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

COUNCIL REPORT

Date: September 15, 2020
From: Michelle McGuire, Manager, Current Planning and Urban Design

James Allan, Upper Lands Senior Development Planner
Subject: Proposed Development Permit Exemptions and Delegations
File: 1610-20-5073/5074

THAT opportunities for consultation on the proposed Official Community Plan
amendment, with persons, organizations, and authorities, as outlined in the
report from the Manager, Current Planning and Urban Design and the Upper
Lands Senior Development Planner dated September 15, 2020, be endorsed as
sufficient consultation for purposes of section 475 of the Local Government Act.

THAT proposed “Official Community Plan Bylaw No. 4985, 2018, Amendment
Bylaw No. 5074, 2020” has been considered in conjunction with the District’s
“Five-Year Financial Plan 2019—2023” and Metro Vancouver’s “Integrated Solid
Waste and Resource Management Plan”.

THAT proposed “Official Community Plan Bylaw No. 4985, 2018, Amendment
Bylaw No. 5074, 2020” be read a first time.

Proposed “Development Procedures Bylaw No. 4940, 2017, Amendment Bylaw
No. 5073, 2020 to establish procedures for exemptions and delegations
development permits be read a first time.

THAT proposed “Official Community Plan Bylaw No. 4985, 2018, Amendment
Bylaw No. 5074, 2020”, be presented at a public hearing scheduled for
November 17, 2020 at 6:00 p.m. in the Municipal Hall Council Chamber, and that
notice be given of the scheduled public meeting.

1.0 Purpose

This report brings forward amendments to the Development Procedures
Bylaw and Official Community Plan (OCP) in order to provide a consistent
approach to development permit exemptions for District works, to allow for
delegated minor development permits with zoning bylaw variances, and to
align some development permit applications in the Upper Lands with
delegated permits in existing neighbourhoods.
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Date: September 15, 2020 Page 2
From: Michelle McGuire, Manager, Current Planning and Urban Design

James Allan, Upper Lands Senior Development Planner
Subject: Proposed Development Permit Exemptions and Delegations

2.0 LegislationlBylaw/Policy
Development permits are enabled under the Local Government Act
(‘LGA”), with s488 of the LGA designating different types of development
permits. The Districts Development Procedures Bylaw No. 4940, 2017,
provides procedures for administering and processing development
permits.

3.0 Official Community Plan

Schedule H of the Official Community Plan (“OCP”) contains the area-
specific development permit areas policies and guidelines including
exemptions from development permits.

4.0 Financial Implications

There are no financial implications resulting from the proposed bylaw
amendments.

5.0 Background

5.1 Previous Decisions — n/a.

5.2 History—n/a.

6.0 Analysis

6.1 Discussion

Development Permit Exemptions

The OCP currently does not provide a clear District-wide exemption from
development permits for works undertaken by the District or its
contractors. The proposed OCP amendment provides exemptions for:

a) Construction, repair, and maintenance of works, parks and facilities
by the District (such as construction or maintenance of utilities or
roads), except

b) Works located on land designated by the OCP for the protection of
natural environment and protection of development from hazardous
conditions (s488 (1) (a) and (b) of the LGA), are only exempt where
they are undertaken in accordance with recommendations from a
qualified professional, and

c) Emergency works by the District necessary to remove or mitigate a
danger or hazard.

The proposed exemptions allow the District or its contractors to construct
or maintain roads, utilities, trails and buildings in parks or undertake
emergency works without needing a development permit. Where lands are
located within a development permit area for protection of the natural
environment (such as a creek corridor) or for protection of development
from hazardous conditions (such as steep slopes), works must be
undertaken in accordance with recommendations from a qualified
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Date: September15, 2020 Page 3
From: Michelle McGuire, Manager, Current Planning and Urban Design

James Allan, Upper Lands Senior Development Planner
Subject: Proposed Development Permit Exemptions and Delegations

professional (e.g. such as a registered professional biologist where
working within a creek corridor) to be exempt. These exemptions clarify
existing procedures and allow District works to be undertaken in an
efficient manner.

