
AGENDA INFORMATION 

 Regular Meeting Date:  June 1st, 2026 
 Other: Date:  

The District of North Vancouver 
REPORT TO COUNCIL 

May 12, 2026 
File: 08.3060.20/039.25 
Case: PLN2025-00039 

AUTHOR:   Mitch Patterson, Development Planner 

SUBJECT:   OCP Amendment & Rezoning Application – 328 - 332 Seymour River 
 Place 

RECOMMENDATION 

THAT Council direct administration to work with the applicant to resolve the following 
issues with the subject application, to staff’s satisfaction, prior to the introduction of 
associated bylaws:  

a) density beyond OCP vision; and
b) housing mix and vehicle parking.

REASON FOR REPORT 

Staff received an application which proposes to redevelop the subject site into a 6-
storey, 40-unit (including seven (7) non-market rental units and thirty-three (33) market 
strata units) residential building.  

The proposed land use is generally aligned with the Official Community Plan (OCP) and 
Maplewood Village Centre and Innovation District Implementation Plan & Design 
Guidelines; however, the application is seeking additional density well beyond the 
anticipated OCP density, while proposing a significantly reduced vehicle parking count. 
Staff are therefore challenged to recommend support for the application as proposed.  

Despite the above-noted staff concerns being comprehensively communicated to the 
applicant early in the application review process, they continue to believe their 
application has sufficient merit and are seeking Council consideration at this time. Staff 
however believe that the application should not proceed as proposed and instead be 
referral back to staff to work with the applicant to address the key issues outlined in this 
report.  

 

 _____ 
Dept. 

Manager

______ 
GM/ 

Director

 _____ 
CAO
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ANALYSIS 

Site and Surrounding Area 

This 1,145 m2 (12,325 sq. ft.) site is a two-lot assembly located in the “Village Heart” of 
the Maplewood Village Centre and Innovation District.  

Adjacent existing developments include: 
• south - 3-storey townhome in a mixed-use development;
• east - 2-storey townhomes;
• north – Existing 3-storey low-rise apartment to the north; and
• west – across Seymour River Place, a mix of existing single-family homes and

newer low-density townhomes (Riverside Mews).

Further, there are a few new developments just south of Old Dollarton Road that are at 
various stages of permit approval: 

• 229 Seymour River Place - Maplewood Plaza – mixed-use development with
193 rental units with commercial at grade, in two (2) building at six-storeys near
Occupancy Permit issuance;

• 2131-2171 Old Dollarton Road - Maplewood Gardens Phase 1 - mixed-use
development with 552 residential units in five (5) buildings at six-storeys,
rezoning approved and DP issued (a text amendment application currently under
review); and

• 2045 Old Dollarton Road – mixed use development with commercial at grade and
36 rental units, in one building at five-storeys, at Building Permit stage, all shown
in Figure 1 – Site and Context.

N

Figure 1 - Site and Context 
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Project Description 
 
On September 5, 2025, the District received a detailed rezoning application for the site.  
The application proposes a residential building with a density of 3.0 FSR in a 6-storey 
building form, over a one-level underground parkade. 
 
A total of 40 residential units are proposed, including 33 strata units and seven (7) 
below-market rental units. Of the strata units, 23 feature a lock-off suite with a full-bath, 
kitchen, and separate entrance to a common hallway. A total of 26 vehicle parking stalls 
are provided in the parkade, 4 of which are visitors stalls. Vehicle access to the 
underground parkade is from south lane, as shown in Figure 2, Site Plan.  
 

 
 
 
In the applicant’s design rationale document, they stated that the proposal aims to meet 
a mixture of demands including market sectors for single, young couples and families as 
well as for future investors seeking revenue streams and for those seeking affordable 
alternatives such as a co-housing-like option inspired by the Cornerstone Building at 
Simon Fraser University. In practice, living rooms in the proposed units are designed 
with the flexibility of conversion into a bedroom at night, turning a one-bed unit into a 
two-bed unit. All told, the proposed units offer flexibility in terms of bedrooms and 
additional financial support by means of a lock-off suite.  
 
 
 

Figure 2 - Site Plan 
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Proposed units include:  
 
Type of Unit  Studio 1-bed 2-bed 3+ bed  Total # (%) 

Strata  - 9 18 6 33 (82.5%) 
Affordable  1 2 2 2 7 (17.5%) 

Total # (%) 1 (2.5%) 11 (27.5%) 20 (50%) 7 (20%) 40 (100%) 
 
The proposed seven (7) below-market units are targeting a 20% reduction from CMHC’s 
DNV Median Rental rates. These units offer the same flexibility as the strata’s in terms 
of day-and-night arrangements but do not have the option of lock-off units. 
 
