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DISTRICT OF WEST VANCOUVER
750 17TH STREET, WEST VANCOUVER BC V7V 3T3

COUNCIL REPORT
Date: February 25, 2025
From: John Carbon, Planning Technician
Subject: Preliminary Development Proposal for 660 Duchess Avenue
File: 1010-10-2025

RECOMMENDATION
THAT the preliminary development proposal outlined within the report titled 
Preliminary Development Proposal for 660 Duchess Avenue, dated February 25, 
2025 from the Planning Technician, not proceed for consideration prior to 
adoption of the Taylor Way Local Area Plan.

1.0 Purpose
The purpose of this report is to:
1) provide Council with information on a preliminary development

proposal for a duplex project at 660 Duchess Avenue (Appendix A);
and

2) seek Council direction on whether the preliminary development
proposal may advance for consideration prior to the Taylor Way Local
Area Plan.

The report includes a preliminary analysis of the proposal based on 
relevant applicable policy within the Official Community Plan (OCP).

2.0 Legislation/Bylaw/Policy
Zoning Bylaw
660 Duchess Avenue is zoned Single Family Dwelling Zone 3 (RS3), 
which allows for single-family dwellings, secondary suites, and detached 
secondary suites (coach houses). The zone allows for a maximum Floor 
Area Ratio (FAR) of 0.3, a maximum of 2 storeys plus basement, a
maximum building height of 7.62 metres, and a maximum of 30% site 
coverage. A RS3-zoned lot may be developed to a maximum of 3 dwelling 
units, comprised of a single-family dwelling, secondary suite, and coach 
house.
The proposal includes 2 duplex units, each containing a secondary suite. 
A total of 4 units are proposed. In addition, the proposal has a FAR of 
0.57, a height of 7.62 metres comprised of 2 storeys plus basement, and 
33% site coverage. A rezoning is required to accommodate the proposal,
as duplexes are not a permitted land use under the existing zone
(Appendix A).

Director
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Preliminary Development Proposal and Public Consultation Policy 02-80-
377
Council’s Preliminary Development Proposal and Public Consultation 
Policy requires that, following staff review of preliminary development 
proposals and after the applicant responds to staff comments and 
concerns to the satisfaction of the Director, the applicant is to hold a public 
consultation meeting. Following receipt of the preliminary application, staff 
advised the applicant that, in staff’s opinion, the proposal did not comply 
with the policy directions of the OCP. The applicant responded and 
requested to proceed with consideration of the development proposal.

3.0 Council Strategic Objectives/Official Community Plan
Council Strategic Goals and Objectives
Expand a diverse housing supply.
Objective 2.1: Work towards new targets and deliverables mandated by 
the Province under the Housing Supply Act.
Objective 2.5: Complete a Taylor Way Local Area Plan (LAP)

Deliverable 2.5.1: Taylor Way LAP completed and approved by 
Council (2025+)

Official Community Plan (OCP) – Community Wide Directions
The OCP calls for the regeneration of the District’s neighbourhoods with 
an estimated 300-400 new sensitive infill units. Policy 2.1.3 enables the 
increase of duplex housing opportunities by:

a. Reviewing regulations to ensure the development viability of the 
building form; 

b. Continuing to allow a basement suite in a duplex; 
c. Identifying areas appropriate for rezoning to allow duplex 

construction; and 
d. Considering site-specific rezoning applications to allow duplex 

construction appropriate to the subject site and context.
The OCP provides direction for strengthening of the District’s centres and 
corridors through local area plans. Policy 2.1.13.b. enables capacity for 
500-600 estimated net new units through the creation of the Taylor Way 
LAP. Policy 2.1.14 facilitates preparation of the LAP by:

a. Reviewing and confirming boundaries and new unit estimates 
through the local area planning processes;

b. Determining densities, heights and building forms that respond to 
neighbourhood context and character (e.g., topography, natural 
features, site area, transportation and amenities); and
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c. Prioritizing mixed-use and apartment forms in core areas and 
ground-oriented multifamily forms (e.g., townhouses, duplexes) to 
transition to adjacent single-family neighbourhoods.

