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

COUNCIL REPORT 

Date: May 20, 2026 
From: Lisa Berg, Senior Community Planner 
Subject: Development Proposal for 1552 Esquimalt Avenue 

RECOMMENDATION 

THAT opportunities for consultation on the proposed Official Community Plan 
amendment, with persons, organizations, and authorities, as outlined in the 
report dated May 13, 2026, be endorsed as sufficient consultation for purposes of 
section 475 of the Local Government Act. 

RECOMMENDATION 

THAT “Official Community Plan Bylaw No. 4985, 2018, Amendment Bylaw No. 
5465, 2026” be read a first time. 

RECOMMENDATION 

THAT “Zoning Bylaw No. 4662, 2010, Amendment Bylaw No. 5466, 2026” be 
read a first time. 

RECOMMENDATION 

THAT proposed “Official Community Plan Bylaw No. 4985, 2018, Amendment 
Bylaw No. 5465, 2026” and “Zoning Bylaw No. 4662, 2010, Amendment Bylaw 
No. 5466, 2026” be presented at a public hearing scheduled for June 29, 2026, 
at 6 p.m. in the Municipal Hall Council Chamber and via electronic 
communication facilities, and that statutory notice be given of the scheduled 
public hearing. 

RECOMMENDATION 

THAT proposed Development Permit No. 26-012 be presented at a public 
meeting scheduled for June 29, 2026, at 6 p.m. in the Municipal Hall Council 
Chamber and via electronic communication facilities, to be held concurrently with 
the public hearing scheduled for June 29, 2026, at 6 p.m. in the Municipal Hall 
Council Chamber and via electronic communication facilities, and that statutory 
notice be given of the scheduled public meeting. 

1.0 Purpose 

This report outlines an application to rezone 1552 Esquimalt Avenue 
(Appendix A) to allow for residential infill development.  

June 8, 2026 10.

10.
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2.0 Executive Summary 

The proposal at 1552 Esquimalt Avenue would deliver a new 19-storey 
strata residential infill building with 126 units, alongside the retention and 
long-term securement of the existing 185-unit rental tower. The overall 
proposal would contribute to the local housing supply in a highly 
accessible location within Ambleside, close to transit, services and 
community amenities. The project includes a Community Amenity 
Contribution (CAC) and off-site boulevard and public-realm upgrades. The 
Planning Committee reviewed the proposal on March 11, 2026 and 
recommended support. 

Public feedback gathered through two rounds of public engagement 
indicated both support for the project and concerns. Many participants 
acknowledged the need for additional housing in Ambleside and 
supported the retention of the existing rental units, improved design, and 
enhanced landscaping and open-space features. Concerns focused on 
building height and neighbourhood fit, traffic and parking impacts, 
construction disruption, and infrastructure capacity. In response, the 
applicant reduced the total number of units, refined the building form, 
increased on-site parking, and prepared an interim parking and 
construction management strategy. The updated design also strengthens 
pedestrian connections and provides publicly accessible outdoor 
amenities. 

It is noted that the proposal exceeds the maximum density for strata 
residential development set out within the site-specific policy direction for 
the Ambleside Apartment Area in the OCP. However, the project responds 
to several broader Council and OCP objectives related to housing supply, 
rental retention, and compact, transit-accessible growth. The project 
delivers new homes in a built-out neighbourhood with limited opportunities 
for additional supply, secures an existing rental tower for the long term, 
and provides public benefits with a CAC and streetscape improvements. 
The transportation study, provided by the applicant, concludes that the 
surrounding road network can accommodate the modest increase in 
vehicle activity and that the proposed parking is adequate.  

Staff recommends that Council schedule a public hearing and concurrent 
public meeting to consider the proposed rezoning and development 
permit. 

3.0 Legislation/Bylaw/Policy 

Provincial Legislation 

The Local Government Act (LGA) requires that a public hearing be held on 
the proposed OCP amendment and rezoning in accordance with Section 
464 through 470. 
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Official Community Plan 

The site is within the Ambleside Apartment Area Development Permit 
Area, however, an amendment to the Official Community Plan (OCP) is 
required to accommodate the proposal.  

Zoning Bylaw 

The site is currently zoned RM2 (Multiple Dwelling Zone 2). A rezoning is 
required to accommodate the proposal. 

4.0 Council Strategic Objective(s)/Official Community Plan 

2024 – 2026 Council’s Strategic Plan 

Applicable strategic goals and objectives: 

Strategic Goal: Expand a diverse housing supply. 

Objective 2.1: Work towards new targets and deliverables mandated by 
the Province under the Housing Supply Act.  

Official Community Plan 

The site is located within the Ambleside Apartment Area Development 
Permit Area (DPA) with site specific policy for infill housing to support 
greater housing diversity, renewal of the existing housing stock, and more 
efficient use of serviced land close to transit, amenities and community 
service.  

