
5663723v2 

COUNCIL CORRESPONDENCE UPDATE TO SEPTEMBER 20, 2023 (8:30 a.m.) 

Correspondence 

(1) 6 submissions, September 15 and 18, 2023, regarding Preliminary
Development Proposal for 1327 Marine Drive

(2) September 15, 2023, regarding “Excessive Speeding & Need For Photo
Radar”

(3) 3 submissions, September 15 and 17, 2023 regarding Urban Forest
Management Plan

(4) September 15, 2023, regarding “Dangerous intersection in British Properties”

(5) 2 submissions, September 18, 2023, regarding Proposed Zoning Bylaw
No. 4662, 2010, Amendment Bylaw No. 5254, 2023 (2237 Palmerston Avenue)
(Referred to the September 18, 2023 reconvened public hearing)

(6) Tsleil-Waututh Nation, September 18, 2023, regarding “Invitation to National
Day for Truth and Reconciliation Community Event” (September 29, 2023)

(7) September 18, 2023, regarding “Live to 100: Secrets of the Blue Zones |
Official Trailer | Netflix - YouTube”

(8) September 19, 2023, regarding “Water” (Bylaw Fines)

(9) Committee and Board Meeting Minutes – Community Grants Committee
meeting June 16, 2023; Finance and Audit Committee meeting June 29, 2023;
Art Museum Advisory Committee meeting July 4, 2023; and Code of Conduct
Committee meeting July 24, 2023

Correspondence from Other Governments and Government Agencies 

No items. 

Responses to Correspondence 

(10) Acting Senior Manager of Parks, September 14, 2023, response regarding 
“Hugo Ray Park”

(11) Director of Parks, Culture & Community Services, September 14, 2023, 
response to S. Swan regarding Proposed Arts & Culture Facility
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We have had an excepƟonally long run of rapid price increases.  But, as interest rates and construcƟon costs 
increase, so will failed developments who based their cost projecƟons on faulty or outdated assumpƟons.  This 
is only the beginning.  Will every property owner suffering the sƟng of interest rate increases apply to turn their 
unit(s) into short-term rentals??    
There are several other luxury developments for sale or rent in West Vancouver.  e.g. ExecuƟve on the Park, 
Gateway.  They are all offering incenƟves right now.  Perhaps the owners of 1327 should do the same. 

8. Reduce the price if a property is not selling.
That is the advice from any realtor. I note the price per square foot in these units is greater than most of the
units for sale in Grosvenor Ambleside and on Evelyn Drive.  Although these properƟes are slightly older, they are
comparable.  Neither of these developments have units facing a back lane with a view of the neighbours’
dumpsters or are in the shadow of a much larger development.  LocaƟon, locaƟon, locaƟon!

Basic markeƟng:  If the widget isn’t selling, mark it down, recoup some capital and move on.  One of the biggest
mistakes of investors is to hold a poor investment for too long hoping it will turn around.  Or in this case, to look
to the Municipality and surrounding neighbours to assume the risk and take on the consequences of poor
business decisions.

Many Ambleside properties were purchased knowing that there was a Community Plan in place which regulated 
development on Marine Drive and elsewhere.  It is highly unfair that a whim of Council or pressure from developers 
should ruin the enjoyment of our property or destroy the quality of life in our neighbourhood.   
I expect that my elected officials will protect my interests and the interests of the neighbourhood and not succumb to 
pressure from developers who do not have a vested interest in the community.  There is nothing in it for the people who 
voted for you and who will have to live with your decisions. 

Yours truly, 

West Vancouver, BC, 
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I realize that many people are mourning the loss of the Park Royal Hotel.  This is cluster of 16 short term rental 
suites.  It has no hotel facilities, banquet facilities, food service, security, or on-site administration or oversight 
of any kind.  

If the owners wish to turn it into a hotel, they should apply for that zoning change without trying to make an end 
run around the regulations for operating a hotel. e.g.  health and safety, Hotel Keepers Act, taxes, etc. 

Costs will be downloaded to the Municipality.  
Bylaw enforcement or security issues or illegal activities occurring on the premises will be offloaded to the 
WVPD and ultimately West Vancouver taxpayers.  

West Vancouver should not be in the business of bailing out failed developers.  
Land speculation and development like any other business has an inherent amount of risk. We only need to 
look as far as the original developers on Evelyn Drive.   Historically, real estate prices have fluctuated.  There 
were declines in the early 80s, the early 90s and late 00s.  Many people lost money; lots of money.  That is 
property speculation. 

We have had an exceptionally long run of rapid price increases.  But, as interest rates and construction costs 
increase, so will failed developments who based their cost projections on faulty or outdated assumptions.  This 
is only the beginning.  Will every property owner suffering the sting of interest rate increases apply to turn 
their unit(s) into short-term rentals??   
There are several other luxury developments for sale or rent in West Vancouver.  e.g. Executive on the Park, 
Gateway.  They are all offering incentives right now.  Perhaps the owners of 1327 should do the same. 

Reduce the price if a property is not selling. 
That is the advice from any realtor. I note the price per square foot in these units is greater than most of the 
units for sale in Grosvenor Ambleside and on Evelyn Drive.  Although these properties are slightly older, they 
are comparable.  Neither of these developments have units facing a back lane with a view of the neighbours’ 
dumpsters or are in the shadow of a much larger development.  Location, location, location! 