An exemption is also proposed within the upper lands development permit
areas (Policies UL 8 and UL 9) for tree, rock and soil handling and
processing in the Upper Lands. This allows the District and third party land
owners to store, handle and process trees, rocks and soil originating from
within District boundaries where the materials:

a) Are for the purpose of constructing an approved development,

b) Are located outside of a creek corridor, and

c) Do not require tree removal or land alteration.

This exemption is warranted given historic material handling in the upper
lands and has allowed reuse of material from construction sites, reducing
truck traffic, vehicle emissions and promoting native material use in
developments. Where tree, rock and soil processing requires land
alteration, tree removal or works within a creek corridor, a development
permit would be required (e.g. if an applicant needed to undertake
earthworks or tree removal to provide for a proposed new or expanded
material handling site).

Development Permit Delegations,

Council recently amended the Development Procedures Bylaw to delegate
form and character development permits for buildings within the Rodgers
Creek Area (Policy UL 8.1) to the Director. The proposed delegations
provides for smaller scale, non-residential proposals in the Future
Neighbourhoods area (see map identifying area in Appendix A) outside of
the Rodgers Creek area, to be considered by the Director for:

a) construction of, or addition to, a non-residential building with a total
floor area of 270m2 or less,

b) amendments to an issued development permit where no additional
dwelling units are proposed, and

c) land alteration or tree removal not associated with a proposal to
construct a residential building.

The proposed 270m2 area for a delegated building is based on a common
portable module building (often used for temporary uses such as
construction site trailers or sales offices) having an area of 67m2 (3.65m
wide x 1 8.28m long) and this area allows for up to four modules (or
equivalent building size) to be considered by the Director. Under the
proposed delegations, new residential buildings would still be considered
by Council.

The proposed delegations in the Limited Use and Recreation Area (see
map in Appendix A) are for:
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Date: September 15, 2020 Page 4
From: Michelle McGuire, Manager, Current Planning and Urban Design

James Allan, Upper Lands Senior Development Planner
Subject: Proposed Development Permit Exemptions and Delegations

a) construction of, or addition to, a cabin that complies with the
maximum size and density in the zoning bylaw,

b) land alteration or tree removal and in the case of cabin lands,
where this is to provide access to a cabin where this complies with
Parks Department policy.

The proposed delegations align with other delegated permit types such as
environmental development permits, smaller subdivisions and coach
houses, where these permits are smaller in scale and are more technical
in review, compared to larger scale proposals that require consideration
against multiple polices, bylaws and plans and larger scale public
consultation and input.

In all cases of delegated permits, proposals must comply with the
development permit guidelines for the area. The Director may consider
zoning bylaw variances where this provides for a superior proposal (e.g.
such as a variance to a setback to avoid an area of steep slopes). In
addition, the Development Procedures Bylaw allows the Director at their
sole discretion, to send an application to Council for consideration.

It is also proposed to delegate development permits that comply with the
criteria for exemption from a development permit but require minor
variances to the zoning bylaw. This amendment would generally allow for
minor additions or renovations to existing buildings and sites where a
zoning variance is required. An example of this type of project would be
where mechanical equipment (e.g. an emergency generator) is required to
be relocated above grade and a zoning variance is required for setbacks.
In these cases staff would still undertake urban design analysis to mitigate
adjacency and visual impact issues. As well, where a zoning variance is
required, neighbourhood notification would be required.

