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THE 2026 NORTH SHORE RELOCATION SERIES

RELOCATING TO
DEEP COVE & INDIAN ARM
Including Woodlands, Sunshine & Cascade

An insider’s guide to waterfront living, forested neighbourhoods, everyday logistics and buying 
with confidence in eastern North Vancouver.

PREPARED FOR CHARLIE MACKENZIE  |  PERSONAL REAL ESTATE CORPORATION

THE LIFESTYLE  Quiet coves, village streets, forest trails and extraordinary water access—all 
within greater Vancouver, but with important trade-offs around commuting, terrain and 
property maintenance.

2026 EDITION  •  Research and market snapshot: October 2026
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Welcome to the eastern North Shore
Deep Cove is the best-known village on the west shore of Indian Arm, but the surrounding 
communities offer several distinct versions of coastal living. Some buyers want to stroll to coffee, 
the waterfront and parks; others prefer privacy, wooded land and quiet roads. Farther up Indian 
Arm, boating access and servicing become central to the purchase decision.

This guide is organized for buyers relocating within Metro Vancouver, returning to the North 
Shore, or moving to British Columbia. It aims to help you decide not simply whether you love the 
scenery, but whether a particular location works for your daily life and property goals.
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LOCAL PERSPECTIVE  Charlie Mackenzie describes Deep Cove as his long-time home 
community, where he raised his family. His website focuses on its combination of water, 
mountains, forests and neighbourhood life.

PART 1  |  Is this area right for you?

Why choose Deep Cove and Indian Arm in 2026?

The appeal starts with place. Shoreline views, sheltered paddling waters, walkable village 
amenities and proximity to forest trails are difficult to duplicate elsewhere in Metro Vancouver. 
Many residential streets remain intimate and quiet, and the housing stock often differs from 
more standardized suburban developments.

The biggest advantages

 Distinctive village lifestyle and waterfront parks in Deep Cove.
 Kayaking, paddleboarding, hiking and boating close to home.
 A broad mix of detached houses—from older character homes to custom and waterfront 

properties.
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 Smaller, wooded residential enclaves that can feel removed from the bustle of the city.
 Access to employment and amenities elsewhere on the North Shore and in Metro Vancouver.

The trade-offs to plan for

 Tourism-related traffic and parking pressure around the Cove on popular days.
 Less frequent transit and fewer nearby shops as you move away from the village.
 Sloping lots, rock, drainage and older construction that can complicate renovations.
 Marine exposure, tree maintenance and possible geotechnical or flood constraints.
 For boat-access homes: weather, moorage, insurance, docks, utilities and emergency access.

BOTTOM LINE  Choose the specific street and property—not just the area name. A Deep Cove 
village home and a boat-access Indian Arm cabin can have entirely different daily realities.

Deep Cove compared with Lower Lonsdale

Consideration Deep Cove / surrounding areas Lower Lonsdale

Setting Village, treed streets, sheltered 
water

Urban waterfront and mixed-use 
core

Housing Primarily detached; limited 
attached options

Large condo and townhouse 
selection

Daily errands More vehicle-dependent outside 
village

More walkable services and transit

Lifestyle Outdoor recreation, privacy, local 
village

Restaurants, urban amenities, 
SeaBus proximity

PART 2  |  Understanding the geography

How the communities relate to one another

Deep Cove is a village and residential neighbourhood on Indian Arm. Indian Arm also refers to 
the long tidal inlet extending north into the mountains; real estate marketed as “Indian Arm” 
may include remote and water-access properties. Woodlands, Sunshine and Cascade are often 
combined in listing searches under the Woodlands–Sunshine–Cascade subarea, generally 
associated with Indian River Drive and its surrounding forested, hillside and shoreline settings.

