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Case: PLN2019-00030 
File: 08.3060.20/030.19 

AUTHOR: Yan Zeng, Manager, Development Planning 

SUBJECT: Rezoning Bylaw 8770 - 526-550 Riverside Drive & 2194 Windridge Drive 

RECOMMENDATION: 

THAT Council give no further readings and abandon “District of North Vancouver Rezoning 
Bylaw 1460 (Bylaw 8770)” at third reading. 

REASON FOR REPORT: 

This report seeks Council direction regarding “District of North Vancouver Rezoning Bylaw 1460 
(Bylaw 8770),” which received first, second and third readings on March 16, 2026. 

After March 16, 2026, the applicant sought reductions to the off-site infrastructure 
requirements that formed part of the rezoning conditions. Staff reviewed the request for 
apportionment and indicated support for certain adjustments. The applicant however, sought 
further reductions to the required works and/or reductions to Development Cost Charges 
(DCCs). Staff do not support these requests, as the works are necessary to support the 
proposed development or required by the Development Servicing Bylaw.  

As the applicant has advised that they do not intend to proceed with the rezoning under the 
terms approved by Council on March 16, 2026, staff now recommend that Council give no 
further readings and abandon Bylaw 8770 at third reading.  
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BACKGROUND:  

On December 20241, Montage Development submitted a rezoning application on behalf of 
Summit Wind Properties Ltd., to redevelop the site for 36-starta townhouse units in two 3-
storey buildings and two 4-storey buildings over a shared underground parkade. 

March 16, 2026 – After notice was provided in accordance with Section 467 of the Local 
Government Act, Bylaw 8770, rezoning the site to the Comprehensive Development Zone 161 
(CD161), received First, Second and Third readings2. Staff presented the application along with 
rezoning conditions that had been agreed between staff and the applicant. The rezoning 
conditions include certain off-site civil works.  

June 2026 – The applicant stated that they can not proceed with the full list of off-site civil 
works due to cost considerations. In particular, they seek to remove the requirement of 
upgrading 75 m of the existing storm main on Mount Seymour Parkway and Heritage Park Lane 
as well as of storm and sanitary main upgrades along Windridge Drive frontage. Please see the 
applicant’s letter (Attachment 1).   

ANALYSIS: 

Frontage and Off-Site Requirements Agreed-to at Bylaw Readings 

In accordance with District rezoning application 
process, the required works and services were 
established based on applicable District bylaws, 
policies and engineering standards prior to 
March 16, 2026, Council consideration of first, 
second and third readings of Bylaw 8770.  

These requirements were set out in the off-site 
drawings prepared by the applicant's 
Professional Engineer (Creus Engineering) and 
supported by signed and sealed cost estimates 
dated January 20, 2026. The required works and 
services were reviewed through the application 
process and formed part of the basis for staff’s 
previous recommendation of support and 
Council’s consideration of the rezoning 
application. 

 
1 The original application was submitted in May 2019, put on hold due to changing conditions and ownership, and 
a new proposal was resubmitted in December 2024. 
2 First, Second and Third Reading Report #6690359  
Minutes of the Council’s meeting for First, Second and Third readings #6729954  

N 

Figure 1: Aerial of Site 
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Applicant’s Request to Reduce Off-Site Infrastructure Upgrades 

After Council’s consideration in March of 2026, the applicant requested that staff consider the 
apportionment of certain required off-site infrastructure upgrades on the basis that the 
improvements would benefit both the proposed development and the surrounding area. The 
applicant cited cost escalation, overall project-related fees and charges, and project viability as 
factors supporting the request.  

Staff assessed the request and, having considered the scale of the development and the timing 
of potential infrastructure upgrades, revised the off-site servicing requirements by removing 
the watermain upgrade on Riverside Drive and reducing the scope of roadworks required 
beyond the centreline of the frontage roads. 

Following staff's revised off-site servicing requirements, the applicant advised that, in their 
view, the project would remain financially non-viable unless the requirement for the 75 m 
storm main upgrade on Mount Seymour Parkway was also removed.  

Staff reviewed the request and do not support removing the storm main upgrade requirement 
for the following reasons: 

• The development is located within a growth centre, where the District's capital planning 
framework generally applies the principle that growth-related infrastructure upgrades 
are funded by development. No capital funding is currently allocated for the storm 
infrastructure improvements on Mount Seymour Parkway that form part of the rezoning 
requirements. 

• The section of storm main on Mount Seymour Parkway identified for upgrade is 
required to support the proposed development and forms part of a broader planned 
upgrade to address capacity constraints within the storm drainage system. Staff 
consider this upgrade to be the minimum infrastructure improvement necessary to 
support the rezoning application. Additional upgrades to the storm system are 
anticipated to be delivered through future development projects as redevelopment 
occurs within the catchment area. 

In addition, the applicant requested that the following works be removed from the 
development requirements, or alternatively that Development Cost Charges (DCCs) be adjusted 
to recognize delivery of these works: 

• sanitary main upgrade on Windridge Drive 
• new storm main on Windridge Drive 

Staff do not support these requests. The above works are required under Development 
Servicing Bylaw and would apply to the proposed development of the site with or without a 
rezoning. As such, staff do not support removing or offsetting these requirements through the 
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rezoning process or a subsequent development variance permit process. Staff recommend that 
the requirements be satisfied in accordance with the bylaw. 

FINANCIAL IMPLICATIONS 

DCC estimate is approximately $821,000 and Metro DCC estimate is approximately $901,000. A 
target-rate CAC is also offered, at $638,242.  

In addition, there is a land dedication totalling approximately 333.38 m² (3,588.47 sq. ft.), along 
Riverside Drive. 

The District’s capital budget is experiencing significant constraints. However, even without the 
current budgetary limits it remains critical for all development proposals, including this project, 
to continue to pay for their share of infrastructure upgrades to ensure financial sustainability. 

CONCLUSION 

The off-site infrastructure requirements were established through the rezoning review process 
and formed part of the conditions presented to Council when Bylaw 8770 received first, second 
and third readings on March 16, 2026. 

Following Council’s consideration of Bylaw 8770, staff reviewed the applicant's request for 
apportionment and reduced certain off-site servicing requirements. The applicant has indicated 
that they do not intend to proceed with the development unless additional requirements are 
removed and/or Development Cost Charges (DCCs) are adjusted. Staff do not support these 
requests. 

Given that the applicant has stated they do not wish to fulfil the rezoning conditions, staff 
recommend that Council give no further readings and abandon Bylaw 8770 at third reading. 

Should a new rezoning application be submitted in the future, it would be evaluated based on 
the policies, bylaws, engineering standards and servicing requirements in effect at that time. 

Options: 

The following options are available for Council’s consideration: 

• THAT Council give no further readings and abandon “District of North Vancouver
Rezoning Bylaw 1460 (Bylaw 8770)” at third reading (staff recommendation); or

• THAT Bylaw 8770 and associated rezoning application be referred to staff to assess the
financial, servicing and policy implications of further apportionment of the Mount
Seymour Parkway storm main upgrade requirement and report back to Council.

Respectfully submitted, 
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Yan Zeng 
Manager, Development Planning 

Attachments: 

1. Applicant’s Letter
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REVIEWED WITH: 

 Community Planning  Clerk’s Office External Agencies: 

 Development Planning  Communications  Library Board 
 Development Engineering  Finance  NS Health
 Utilities  Fire Services  RCMP 
 Engineering Operations  ITS  NVRC
 Parks  Solicitor  Museum & Arch.
 Environment  GIS  Other:
 Facilities  Real Estate 
 Human Resources  Bylaw Services
 Review and Compliance  Development Services
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