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

COUNCIL REPORT 

Date: November 6, 2024 
From: John Wong, Senior Manager, Facilities & Assets 
Subject: Disposition of 3000 Park Lane and Road Parcel 
File: 02-0510-05

RECOMMENDATION 

THAT Council resolve as follows: 

WHEREAS The Corporation of the District of West Vancouver (the �District�) as 
seller and Hubert-John Marie Van Der Made and Tammy Marlyne Sangha 
(together, the �Buyers�) as buyers have entered into a contract of purchase and 
sale (the �Contract�) for real property having a civic address of 3000 Park Lane 
(the �Property�) and for a portion of allowance adjacent to the west side of the 
Property (the �Road Parcel�), for the purposes of consolidation; 

AND WHEREAS the Contract contains a subject condition, for the mutual benefit 
of both the Buyers and the District, that Council in its sole discretion must by 
November 30, 2024: 

(a) adopt a bylaw to

(i) close the road comprising of the Road Parcel;

(ii) remove the Road Parcel as a dedicated highway; and

(b) pass a resolution authorizing the disposition and transfer of the Road Parcel
to the Buyers;

AND WHEREAS Council has adopted the Road Closure and Removal 
Dedication Bylaw No. 5342, 2024, closing the Road Parcel to traffic and 
removing its dedication as highway; 

AND WHEREAS notices of disposition with respect to the Property and the Road 
Parcel have been published in accordance with Sections 26 and 94 of the 
Community Charter;  

AND WHEREAS Council has received submissions from members of the public 
and from the Buyers; 

AND WHEREAS maintaining and, where possible, enhancing access to the 
waterfront are goals of this Council; 

AND WHEREAS the Buyers have agreed to grant to the District in perpetuity a 
Statutory Right of Way (the �SROW) along the eastern boundary of the Property 
to facilitate public access to the waterfront;  
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AND WHEREAS the disposition of the Property and the Road Parcel will provide 
the necessary funds to create a lasting access trail within the SROW area; 

NOW THEREFORE Council in open meeting assembled resolves as follows:  

1. to dispose of and transfer to the Buyers the Road Parcel and the Property 
for the aggregate purchase price of $6,500,000 on the terms and conditions 
set out in the Contract (as amended), subject to such further amendments 
as may be approved by the Municipal Solicitor (including amendments to 
the allocation of the purchase price between the Road Parcel and the 
Property);  

2. that Mayor and Corporate Officer are authorized to execute and deliver all 
documents and plans required to carry out and complete the disposition and 
transfer of the Property and the Road Parcel to the Buyers and the 
consolidation of the Property and the Road Parcel;  

3. that Mayor and Corporate Officer are authorized to execute, deliver and 
register a SROW agreement permitting the construction, installation, 
maintenance, repair, replacement, inspection, use and operation by the 
District of a public trail and utility works and infrastructure on the Property, 
and any other agreements contemplated in the Contract, on terms 
satisfactory to the Municipal Solicitor; and 

4. that the proceeds of the disposition of the Property and the Road Parcel 
shall be paid into a reserve fund, with the money from the reserve fund used 
to acquire property that Council considers will provide public access to the 
same body of water that is of at least equal benefit to the public.  

1.0 Purpose 

The purpose of this report is to consider the disposition of the Property 
and Road Parcel to the Buyers. 

2.0 Legislation/Bylaw/Policy 

Notices of disposition with respect to the Property and Road Parcel were 
published in accordance with Sections 26 and 94 the of the Community 
Charter.  

 
3.0 Council Strategic Objective(s)/Official Community Plan 

The proposed sale can achieve the following objectives in Council�s 
Strategic Plan: 

Objective 6.3: Complete the 1976 Waterfront Acquisition Plan 

Deliverable 6.3.1: Ambleside Waterfront Park fully realized completing a 
47+ year endeavour. Additional resources required. (2024-2025+).  

As required by this deliverable, a funding source will need to be secured to 
accommodate the purchase of the final lot. As per Section 41 of the 
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Community Charter, �the proceeds of the disposition are to be paid into a 
reserve fund, with the money from the reserve fund used to acquire 
property that the council considers will provide public access to the same 
body of water that is of at least equal benefit to the public�. In this case, 
that body of water includes the Burrard Inlet.  

4.0 Financial Implications 

The District is faced with significant financial challenges and many of the 
costs it is facing are out of the District�s direct control. For example, the 
taxpayers will be impacted by the cost overruns for the North Shore Waste 
Water Treatment Plant; commodity prices like fuel and building materials 
have all risen substantially; and construction costs have increased 
substantially due the District�s geographical location, shortage of 
construction trade workers, and supply chain challenges. Additionally, 
there are levies that impact West Vancouver taxpayers which the District 
collects but are out of the District�s control, such as Metro Vancouver and 
TransLink levies, have risen substantially over the years.  