Policy Context 
 
The two lots are currently zoned RM3, which allows low to medium density in a 4-
storeys or less apartment style form. The OCP designates the lots as Residential Level 
6: Medium Density Apartment (RES 6), which envisions a medium density development, 
with or without commercial uses, up to 2.5 FSR. At a proposed density of 3.0 FSR, this 
application seeks to create a new OCP designation, RES 7, in order to permit the 
density.  
 
In addition, the site is located within the Maplewood Centre and Innovation District 
where RES 6 is limited to 4 to 6 stories in height. See figure 3 for street elevations of 
proposed development.  

  

N 

Figure 3 – Street Elevation 
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Key Issues 

Upon an initial review of the submission, staff issued a review letter to the applicant on 
December 8th, 2025. The letter outlined staff’s general support for the proposed 
residential use as well as for the inclusion of some below market rental units. However, 
significant challenges included that the application is seeking additional density beyond 
OCP while not meeting minimum parking requirements.  

The site is significantly constrained in its size, in available vehicle access points, as well 
as a high water-table (i.e. High Flood Construction Level/FCL). A reduced parking rate 
than what is typically required under Zoning Bylaw may be considered when there is a 
substantial rationale for the proposed uses, transportation demand analysis and a 
fulsome suite of Transportation Demand Management (TDM) measures in accordance 
with the District’s Alternative Vehicle Parking Rate Policy (AVPR).   

Staff have stated to the applicant that a Transportation Impact Assessment (TIA) as well 
as a TDM Plan should be submitted to allow staff to evaluate the proposed parking 
against the AVPR policy. To this date, staff have not received the requested information 
formally.  

Instead, the applicant stated that the FCL prevents another level of underground 
parking, that there are negative impacts of “car-centric” requirements have on the 
environment and housing affordability, and lastly, that the prospective buyers of the 
development - students’ and first-time homebuyers, are not likely to be looking for 
parking stalls as part of their purchase or rental agreement. 

For information, the tables below show the proposed parking of 26 stalls in comparison 
with the base parking requirement under zoning, and with the AVPR policy (see also 
Figure 3 – At Grade Parking and Figure 4 - P1 Parkade, for parking configuration). They 
indicate a significant deficiency with the proposed parking.  

Base Parking Requirement Proposed Difference 
Total Required 74 26 -48

Visitor 10 4 -6
Universal 6 2 -4

Effective Rate 1.85 / unit 0.65 / unit -1.20 / unit

Min. AVPR Parking 
Requirement* 

Proposed Difference 

Total Required 36 26 -10
Visitor 2 4 +2

Universal 4 2 -2
Effective Rate 0.9/unit 0.65 / unit -0.25 / unit

*All TDM measures will still need to be submitted by the applicant first and accepted by staff to
achieve these parking rates.
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Figure 3 – At Grade Parking 

Figure 4 – P1 Parkade 
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Given the highly constrained site, there are main two options staff can see to move 
toward a more supportable proposal.  
 
One, staff recommend that the application be revised to be consistent with the minimum 
parking requirements found in the Districts’ AVPR policy, predicated on a TIA and TDM 
plan that shows specific, significant, and achievable actions to mitigate impacts that the 
limited parking may have in the area. This will likely require a commensurate reduction 
in density.  
 
Two, applicant may wish to consider more rental units in the development which would 
reduce the parking requirement.  
 
In response to this feedback, the applicant has advised that due to market conditions 
and site constraints, the requested density and parking relaxations are vital for the 
feasibility of this project. They request that the application as proposed be presented to 
Council for consideration.  
 
Another possible alternative is to construct sufficient parking that also prevents the 
ingress of groundwater. The applicant however does not believe this option is financially 
feasible.  
 
PUBLIC ENGAGEMENT 
 
A Virtual Public Information Meeting (VPIM) was held from April 2nd – 16th, 2026 and an 
In-person Public Information Meeting (PIM) on April 16th, 2026 (comment period closed 
on the April 30th, 2026). Staff received a total of 10 comments submitted by 8 individual 
participants from the VPIM. The in-person PIM resulted in no written comments, 
however six residents attended. 
 
The following general comments were raised by the public during the two meetings: 
 

• Recognition of the site's potential to provide housing and meet the District’s 
increased housing need, including more affordable housing options; 

• Concerns regarding the limited parking, including the potential for spillover 
impacts on surrounding residential areas and lack of rapid transit to support 
density in the Maplewood area; 

• Mixed opinions about building height, with some supportive of 6 storeys others 
recommending 4 storeys; and, 

• Perceptions that the scale of the development may worsen existing traffic 
congestion in the area. 