Basic marketing:  If the widget isn’t selling, mark it down, recoup some capital and move on.  One of the 
biggest mistakes of investors is to hold a poor investment for too long hoping it will turn around.  Or in this 
case, to look to the Municipality and surrounding neighbours to assume the risk and take on the consequences 
of poor business decisions. 
Many Ambleside properties were purchased knowing that there was a Community Plan in place which regulated development on 
Marine Drive and elsewhere.  It is highly unfair that a whim of Council or pressure from developers should ruin the enjoyment of our 
property or destroy the quality of life in our neighbourhood.  
I expect that my elected officials will protect my interests and the interests of the neighbourhood and not succumb to pressure from 
developers who do not have a vested interest in the community.  There is nothing in it for the people who voted for you and who will 
have to live with your decisions. 
Yours truly, 

West Vancouver, BC, 
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Dear Mayor and Council: 

I am totally opposed to the zoning application to allow for short-term rentals at 1327/1331 Marine Drive.  Bylaw 4662, 
2011 currently prohibits rentals of less than 1 month.  This was enacted not only to protect limited rental stock, but also 
to limit neighbourhood noise and disruptions. 

1. It sets a precedent.
If this is approved, we can likely count on Gateway at Park Royal and ExecuƟve on the Park both with many
vacant suites, (and others) to be making similar applicaƟons.

2. These units can be rented as long-term rentals.
One of the major reasons of regulaƟng short-term rentals was to maintain housing stock and prevent the
hollowing out of communiƟes.    A change in zoning would open the door for anyone wanƟng to open a lucraƟve
short-term rental business to overprice their property and then request a zoning change.

3. 3.      Large cluster of short-term rentals.

Not only is the applicaƟon to allow for short term rentals, but for individual units which each can be used as 
short-term rental units.  This is the worst possible scenario imaginable.   The massing of such suites will simply 
exacerbate issues associated with short-term rentals.  IƟnerant residents have no stake in the community.  

4. It is not needed.
There are currently hundreds of short- term rentals in West Vancouver listed on AirB&B, VRBO, and others.

5. This is NOT a hotel.
I realize that many people are mourning the loss of the Park Royal Hotel.  This is cluster of 16 short term rental
suites.  It has no hotel faciliƟes, banquet faciliƟes, food service, security, or on-site administraƟon or oversight of
any kind.

If the owners wish to turn it into a hotel, they should apply for that zoning change without trying to make an end 
run around the regulaƟons for operaƟng a hotel. e.g.  health and safety, Hotel Keepers Act, taxes, etc.

6. Costs will be downloaded to the Municipality.
Bylaw enforcement or security issues or illegal acƟviƟes occurring on the premises will be offloaded to the
WVPD and ulƟmately West Vancouver taxpayers.

7. West Vancouver should not be in the business of bailing out failed developers.
Land speculaƟon and development like any other business has an inherent amount of risk. We only need to look
as far as the original developers on Evelyn Drive.   Historically, real estate prices have fluctuated.  There were
declines in the early 80s, the early 90s and late 00s.  Many people lost money; lots of money.  That is property
speculaƟon.

We have had an excepƟonally long run of rapid price increases.  But, as interest rates and construcƟon costs
increase, so will failed developments who based their cost projecƟons on faulty or outdated assumpƟons.  This
is only the beginning.  Will every property owner suffering the sƟng of interest rate increases apply to turn their
unit(s) into short-term rentals??
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There are several other luxury developments for sale or rent in West Vancouver.  e.g. ExecuƟve on the Park, 
Gateway.  They are all offering incenƟves right now.  Perhaps the owners of 1327 should do the same. 

8. Reduce the price if a property is not selling.
That is the advice from any realtor. I note the price per square foot in these units is greater than most of the
units for sale in Grosvenor Ambleside and on Evelyn Drive.  Although these properƟes are slightly older, they are
comparable.  Neither of these developments have units facing a back lane with a view of the neighbours’
dumpsters or are in the shadow of a much larger development.  LocaƟon, locaƟon, locaƟon!

Basic markeƟng:  If the widget isn’t selling, mark it down, recoup some capital and move on.  One of the biggest
mistakes of investors is to hold a poor investment for too long hoping it will turn around.  Or in this case, to look
to the Municipality and surrounding neighbours to assume the risk and take on the consequences of poor
business decisions.

Many Ambleside properties were purchased knowing that there was a Community Plan in place which regulated 
development on Marine Drive and elsewhere.  It is highly unfair that a whim of Council or pressure from developers 
should ruin the enjoyment of our property or destroy the quality of life in our neighbourhood.   
I expect that my elected officials will protect my interests and the interests of the neighbourhood and not succumb to 
pressure from developers who do not have a vested interest in the community.  There is nothing in it for the people who 
voted for you and who will have to live with your decisions. 

Yours truly, 

West Vancouver, BC, 
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many blocks away.  This section of road is 2 lanes each direction and is a straight line extending over 2km.  To 
give perspective, an official "Drag Racing Track" is a "quarter mile", which is .40km distance.  This means that 
Drivers essentially have 5 race tracks end to end, which enables them to reach such extreme speeds. The Police 
in Surrey have been routinely dealing with street racing along 192nd Street in South Surrey.  These street races 
have repeatedly attracted crowds as large as 200-300.  Police have had Spectators & Participants at these illegal 
street races throw rocks at their Police vehicles, creating a very dangerous situation for our Law Enforcement 
Officers.  It is time that the Provincial Government takes a hard stance with Drivers who refuse to follow the 
Law.  I am tired of hearing incidents like the one which happened at the intersection of Oak Street & 41st 
Avenue in Vancouver back in 2015.   was killed while making a Left turn and was 
broadsided by , who was doing approximately 140kmh in a 50kmh speed zone.  Weak penalties do 
not dissuade most Drivers from breaking the Law, resulting in deaths and serious injuries to innocent Citizens.  