6.2 Sustainability

The proposed development permit exemption to allow tree, rock and soil
processing within the upper lands encourages applicants to utilize native
materials from the area rather than exporting them for processing and
storage or importing non native materials for use in construction of
projects.
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16



17



Date: September 15, 2020
From: Michelle McGuire, Manager, Current Planning and Urban Design

James Allan, Upper Lands Senior Development Planner
Subject: Proposed Development Permit Exemptions and Delegations

8.0 Conclusion

Page 6

Staff recommend approval of the proposed exemptions to clarify District
works processes and align delegation of permits with others considered by
the Director of Planning and Development Services. These changes would
result in streamlined provision of District engineering and parks services
and permit review,

Staff recommend that the proposed bylaw amendments be scheduled for
public hearing.

Appendices:

A. Map of Upper Lands Development Permit Area Designations

B. Official Community Plan Bylaw No. 4968, 2018, Amendment Bylaw No.
5074, 2020

C. Development Procedures Bylaw No. 4940, 2017, Amendment Bylaw No.
5073, 2020

Authors:
Michelle McGuire, Manager Current James Allan, Upper Lands Senior
Planning and Urban Design Development Planner

,.a
Concurrences:

Anne Mooi, D’frector, Parks, Culture and
Community Services

Jenn Moller, Director, Engineering
and Transportation Division
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District of West Vancouver

APPENDIXJ3

Official Community Plan Bylaw No. 4985, 2018,
Amendment Bylaw No. 5074, 2020

Effective Date:
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District of West Vancouver

Official Community Plan Bylaw No. 4985, 2018,
Amendment Bylaw No. 5074, 2020

Table of Contents

Part 1 Citation 1
Part 2 Severability 1
Part 3 Adds General Exemptions for All Neighbourhoods 1
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Official Community Plan Bylaw No. 4985, 2018, Amendment Bylaw No. 5064, 2020

District of West Vancouver

Official Community Plan Bylaw No. 4985, 2018,
Amendment Bylaw No. 5064, 2020

A bylaw to amend the Official Community Plan to allow for exemptions to
development permits.

Previous amendments: Amendment bylaws 5008, 5045 and 5054.

WHEREAS the Council of The Corporation of the District of West Vancouver
deems it expedient to provide for an amendment to the Official Community Plan
to allow for exemptions for development permits for District works.

NOW THEREFORE, the Council of The Corporation of the District of West
Vancouver enacts as follows:

Part 1 Citation

1.1 This bylaw may be cited as Official Community Plan Bylaw No. 4985,
2018, Amendment Bylaw No. 5074, 2020.

Part 2 Severability

2.1 If a portion of this bylaw is held invalid by a Court of competent
jurisdiction, then the invalid portion must be severed and the remainder of
this bylaw is deemed to have been adopted without the severed section,
subsection, paragraph, subparagraph, clause or phrase.

Part 3 Adds General Exemptions from Development
Permits for All Neighbourhoods

3.1 Schedule Ato Official Community Plan Bylaw No. 4985, 2018, Schedule ii
Area-Specific Policies and Guidelines, is amended as follows:

3.1.1 by inserting prior to Built Form Guidelines for Neighbourhoods
Guidelines BF-B3, as follows:

General Exemptions from Development Permits

4061592v1
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Official Community Plan Bylaw No. 4985, 2018, Amendment Bylaw No. 5074, 2020 2

The following works are exempt from obtaining a development
permit required under section 488 (1) of the Local Government
Act

(a) the construction, repair, and maintenance of works, parks
and facilities by the District or its authorized agents and
contractors except: where works are on lands located
within a development permit area designated under
section 488 (1) (a) or (b) of the Local Government Act,
works are exempt from obtaining a development permit
only where works are carried out in accordance with the
assessments and recommendations of a qualified
professional.

(b) Works undertaken by or on behalf of the District in order
to remove or mitigate an immediate danger or hazard to
the natural environment or to the safety of persons or
property.

