C1 and
C2
R1 Residential 0.75 stall / unit
and Live-work
Visitor 0.1 stall / unit
Accessible 4.5% of all required parking in R1
R2 and R3 | Residential 0.75 stall / unit
Visitor 0.1 stall / unit
Accessible 4.5% of all required parking in R2 and
R3

b) Commercial parking is based on a blended rate for all uses excluding
residential and live-work use and shall be shared with the required
visitor parking in the C1, C2, C3 buildings.

c) Except as specifically provided in this section 4B 152-10, Parking and
Loading shall be provided in accordance with Part 10 of this Bylaw.

d) The Zoning Map is amended in the case of the lands illustrated on the
attached map (Schedule A) by rezoning the land from the Multiple-
Family Residential Zone (RM3) and Light Industrial Zone (I3) to
Comprehensive Development Zone CD152.

e) The Siting Area Map section is amended by deleting Plan Section
R/16.

f)  The Siting Area Map section is amended by deleting Plan Section 1/97
and replacing it with the revised Plan Section 1/97 attached in Schedule
C.
READ a first time

READ a second time
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READ a third time

ADOPTED

Mayor Corporate Officer

524



Schedule A to Bylaw 8685

BYLAW 8685
District of North Vancouver Rezoning Bylaw 1440 (Bylaw 8685)
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Schedule B to Bylaw 8685
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Attachment 3

Level 1 Parkade Plan at DP
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Proposed Level 1 Parkade Plan
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Level 2 Parkade Plan at DP
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Proposed Level 2 Parkade Plan

14 additional parking stalls
to be added, as confirmed
by the applicant June 24,
2026
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Level 1 Floor Plan at DP
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Proposed Level 1 Floor Plan |
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Roof Plan at DP

7+ Roof Leval
o remat

*nmmg‘
WY IR

o’
o

)

OQuodReql‘

Quadreal
00 - 556 Burtard Streel,
Varcouver, B.G., VEC 2X8

Maplewood
Gardens

Frant Street &t Riversde,
Wt Vancouver, B.C

Roof Level

i F——
Tona

-

A209

533



T e g a1h sevd 4 e P v e et

oposed Roof Plan

%%,
% I)

O
ISt o

Joskiatior

ssued for Development Variance Permit - 2025.11.07

OQuqdRecI'

Quadreal
#8300 - 655 Buriand Strest.
Marcouver, B.C., VEC 2X8

KAN;;;"I:zwood
Garden

S
Fram Street g1 Riverside,
Work Vancouyer, B.C

Roof Level
sueer o

A209




South and West Elevations at DP
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Proposed South and West Elevations
Building C1
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North and East Elevations at DP
Building C1
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Proposed North and East Elevations
Building C1
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