In 2019, the Provincial Government introduced speed sensor cameras at 35 intersections around the Lower 
Mainland.  These intersection speed/red light cameras issued over 7,353 speeding tickets alone from October 
to December 2019 and I was unable to obtain a current tally.  The fastest speed caught on these intersection 
cameras was a driver clocked at 174 km/h in an 80 km/h zone.  There would be no grounds to prevent the 
Provincial Government from allowing Municipalities to implement Mobile Photo Radar systems.  Lets face 
facts, we simply cannot hire enough Officers to effectively reduce speeding on our roads.  All Lower Mainland 
Municipalities face similar issues regarding speeding & policing manpower shortages.  One Officer doing radar 
speed enforcement is effectively taken out of service each time they have to write up a violation ticket.  While 
out of service, multiple other speeding Drivers are able to slip through the area without penalty.  An automated 
camera system that is portable requires 1 Officer or Municipal Worker to relocate the system from place to 
place.  Multiple camera systems could be continually relocated where speeding happens and this mobile aspect 
would prevent Drivers from knowing the exact location where to slow down & resume speeding once past the 
camera.  I also believe that the associated tickets have a significantly higher fine (ie. $350 base fine and tiered 
based upon speed above the posted speed limit), as the Driver does not get penalty points added to their 
license.  Additionally, speeding tickets in general need to have fines increased, while also implementing 
increased penalties for receiving multiple tickets.  For those scofflaw Drivers that are committing "Excessive 
Speed" (+40kmh to +59kmh over posted speed limit) & "Excessive Speed 2" (+60kmh above posted speed 
limit), several approaches need to be done.  The fines need to reflect the severity of the offence!  Currently, the 
penalties are:  

 If you exceed the limit by more than 40km an hour, you’ll be fined $368 and have three penalty points
added to your driving record

 If you exceed the limit by more than 60km an hour, you’ll be fined $483 and have three penalty points
added to your driving recordPolice can impound your vehicle for excessive speeding. They will
impound it for: Seven days for a first offence, 30 days for a second offence within two years, 60 days for
any later offence within two years. Driver must pay all towing and storage costs.

With all due respect, these penalties are laughable, especially if the Driver owns a car worth $100,000+.  I 
suggest that the minimum fine be several thousand dollars, vehicle impounded for 60 days for 1st offence and if 
a 2nd offence happens, the vehicle is seized & forfeit to the Government.  Additionally, criminal charges should 
be filed against the Driver.  I suggest such penalties because these selfish Drivers risk killing or seriously 
injuring someone every time they get behind the wheel. I offer you these stats from the Provincial Government's 
own website page regarding speeding and you can clearly see what the end results are for those going above the 
urban speed limits: 

 A pedestrian hit at 30km an hour has a 90% chance of surviving
 A pedestrian hit at 50km an hour has an 80% chance of being killed

Another interesting statistic I found online states: "As your speed increases by 1%, your risk of a fatal car 
accident increases by 4%", I will leave it to you to calculate the huge risk these excessive speeders bring to 
our roads & sidewalks! 
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In closing I will offer this thought to you:  Municipalities in the Lower Mainland are facing massive budgetary 
issues due to inflation and other infrastructure demands.  Municipal Governments need to keep in mind the old 
adage of "don't shoot the messenger" when they have to announce substantial property tax increases.  However, 
the voting Public tends to hold political grudges - especially if "more taxes" are imposed upon them.  I offer you 
a potential solution to both problems, Speeding & Electorate grudges: Revenue generation through photo radar 
fines!  This will have a significant effect in reducing speeding, making our roads in our communities safer, 
whilst fining scofflaws and having the revenue from said fines going back to the Municipality of issuance of the 
ticket.  It is a win/win situation for everyone! The B.C. government already transfers 100 percent of net 
revenues from traffic violations to municipalities that are directly responsible for paying for policing. This 
provides municipalities additional funds to support community safety and address local policing priorities. 
Transfer grant amounts are based on a municipality’s policing costs relative to the total policing costs paid by 
all municipalities.  I have researched pricing of mobile photo radar systems, they are extremely 
affordable and would literally be paid for within the first few days of use!  Prices range 
from $24,635 CAD to $27,577 CAD upwards depending on power configuration (solar panel) & 
mounting options chosen.  I can give more details should you need them. 

I am hoping you will all discuss this topic at the upcoming UBCM Convention happening September 18-22 in 
Vancouver and will bring it forward to the Provincial Government.  I cannot make our roads safer on my own, I 
need help from you - the various Mayors & Council Members from around the Lower Mainland.  I thank you 
for your time on this very important matter, people's lives are at stake and we need to take a stand now before 
more innocent people become a statistic.  I look forward to your reply. 

Kind Regards, 

Surrey, B.C., 
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Presentation to Mayor and Council / July 17, 2023 

Mr. Mayor and Council


My name is

I have lived in West Vancouver for  years,


As an  I continue to have an interest in 
development and construction in my neighbourhood and its impact on our 
Urban Forest.


Some of us here have argued for up to 10 years without success for a 
reasonable tree protection bylaw.