3.1.2 by deleting the row “Application” in the tables titled “Future
Neighbourhoods Area UL 8” and ‘Limited Use and Recreation
Area UL 9” and replacing with the following:

Exemptions Development is exempted from the requirement for a
Development Permit if the proposal is for tree, rock and
soil handling and processing where:

(i) material originates from within District
boundaries, and

(U) is for the purpose of constructing a development
for which a development permit under this policy
has been issued, and

(Hi) is located outside of 30 metres of top of
permanent watercourse or wetland top of bank
or 15 metres of top of non-permanent
watercourse or wetland.
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Official Community Plan Bylaw No. 4985, 2018, Amendment Bylaw No. 5074, 2020 3

READ A FIRST TIME (MAJORITY VOTE OF ALL COUNCIL MEMBERS) on

PUBLICATION OF NOTICE OF PUBLIC HEARING on

PUBLIC HEARING HELD on

READ A SECOND TIME (MAJORITY VOTE OF ALL COUNCIL MEMBERS) on

READ A THIRD TIME (MAJORITY VOTE OF ALL COUNCIL MEMBERS) on

ADOPTED (MAJORITY VOTE OF ALL COUNCIL MEMBERS) by the Council on

Mayor

Corporate Officer
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District of West Vancouver

Development Procedures
Bylaw No. 4940, 2017

Amendment Bylaw No. 5073, 2020

APPENDIX C’

Effective Date:
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District of West Vancouver

Development Procedures Bylaw No. 4940,
2017,

Amendment Bylaw No. 5073, 2020

Table of Contents

Part 1 Citation 1
Part 2 Severability 1
Part 3 Amends Part 19 “Delegation” 1
Part 4 Amends Part 10 “Notification” 4
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Development Procedures Bylaw No. 4940, 2017, Amendment Bylaw No. 5073,
2020 1

District of West Vancouver

Development Procedures Bylaw No. 4940,
2017,

Amendment Bylaw No. 5073, 2020

A bylaw to provide for delegation of certain development permits to the Director
of Planning and Development Services.

Previous amendments: Amendment bylaws 5029 and 5043.

WHEREAS the Council of The Corporation of the District of West Vancouver
deems it expedient to provide for an amendment to the Development Procedures
Bylaw;

NOW THEREFORE, the Council of The Corporation of the District of West
Vancouver enacts as follows:

Part 1 Citation

1.1 This bylaw may be cited as Development Procedures Bylaw No. 4940,
2017, Amendment Bylaw No. 5073, 2020.

Part 2 Severability

2.1 If a portion of this bylaw is held invalid by a Court of competent
jurisdiction, then the invalid portion must be severed and the remainder of
this bylaw is deemed to have been adopted without the severed section,
subsection, paragraph, subparagraph, clause or phrase.

Part 3 Amends Part 19 “Delegation”

3.1 Part 19 of Development Procedures Bylaw No. 4940, 2017 is amended as
follows:

3.1.1 By replacing Section 19.1, including the table that appears in
section 19.1 with the following text and table:

4063409v1
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Development Procedures Bylaw No. 4940, 2017, Amendment Bylaw No. 5073,
2020 2

Council delegates to the Director the authority to consider, issue, and/or
refuse the types of permits listed in the table below, in accordance with the
conditions set out in sections 19.7 to 19.15 below.

Permit Type Purpose Development
Permit Area
Designation

Development Permits Multiple Family Areas, Commercial BF-B4, 85, 87,
Areas, New Neighbourhood Areas, 68, 69, 610,
Natural Environment and Upper 612, 613, 814,
Lands Areas, excluding BF-C3, CS, C6,
Development Permits delegated C8, C9, ClO,
elsewhere in this bylaw. BF-D1, D4,

NE5, NE6, ULS,
U L9.

Development Permit Detached Secondary Suite BF-B3.1
(Coach House)

Development Permit Duplex BF-B1 1
Heritage Alteration Permit Heritage conservation in the LCHCA HE 6
Development Permit Sites with difficult terrain NE 6
Development Permit Watercourse protection and NE 13

enhancement areas
Development Permit Future Neighbourhoods UL 8
Development Permit Form and character regulation of UL 8.1

intensive residential, multitamily and
commercial development in Rodgers
Creek

Development Permit Limited Use and Recreation Area UL 9
Permit Type Purpose Zoning Bylaw
Temporary Use Permit Temporary uses and buildings s.120.15

3.1.1 By deleting Section 19.2 in its entirety and inserting:

If a permit application does not comply with the conditions set out
in sections 19.7 to 19.14 below, then the Director shall refuse the
permit.