 
CONCLUSION 
 
Staff support the proposed land use of the application, which would create new housing 
within key growth centres and close to amenities. Further, staff are cognizant of site 
constraints associated with a high-water table that might limit the viability of 
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underground off-street parking and have requested a TIA and TDM measures to 
support reduced parking, which are yet to be submitted by the applicant.  

Overall, the significant site constraints and limited parking supply likely mean that the 
proposal is pursuing too much density on the site for a strata residential development. 

At the applicant’s request, staff seek Council early input on this application. This will 
inform staff how to proceed with the application. 

The following Options are for Council consideration. 

Options: 

1. (Staff Recommendation)
Revise – “THAT Council direct administration to work with the applicant to
resolve the following issues with the subject application, to staff’s satisfaction,
prior to the introduction of associated bylaws:

a) density beyond OCP vision; and
b) housing mix and vehicle parking

2. Reject – “THAT Council is not supportive of this application as presented and
that the application be rejected”;

3. Proceed with bylaw introduction – “THAT Staff be directed to prepare bylaws
based on the applicant’s current application of density and vehicle parking rate”;
or

4. Other – “THAT Council provide alternative direction to staff”.

Respectfully submitted, 

Mitch Patterson, 
Development Planner 

ATTACHMENTS: 
1. Architectural drawing excerpt 
2. Applicant May 21 letter re. justification for increased density and parking reduction 
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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  Planning

185



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

THIS PAGE LEFT BLANK INTENTIONALLY 
 

186



Attachment 1

187



188



189



190



191



192



193



194



195



196



197



198



199



200



201



202



203



204



205



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

THIS PAGE LEFT BLANK INTENTIONALLY 
 

206



 

328-332 SEYMOUR RIVER PLACE, DISTRICT OF NORTH VANCOUVER

Justification for increased density above and beyond OCP Designated Density; and 
significant reduction in number of parking spaces. 

INTRODUCTION. This innovative 40-unit six-storey residential development offers a mix of 
33 strata-titled ownership and 7 below market purpose-built rental suites. It has been 
designed to cater to faculty, staff and students at Capilano University and others wanting to 
live in Maplewood, an evolving Town Centre Neighbourhood.  

It is expected that many of the strata-titled suites will be purchased by investors intending 
to rent to people affiliated with the university. Others will cater to first-time buyers seeking 
more affordable housing choices without the cost of parking. Rental suites are expected to 
appeal to those affiliated with the university. 

Project history. When planning for this development first began in 2018, it was conceived 
as 100% purpose-built rental building at a 2.5 FAR. However, since then, the financial 
feasibility of 100% rental buildings has become extremely challenging due to high land, 
construction, and interest costs, combined with reduced rents.  

While lower rents are good news for governments and tenants, they have negatively 
impacted on the viability of new purpose-built rental projects, especially those with a below 
market component. 

A ‘ghost pipeline’. As a result, many projects across Metro Vancouver are no longer 
financially viable. Thousands of approved units have not moved into construction. Two local 
examples are the Travelodge project near Capilano and Marine and 1569–1589 Rupert 
Street, both of which went into receivership. 

These projects are now often referred to as being in the ‘ghost pipeline’. 

CONFORMANCE WITH DISTRICT OCP GOALS 

The following summarizes the justification for approving the 0.5 FAR increase and the 
significant reduction in required parking when compared with key District’s OCP goals. 

OCP GOAL 2. Encourage and enable a diverse mix of housing type, tenure and affordability 
to accommodate the lifestyles and needs of people at all stages of life 

The proposed development enables housing diversity by offering 70% 2+ bedroom units 
and only 30% 1-bedroom units. With comparably large square footage, the 2+ bedrooms 
are intended for families and investors whereas the smaller units are intended for students 
and first-time homebuyers entering the market. 

Lock-off suites within some units can become ‘mortgage-helpers in the sky’, appealing to 
buyers wanting to buy a larger unit to accommodate a growing family over time. 

Attachment 2
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Other 1-bedroom and 2-bedroom  strata-titled units have been designed to appeal to those 
willing to share, providing a greater level of housing affordability. These buyers will be 
pleased to not have to pay the additional cost of a parking space. 