Policy BF-B 4.4.5(d): 

Allowing infill housing alongside the continued rental use of existing units 
on large sites, up to a total density based on the tenure of the infill: 

i. Strata up to 2.5 FAR 
ii. Mixed strata and rental, or rent-to-own, up to 2.75 FAR 
iii. Rental or co-op housing up to 3.0 FAR, 

with appropriate heights to be determined through contextual review of the 
proposal. 

While the proposal seeks rezoning under this policy, it does not fully 
comply with the policy’s direction for strata infill development, which limits 
density to FAR 2.5. The applicant is proposing FAR 3.0. 

Despite this variation from the policy, the proposal would deliver new 
strata housing and protect the existing rental apartment building in an 
amenity-rich area, supporting broader OCP objectives related to housing 
diversity, and optimizing land use near transit, services and existing 
infrastructure. The OCP contains multiple community-wide directions that 
encourage adding housing supply, enabling a range of housing forms, and 
supporting compact, walkable neighbourhoods. An amendment to the 
OCP (Appendix E) is required to accommodate the proposal.  
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Other housing policies include: 

Policy 2.1.18: That supports existing purpose-built rental housing stock 
and renter households by prohibiting stratification of existing purpose-built 
rental buildings and securing market and non-market rental housing units 
in perpetuity. 

2.2.21: That supports ensuring that new development contributes to 
meeting the community’s housing needs by requiring a range of unit sizes 
and a variety of housing forms that are suitable for a range of households 
and family types. 

The site is located within the Ambleside Apartment Area DPA and the 
proposed development permit would regulate the form and character of 
the development in compliance with the associated guidelines 
(Appendix G). 

5.0 Financial Implications 

5.1 Community Amenity Contributions 

New developments are to deliver community amenities related to the 
impacts of new development. The value of the amenity is proportional to 
the increased potential land use in comparison with existing zoning and 
land uses on the site. District policy defines a range of appropriate 
amenities, including housing affordability and diversity, childcare and 
cultural facilities, heritage preservation, public art, and public space, parks 
and the environment. 

Consistent with District policy and through a negotiated approach, the 
applicant offers a voluntary Community Amenity Contribution (CAC) of 
$9,000,000 in cash. District staff consulted with a third-party financial 
consultant (at the cost of the developer) to determine the voluntary CAC. 
Staff recommend acceptance of the CAC that would flow into the District’s 
amenity reserve account(s) to contribute to future amenity projects as 
determined by Council. 

5.2 Staff confirmed that the redevelopment of the site will require off-site and 
in-ground servicing infrastructure upgrades and boulevard upgrades (to be 
paid for by the developer)1. Off site upgrades include sanitary works in the 
vicinity of 15th Street and Marine Drive with estimated costs of 
approximately $900,0002. Development Cost Charges (DCCs) would also 
be applicable in compliance with District, Metro Vancouver and Translink 
DCC bylaws. 

6.0 Background 

6.1 Previous Decisions 

At the May 26, 2025, regular meeting, Council passed the following 
resolution: 

 
1 Provision of the off-site and in-ground infrastructure and boulevard upgrades will be captured 
within a s. 219 covenant, which must be registered on title before adoption of the bylaws. 
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THAT the Preliminary Development Proposal outlined within the report title 
Preliminary Development Proposal for 1552 Esquimalt Avenue, dated 
April 22, 2025, from the Senior Community Planner, be advanced to a 
Public Information Meeting. 

6.2 History 

Over the past decade, the applicant has explored several different 
redevelopment concepts for the site, ranging from mid-rise and high-rise 
infill to townhouse-apartment hybrids, with several iterations reviewed 
through the District’s development review process, including the previous 
Design Review Committee (DRC) and applicant-lead public information 
meetings. There were also periods of time where the applicant placed the 
application on hold to reassess direction or await broader policy work 
(including adoption of the updated Ambleside Apartment Area 
Development Permit Area). 

In spring 2025, the applicant submitted a preliminary development 
proposal to subdivide the site into two lots and construct a 139-unit strata-
titled 19-storey apartment building on the new infill lot. The preliminary 
proposal included the 139-units secured as rental for a six-year term. 
Upon formal rezoning submission, the proposal was updated to include 
126 strata units with no proposed rental term. 

The applicant advised that the previously proposed six-year rental term 
was no longer being pursued. In the applicant’s view, a limited-term rental 
model would create uncertainty for tenants and add unnecessary 
complexity for both residents and for building operation as the end of the 
term approached. The applicant also noted that recent community 
feedback pointed to stronger interest in strata ownership rather than time-
limited rental tenure. 

Other program changes included: 

 Parking: A main concern identified was the lack of parking at 
completion and during construction. The initial application only 
proposed adding 65 new parking spaces bringing the site total to 250 
spaces. The current proposal increased the amount of added parking 
for a site total to 336 spaces. Further, the applicant heard concerns 
about how “back-of-house” operations such as loading and garbage 
removal would work, plus visitor parking. In response, the applicant 
updated the lay-by in the lane to support back-of-house operations. 
Additional delivery/pick-up stalls at grade (accessed from Esquimalt 
Avenue) were created along with two car-share stalls and three visitor 
parking stalls. To address parking for residents during construction, the 
applicant proposes a phased construction plan. See section 7.2 below. 