Property search labels and neighbourhood boundaries are not always consistent among MLS® 
platforms. Ask Charlie to confirm the precise municipal address, legal access and neighbourhood 
classification for each property.
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Terrain, climate and transport

The area has a temperate coastal climate: wet winters, a long rainy season and comparatively 
mild low-elevation temperatures. Homes near steep slopes or creeks may experience different 
drainage and maintenance conditions from sites in flatter parts of North Vancouver. The 
principal road links connect the eastern North Shore via Mount Seymour Parkway and Dollarton 
Highway to the wider road network.

Bus service reaches Deep Cove, but service patterns and travel times change; check TransLink by 
actual address and commute hour. Car ownership may be particularly helpful for outlying 
properties. Water-access homes require an entirely different travel plan.

What “waterfront” can mean

 Direct shoreline frontage and lawful access to a usable beach.
 View property without legal shoreline access.
 Foreshore or dock arrangements subject to provincial, municipal or other approvals.
 Boat-access-only property where landing, dock use or moorage must be verified.

DO NOT ASSUME  A view of Indian Arm does not guarantee riparian rights, a permitted dock, 
deep-water moorage, safe year-round landing, or access by a public road.

PART 3  |  Where to live

1. Deep Cove: the village and adjacent streets

Best for buyers who want the most convenient access to waterfront paths, cafés, restaurants, a 
community gathering place and activities on the water. The village draws day-trippers, so 
proximity to the centre is a lifestyle benefit with a busy-weekend trade-off. Houses vary in age, 
terrain and view orientation; there are comparatively few condos and townhomes.

Buyer priorities: walking distance, parking, storage for recreation gear, street grade, privacy and 
visitor congestion.

2. Indian Arm: shoreline and water-access opportunities

This category should be treated separately from a conventional suburban search. Some 
properties may be reached by boat, subject to route and ownership details. Privacy and scenery 
can be exceptional, but services may be limited. Lenders, insurers and tradespeople can evaluate 
remote properties differently.

Buyer priorities: registered access, docks and moorage, shore conditions, year-round water 
supply, sewage systems, electrical supply, fire response, construction logistics and insurance.
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3. Woodlands: forested setting and larger-home appeal

Woodlands is associated with the quieter, wooded Indian River Drive corridor and nearby 
streets. Detached homes may offer more seclusion than a village property, but lots can be steep 
and services less walkable. Inventory is limited, so each listing can materially shift asking-price 
statistics.

Buyer priorities: usable outdoor space, grade, retaining walls, creek setbacks, driveway 
accessibility and exposure.

4. Sunshine: water, trees and a tucked-away feel

Sunshine is generally discussed alongside Woodlands and Cascade rather than as a high-volume 
standalone MLS® market. For purchasers seeking an established home near nature, the appeal 
is a peaceful setting and access to the Indian Arm corridor. Inspect each street and parcel rather 
than assuming uniform access or views.

Buyer priorities: slope and drainage, home orientation, road access, utilities, cell coverage and 
proximity to daily services.

5. Cascade: quiet residential pockets in the corridor

Cascade is another small locality within the combined market designation. Homes can be highly 
individual; comparable transactions may be sparse. A reliable pricing assessment should 
broaden carefully to other nearby properties only after adjusting for water access, condition, lot 
usability and location.

Buyer priorities: reliable comparables, geotechnical considerations, road frontage and future 
maintenance costs.

Area Best fit Main caution

Deep Cove Village amenities and water 
recreation

Visitor traffic and parking

Indian Arm Seclusion; special waterfront or 
recreational use

Access and servicing

Woodlands Privacy and substantial detached 
homes

Terrain and sparse inventory

Sunshine Quiet treed residential setting Verify lot-level details

Cascade Secluded housing and natural 
surroundings

Very limited comparable sales
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PART 4  |  Real estate market in 2026

A practical October 2026 asking-price snapshot

These figures describe advertised properties, not completed sales, and should not be interpreted 
as appraisals or official neighbourhood benchmark prices. Search feeds update continually and 
may use slightly different boundaries or property-type filters.