3.1.2 By inserting new Sections 19.12, 19.13 and 19.14 after Section
19.11 as follows:

Future Neighbourhoods Development Permits

19.12 Development permits in respect of Development Permit UL 8
(Future Neighbourhoods Development Permit Area) may be issued
by the Director if the proposed development:

19.12.1 complies with Guidelines UL 8; and

19.12.2 is for a new non-residential building, or addition to an
existing non-residential building that results in an
aggregate floor area that does not exceed a
maximum of 27Gm2; or

4063409v1
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Development Procedures Bylaw No. 4940, 2017, Amendment Bylaw No. 5073,
2020 3

19.12.3 is for an amendment to an issued development permit
where no additional dwelling units are being added; or

19.12.4 is for land alteration or tree removal not associated
with a proposal to construct a non-residential building;
and

either

19.12.5 conforms to the Zoning Bylaw; or

19.12.6 requires variance(s) to the Zoning Bylaw that, in the
opinion of the Director, achieves a superior proposal
that protects the natural environment, protects
development from hazardous conditions and/or
addresses the neighbourhood context and character.

Limited Use and Recreation Development Permit Area

19.13 Development permits in respect of Development Permit UL 9
(Limited Use and Recreation Area Development Permit Area) may
be issued by the Director if the proposed development:

19.13.1 complies with Guidelines UL 9; and

19.13.2 is for construction of a cabin, or an addition to an
existing cabin, with a maximum floor area of 74.5m2;
or

19.13.3 is for land alteration or tree removal to provide
necessary access to a proposed or existing cabin
from an existing District recognized vehicle or
pedestrian access; or

19.13.4 is for land alteration or tree removal not associated
with a proposal to construct a non-residential building;
and

either

19.13.5 conforms to the Zoning Bylaw; or

19.13.6 requires variance(s) to the Zoning Bylaw that, in the
opinion of the Director, achieves superior
development that protects the natural environment
and/or protects development from hazardous
conditions.
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Development Procedures Bylaw No. 4940, 2017, Amendment Bylaw No. 5073,
2020 4

Other Development Permit Delegations

19.14 Development permits for development in Multiple Family Areas,
Commercial Areas, New Neighbourhood Areas, Natural
Environment and Upper Lands Areas excluding Development
Permits delegated elsewhere in this bylaw, may be issued by the
Director if the proposed development would be exempt from the
requirement from a development permit pursuant to each
development permit area exemption criteria but one or more
variances to the zoning bylaw is required; and

3.1.3 By renumbering all subsequent sections after Section 19.14.

Part 4 Amends Part 10 “Notification”

4.1 Part 10 of Development Procedures Bylaw No. 4940, 2017 is amended as
follows:

4.1.1 By amending Section 10.3 to delete the section in its entirety and
insert:

10.3 Where the consideration or issuance of any permit shown in
Column A above has been delegated to the Director, the Director
will notify all owners and occupants within the distance specified in
Column B above from the perimeter of the subject parcel and will:

10.3.1 allow two weeks for residents to provide comments to the
Director, and

10.3.2 where no concerns are received or where concerns are
resolved, the Director may consider the application, or

10.3.3 where concerns are received that cannot be resolved, the
application shall be forwarded and considered by Council.
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Development Procedures Bylaw No. 4940, 2017, Amendment Bylaw No. 5073,
2020 5

READ A FIRST TIME on

READ A SECOND TIME on

READ A THIRD TIME on

ADOPTED by the Council on

Mayor

Corporate Officer
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