 Building Height: The initial proposal included an architectural ‘crown’ 
detail which added to building height. The current proposal deleted this 
element and does not include an elevator machine room above the 

 
2 Servicing costs factored into the CAC analysis. 
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elevator shaft, further reducing overall building height. 

 Unit Mix: The unit mix was revised in the current proposal by adding 
three-bedroom units and some studios to provide greater unit diversity. 
This resulted in a reduction of overall unit count from 139 to 126. 

 Façade: Changes were made to the exterior façade in response to 
changes of the unit mix to coordinate with interior layouts. 

 Landscape: The landscape plan was simplified, adding more useable 
areas for residents. The preliminary proposal included a long, winding 
bike path and putting green. The current proposal includes 
strengthened pedestrian connections between the existing and 
proposed building and to the surrounding sidewalks. 

 Amenity Space: Concern was raised about residents not having 
access to their own amenity areas. In response, the current proposal 
includes a rooftop amenity area on the proposed building with 
expansive south-facing views with areas for dining and gardening. 

7.0 Analysis 

7.1 Context 

The site (1552 Esquimalt Avenue) is approximately 7,665 m² 
(82,505 sq. ft.) (Figure 1). It is bounded by Esquimalt Avenue to the north, 
Duchess Avenue to the south, 15th Street to the east and a lane to the 
west.  

 
Figure 1: Subject Site 

The existing 20-storey apartment building (“Ambleside Tower”) was 
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constructed in the 1970s and contains 185 unsecured rental units 
(Figure 2). It is located on the east portion of the site and has an attached 
amenity pool building and surface parking lot (7 spaces) accessed from 
Esquimalt Avenue. The remainder of the site is developed with 
underground parking split over four levels in response to the sloping 
grade. It contains 183 parking spaces, which are accessed from three 
driveways off the lane and one driveway off Duchess Avenue. The roof 
parking structure is landscaped with lawn areas and a tennis court on the 
south end. 

 
Figure 2: Existing rental building at 1552 Esquimalt Avenue 

The site and surrounding blocks are zoned RM2 (Multiple Dwelling 
Zone 2) which allows for apartment buildings up to 20 storeys 
(55 m/180 ft.) and a maximum Floor Area Ratio (FAR) of 2.0. The 
surrounding properties are developed with strata and rental buildings with 
varying heights between six and 17 storeys.  

7.2 The Proposal 

The applicant has submitted a proposal to subdivide the site into two lots 
and construct 19-storey infill strata building with a total of 126 units on the 
new lot. The existing 20-storey building with 185 rental units would remain 
on its own lot, for a site-wide total of 311 units (Figure 3).  

Key features of the proposal include: 

 FAR 3.0 (site wide average) 
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 126 new units + 185 existing rental units = 311 units site wide 
 19 storeys 
 336 parking spaces (site wide): 

o 155 parking spaces for the rental building 
o 174 parking spaces for the infill building 
o 7 shared surface parking spaces 

 Secure bicycle parking (for infill building) 
 New landscaping and boulevard upgrades 

See Appendix B for the Project Profile. 

 
Figure 3: Site Plan 

The existing underground parking structure is proposed to be demolished 
and rebuilt in phases to accommodate resident parking during 
construction. The existing building would be secured as rental under the 
proposed zoning (Appendix F). 

Site Planning, Building Massing & Finishes 

The proposed infill building is located at the northwest portion of the site, 
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situated between the existing rental building that fronts 15th Street. 
Together, the two buildings are cohesively designed to share a 
landscaped open space framework to enhance resident livability and 
community connection. The core concept of the site is of a ‘soft connector’ 
expressed through a park-like landscape that connects to the wider 
Ambleside neighbourhood.  

To integrate and fit the proposed building onto the site, a slim tower 
design is proposed that limits the building footprint, results in open 
landscape space, mitigates impacts to natural light access and sightlines, 
and strengthens connections to the surrounding area. The massing, 
orientation, and tower spacing was considered to reduce overlook, 
shading and privacy impacts on neighbouring residents (Figure 4). 

 
Figure 4: Proposed Infill Building (left) & Existing Rental Building (right) 

While the proposal will result in some view impacts for neighbouring mid- 
and high-rise buildings, such changes are anticipated with the Ambleside 
Apartment Area, where the OCP contemplates an infill development for 
the site. The proposed infill building’s placement, orientation, and 
separation distances (greater than 30 m/80 ft. from buildings to the north 
and west) help mitigate these effects, and the resulting conditions remain 
typical for a neighbourhood characterized by taller building forms. 