Given the accelerating climate crisis and the urgent need for action I am 
very thankful that you will now consider an effective tree protection bylaw 
that will protect trees 20 cm in diameter and larger instead of the current 
75 cm diameter and larger which was totally ineffective. Likewise the goal 
of a 52% tree canopy is equal important


While these two aspects of the Urban Forest Management Plan proposal 
present great progress, the suggestion that payment in lieu or replacement 
trees could be accepted when protected trees can not, or do not want to 
be saved, is extremely problematic.


 have shown me how sensitivity to 
overall site context, existing topography and vegetation are essential to 
responsible home design, particularly in our unique hillside setting.


Today the vast majority of homes built are spec homes with focus on ease 
of construction and little concern for site topography and existing 
vegetation.


Home size, and as much panoramic view as possible are often the key 
drivers.


As a result, topography is massively manipulated to make house 
construction as efficient as possible. The site is often excavated, or grades 
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manipulated, from property line to property line. Trees seldom survive this 
process.


Offering the payment in lieu or replacement tree alternative will be highly 
attractive, no penalty is too high when it furthers the primary goals of the 
spec house construction.


I strongly suggest you do not offer this alternative given the high price we 
all will pay for the subsequent destruction of our mature tree cover.


Instead, I suggest we tighten the design and approval process and unload 
some of the cost of protecting our precious urban forest resource on the 
developer through the following actions.


A  No cutting of protected trees, no site clearing, grade reconfiguration or 

    excavation before an official Predesign Meeting.


B  The developer brings a professionally prepared tree survey and his 

     preliminary design for the proposed home including ancillary buildings, 

     driveway configuration etc. to this meeting.


C  Staff may request modification to secondary structures, driveway 

     configuration, patios etc. to retain protected trees.


D  An updated zoning bylaw may even allow minor setback variations to

     retain protected trees. 

   

E  A binding agreement is reached as to which protected trees must be

    retained.


F  The developer is to hire a professional arborist to put in place measures

     that ensure that these agreed to protected trees will actually survive the

     construction process.


G  And finally a bond of significant size is to be posted by the developer to

     guarantee  that the agreement is adhered to.


In conclusion I would like to thank you again for considering the protection 
of trees 20 cm in diameter and larger, a most important step.
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Dear Mayor and Members of Council 

Thank you for the opportunity to provide input into the development at 

2237 Palmerston Avenue.  I reside 

.  I am  and long-time resident 

of the community having resided at my present address 

 years.  Having attended all the events sponsored by 

VELA Homes and considered the correspondence/information that has 

been provided, I offer the following comments: 

THE ISSUE 

The issue before Council is that the subdivision of the property at 2237 

Palmerston into two parcels.  Each of the parcels is approximately 

10,000 square feet.  The real estate/developer/owner is proposing to 

build one main house on each lot, and one coach house.   

At the same time, changes are being made to RS3 zoning requirements.  

The proposed lot size is being adjusted downwards from 975 square 

metres (10494.8 square feet) to a new standard…..Lot A is 927 square 

metres (9978.14 square feet) and Lot B is 866.4 square metres (9261.27 

square feet).  Subsequently, all measurements associated with the current 

zoning need to be re-scaled to fit these dimensions.    

The proposal is somewhat unique, because constructing a main house 

and coach/lane house at the same time is a rarity.  Coach/lane houses are 

usually spoken about as additions to existing properties, not part of the 

process from inception.  Since what are proposed are coach houses 

without direct street or lane access, the proposal has added another layer 

of complexity to the discussion.   

…/2 
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OCP CONSIDERATIONS 

 

The OCP document and subsequent legislation was set forth in 2018 

following a lengthy consultation process.  It is useful to remind 

ourselves of the requirements and response to those requirements that 

was considered by a previous council and enacted. 

 

The Local Government Act states: 

 

“1.4 OCP Scope and Legislative Context An Official Community Plan (OCP) lays 

out a high-level decision-making framework for the future. It is a general statement 

of objectives and policies to guide planning and land use changes. As such, it will 

serve as a tool to guide Council decisions and municipal administration. Our plan 

has set 2041 as the target year to facilitate decision-making that extends beyond 

shorter term interests, and to align this planning horizon with that of Metro 2040. 

This 20+ year planning horizon also means that implementation of this plan’s 

policies can be managed in a way that responds to emerging issues and community 

input over the coming years. The purpose and effects of an OCP are defined by the 

Local Government Act (Act), the Provincial legislation articulating the powers of 

British Columbia municipalities and districts. Section 473 of the Act requires that 

plans include statements and map designations for a range of elements within the 

area covered. This includes: • residential development required to meet anticipated 

housing needs • commercial, industrial, institutional, recreational and public utility 

land use • any proposed new major roads or infrastructure • land restricted due to 

hazardous conditions or environmental sensitivity • public facilities, including 

schools and parks The Act further specifies that an OCP must include policies 

respecting affordable, rental and special needs housing and targets, policies and 

actions to reduce GHG emissions. It also allows for the inclusion of policies 

relating to social needs and well-being, as well as the preservation, restoration and 

enhancement of the natural environment.” (p. 18). 
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The response to the legislative requirements states: 

“Key OCP actions As a land use planning document, an OCP is legislatively 

required to guide housing development throughout a community. To address the 

needs of the present and future generations in our community, this OCP seeks to: • 

regenerate our primarily detached, single-family home oriented neighbourhoods 

with sensitive infill options, such as smaller houses on smaller lots, coach houses 

and duplexes; • expand “missing middle” housing options, like triplex, townhouse 

and mixed-use, in locations close to transit, shops, and amenities; • respect our 

neighbourhood character and encourage long-term protection of valued heritage 

properties with stronger incentives; • strengthen our centres and key corridors 

through local area plans, with separate, detailed and collaborative planning 

processes to determine area-specific visions, objectives and suitable built-form, 

heights and densities; and • advance housing affordability, accessibility and 

sustainability through available policy levers. Together, these combined OCP 

actions seek to fill missing gaps for housing and housing choices in existing 

neighbourhoods and centres, and to provide for more and ongoing seniors and 

rental housing options.” (p. 25). 