There are 7 non-market rental units within the building, representing 17.5% of all units. 
They vary in size from 1 to 4 bedrooms and are located on the second floor. The rents will 
be secured at 20% of the DNV median for the life of the building, representing a significant 
investment in community as a whole and the Maplewood area, specifically. 

The rental units, which equate to 0.52 FAR, will be located within a separate air-space 
parcel.  

All units will meet DNV accessibility standards, including 100% basic and 5% enhanced (2 
units at grade). 

Urban Design Fit. This additional density can easily be accommodated on this property 
since it is a corner lot, separated from adjacent properties by two dedicated streets and two 
public lanes. As a result, from an urban design perspective, there will be minimal negative 
impacts on neighbouring properties.  

OCP Goal 3. Foster a safe, socially inclusive and supportive community that enhances the 
health and well-being of all residents 

The building design incorporates several lessons learned at SFU’s UniverCity community. 

While many individuals often think they will prefer living on their own, this can often lead to 
social isolation. This is particularly true for university students. For this reason, many 
suites in this building have been designed to facilitate sharing, even the one-bedroom 
units. Furthermore, lock-off suites, that were so successful at Simon Fraser University, 
have been included in this building to contribute to social well being. 

OCP Goal 5.  Provide a safe, efficient and accessible network of pedestrian, bike and 
roadways and enable viable alternatives to the car through effective and coordinated land 
use and transportation planning 

OCP Goal 7. Develop an energy-efficient community that reduces its greenhouse gas 
emissions and dependency on non-renewable fuels while adapting to climate change 

An accessible location. This development is well located within a safe and accessible 
pedestrian, bike and roadway network. The Phibbs Exchange is 3 minutes by bicycle; 5 
minutes by transit; and 25 minutes by walking. Capilano University is 13 minutes by bicycle, 
18 minutes by transit; and a 29-minute walk. 

The seven below market rental units are expected to appeal to lower income households 
who will not own cars.  
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Many of the home purchasers will also not need to own a car. Like some people who 
attended the Public Information Meetings, they may not even have a driver’s license. Others 
will prefer to share a car, as is increasingly the case throughout Metro. In this way, the 
building will positively contribute to reducing greenhouse gas emissions and addressing 
climate change.  

The cost of parking. Metro Vancouver's 2025 Regional Parking Study, undertaken by Bunt & 
Associates, Transportation Planners and Engineers, concluded that underground parking 
significantly drives up the cost of new housing, with construction costs ranging from 
$117,400 to $137,000 per stall on average, and up to $230,000 on challenging urban or 
geotechnical sites.  

Adding a single dedicated parking stall to a unit can require a household to earn an extra 
$31,000 to $36,000 annually to qualify for a mortgage.  

https://metrovancouver.org/services/regional-planning/Documents/regional-parking-
study-final-report-2025.pdf 

Given the high-water table on this property, only one level of underground parking is 
financially feasible.  A few additional spaces have been provided at grade. The result is 26 
parking spaces. 

Four of the 26 parking spaces will be reserved for visitors. The remaining 22 spaces will be 
‘unbundled’ and sold separately, rather than be included in the purchase price. As a result, 
those who choose not to buy a parking space will be able to save a considerable amount of 
money, in addition to the cost of a car. 

A BROAD ARRAY OF TRANSPORTATION DEMAND MEASURES 

To compensate for the reduced parking and enhance affordability, the developer and Bunt & 
Associates have identified a broad array of transportation demand measures to offset the 
need for a personal car. These include free 2-zone transit passes for renters and strata 
purchasers who do not purchase a parking space; free EV bikes for strata purchasers who 
do not purchase a parking space, and incentives for carsharing.  

Other measures include the inclusion of Bicycle Maintenance Facilities, Multi-modal 
Wayfinding Information, and Transportation Marketing Services. 

Carsharing. Elsewhere in the Lower Mainland, parking requirements in new developments 
have been significantly reduced because of the availability of carshare programs. Since 
carshare is not currently available in this neighbourhood, discussions are underway with 
both EVO and MODO, and by the time this development is completed, the developer is 
confident that carshare will be available for neighbourhood residents. 

To incentivize a carshare program, the developer has offered to donate a vehicle to the 
carshare supplier. This was the case at SFU’s UniverCity, since Modo (originally the Co-
operative Auto Network) was first conceived there by Tracy Axelson as her university thesis. 
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Once carshare is in place, the developer will provide a free one-year car-share membership 
to every homebuyer who does not purchase a parking space.  

