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216-232 East 3rd Street - North Vancouver Zoning Bylaw Amendment Application – Farzin 
Yadegari Architect Inc. – Developer Information Session Summary Report 
 
Event Date:   Thursday, December 5th, 2024 
Time:    6:00 PM – 7:10 PM 
Location:   Online Zoom Webinar 
 
Attendance:  12 members of the public attended virtually.  

The Farzin Yadegari team was in attendance, as was a representative of the City 
of North Vancouver Planning Department. 

 
Comments:  24 comment forms and/or emails were submitted in a two-week period 

following the VDIS.  
 
Meeting Purpose: 1) To present development application materials to the community 
 2) To provide an opportunity for the community to ask questions about the 

development 
 3) To provide an opportunity for the community to comment on the proposal 
 
Notification: 
In accordance with City of North Vancouver policies: 
 
Invitation Flyers 
VDIS Invitation flyers were delivered to 175 addresses within a 40m radius of the site, provided by the 
City of North Vancouver. Appendix A: Notification includes a copy of this material.  

Newspaper Ad 
A VDIS newspaper ad was placed in the North Shore News on Nov 20th and 27th, 2024. A copy of the ads 
is included in Appendix A: Notification.   
 
Notification Sign 
One VDIS notification sign was erected on the site. Photos of the installed site signs are included in 
Appendix A: Notification. 
 
 
Attendance: 
12 members of the public signed in for the virtual meeting. A copy of the attendee list is included in 
Appendix B: Attendee List.  
 
The following City staff and project team members were in attendance: 
 
City of North Vancouver: 

• Linden Mulleder, Planner 2 (Initials LM) 

 
Project Team: 

• Farzin Yadegari, Architect and Applicant (Initials – FY) 
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Facilitators: 
• Katrina May, Katrina May Consulting (Initials – KM) 

 
Overview: 
In accordance with the City of North Vancouver’s Virtual Developer Information Session (VDIS) Public 
Consultation Guide, the meeting was held in an online format using Zoom Webinar. VDIS participants 
watched a PowerPoint presentation by the applicant as well as a video of a 3-D rendering of the project.  
 
Participants were invited to use the Zoom Webinar Q&A function to ask questions or submit comments 
during the VDIS, which were addressed at the end of the presentation during the Question & Answer 
period. The facilitator read all questions received aloud and directed questions to the appropriate 
project team member to respond verbally for all participants to hear. Answers were transcribed by the 
facilitator and posted for all to see.  
 
The project presentation and facilitated Question & Answer period took approximately 70 minutes. The 
facilitators received several questions and comments about the project and recorded them for inclusion 
in this summary report, attached as Appendix C: Public Dialogue. The comment form is submitted as a 
separate Appendix D: Public Comments. 
 
Participants were invited to submit written comments (using the City’s website comment form or via 
email) to the applicant and/or the municipal development planner, following the VDIS. 24 comment 
forms and/or emails were submitted before or after the VDIS during a two-week comment period.  
 
VDIS Summary of Key Questions and Comments including Responses: 
 
Building Height and Scale 

1. Concern about the height exceeding existing buildings and loss of sunlight/views. 
Response: 

o The height limit for new rezoning applications is determined by the Official Communinty 
Plan (OCP). The proposal is within the maximum allowable height dictated by the OCP. 

o The site has a 6-meter height difference between the lane and East 3rd Street. 
o From the lane, the building appears 5 stories, while from East 3rd Street, it appears 7 

stories. 
 
Density and Setbacks 

2. Why not maximize the density to 2.6 FSR (floor space ratio) to address housing shortages? 
Response: 

o The design balances volume, massing, and setbacks to meet requirements such as 
minimum unit sizes, windows, and lighting. 

o The current FSR of 2.3 meets these constraints while adhering to urban design 
principles. 

o The building was shifted 0.5 meters west to accommodate a mid-block public 
connection staircase, meeting planning requirements. 

3. Will there be improvements to the narrow rear lane? 
Response: 

o The lane and part of East 3rd Street will be improved, including repaving, new sidewalks, 
curbs, and possibly speed bumps, as required by city engineering standards. 
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o The lane setback is 10 feet, and higher floors taper back by approximately 10-15 feet. 
 
Construction Timeline and Process 

4. Comment: When will construction begin, and how long will it take? Will the units be for sale or 
rent? 
Response: 

o The project is still in the rezoning stage. Construction is unlikely to begin for at least 1-2 
years after council approval. 

o Construction is estimated to take 2 years, with an anticipated completion in 2027. 
o The units are currently planned as strata condos. However, the developer may choose 

to include rental units later. 
 
Community Impact 

5. Comment: How does this project differ from other nearby developments? 
Response: 

o The building design breaks up the façade to reflect the natural landscape, with 
individual unit character and privacy emphasized. It avoids a monotonous, cookie-cutter 
appearance. 