Market / source Snapshot Interpretation

Deep Cove detached — REW 11 house listings; median ask 
about $2.7M; roughly $1.5M–$5.2M

Wide spread driven by site, views 
and home quality

Woodlands–Sunshine–Cascade — 
REW

2 listings: $1.799M and $3.198M Too small a sample for a reliable 
median trend

Indian Arm No defensible one-number market 
benchmark

Evaluate access, waterfront and 
servicing case by case

Source: REW area and house search pages accessed October 2026. The two Woodlands–
Sunshine–Cascade listings included 5481 Indian River Drive and 330 Sasamat Lane. See the 
sources section for direct pages.

Suggested property search bands

Use these bands to browse listings, not as predictions of market value. For Deep Cove detached 
homes, the most practical search bands are $1.5M–$2M, $2M–$2.5M, $2.5M–$3M, $3M–$4M, and 
$4M+. For attached housing, establish a separate lower-priced search rather than mixing those 
listings with detached homes. Indian Arm and the smaller Woodlands–Sunshine–Cascade market 
should always include custom alerts.

How to interpret price properly

 Compare sold listings, not only asking prices, and adjust for condition and concessions.
 Separate road-access detached homes from boat-access cabins and recreational sites.
 Check whether shoreline improvements and secondary structures are authorized.
 Review renovation permits, title, easements and rights-of-way.
 Consider insurance, drainage, sitework, retaining structures and marine infrastructure when 

evaluating total ownership cost.

MARKET NOTE  A two-property submarket can show dramatic month-to-month shifts that 
mostly reflect which homes happen to be listed. Do not rely on the quoted median as a 
valuation tool.
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PART 5  |  Making the move

A buyer’s due-diligence plan

1. Set a realistic all-in budget, including property transfer tax, legal fees, inspections, moving 
and immediate maintenance.

2. Visit on weekdays, rainy days and busy weekends; test access and parking.
3. Confirm official lot boundaries, road access and legal use through municipal records and title 

documents.
4. Have the building inspector focus on moisture, roofing, drainage, foundations, decks and 

retaining structures.
5. Engage geotechnical, arborist, septic, marine or other specialists where relevant.
6. Request written quotes for insurance, financing and any intended improvements before 

removing conditions.
7. Confirm school catchment and transit service for the exact address.

Special checklist for Indian Arm and remote waterfront

 Legal and practical access in all seasons; docking rights and safe landing.
 Potable water source, treatment and testing; sewer or septic status.
 Power availability, generator/solar needs, internet and communications.
 Building permits and shoreline approvals; foreshore tenure where applicable.
 Wildfire exposure, evacuation plans, emergency medical response.
 Marine transport and deliveries for construction, trades and moving.
 Financing and property insurance acceptable for the intended use.

Buying in BC: what newcomers should understand

British Columbia purchases involve a purchase agreement, deposit, subject-removal process, 
conveyancing and closing arrangements. Property Transfer Tax, applicable exemptions, the BC 
home flipping tax, federal restrictions and other rules can change and depend on buyer 
circumstances. Obtain current advice from a BC lawyer/notary and tax adviser before 
committing. For strata property, read minutes, depreciation reports, financial statements and 
bylaws carefully.

PART 6  |  Everyday life

Schools and learning

School District 44 serves North Vancouver. Deep Cove-area families commonly investigate Cove 
Cliff Elementary, Sherwood Park Elementary and Seycove Secondary, but catchment boundaries, 
program options and enrolment policies must be verified directly with the school district for the 
specific address. Do not assume proximity guarantees placement.
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Recreation and community

Deep Cove’s waterfront setting lends itself to paddling, boating and walking. Quarry Rock and 
surrounding trail networks are popular, with conditions, restrictions and access rules subject to 
change. Cates Park/Whey-ah-Wichen, Mount Seymour and other North Shore outdoor areas 
broaden recreation options. Check local advisories for trails, wildlife, water quality, boating and 
parking before visiting.