The existing rental building, constructed in the 1970s, reflects a West 
Coast Modernism through its slab-block form and pronounced horizontal 
expression. The building’s bush-hammered concrete façade further 
embodies the influence of West Coast Modernism in Vancouver, when 
textured concrete surfaces were used for modern buildings in the region’s 
rugged coastal landscape. The hand-worked finish softened the austerity 
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of exposed concrete, evoking the natural qualities of stone, rock and 
weathered surfaces characteristic of the area. 

The proposed infill building draws inspiration from the original building 
while offering a contemporary reinterpretation (Figure 5). Rather than 
replicating its rough textures, the proposed design introduces a refined 
horizontality, maintaining continuity with the past with a modern 
expression.  

The form and character of the proposed building and landscaping is 
secured through the proposed development permit (Appendix G). 

 
Figure 5: Building Finishing Interpretation 

Landscaping & Public Realm 

The proposed landscape is a contemporary extension of the West Coast 
landscape, which offers publicly accessible outdoor amenities through 
integrated design features. The landscape follows the land topography, 
shaped over the stepping parking structure transforming the 27 ft. grade 
change between the north and south property lines into an accessible and 
usable public realm.  

While tree and hedge removal is required to accommodate the proposal 
along Esquimalt Avenue, Duchess Avenue and the lane, trees along the 
15th Street frontage are to remain3. The removals are required due to 
building conflicts and to accommodate frontage upgrades including new 
sidewalks and landscaped boulevards on Esquimalt and Duchess. 
Activating these edges is proposed to enhance the day-to-day 
experiences of residents and the broader community. Amenity spaces at 
the ground plane provide opportunity for “eyes on the street”, reinforcing 
safety and security for both residents and the neighbourhood at large 
(Figure 6). 

 
3 25 protected trees onsite proposed for removal, three District trees in boulevard are to be 
retained, three hedges are: removed (Esquimalt); partially retained (Duchess); and retained 
(corner) subject to final design development at building permit. 
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Features of the landscape program include replanting with trees (including 
street trees) and vegetation, with the following focus areas: 

 An Ambleside Living Room: Envisioned as a gathering area that 
connects and engages with the public realm. 

 Pedestrian Greenway: A barrier-free, scenic landscaped pathway that 
connects Esquimalt Avenue to Duchess Avenue integrated with 
sidewalks and pathways. 

 Viewpoints: Seating and gathering areas positioned to provide views of 
the oceans and mountains. 

 Great Lawn: Expansive lawn within the publicly accessible landscape 
offers residents and the broader community a recreational amenity. 

 Entry Garden & Grove: Incorporation of feature gardens to enhance 
the site’s natural topography by creating interest and opportunities for 
community engagement and to establish a welcoming arrival 
experience. 

 Outdoor Activity Areas: A rooftop space, outdoor gym and rubber 
surface play area provide active recreational amenities. 

 
Figure 6: Site Landscaping 

Together, the integrated onsite landscaping and boulevards would 
enhance liveability for residents and the broader community, fostering 
social interaction and community well-being, and create opportunities to 
connect the project to natural features. 

Unit Mix 

The proposal includes a range of studios (18%), one-bedrooms (46%), 
two-bedrooms (21%), and three-bedrooms (15%), with unit sizes that are 
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generally modest and aligned with local demand for attainable, right-sized 
homes. This mix supports community housing objectives by offering 
options for singles, couples, downsizers, and families. Additionally, the 
inclusion of garden-suites allows for ground-oriented choices. Overall, the 
unit mix responds to demographic needs and would strengthen the 
community’s supply of multi-generational housing. 

Parking 

The existing underground parkade provides a total of 183 parking spaces 
across four internally connected levels, with three vehicle access points 
from the lane and one from Duchess Avenue. Only one level offers direct, 
barrier-free access to the main residential lobby; residents parking on the 
remaining three levels must navigate stairs to reach the lobby. An 
additional seven surface visitor parking spaces are located north of the 
building, accessed from Esquimalt Avenue. 

To maintain parking for the existing residents during construction, the 
applicant has prepared an interim phased parking plan. Phase 1 would 
provide 59 new surface parking stalls, in addition to the seven existing 
surface stalls, all accessed from Esquimalt Avenue. These 59 stalls would 
be constructed on top of the first two levels of the existing parkade, which 
would remain operational for residents during this phase. This would 
provide 155 parking stalls available to residents during construction. The 
lower two levels would be demolished to enable construction of the new 
underground parkade for the rental building. 

During Phase 2, 155 new underground parking stalls would be completed 
for the rental building. Vehicle access during this phase would continue 
from the lane. Once the new parkade is operational, residents would 
transition to it, allowing demolition of the remaining two levels of the 
existing parkade and removal of the interim surface stalls to facilitate 
construction of the new underground parkade for the infill building. 