Policy 2.1.15 outlines that prior to the adoption of a local area plan, 
development proposals may be considered within the local area plan 
boundary by:

a. Applying relevant District-wide policies contained in the OCP and 
any existing area specific policies and guidelines; and 

b. Requiring the proposal’s contribution to rental, non-market or 
supportive housing, or its advancement of low-carbon construction, 
or its ability to forward the public interest or provide other 
community benefits as determined by Council.

4.0 Financial Implications
Community Amenity Contributions
If Council directs that the proposal should proceed prior to the Taylor Way 
LAP (not recommended), a Community Amenity Contribution would be 
evaluated and determined through the application review process. 

5.0 Background
5.1 Previous Decisions

None.
5.2 History

None.

6.0 Analysis
6.1 Site Context & Background

The subject site consists of one property located on the south side of 
Duchess Avenue and is 335.44 m2 (3,611 sq. ft.) in size. The site is
currently developed with a one-storey plus basement single-family 
dwelling with vehicular access from Duchess Avenue. Taylor Way is in 
close proximity to the west (Figure 1). The topography is relatively flat for 
a large portion of the site, sloping downwards gently from north to south. 
However, the topography drops steeply by approximately 11 m in the rear 
portion of the site (Figure 2). Residential lots with single-family dwellings 
are located to the east and west. Amica West Vancouver, a senior-living 
residence, is located to the south of the subject site.
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6.2 Preliminary Proposal
The applicant has submitted preliminary development plans proposing to 
develop the site with a duplex (Figure 3 and 4). The proposal requires a 
rezoning and development permit to regulate the form and character of the 
building and landscaping. 
Key features of the proposal include:

4 total units (2 duplex units and 2 secondary suite units)
Floor Area Ratio (FAR) of 0.57
Total net floor area of 579.24 m² (27,600 sq. ft.)
Building height of 7.62 m

Figure 2: Site TopographyFigure 1: Subject Site (shown outlined)
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Figure 3: Rendering of the Proposed Duplex (access from Marine Drive)

Figure 4: Landscape Plan
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6.3 Discussion
Policy Analysis
The preliminary development proposal is subject to OCP Policies 2.1.3,
2.1.13, 2.1.14 and 2.1.15 as noted above. 
a. Policy 2.1.3:

Policy 2.1.3 enables the expansion of duplex housing opportunities by 
considering site-specific rezoning applications to allow duplex 
construction appropriate to the subject site and context. The subject 
site is located within the study area boundary for the anticipated Taylor 
Way LAP (Figure 5). In addition, the subject site is in close proximity to 
the Marine Drive/Taylor Way intersection and Park Royal Shopping 
Centre, providing convenient access to various services and public 
transit. In staff’s opinion, a duplex development in this location, 
although it may align with Policy 2.1.3, could preclude future 
opportunities for consideration of appropriate housing types and forms 
within the Taylor Way LAP (see below).

Figure 5: Taylor Way LAP Boundary
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b. Policy 2.1.13 & Policy 2.1.14
Policy 2.1.13 anticipates creating the capacity for 500-600 estimated 
net new housing units through the Taylor Way LAP. Policy 2.1.14 
outlines the expected steps for preparation of the LAP including
confirming the study area boundary; determining densities, heights and 
building forms that respond to neighbourhood context and character;
and prioritizing mixed-use and apartment forms in core areas and 
ground-oriented multi-family forms to transition to adjacent single-
family neighbourhoods. 
District planning staff are currently actively working on the Ambleside 
LAP, and the Taylor Way LAP planning process has not yet started. As
the subject site is in close proximity to Marine Drive, Taylor Way and 
Park Royal Shopping Centre, development of a duplex on the subject 
site may preclude consideration of a diverse range of housing types 
through the Taylor Way LAP planning process on a mid-block site near 
public transit and commercial and community services. In staff’s 
opinion, development of a duplex on the subject site before completion
of the LAP could negatively impact the ability to advance the objectives 
of OCP Policy 2.1.13 and 2.1.14 in providing new housing units 
through context-appropriate development.  

c. Policy 2.1.15:
OCP Policy 2.1.15 directs consideration of development proposals within 
the local area plan boundary prior to the adoption of a local area plan by:

Applying relevant District-wide policies contained in this plan 
and any existing area specific policies and guidelines; and

Requiring the proposal’s contribution to rental, non-market or 
supportive housing, or its advancement of low-carbon 
construction, or its ability to forward the public interest or 
provide other community benefits as determined by Council.