Shopping, healthcare and work

The Cove offers smaller-scale local services and food businesses; larger grocery, healthcare and 
retail choices are elsewhere on the North Shore. Commuters should test routes to Lower 
Lonsdale, downtown Vancouver, Burnaby and the Ironworkers Memorial Bridge at their actual 
travel times. Remote and water-access owners should create a plan for prescriptions, urgent care 
and winter travel.

Ongoing cost checklist

 Property tax, utilities, heating and home insurance.
 Roof, gutters, drainage, tree care and exterior moisture management.
 Slope, driveway, retaining wall and stair maintenance where present.
 Marine equipment, dock inspections and boating costs if applicable.
 Vehicle, transit and commuting costs; extra delivery charges for remote locations.

PART 7  |  Resources, FAQs and moving checklist

Frequently asked questions

Is Deep Cove walkable?

The village core is pleasant to explore on foot, but convenience varies sharply with distance, 
elevation and road layout.

Can I commute downtown without a car?

Some Deep Cove locations have bus access; check current TransLink schedules, transfers and 
commute times for the exact address.

Are there many condos?

Attached housing exists, but detached homes dominate the area’s character. Condo buyers will 
find far more selection in Lower Lonsdale.
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Are all Indian Arm homes boat-access only?

No. Indian Arm is a geographic inlet and a listing/search designation; check every property’s 
legal and physical access.

Is Woodlands–Sunshine–Cascade one neighbourhood?

These names are often aggregated into one MLS® subarea, but the streets and properties have 
different characteristics.

How much does a waterfront home cost?

Price varies tremendously with frontage, legal access, house condition, dock/foreshore rights and 
location. Use property-specific sold comparables.

Can I renovate or build a dock?

Approvals depend on land status, municipal and provincial requirements and other authorities. 
Never assume permission.

Your 30 / 60 / 90-day relocation plan

Timeline What to do

90 days before Establish budget and financing; shortlist streets; 
discuss road vs water access; connect with Charlie.

60 days before Tour in different weather/traffic conditions; review 
sold comparables; investigate schools, insurance and 
hazards.

30 days before Complete legal, financing and property inspections; 
plan utilities, movers and address changes; confirm 
completion details.

Helpful sources and verification links

Charlie Mackenzie: https://www.charliemackenzie.com/ and 
https://www.charliemackenzie.com/Contact.php

Deep Cove detached listing market: https://www.rew.ca/properties/areas/deep-cove-north-
vancouver-bc/type/house

Woodlands–Sunshine–Cascade listings: https://www.rew.ca/properties/areas/woodlands-
sunshine-cascade-north-vancouver-bc

Indian Arm listings: https://www.rew.ca/properties/areas/indian-arm-north-vancouver-bc

Greater Vancouver REALTORS® market reports: https://www.gvrealtors.ca/
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District of North Vancouver maps, planning and parks: https://www.dnv.org/

North Vancouver School District: https://www.sd44.ca/

TransLink trip planner: https://www.translink.ca/

BC property and tax information: https://www2.gov.bc.ca/

IMPORTANT DATA NOTE  Information is provided for general relocation planning as of 
October 2026. Prices are listing snapshots, not sold-price statistics. Verify current inventory, 
boundaries, amenities, legal rights, regulations, services and property facts before making a 
purchase decision.

Your local real estate connection
Charlie Mackenzie, Personal Real Estate Corporation, describes a lifelong connection with Deep 
Cove and experience helping buyers and sellers with waterfront, detached, condo and 
townhome properties.

Charlie Mackenzie PREC*  |  Babych Group Realty Vancouver Ltd.
604.787.2188  |  charliemac@shaw.ca
www.charliemackenzie.com
201 – 1 Lonsdale Avenue, North Vancouver, BC V7M 2E4

A great relocation starts with finding a place that feels right—and understanding the real-world 
details that make it work.
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