 
 
Comment Form and Email Summary: 
Participants were invited to submit comments during a 14-day response period after the VDIS meeting. 
24 comment forms and/or emails were submitted before or after the VDIS. The key comments and 
questions received included:  

1. Interest in Managing Traffic and Parking Effectively: 
o Numerous comments raised concerns about the potential increase in traffic congestion 

in the area due to the proposed development and the impact on street parking for 
current residents. 

o Residents expressed a strong desire to ensure traffic flow and parking solutions are well-
planned to accommodate the growing needs of the area.  

o Suggestions focused on balancing the increased density with thoughtful traffic 
management and ensuring sufficient parking to support both new and existing 
residents. 

2. Impact on Neighborhood Character: 
o The scale and height of the building were frequently mentioned as too large for the 

area. 
o Feedback emphasized the importance of designing the development to harmonize with 

the unique architectural style and scale of the surrounding area. Many saw an 
opportunity to create a thoughtfully designed building that complements and enhances 
the neighborhood's identity. 

3. Opportunities for Sustainable and Green Design: 
o There were concerns about the loss of green space and potential environmental 

impacts, including increased noise and reduced air quality. 
o Community members showed enthusiasm for incorporating environmentally friendly 

elements, such as green spaces and sustainable materials. There was a strong appetite 
for projects that prioritize environmental stewardship and contribute positively to urban 
green space. 
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4. Housing Affordability and Inclusivity: 
o Some comments addressed the importance of including affordable housing units in the 

development to benefit a diverse population. 
o This presents an opportunity to demonstrate leadership in equitable housing. 

5. Focus on Enhancing Safety and Accessibility: 
o Safety was a concern, with community members encouraging measures to improve 

pedestrian pathways, crosswalks, and overall street safety. This feedback highlights an 
opportunity to ensure the development is pedestrian-friendly and enhances 
neighborhood walkability. 

6. Desire for Continued Community Engagement and Communication: 
o The feedback reflected a desire for ongoing, transparent communication between the 

development team, the city, and the community. 
o There were requests for more public meetings and opportunities for community 

feedback before moving forward with the project. 
7. Positive Support for Development and Growth: 

o Many recognized the potential of this project to bring economic benefits and modern 
infrastructure to the area. The proposed development is seen as an exciting opportunity 
to contribute to the community’s vibrancy and meet future housing demands. 

 
Summary of how issues have been considered and solutions incorporated into the programming or 
design of the development proposal: 
 
The applicant team values all input received to date, as it is vital in helping them understand the 
community's needs and concerns. They have taken all feedback into consideration as they move forward 
with the project. 
 
The applicant team is currently awaiting feedback from the City of North Vancouver, including the 
Planning and Engineering Departments, and will consolidate this information with comments from the 
Design Panel as well as the community’s input. Once all feedback is received they will be reviewing it 
and making adjustments to the application as necessary. They will provide an appendix to this report 
outlining any changes made and/or the rationale for design decisions at that time. 
 
Conclusion: 
The purpose of this online Virtual Developer Information Session was to present to the community the 
proposed development permit application and the development concept, and to provide attendees with 
an opportunity to ask clarifying questions and comment on the proposal. 175 VDIS notification flyers 
were distributed by mail to the surrounding community, and 12 community members signed into the 
VDIS. Two newspaper ads notified the community of the VDIS, and one VDIS notification signs were 
posted on the property. A total of 24 comment forms and/or e-mails were submitted.  
 
Members of the public could participate in this consultation process in three ways: 

• Watching a project presentation and video rendering during the VDIS 
• Asking questions of the project team and/or City Planner during the VDIS 
• Submitting written comments after the VDIS during the two-week comment period 

 
The VDIS meeting length and format was sufficient to provide all participants an opportunity to learn 
more about the proposed project, ask questions, and make any comments they wished to provide that 
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evening. Participants asked the development team and City Planner a variety of specific questions, 
mostly related to building height and density and its impact on the neighbourhood, traffic management 
and safety. Support was expressed for the additional housing and growth, and a desire for ongoing 
community engagement and communication on this project.  
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Appendix A: Notification 
Newspaper Advertisement: North Shore News, Wednesday, Nov 20th, 2024 
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Newspaper Advertisement: North Shore News, Wednesday Nov 27th, 2024
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Notification Sign 
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Notification Flyer 
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Appendix B: Attendee List (redacted to preserve privacy) 

Attended User Name (Original Name) Email 
1 David  

2 Sonia Andreas  

3 Leslie Watson  

4 Saeed's iPhone (2)  

5 David  

6 Barry  

7 Mehrdad Teimoori  

8 Eric White  

9 Behnam golpasha  

10 Hamid  

11 WhitePhone (2)  

12 iPhone  

 

Appendix C: Public Dialogue (see attached) 

 

Appendix D: Public Comments – Written and Emailed Submissions (see attached) 

 