Given that the District has a limited amount of commercial and no 
industrial property tax base, it is highly reliant upon residential property 
taxes to fund its operations. Such heavy reliance on property taxes as the 
dominant driver of revenue is challenging. Therefore, other means of 
generating revenue that will minimize the impact to taxpayers is vital. The 
selling of underutilized lands is not simply about generating revenue; the 
appropriate use of the funds of the sale can accomplish many of the policy 
objectives that have been approved by this Council and previous Councils 
without relying on the property tax base.  

Given that the Property and the Road Parcel are waterfront properties, as 
required by Section 41 of the Community Charter, the proceeds of the 
disposition must be paid into a reserve fund that must be used to 
purchase other waterfront property that Council considers will provide 
public access to the same body of water that is of at least equal benefit to 
the public. As such, Council can utilize the funds to assist with the 
acquisition of waterfront property in Ambleside or elsewhere without 
having to solely rely on property taxes or other funding sources.  

The total aggregate consideration to be received by the District from the 
Buyers for the fee simple interest in both the Property and the Road 
Parcel is $6,500,000. The sale of the Property and the Road Parcel is 
subject to the registration of a statutory right of way along the eastern 
boundary of the Property for the purpose of a public trail and utilities as 
shown in Exhibit 1. 
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Exhibit 1 � Proposed New Trail 

Due to the economies of design, engineering, and construction 
integration, the Buyers will design the trail based on District 
standards and construct the trail from Park Lane to the drop-off, as 
indicated in Exhibit 2 below, at no cost to the District. The District will be 
responsible for the construction of the trail from the drop-off to the 
foreshore property line. Given the potential unknown geotechnical 
conditions on the foreshore, the installation could be complex and 
expensive. 

 

212



Date: November 6, 2024 Page 5 
From: John Wong, Senior Manager, Facilities & Assets 
Subject: Disposition of 3000 Park Lane and Road Parcel 

  

5777614v1 

Exhibit 2 � Trail Construction Responsibility 

Additionally, the Buyers will provide the District a Licence to Occupy to 
allow the public to use the existing trail until such time it is unsafe to do so 
due to the construction associated with a future residential development of 
the site. The Buyers and District will construct their respective portions of 
the new trail on the east side of the site as soon as reasonably possible 
and, if it is safe to do so, make best efforts to have the new trail in place 
prior to the completion of the proposed dwelling.  
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5.0 Background 

5.1 Previous Decisions 

At the October 28, 2024, Regular Council Meeting, the following resolution 
was passed:  

WHEREAS the proposed Agreement of Purchase and Sale (the 
�Contract�) for that real property having a civic address of 3000 Park Lane 
(the �Property�) and the road allowance adjacent to the west side of the 
Property (the �Road Parcel�) contains conditions, for the mutual benefit of 
both the prospective buyers (the �Buyers�) and the District, that Council in 
its sole discretion must by November 30, 2024: 

(a) adopt a bylaw to 
(i) close the road comprising of the Road Parcel; 
(ii) remove the Road Parcel as a dedicated highway; and 

(b) pass a resolution authorizing the disposition and transfer of the 
Road Parcel to the Buyers. 

AND WHEREAS a notice of disposition with respect to the Property was 
published in accordance with sections 26(2) and 94 of the Community 
Charter. 

AND WHEREAS a notice of the proposed closure and removal of highway 
dedication of the Road Parcel was published in accordance with sections 
40(3) and 94 of the Community Charter; 

AND WHEREAS Council has received submissions from members of the 
public and from the Buyers regarding the disposition of the Property and 
the proposed closure of the Road Parcel; 

NOW THEREFORE Council in open meeting assembled resolves as 
follows:  

1. Proposed Road Closure and Removal of Highway Dedication 
Bylaw No. 5342, 2024 (the �Bylaw�) is adopted. 

2. District staff are directed to publish all notices of disposition 
required under Section 26 and 94 of the Community Charter with 
respect to the disposition of the Closed Road, 

 

At the July 22, 2024, Regular Council Meeting, the following resolution 
was passed: 

THAT all written and oral submissions regarding proposed �Road Closure 
and Removal of Highway Dedication Bylaw No. 5342, 2024�, up to and 
including the Council meeting held on July 22, 2024, be received for 
information. 