How does the OCP document and its outlined points apply to the 

development of 2237 Palmerston Avenue? The following comments are 

offered: 

Point #1 -  “ this OCP seeks to: • regenerate our primarily detached, single-

family home oriented neighbourhoods with sensitive infill options, such as smaller 

houses on smaller lots, coach houses…” 
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The owner/realtor/developer has brought forward a proposal that 

partially fulfills this requirement.  The existing lot is being subdivided 

into two separate lots; however, the combined size of the new proposed 

houses and coach houses exceeds the size of the existing house (2377 

square feet), so what are proposed are not two smaller homes on two 

different lots.  What are proposed are four structures? 

 

One argument that has been put forward is that by subdividing the 

property, no “monster” home will be built.  The document dated June 8, 

2023 from Hanna Demyk of the Planning Department states: 

 

“The RS3 zone requires that all new lots created through subdivision 

must have a minimum lot area of 975 m2. Accordingly, as proposed Lot 

A and B would not meet the minimum lot area requirement, a text 

amendment to the RS3 zone is required to amend the subdivision 

standards within the RS3 zone to permit the proposed infill subdivision 

(Appendix C). The proposed new lots would be in keeping with the range 

of lot sizes in the neighbourhood. Further, the proposed new lots are 

larger than existing lots within this block at the corner of Queens 

Avenue and 22nd Street to the northeast of the subject site. Under the 

RS3 zone, the existing site could be developed with a house of 

approximately 536.3 m2 in floor area, plus additional basement area 

located below grade. If the existing site is subdivided under the RS3 zone 

as proposed, Lot A could be developed with a house of approximately 

278.2 m2 in floor area, and Lot B could be developed with a house of 

approximately 258.1 m2 in floor area, for a combined total of 536.3 m2. 

As such, there would be no change in the maximum allowable floor 

area. on the proposed subdivided lots compared to a house constructed 

on the existing site.” (p. 5). 
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In other words, under the proposed zoning changes the amount 

of square footage proposed whether it is one large “monster 

house” or two different structures does not change.  Also, under 

the present wording, if the proposed subdivision should happen, 

a change is required in the wording of the RS3 requirements 

to allow for the creation of the two lots.  So, under the present 

requirement, this property does not meet the current 

requirement for the creation of a subdivision.  It is too small.  

The question is whether this matter should be either 

considered as a separate item (Revision of RS3 zoning 

requirements) and subject to further consideration item by 

Council?  Since this involves changing the lot size 

requirements for RS3 zoning should there not be some pubic 

consultation on the matter to establish acceptable lot sizes by 

fro various stakeholder groups. It seems that this is a 

variance issue that needs to be decided before consideration 

of any subdivision proposal.   It is not an 

ADMINISTRATIVE ISSUE.  

The issue of smaller homes on lots in this proposal is moot, 

since the proposed houses are being built to maximum size.  One 

consideration that was discussed is the age old values of West 

Vancouver residents:  sunlight and views.  In a literature review 

for council committee work, numerous references are made to 

the value of value of sunlight and views. 
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The ugly side of the contravening these values is on Orchard 

Way and Queens.  2290 Queens lost its view to 1855 Orchard 

Way which it turn lost their view to 1844 Orchard Way.  The 

result is animosity between neighours, and a landscape that 

violates neighbourhood character.    

 

What is being proposed at 2237 Queens affects the views of 

residents on Queens Avenue.  Some of these residents have 

resided in their homes for many years.  They created the existing 

neighborhood character.   

 

A builder/developer comes along, and purchases a property, and 

proposes to subdivide it.  The new owner now wants to 

maximize square footage so the owner contacts the Planning 

Department.  The owner is advised that they can build to a 

certain height.  When queried about the height of buildings two 

responses are offered:  one house will not be as high as the 

other, and this is what the Planning Department allows.  There 

is no discussion or consideration that the owner does not 

have to build to the maximum height in order to allow other 

home owners the opportunity to continue to enjoy their view.  

In fact, the owner in keeping with neighbourhood character 

and the community values of “sunlight” and “views” has an 

inherent responsibility to modify plans accordingly.  This is 

the “sensitive infill options” consider in the OCP. 
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Under the present by-laws, a tree on a boulevard has more rights 

than a home owner.  If a tree is to be removed or work done 

along a boulevard, the following needs to happen: 

 obtain neighbourhood approval. Contact your neighbours within a

30-metre radius for low-impact work, 50-metre radius for medium-

impact work, or 150-metre radius for high-impact work, and have

them sign the neighbourhood consent form. A minimum of

80% of your neighbours needs to approve to work before you can

submit your application.