Upon project completion, two separate underground parkades, each on its 
own lot, would serve the rental building and the infill building, both 
accessed from the lane and providing accessible access to the main 
entrance lobbies. The rental building would have 155 parking spaces, and 
the infill building would have 174 spaces, with the seven existing surface 
stalls retained for visitor, drop-off, and service use for both buildings. 
Long- and short-term bicycle parking would be provided for the infill 
building; none is proposed for the rental building, as maximizing vehicle 
parking supply was prioritized. 
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Although the rental building’s parking supply would decrease from 183 to 
155 stalls, the reduced rate is supported by the applicant’s transportation 
study given the building’s age, unit mix4, and highly accessible location. 
Recent parking utilization information provided by the applicant indicates 
that actual demand is below the current supply. Providing 155 stalls aligns 
with the demonstrated demand, supports more efficient land use, and 
avoids oversupplying parking in a walkable, transit-served area with 
frequent bus service, nearby commercial amenities.  

Traffic 

The applicant provided a transportation study that evaluated traffic and 
parking impacts of the proposal. The study area included the key 
intersections along 15th Street, 16th Street, Esquimalt Avenue, Duchess 
Avenue, Fulton Avenue, Marine Drive and the laneway system serving the 
existing and proposed parkades. Traffic turning movements were also 
conducted and established the peak traffic periods (weekday AM 8:30-
9:30 and PM 16:30-17:30). Existing site activity was assessed, with the 
current building generating 32 AM peak-hour trips and 36 PM peak-hour 
trips. Future background traffic5 was also incorporated.  

Trip generation for the proposed 126 units showed a modest increase in 
peak-hour traffic volumes. These new trips were distributed across the 
surrounding network based on observed travel patterns and assigned to 
the study intersections. The study concluded that the intersections in the 
study area would continue to operate at acceptable levels, with only minor 
increases in delay. The study also reviewed parking supply, bicycle 
parking, and vehicle maneuvering. The study found that the proposed 
parking supply will meet demand, and that emergency vehicles, service 
trucks and passenger vehicles can safely access the laneway, surface 
parking, and the parkade levels where applicable.  

Overall, the study concluded that the proposed development can be 
accommodated within the existing transportation network without requiring 
off-site mitigation measures, and that the project’s parking, access and 
circulation systems are appropriately designed to support the anticipated 
demand.  

District staff have reviewed and accepted the findings of the study. 

Planning Committee 

The proposal was considered by the Planning Committee at its meeting on 
March 11, 2026, and the Committee passed the following motion: 

THAT the Planning Committee support the application at 1552 Esquimalt 
Avenue. 

  

 
4 12% studio, 73% one-bedroom, and 15% two-bedroom 
5 Background traffic refers to the existing and future traffic in the area that is unrelated to the 
proposed development, including general growth and other approved projects. 
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7.3 Climate Change & Sustainability 

In compliance with the District’s Building Bylaw and the Sustainable 
Buildings Policy, the development proposes to achieve Step 3 + ZCSC 
EL-3.  

7.4 Public Engagement and Outreach 

Public Information Meetings 

Following Council consideration of the preliminary development proposal6, 
the applicant held a preliminary public consultation meeting to gather 
feedback from the public on July 3, 2025. Subsequently, upon formal 
submission of the rezoning application, the applicant held another public 
information meeting in compliance with the Development Procedures 
Bylaw on April 16, 2026. Summaries of these meetings and the feedback 
received by the applicant are attached as Appendices C and D 
respectively and are available on the District’s website. 

Public feedback received reflected a mix of support and concern. Many 
participants acknowledged the need for additional housing in Ambleside, 
including the value of retaining the existing rental tower and adding new 
homes close to transit, services, and amenities. Others noted the potential 
for improved design, landscaping, and publicly accessible outdoor space. 
At the same time, concerns raised focused on the proposed building’s 
height and density, neighbourhood fit, and potential impacts related to 
traffic, parking, construction activity, and infrastructure capacity. Concerns 
were also raised about tree retention, environmental impacts, and 
construction impacts.  

In response, the applicant refined the proposal in the formal application by 
reducing the number of units (through unit mix changes), revising the 
building design, developing an interim parking strategy during construction 
and adding parking at project completion, and confirming that the existing 
building would be secured as rental housing. The updated proposal also 
included simplified and improved landscaping, publicly accessible open 
space, and transportation improvements including reducing the number of 
driveway access points. Additionally, at staff’s request, the proposal would 
provide a flashing-crosswalk signal at Esquimalt Avenue and 15th Street.  

Public Hearing and Notification 

In compliance with the LGA and the Development Procedures Bylaw, the 
proposed OCP amendment and rezoning bylaw are subject to a public 
hearing. Notice of the public hearing, if scheduled by Council, would be 
given in accordance with the LGA requirements and District procedures 
should the proposal advance. 

Signage 

Should the proposal advance, the applicant will be required to install 
signage on the property with information about the public hearing and 

 
6 In compliance with the Preliminary Proposal and Public Consultation Policy 
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concurrent public meeting. 

Website 

In alignment with current practice, a description of the proposal and 
current project plans are available online and should the proposal 
advance, applicable dates will be added. 