THAT proposed �Road Closure and Removal of Highway Dedication 
Bylaw No. 5342, 2024� be read a first, second, and third time. 
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5.2 History 

In 2012, following unsuccessful attempts to resolve an encroachment onto 
a District-owned road allowance, the District commenced legal 
proceedings to seek removal of the encroachment at the south end of 30th 
Street at Park Lane (adjacent to 2998 Park Lane). The encroachments 
included a carport, living room, patio, retaining walls, and fishponds. The 
trial took place on December 10 and 11, 2012, and judgment was handed 
down on July 3, 2014. In summary, the judgment found that the 
encroachments were authorized and granted the homeowner at 2998 Park 
Lane (the �Homeowner�) an easement with respect to the encroachments 
without any compensation �for the life of the buildings�.  

The District appealed in 2014, and efforts were made to settle the matter 
before the appeal hearing; however, the Homeowner was not receptive. 
The Court of Appeal heard the matter on October 28, 2015, and handed 
down their judgment on February 29, 2016. In summary, the Court of 
Appeal declared that the structures and improvements constituted 
unauthorized encroachments on the District�s road allowance; set aside 
the easement granted by the previous judgement; and provided a 
framework for the final resolution of this matter.  

As part of the court order, the District was required to pass the Road 
Closure and Removal of Highway Dedication Bylaw No. 4888, 2016 to 
close a portion of the road on 30th Street south of Park Lane and 
subsequently created the freehold property as 3000 Park Lane but did not 
include the portion of road that is proposed to being closed by this Bylaw.  
By court order, the creation of 3000 Park Lane was required so that it 
could be offered for sale to the Homeowner to resolve the encroachment 
issue as described above. When the Homeowner refused to purchase 
3000 Park Lane at the price set by the District, the District demanded that 
the Homeowner remove the encroachments so it could sell the Property 
on the open market. The Homeowner completed the removal of the 
encroachments on August 9, 2019, and the District started the process of 
completing legal surveys, obtaining appraisals, and reviewing service 
connections in preparation to sell 3000 Park Lane on the open market.  

The listing of the Property for sale was approved by the previous Council 
in 2022. The current Council reaffirmed the listing in 2023 with the intent of 
providing the required funding for future waterfront land acquisitions such 
waterfront property in Ambleside to complete Council�s Strategic Plan 
Objective of completing the 1976 Waterfront Acquisition Plan without 
solely relying on property taxes. 

6.0 Analysis 

6.1 Discussion 

In June 2023, the District received an unsolicited offer to purchase the 
Property which the District rejected as it was for significantly less than the 
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2022 BC Assessment Value of $7,380,000. The District needed to ensure 
that it was fairly offered to the public. This offer was an impetus for the 
District to actively list the property for sale.   

The typical public offering of real estate is through the Multiple Listing 
Service (the �MLS�) and the District follows this industry standard.   

On August 2, 2023, the District commissioned a realtor to list the Property 
for sale on the MLS. The Property was originally listed at $7,388,000 
(approximately the 2022 BC Assessment Value) with the hope that a 
buyer would pay a premium for this unique piece of waterfront property. 
Additionally, at that time, the owner of the neighbouring property was 
considering selling as well, and therefore, it was hoped that there may be 
a buyer interested in both lots at 2998 and 3000 Park Lane. 

On November 2, 2023, although there were numerous enquiries, there 
were no formal offers and as such the listing price was reduced to 
$6,998,000.  

On November 15, 2023, the District received its first formal offer which 
was significantly lower than the listing price. The District countered, but 
the prospective buyer did not respond. 

Given the lack of interest in the Property, the Listing Agent and the District 
discussed the challenges of the Property and possible ways to attract 
potential Buyers. The Property has significant challenges which include 
the following: 

1. The lot is very steep and is an expensive build as opposed to a flat 
lot. 

2. This Property is subject to GST. Corporate-owned land when sold is 
subject to GST, whereas GST is not applicable to resale homes.  

3. The close proximity and the unsightly property at 2998 Park Lane 
make the Property less attractive. 

4. The high cost of construction and interest rates pose a cost risk 
compared to the certainty of an already built house. Many potential 
purchasers have opted to buy an existing developed property rather 
than take the risk of building on this Property. 

5. The new zoning for the area has reduced the density allowed on the 
Property so a bigger house can be purchased on an already 
developed property with the same land area. 

Despite the challenges, the District has been working with the Listing 
Agent to make the Property more attractive to prospective Buyers. Some 
of these initiatives included the following: 

1. In January 2024, the Listing Agent partnered with Lamoureux 
Architects Inc. (the �Architect�) to develop new home renderings to 
show a new luxury home potential, which were used in the marketing 
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campaign and to provide any Buyers with architectural assistance. In 
fact, the prospective Buyers studied the lot closely for four months 
with the Architect and their builder before finally submitting an offer at 
the end of June of 2024. 