If a new owner decided to build a house that has the potential to 

block other peoples’ views, there is no review process except 

through the Planning Department.  The owner does not require 

the approval of 80% of the residents to agree before building to 

maximum height.   The neighbours are given less consideration 

then the neighborhood “fir” tree.   

The owner/developer is stating that, ‘I’ve complied with the 

requirements of the Planning Department, therefore everything 

is all right”.  However, the Planning Department does not live in 

the neighborhood, and has no stake in the outcome.  Why not 

subject a developer to the same standard that is used to manage 

foliage within the Municipality?  Moreover, it may be 

incumbent upon Council to consider entrenching the values of 

sunlight and views in the planning requirements, and providing 

mechanisms for residents to maintain their visual heritage.   
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Accessibility… The Act further specifies that an OCP must include 

policies respecting affordable, rental and special needs housing and 

targets, policies and actions to reduce GHG emissions. 

July 20, 2009 Council adopted the Inclusion Policy: 

3.1 Council endorses the following initiatives for implementation: A) 

The District of West Vancouver: i. Recognizes and plans for people with 

diverse means, needs, and abilities, and continually assesses the 

potential to maximize accessibility for all within the range of programs, 

services and infrastructure and ensures financial planning includes the 

allocation of budget(s) to achieve accessibility initiatives; ii. Supports 

and adopts the provision of accessible building design; iii. Promotes safe 

and accessible environments for the public; iv. Ensures the Pedestrian 

Access Guidelines are used and updated as best practices; and, v. 

Ensures that means of civic participation are accessible for all persons, 

including the accessibility of public meeting spaces. 

Does the proposed development at 2237 Palmerston Avenue 

incorporate inclusion as a considered value?  The answer is 

“no”.  Even with an aging population plagued by mobility issues 

little consideration has been given to providing easy access for 

power scooters, wheelchairs, or even walkers.  The proposed 

access to the Coach Houses is up a long uphill climb.  The 

proposed parking spot is neither handicapped oriented and does 

not include an electrical charger.  Also, the main house is not  
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friendly to the mobility challenged.  If we are planning for a 

community that has “inclusion” as a value, this needs to be 

reflected in the residences that we are building.  It is 

discriminatory to exclude a segment of the population who 

needs housing, too.  Builders need to provide access venues 

for them.   

Reduced GHG Emissions….size of the house matters. 

The following is an excerpt from an article on global warming: 

An ordinance limiting the maximum size of single-family homes may 

have a dramatic impact on a municipality’s GHG emissions. Residential 

homes are responsible for GHG emissions related to the demand for 

heating, cooling, electricity, and water supply, among other 

things.[5] These demands are met by burning fossil fuels to produce and 

transport utilities to the house.[6] On average, a typical 2,598 square 

foot house is responsible for about twenty eight thousand pounds of 

carbon dioxide emissions each year.[7] In contrast, a “tiny home” of 

186 square feet requires an average of two thousand pounds of carbon 

dioxide each year.[8] As house size increases so too does the output of 

GHG emissions. If a municipality limits how large houses can be, it also 

limits how much GHGs are emitted. 
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Larger homes also require more energy and materials to construct than 

more moderately sized homes.[9] Construction produces GHGs in four 

areas: “manufacture and transportation of building materials; energy 

consumption of construction equipment; energy consumption for 

processing materials; and disposal of construction waste.”[10] Limiting 

the maximum size of single-family homes may help reduce the 

construction sector’s impact on climate change by reducing GHGs in 

any and all four of these areas.”  

(https://sustainablecitycode.org/brief/establishing-maximum-size-of-

single-family-residences/)  

If we are in favour of reducing our carbon footprint, then smaller 

homes are in order.  After witnessing the revenge forest fires 

have had on communities within British Columbia, and the 

accumulated smoke days, we have learned about the possible 

consequences of global warming.  We reside natural forest. 

Steps need to be taken to mitigate the effects of global warming.  

Does the present proposal need to be three storeys in height, and 

seek to maximize allowable square footage?  If we believe that 

global warming is real, then the answer by all parties has to be 

no.  Yes, building large houses attracts buyers and provides for 

larger profit margins, but at what human cost?  Is it worth 

considering limiting the build to two storeys in keeping the more 

traditional flavour of the neighborhood?  Is this not the 

responsible course for a new owner/builder?   
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Infrastructure…those nasty sewer drains, water mains, and road 

surfaces what now?  Since this proposed change may affect properties 

throughout West Vancouver, it is incumbent upon Council to ask what 

the impact of “infill” housing will be on existing infrastructure.  Will the 

community support increasing flow rates in sewers and water mains?  

Increased traffic flows brought about by higher density create wear and 

tear on streets, not to mention congestion along major arteries.  

Ultimately, what are the capital/operational costs involved, and where 

are the financial resources going to come from to maintain and enhance 

the infrastructure that supports quality living?   

Light Pollution….houses are like pumpkins when they are all lit up 

they emit light that affects the surrounding areas.  Because of the 

size of newer houses and the use of a variety of light sources (pot 

lighting, solar lighting, accent lighting, etc.), their light rains down and 

around the property of others.  This is particularly true for spotlighting 

used in gardening areas and driveways.   

In this proposal, there are four structures all requiring lighting.  There 

are long walkways that will probably be lit at night, and two driveways.  

That light will impact existing homes in the neighborhood.   

No standards seem to be set out for lighting:  however, lighting 

contributes to energy use, safety, and light pollution. 