7.5 Conditions Precedent to Adoption 

Prior to adoption of the bylaws and approval of the development permit, 
the following requirements must be met: 

 Payment of the CAC; and 

 Registration of a development covenant (to secure site servicing, 
offsite utility upgrades, to allow for public access to the site and 
offsite boulevard and frontage final designs and upgrades). 

8.0 Options 

8.1 Recommended Option 

Council give first reading to the proposed bylaws and set a date for a 
public hearing (June 29, 2026) and concurrent public meeting. 

8.2 Considered Options 

Council may: 

a. give first reading to the proposed bylaws and set an alternative date (to 
be specified) for a public hearing and concurrent public meeting; or 

b. defer consideration of the proposal pending receipt of additional 
information (to be specified) to assist in the consideration of the 
application; or 

c. reject the application. 

9.0 Conclusion 

Staff assessment of the application is that it is appropriate as it would 
advance key housing objectives by adding 126 new homes and securing 
the existing 185-unit rental tower in perpetuity, and it would deliver public 
benefits through a Community Amenity Contribution (CAC) and off-site 
boulevard upgrades. While the project does not fully align with the site-
specific policy direction in the OCP, it responds to broader Council 
priorities related to housing supply, rental retention, and compact, transit-
accessible growth. Public input highlighted both support for the new 
housing and concerns regarding scale, neighbourhood fit, traffic, and 
construction related impacts, many of which have been addressed through 
design refinements, increased parking supply, and a coordinated 
construction and access strategy.  
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APPENDIX B – PROJECT PROFILE 

   

 
Project Wall Residential Infill 
Application File No. 26-012 (PDA02932) 
Applicant Wall Financial Corporation 
Architect JOG Architecture 
Landscape Architect Bearmark 
Site Address: 1552 Esquimalt Avenue 
PID 008-546-631 
Legal Description Lot A Blocks 2 AND 3 District Lot 237 Plan 13558 
Site Area 7,665 m2 (82,505 sq. ft.) 
Existing Zoning RM2 
OCP Policy BF-B 4.4.5 
DPA Ambleside Apartment Area 
Proposal To rezone the site to allow for a strata infill building and secure 

the existing apartment building as rental in perpetuity 
 
Particulars Proposed Notes 
Floor Area Ratio (FAR) 3.0 As per CD60 zone (site wide) 
Building Height 60 m As per CD60 zone 
Building Footprint 6,000 sq. ft. Infill building 
Number of Storeys 19 Max 20 (existing building) as per 

CD60 zone 
Housing Unit Mix:   

 Studio 23  
 One-Bed 58  
 Two-Bed 26  
 Three-Bed 19  

Setbacks  From P/L to exterior building face 
 Esquimalt 6 m  
 Duchess 4.5 m  
 15th 9 m  
 Lane 13 m  

Parking 336 As per CD60 zone 
Bicycles 230 Infill building only 
EV Charging Level 2 As per Zoning Bylaw 
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LGDM-546724895-25970 

 
District of West Vancouver 

 

Official Community Plan Bylaw No. 4985, 2018, 
Amendment Bylaw No. 5465, 2026 

 
 

A bylaw to amend the Official Community Plan to allow for multifamily housing. 
 

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 the appropriate redevelopment of the lands at 1552 Esquimalt 
Avenue; 
 
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. 5465, 2026. 

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 Area-Specific Policies & Guidelines 

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

3.1.1 Policy BF-B 4.4.5 is amended by adding policy BF-B 4.4.5 e. 
“Allowing infill strata tenure housing alongside the continued 
rental use of existing units at 1552 Esquimalt Avenue, up to a 
total site density of 3.0 FAR.” 
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READ A FIRST TIME (MAJORITY VOTE IN THE AFFIRMATIVE) on [Date]  
 
PUBLICATION OF NOTICE OF PUBLIC HEARING on [Date] 
 
PUBLIC HEARING HELD on [Date] 
 
READ A SECOND TIME (MAJORITY VOTE IN THE AFFIRMATIVE) on [Date] 
 
READ A THIRD TIME (MAJORITY VOTE IN THE AFFIRMATIVE) on [Date] 
 
ADOPTED by the Council (MAJORITY VOTE IN THE AFFIRMATIVE) on [Date]. 
 
 
  

 Mayor 

 Corporate Officer 
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LGDM-546724895-25971 

 
District of West Vancouver 

 

Zoning Bylaw No. 4662, 2010,  
Amendment Bylaw No. 5466, 2026 

 
 

A bylaw to amend the Zoning Bylaw to allow for infill housing. 
 

WHEREAS the Council of The Corporation of the District of West Vancouver 
deems it expedient to provide for an amendment to the Zoning Bylaw to allow for 
the appropriate redevelopment of the lands at 1552 Esquimalt Avenue; 
 
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 Zoning Bylaw No. 4662, 2010, Amendment 
Bylaw No. 5466, 2026. 