The proposed duplex development, in staff’s opinion, would not 
forward the public interest as it could preclude the opportunity for 
considering appropriate housing types through the anticipated Taylor 
Way LAP process.

6.4 Climate Change & Sustainability
Rezoning proposals are expected to deliver high-performance buildings, 
including exceeding the minimum step of the BC Energy Step Code 
specified in the Building Bylaw.
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6.5 Public Engagement and Outreach
If Council directs that the proposal should advance (not recommended),
community consultation regarding the proposal would be the next step, 
which would involve the applicant organizing and hosting a public 
information meeting in accordance with Council’s Preliminary 
Development Proposal and Public Consultation Policy.

6.6 Other Communication, Consultation, and Research
If the proposal advances (not recommended), planning staff will consult 
with staff from various departments to identify issues and concerns for the 
applicant’s response.

7.0 Options
7.1 Recommended Option

It is recommended that the preliminary development proposal for 660 
Duchess Avenue not proceed.

7.2 Considered Options
a. Defer consideration pending the receipt of additional information (to be 

specified); or
b. THAT the preliminary development proposal outlined within the report 

titled Preliminary Development Proposal for 660 Duchess Avenue, 
dated February 25, 2025 from the Planning Technician, proceed for 
consideration prior to adoption of the Taylor Way Local Area Plan.

8.0 Conclusion
It is recommended that the preliminary proposal for 660 Duchess Avenue 
not proceed for consideration prior to adoption of the Taylor Way Local 
Area Plan.

Author:
John Carbon, Planning Technician

Concurrence
Michelle McGuire, Senior Manager of Current Planning & Urban Design

Appendices:
A. Architectural Drawings
B. Landscape Plan 
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Plant List - 660 Duchess
November 14, 2024

SYMBOL QTY. BOTANICAL NAME COMMON NAME SIZE SPACING
TREES

3 Acer rubrum Scarlet Sentinel Scarlet Sentinel Red Maple 6cm Cal, WB
low brancjing

4 Acer palmatum Osakazuki Green Japanese Maple 2.5m tall, multi stem

1 Cornus florida Rubra Pink Flowering Dogwood 2.5m tall, multi stem

SHRUBS
11 Arbutus undeo Compacta Compact Strawberry Bush #2 pot 900 o.c.
42 Azalea japonica Hino Crimson Hino Crimson Azalea #2 pot 900 o.c.
10 Forsythia x Intermedia Lynwood Gold Lynnwood Gold Forsythia #1 pot 900 o.c.
10 Hydrangea macrophylla FP Forever Pink Hydrangea #2 pot 500 o.c
13 Polystichum munitum Western Sword Fern #1 pot 600 o.c
48 Rhododendron 'Ramapo' Dwarf Red Rhodo #2 pot 750 o.c
22 Rhododendron Vulcan Red Vulcan Rhododendron #5 pot 900 o.c
5 Ribes sanguineum Red-flowering Currant #2 pot 750 o.c
47 Sarcococca H. Humilis Himalayan Sweet Box #1 pot 450 o.c.
6 Skimmia j. macrophylla M + F Skimmia (male and female) #5 pot 900 o.c.
12 Spiraea x Bumalda Gold Flame Gold Flame Spirea #2 pot 900 o.c.