OCP Goal 8. Provide infrastructure to support community health, safety and economic 
prosperity, and facilities that enhance recreational opportunities, cultural activity and 
artistic expression 

If approved, this development will result in considerable infrastructure upgrades around the 
property and contribute significant Amenity Cost Contributions and Development Cost 
Charges to offset the cost of additional infrastructure improvements elsewhere in the 
neighbourhood.  

New residents will also support nearby neighbourhood shops and services, all within a short 
walking distance. 

OTHER CONSIDERATIONS. 

Prohibition on overnight on-street parking. Given the innovative nature of this 
development, the developer is prepared to explore with the District how building residents 
can be deterred from parking overnight on nearby streets. This might include clauses in the 
rental and purchase and sale agreements. While some may question the enforceability of 
such arrangements, this could still be an effective way to address potential neighbourhood 
concerns. 

Financial benefits of not owning a car. To highlight the longer-term financial benefits of 
investing in a home, rather than a car and parking space, the project marketing materials will 
illustrate what happens to a $50,000 investment in a home compared with the same 
investment in a car, over a five- and ten-year period.  

SUMMARY 

Approval of this application, albeit at a slightly higher FAR and with a significant parking 
reduction when compared with previous projects, will offer numerous community benefits. 
Moreover, it will address many of the District’s planning priorities and goals, particularly 
related to the environment.  

With a mix of tenures, creative and flexible suite designs, and reduced parking, this 
development will offer more affordable housing choices compared to other developments. 
Furthermore, it can be financially feasible and able to proceed to construction once all the 
necessary permits have been issued. Unlike too many other projects, it will not end up in the 
‘ghost pipeline’ or a receivership.  

It is therefore hoped this summary encourages Council to depart from longstanding 
requirements and support this request for additional FAR and reduced parking. After all, 
given the negative impacts of private automobiles, including environmental degradation, 
significant costs for owners, public health crises from air pollution and sedentary lifestyles, 
systemic social inequality, and urban space consumption, governments should be 
discouraging, not requiring, more parking in a new housing developments. 

210


	AUTHOR:   Mitch Patterson, Development Planner
	RECOMMENDATION
	THAT Council direct administration to work with the applicant to resolve the following issues with the subject application, to staff’s satisfaction, prior to the introduction of associated bylaws:
	a) density beyond OCP vision; and
	b) housing mix and vehicle parking.
	REASON FOR REPORT
	Staff received an application which proposes to redevelop the subject site into a 6-storey, 40-unit (including seven (7) non-market rental units and thirty-three (33) market strata units) residential building.
	The proposed land use is generally aligned with the Official Community Plan (OCP) and Maplewood Village Centre and Innovation District Implementation Plan & Design Guidelines; however, the application is seeking additional density well beyond the anti...
	Despite the above-noted staff concerns being comprehensively communicated to the applicant early in the application review process, they continue to believe their application has sufficient merit and are seeking Council consideration at this time. Sta...
	ANALYSIS
	Site and Surrounding Area
	Project Description
	On September 5, 2025, the District received a detailed rezoning application for the site.  The application proposes a residential building with a density of 3.0 FSR in a 6-storey building form, over a one-level underground parkade.
	A total of 40 residential units are proposed, including 33 strata units and seven (7) below-market rental units. Of the strata units, 23 feature a lock-off suite with a full-bath, kitchen, and separate entrance to a common hallway. A total of 26 vehic...
	In the applicant’s design rationale document, they stated that the proposal aims to meet a mixture of demands including market sectors for single, young couples and families as well as for future investors seeking revenue streams and for those seeking...
	Proposed units include:
	The proposed seven (7) below-market units are targeting a 20% reduction from CMHC’s DNV Median Rental rates. These units offer the same flexibility as the strata’s in terms of day-and-night arrangements but do not have the option of lock-off units.
	Policy Context
	The two lots are currently zoned RM3, which allows low to medium density in a 4-storeys or less apartment style form. The OCP designates the lots as Residential Level 6: Medium Density Apartment (RES 6), which envisions a medium density development, w...
	In addition, the site is located within the Maplewood Centre and Innovation District where RES 6 is limited to 4 to 6 stories in height. See figure 3 for street elevations of proposed development.
	1. (Staff Recommendation)
	Revise – “THAT Council direct administration to work with the applicant to resolve the following issues with the subject application, to staff’s satisfaction, prior to the introduction of associated bylaws:
	a) density beyond OCP vision; and
	b) housing mix and vehicle parking
	2. Reject – “THAT Council is not supportive of this application as presented and that the application be rejected”;
	3. Proceed with bylaw introduction – “THAT Staff be directed to prepare bylaws based on the applicant’s current application of density and vehicle parking rate”; or