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 the CD60 Zone & Rezones the Site 

3.1 Zoning Bylaw No. 4662, 2010, Schedule A, Section 600 (Comprehensive 
Development Zones) is hereby amended by adding Section 660 as the 
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LGDM-546724895-25971 

CD60 - Comprehensive Development Zone 60 (1552 Esquimalt Avenue), 
as set out in Schedule A to this bylaw. 

3.2 The Lands shown shaded on the map in Schedule B to this bylaw are 
rezoned from RM2 (Multiple Dwelling Zone 1) to CD60 – Comprehensive 
Development Zone 60 (1552 Esquimalt Avenue). 

Part 4  Amends the Table of Contents 

4.1 Zoning Bylaw No. 4662, 2010, Schedule A, Section 100 Table of Contents 
is amended accordingly. 

Part 5  Amends the Zoning Maps 

5.1 Zoning Bylaw No. 4662, 2010, Schedule A, Section 852, Schedule 2, 
Zoning Maps is hereby amended by changing the zoning on the Lands as 
shown shaded on the map in Schedule B to this bylaw: 

From:  RM2 (Multiple Dwelling Zone 2) 

To: CD60 – Comprehensive Development Zone 60 (1552 
Esquimalt Avenue) 

 

Schedules 
 
Schedule A – CD60 - Comprehensive Development Zone 60 (1552 Esquimalt 
Avenue) 
Schedule B – Amendment to Zoning Bylaw No. 4662, 2010, Schedule A, Section 
852, Schedule 2, Zoning Maps 
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READ A FIRST TIME on [Date] 
 
PUBLICATION OF NOTICE OF PUBLIC HEARING on [Date] 
 
PUBLIC HEARING HELD on [Date] 
 
READ A SECOND TIME on [Date] 
 
READ A THIRD TIME on [Date] 
 
ADOPTED by the Council on [Date]. 
 
 
  

 Mayor 

 Corporate Officer 
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Schedule A – CD60 – Comprehensive Development Zone 
60 (1552 Esquimalt Avenue) 

 

660 CD60 (1552 Esquimalt Avenue) 
 
AMENDING 
BYLAW SECTION REGULATION 
   
   
 660.01 Map 

 (1) Lands zoned CD60 shall be identified as Areas A and B as shown on 
the map below: 

  

 
 

 660.02 Permitted Uses 

 (1) accessory uses and structures 

 (3) apartment buildings 

 (4) child care 

 (5) community care 

 (6) home based businesses 
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 660.03 Floor Area Ratio 

 (1) Maximum: 3.0 FAR 

 (2) For clarity, FAR is calculated on total site area prior to any subdivisions 
or road dedications. 

 660.04 Conditions of Use 

 (1) Apartment building in Area A is restricted to rental residential. 

 660.05 Setbacks 

 (1) Minimum from exterior building face: 

  a. North (Esquimalt Avenue): 6.0 m 

  b. South (Duchess Avenue): 4.5 m 

  c. East (15th Street): 9.0 m 

  d West (Lane): 13.0 m 

 660.06 Building Height 

 (1) Maximum: 60 metres 

 (2) For clarity, elevator overruns, exterior mechanical equipment, solar 
panels and rooftop deck railings are excluded from building height. 

 660.07 Number of Storeys 

 (1) Maximum: 20 

 660.08 Off-Street Parking 

 (1) Minimum of 336 parking spaces 
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Schedule B – Amendment to Zoning Bylaw No. 4662, 
2010, Schedule A, Section 852, Schedule 2, Zoning Maps 
 
Amendment to Zoning Bylaw No. 4662, 2010, Schedule A, Section 852, 
Schedule 2, Zoning Maps. 
 
The area shown shaded on the map below is rezoned to CD60. 
 

Area to be rezoned from RM2 to CD60 
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District of West Vancouver 
Proposed 

Development Permit No. 26-012 
 
 
CURRENT OWNER: WALL FINANCIAL CORPORATION 
 
THIS DEVELOPMENT PERMIT APPLIES TO:   
 
CIVIC ADDRESS: 1552 ESQUIMALT AVENUE 
 
LEGAL DESCRIPTION: 008-546-631 
 LOT A BLOCKS 2 AND 3 DISTRICT LOT 237 PLAN 13558 
 (the ‘LANDS’) 
 
 
1.0 This Development Permit: 

(a) imposes requirements and conditions for the development of the Lands, which 
are designated by the Official Community Plan as the Ambleside Apartment 
Area Development Permit Area to ensure that new development in this area is 
of high-quality design and is in keeping with surrounding development, subject 
to Guidelines BF-B4 specified in the Official Community Plan; and  

(b) is issued subject to the Owner’s compliance with all of the Bylaws of 
the District applicable to the Lands, except as varied or supplemented 
by this Permit.   

2.0 The following requirements and conditions shall apply to the Lands: 

2.1 Zoning Bylaw No. 4662, 2010 is varied as generally shown on Schedules 
A and B. 

2.2 Building, structures, on-site parking, driveways and site development shall 
take place in substantial accordance with the attached Schedules A and 
B. 