(https://www.bchydro.com/content/dam/BCHydro/customer-

portal/documents/power-smart/builders-developers/energy-efficient-

lighting-guide-jan-2019.pdf).    
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SITE CONSIDERATIONS 

Driveway access….what happens when residents of 2234 Palmerston 

Avenue exist their driveway, and compete for space with those 

exiting 2237 Palmerston Avenue?  In the rendering provided by the 

owner/developer, the area south of 2237 Palmerston Avenue is covered 

with growth obscuring the fact that two driveways belonging to the 

houses at 2234 Palmerston Avenue, and 2244 Palmerston Avenue also 

have exit points along Palmerston.  It is conceivable that vehicles exiting 

and entering the property at 2237 Palmerston Avenue may have 

potential conflicts with those using existing driveways.  There is also a 

growing amount of traffic along Palmerston Avenue, since it is being 

used as an entry point to Dundarave from the Highway.  No doubt this 

traffic flow will increase, so sight lines on to Palmerston Avenue from 

2237 Palmerston Avenue become important.  Foliage that obscures those 

sight lines may cause accidents, so landscape plans need to be amended 

accordingly. 

GOING FORWARD 

The issue before Council is the subdivision of 2237 Palmerston Avenue 

into two distinct properties.  However, in order to do this, the 

requirements for RS3 zoning need to be modified to allow for smaller 

properties, then approval is required to subdivide an existing property 

and have it included under RS3 zoning.   
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Recommendation #1 - That the two issues be separated to allow for 

“fair” consideration of each.  There is a need to re-think the size 

component of lots under an RS3 designation.  What is the proper lot 

size?  What is the minimum and maximum sizes?  How will this 

influence setbacks, and neighborhoods?  These are only questions that 

can be resolved through consultation and discussion.  Perhaps, this is a 

task for the Design Review Panel.  Council could refer the matter of RS3 

zoning to the Panel, and request a report back. 

Recommendation #2 – The zoning of 2237 Palmerston Avenue should 

be considered after Council has revised the requirements of RS3 

zoning. Without clear guidelines on zoning, Council is opening the door 

to multiple requests for RS3 zoning without the necessary guidelines 

being in place.  Thus, approvals will be happening on a case by case 

basis rather than a legislative requirement.  This may result in a hodge 

podge of approvals with a significant amount of variation. 

Recommendations #3 – That the developer/owner of 2237 Palmerston 

Avenue be requested to provide a design for smaller two story 

houses on the lots that take into consideration neighbours’ views 

and sunlight concerns.  At the same time, the proposed structures 

should be in keeping with current thoughts on GHG emissions.   It is 

time to address climate change, and to put words into actions.  Smaller 
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houses produce less GHG emissions, and can serve as viable quality 

living accommodations.  The following quotation seems relevant: 

““Fossil fuels are merely a part of the “natural capital” which we 

steadfastly insist on treating as expendable, as if it were income, and by 

no means the most important part. If we squander our fossil fuels, we 

threaten civilisation; but if we squander the capital represented by living 

nature around us, we threaten life itself.” 

― Ernst F. Schumacher, Small Is Beautiful: A Study of Economics 

as if People Mattered 

Recommendation #4 -  That proposed building plans for new housing 

be required to include provision for persons with disabilities in 

order to afford them access to housing.  People with mobility issues, 

sight issues, and medical challenges need to have access to housing in 

the same way that others without these challenges have if we want to be 

an inclusive society.  Prospective developer/builders need guidelines to 

make this happen, so that people have access to housing. 

Recommendation #5 – That matters regarding infrastructure needs 

produced through an increasing number of “infill” houses be 

subject to regular engineering reviews in order to avoid overloading 

or damaging existing sewer/water pipes or creating the need for 

large capital expenditures to repair/re-design piping requirements.  

As West Vancouver ages, and density increases water and sewer 

demands are going to increase.  However, many of the pipes that serve 

to supply these services are aging, and may need to be replaced.  Council 

needs to be vigilant about future costs to do this work.   Residents do not 

want to wake-up to special levies to repair infrastructure needs. 
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CONCLUSION 

 

I wish to thank the Mayor and members of council for their time and 

diligence in considering these thoughts.  Also, I would like to commend 

VELA Homes and the owner/developer/realtor of 2237 Palmerston 

Avenue for their thoughtful consideration of the issues.  Most of all, I 

would like to thank my neighbours for participating in the discussion, 

and helping me incubate my thoughts, and grow in my understanding of 

land development. 

 

Sincerely, 

 

West Vancouver, BC   
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District of West Vancouver 

Council and Planning Department 

Re: Proposed Sub-division of 2237 Palmerston Avenue 

We own and live in , located . We will 
 by the redevelopment of the subject property, and we would 

like to communicate that we are in favour of the sub-division as proposed. For us, the proposal is much 
preferable to the potential alternative, that being a single, very large house. We feel that having two 
relatively affordable homes, and two much needed rental suites, is a much better land use than a huge 
mega-home.  

Respectfully submitted, 

West Vancouver, BC 
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Mahssa Beattie

From: Communications <communications@twnation.ca>
Sent: Monday, September 18, 2023 4:39 PM
To: correspondence
Subject: Invitation to National Day for Truth and Reconciliation Community Event 
Attachments: Invite_NDTR_2023_DWV.pdf

CAUTION: This email originated from outside the organization from email address communications@twnation.ca. Do not click links 
or open attachments unless you validate the sender and know the content is safe. If you believe this e-mail is suspicious, please 
report it to IT by marking it as SPAM. 