2. In March 2024, the site was cleaned up to remove unnecessary 
debris on site, cut back the overgrowth to open the views, and 
provide prospective Buyers the ability to walk the site safely. The 
Listing Agent also commissioned a gardener to maintain the site as 
required. 

3. In March 2024, the possibility of adding the 2,500 square feet (0.06 
acres) Road Parcel to the 9,020 square feet (0.21 acres) Property to 
make a 1/4-acre lot (Road Parcel of 0.06 acres plus the Property of 
0.21 acres = total of 0.27 acres) was promoted in the realtor�s 
comments on the Residential Detached MLS#R2846608 (printed 
copy on April 29, 2024) as shown in Exhibit 3 and Land 
MLS#R2846580 (printed copy on May 23, 2024) as shown in Exhibit 
4 below.  
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Exhibit 3 � Residential Detached MLS#R2846608 
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Exhibit 4 � Land MLS#R2846580 

Offers for the Property alone or with the added Road Parcel were being 
entertained. However, given that the Road Parcel at the time had not been 
closed as a road, the Listing Agent advised all potential buyers that if the 
offer included the Road Parcel, it would be subject to the road closure 
process and approvals from Council.  

Additionally, the Listing Agent has affirmed that the new marketing 
brochures started to promote the possibility of the extra 2,500 square feet 
of land, which is shown in Exhibits 5 and 6 below. The brochures were first 
developed in February 2024 and reprinted in April and May 2024. The 
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brochure specifically highlighted the separate land parcels. As shown in 
Exhibit 6, the 2,500 square feet Road Parcel is outlined in white, and 3000 
Park Lane is outlined in red. 

Exhibit 5 � Marketing Brochure � Property Description 
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Exhibit 6 � Marketing Brochure � Aerial of Land Available for Sale 

The full brochure can be referenced in Appendix A. Throughout the listing 
period from February to June 2024, the Listing Agent has affirmed that 
she distributed the brochures to top Realtors in the area, builders, and 
high-net-worth clients located in Point Grey, Shaughnessy, and West 
Vancouver. 

The information on the potential of the additional 2,500 square feet was 
also promoted in the Listing Agent�s open houses which were scheduled 
for every weekend Saturday and Sunday from 2 to 4 p.m. in February to 
June 2024. It was also advertised on her YouTube Channel, Realtor.ca 
and promoted it to her client e-mailing list.  

On March 4, 2024, the District received its first offer for both the Property 
and the Road Parcel, but the offer was rejected as the offer was 
significantly lower than the listing price and it contained subjects that were 
not acceptable to the District.  

On June 27, 2024, the District received its current offer from the Buyers 
for both the Property and the Road Parcel. This was the first reasonable 
offer that was received for the Property, with or without the Road Parcel.  

6.2 Climate Change & Sustainability 

Optimizing the disposition of municipal lands can achieve objectives in all 
three pillars of sustainability (i.e. fiscal, social and environmental). 
Underutilized lands can be employed to achieve triple bottom line 
sustainability, while implementing the important community policy 
objectives. 
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The sale of the Property and the Road Parcel will generate revenue in the 
form of the sale price and future property taxes for the District. The sale 
revenue and property taxes will contribute to the District�s financial 
sustainability. Council can utilize the funds to acquire the last remaining 
house in Ambleside, to provide enhanced waterfront access, or to acquire 
other water access, without having to rely on property taxes or other 
funding sources.

Social sustainability of providing access to the waterfront is maintained, as 
the current proposal will ensure that the SROW is available for a relocated 
trail to the waterfront on the Property that the public can continue to enjoy 
in perpetuity. 

From an environmental perspective, the future acquisition of other 
waterfront properties to convert to green space will provide greater access 
to the waterfront and the ability to implement the required adaptions to sea 
level rise in the Ambleside area.  

6.3 Public Engagement and Outreach 

In accordance with Sections 26 and 94 the of the Community Charter the 
notice of disposition with respect to the Property and Road Parcel was 
published in two editions of the North Shore News. The notice of 
disposition was also posted on the public notice posting place at Municipal 
Hall.  

6.4 Other Communication, Consultation, and Research 

The District�s Planning & Development Services, Engineering & 
Transportation Services, Parks, Culture & Community Services, and 
Financial Services divisions have been consulted on the subject matter of 
this report. 

7.0 Conclusion 

The sale will provide funds that can be used to assist with the potential 
future purchase of waterfront property to complete Council�s Strategic 
Plan Objective of completing the 1976 Waterfront Acquisition Plan or other 
waterfront acquisitions without solely relying on property taxes. 
Additionally, the amended offer will provide the District with the SROW to 
accommodate public access to the waterfront in perpetuity. 

Author: 
John Wong, Senior Manager, Facilities & Assets 

Appendices 

Appendix A: Marketing Brochure 
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