GROUND COVERS
48 Arctostaphylos uva-ursi VJ Vancouver Jade Kinnikinick #1 pot 500 o.c
30 Gaultheria shallon Salal #1 pot 500 o.c
9 Mahonia nervosa Longleaf Mahonia #1 pot 450 o.c
70 Pachysandra terminalis Japanese Spurge 10cm pot 450 o.c

PERENNIALS AND GRASSES
34 Hemerocallis 'Happy Returns' Happy Returns Daylily #1 pot 500 o.c
39 Hosta sieboldiana 'Elegans' Elegans Plantain Lily #1 pot 500 o.c
8 Rudbeckia fulgida 'Goldstrum' Black-Eyed Susan #1 pot 450 o.c
10 Pennisetum alopecuroides 'Hameln' Hameln Fountain Grass #1 pot 500o.c.

NOTES:
1)  In case of discrepancy between plant numbers on this list and on the plan, the plan shall prevail.
2)  All planting shall be in accordance with BCSLA/BCLNA Landscape Standard, latest edition.  
3)  All maintenance shall be in accordance with BCSLA/BCLNA Landscape Standard, latest edition.  
4)  All planting beds: 450 soil plus 75mm of decomposed organic mulch or approved equal.
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Basement Level

Main Level

Duchess Avenue
Proposed driveway 
6.0m wide, shared 

Existing trees to be removed

Address sign
concrete panel with raised lettering

Proposed ornamental trees

Existing hedge

Proposed planting - mixed shrubs

Gravel shoulder - regraded to match driveway

Stairs - precast concrete
Roman by Sanderson or equivalent
metal handrail

Landscape wall - precast concrete
Architexture by Barkman or equivalent

Low fence along top of slope

Fence along property line
2.0m tall timber

Grading along side yard
Match slope along property line.

Fence along property line
2.0m tall timber

Grading along side yard
Landscape wall may be necessary, either at

property line or to support walkway.

Walkway - 3.5' wide
Concrete or unit paving

Patio
precast concrete slab - tan colour

Planting bed to divide shared yard

ROW
no hardscape permitted

Walkway - 3.5' wide
Concrete or unit paving

Entry landing
Include a step if necessary or keep at

driveway/walkway level.

Shared entry walkway

Patio slab or stone in pebble
provide drainage and car maneuvering space

Planting bed - mixed shrubs
slope down to neighbour or add landscape

wall to create a level area.

Existing neighouring tree to be protected

Landscape off site if permitted

lawn

lawn

Stairs from balcony above - metal
concrete landing

Plant Images

Scarlet Sentinel Red Maple Green Japanese Maple Pink Flowering Dogwood

Compact Strawberry Bush Lynnwood Gold Forsythia Bigleaf Hydrangea

Red Vulcan Rhododendron Red-flowering Currant Japanese Skimmia

Gold Flame Spirea Happy Returns Daylily Hameln Fountain Grass
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Landscape walls
architexture by Barkman Concrete or equivalent

Steps with railing
Roman by Sanderson Concrete or equivalent
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Main Level

Duchess Avenue
Proposed driveway 
6.0m wide, shared 

Existing trees to be removed

Address sign
concrete panel with raised lettering

Proposed ornamental trees

Existing hedge

Proposed planting - mixed shrubs

Gravel shoulder - regraded to match driveway

Stairs - precast concrete
Roman by Sanderson or equivalent
metal handrail

Low fence along top of slope

Fence along property line
2.0m tall timber

Grading along side yard
Match slope along property line.

Fence along property line
2.0m tall timber

Grading along side yard
Landscape wall may be necessary, either at

property line or to support walkway.

Walkway - 3.5' wide
Concrete or unit paving

Patio
precast concrete slab - tan colour

Planting bed to separate patios

ROW
no hardscape permitted

Walkway - 3.5' wide
Concrete or unit paving

Entry landing
Include a step if necessary or keep at

driveway/walkway level.

Shared entry walkway

Patio slab or stone in pebble
provide drainage and car maneuvering space

Planting bed - mixed shrubs
slope down to neighbour or add landscape

wall to create a level area.

Existing neighouring tree to be protected

Landscape off site if permitted
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Landscape wall - precast concrete
Architexture by Barkman or equivalent

Planting bed to divide shared yard

Stairs from balcony above - metal
concrete landing

Patio and Entry Landing Paving
12" and 18" precast paver, tan colour, grid pattern
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