Hello, please find the aƩached invitaƟon for Tsleil-Waututh NaƟon’s NaƟonal Day for Truth and ReconciliaƟon 
Community Event. 

hay čxʷ q̓ə 

Thank you, 

TWN Communications 
Tsleil-Waututh Nation | səlilwətaɬ 

twnaƟon.ca 
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September 18, 2023 

Re: Invitation to National Day for Truth and Reconciliation 
Community Event 

Dear Mayor Mark Sager, 

In recognition of the National Day for Truth and Reconciliation, we 
wish to extend our invitation to join us in community: 

Date: Friday, September 29, 2023 
Time:  3pm - 7pm 
Where: Tsleil-Waututh Nation Community Centre, 3010 Sleil 
Waututh Rd, North Vancouver, BC V7H 2V5 

Tsleil-Waututh Nation Chief and Council would like to invite you to 
our National Day for Truth and Reconciliation event to honour 
Residential School and Day School Survivors and gather for a 
community dinner. 

On this day, we will be recognizing our Elders who were impacted 
by Residential School and Day School by lifting our spirits through 
culture. 

Please RSVP by September 27 to communications@twnation.ca. 

hay čxʷ q ̓ə 

Thank you, 

Tsleil-Waututh Nation Chief and Council 

mailto:communications@twnation.ca
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From: Jill Lawlor
Sent: Thursday, September 14, 2023 8:19 AM
To:
Cc: correspondence; Liezl de Jesus
Subject: Hugo Ray Park

Dear 

Thank you for your correspondence regarding making Hugo Ray Park accessible to dog owners and their 
dogs, which has been referred to me for a response in my role as Senior Manager of Parks. 

I can confirm that the District of West Vancouver does not allow dogs on sports fields. The rules about sports 
fields are in place to keep everyone safe from dog excrement, and to prevent any damage to the fields from 
dogs digging and running. It sounds like you are responsible dog owner; however, unfortunately not everyone 
is as courteous. 

There are many areas in West Vancouver where dogs are permitted, including quite a few off-leash areas, 
listed below. We encourage dog owners to visit these areas where dogs are permitted.  

1. Ambleside Park off-leash dog area
2. Ballantree Park
3. Benbow Park
4. Seawalk, north of the fence (19th to 24th Streets only)*
5. Clovelly Walk
6. Cypress Falls Park
7. Douglas Woodward Park
8. Hay Park
9. Klahanie Park (trails only)
10. Lighthouse Park (trails only)
11. Walking trails and fire access roads in the undeveloped lands above the highway (with exceptions)
12. McKechnie Park
13. Seaview Walk
14. Westhill Park
15. Whytecliff Park (east of Marine Drive)

Thank you for sharing your feedback on dogs in West Vancouver parks which staff will take into consideration 
during any future planning. 

Sincerely, 

Jill 

Jill Lawlor (she, her, hers)
Acting Senior Manager of Parks | District of West Vancouver
d: 604-921-3467  | c: 604-418-3657|  westvancouver.ca 

We acknowledge that we are on the traditional, ancestral and unceded territory of the Squamish Nation, Tsleil-Waututh Nation and Musqueam Nation. 
We recognize and respect them as nations in this territory, as well as their historic connection to the lands and waters around us since time immemorial. 
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From: Sue Ketler <sketler@westvancouver.ca>  
Sent: Thursday, September 14, 2023 3:55 PM 
To: 
Cc: correspondence <correspondence@westvancouver.ca> 
Subject: RE: Request for clarification concerning the planning process for a new arts centre. 

Hello Scott, 

Thank you for your email requesting clarification on the planning process for a new arts centre. As you may be 
aware, at their regular meeting on April 24, Council passed the following motions: 

THAT 
1. the report titled Arts Planning: Visioning Participation Summary, dated January 2023 and attached as

Appendix D to the report from the Cultural Services Manager regarding Arts & Culture Centre Planning
dated April 18, 2023, be received for information;

2. the report titled West Vancouver Arts & Culture Centre Vision & Governance Study, dated April 12,
2023 and attached as Appendix C to the report from the Cultural Services Manager regarding Arts &
Culture Centre Planning dated April 18, 2023, be received for information;

a. the Vision, Mission, and Guiding Principles endorsed by the Arts Facilities Advisory Committee
and as set out in this report be received for information; and

b. the Arts & Culture Centre proposed preferred governance model as set out in this report be
received for information;

3. due to the completion of its Terms of Reference, the Arts Facilities Advisory Committee be disbanded;
and

4. further direction be provided by Council regarding the Arts & Culture Centre Planning next steps.

You may wish to read the staff report, watch the video or view the minutes for details. 

At this time we do not have a timeline regarding when further direction will be provided by Council. Thank you 
again for your enquiry and for all of your hard work with the Arts Facilities Advisory Committee. 

Sincerely, 
Sue 

Sue Ketler (she/her/hers) 
Director | Parks, Culture & Community Services | District of West Vancouver 
t:  604-925-7126 | c: 604-908-8509 | westvancouver.ca 

We acknowledge that we are on the traditional, ancestral and unceded territory of the Sḵwx̱wú7mesh Úxwumixw (Squamish Nation), səl โílwətaʔɬ (Tsleil-Waututh 
Nation), and xʷməθkʷəyə̓m (Musqueam Nation). We recognize and respect them as nations in this territory, as well as their historic connection to the lands and 
waters around us since time immemorial. 
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