2.3 Sprinklers must be installed in all areas as required under the Fire 
Protection and Emergency Response Bylaw No. 4366, 2004. 

2.4 On-site landscaping shall be installed at the cost of the Owner in 
substantial accordance with the attached Schedule C. 

2.5 Sustainability measures and commitments shall take place in substantial 
accordance with the attached Schedule A and B. 

2.6 All balconies decks and patios are to remain fully open and unenclosed 
and the weather wall must remain intact. 

3.0 Prior to commencing site work or Building Permit issuance, whichever 
occurs first, the Owner must: 

3.1 Provide and implement a plan for traffic management during 
construction to the satisfaction of the District’s Senior Manager of 
Climate Action, Environment and Land Development. 

APPENDIX G
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3.2 Submit a “Sediment and Erosion Plan” to the District’s Land 
Development Technician for approval, for which the Owner shall 
comply with and be responsible for maintaining, repairing and 
implementing the sediment control measures. 

3.3 Submit an “Addressing Plan and Unit Addressing Plan” to Permits and 
Inspections for approval prior to applying for a building permit. Only 
approved addresses may be used for the purposes of Building Permit 
applications. 

3.4 Install tree, vegetation and/or hedge protection measures as required 
to the satisfaction to the District’s Land Development Technician. 
Development Permit No. 26-012 approves tree work on the Lands in 
substantial accordance with the Tree Management Plan included in 
Schedule C. 

3.5 Obtain a Municipal Property Tree Cutting Permit prior to commencing 
tree work on the boulevard. 

4.0 Prior to Building Permit issuance: 

4.1 Provide engineering civil drawings detailing works, including but not limited 
to: 

(a) storm water management measures; 

(b) site service connections; 

(c) new boulevard plan along the frontage of the site including curbs, 
sidewalk and grading plan;  

(d) repaving along the frontages, including the Lane, of the Lands; and 

(e) design development of the public realm including each frontage of 
Esquimalt Avenue, Duchess Avenue, the Lane, and, where required, 
15th Street, 

which must be submitted for acceptance, and security provided for the due 
and property completion of the engineering works, all to the satisfaction of 
the District’s Senior Manager of Climate Action & Environment and Land 
Development. 

5.0 Prior to Occupancy Permit issuance: 

5.1 Prior to final occupancy the applicant must submit documentation 
demonstrating that the “as-built” development complies with all 
requirements of this development permit. Any variations must be clearly 
identified with a rationale and explanation noting that planning staff review 
and approval may be needed for variations prior to final occupancy. 

6.0 Security for Landscaping 

6.1 Prior to building permit issuance, security for the due and proper 
completion of the landscaping set forth in section 2.0 of this Development 
Permit (the “Landscaping Works”) shall be provided in the amount of 
$1,555,800 (the “Landscape Deposit”) to the District in the form of cash or 
unconditional, irrevocable auto-renewing letter of credit issued by a 
Canadian chartered bank or credit union.   
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6.2 Release of the Landscape Deposit: 

(a) Following installation of the Landscaping Works and upon receipt of 
a certified letter or report by a Landscape Architect in good standing 
with the British Columbia Society of Landscape Architects to the 
District stating that: 

a. the Landscaping Works have been installed substantially in 
accordance with Schedule A; and 

b. any variations that may have been undertaken to the 
Landscaping Works are clearly identified, including but not 
limited to: 

i. any adjustments to retaining walls, 

ii. changes to the mixture or sizes of any plant 
materials or trees, 

iii. completion of any off-site or boulevard works, 

iv. any areas that received alternative treatment, 

v. any paving changes, or 

vi. any other additional or omitted plantings or 
alterations, 

together with a clear rationale and explanation thereof and stating  

c. that a final review with the landscape contractor or 
consultant of record has been completed, including 
provision of the date when this final review was completed 
on, 

d. whether there are any outstanding Landscape Works which 
are outstanding or which need attention, and 

e. notwithstanding outstanding works in 5.2(a)(d) above, that 
the Landscaping Works are complete,  

then District will release 75% of the initial value of the Landscape 
Deposit. The remaining 25% of the initial value of the Landscape 
Deposit shall be retained by the District as a warranty deposit (the 
“Warranty Deposit”) to ensure successful installation of the 
Landscaping Works. 

(b) After a one-year period following certification that the Landscaping 
Works have been completed, and upon final certification by a 
Landscape Architect in good standing with the British Columbia 
Society of Landscape Architects that the Landscaping Works are 
successful, the District will release the Warranty Deposit. 
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6.3 Additional Landscape Security 

(a) No occupancy shall be issued nor will any other final approvals be 
given for any individual building site identified as a “Parcel” on 
attached Schedule B, until: 

a. all of the Landscaping Works are completed, or 

b. the Owner provides security in addition to and separate from 
the Landscape Deposit, and in the amount of 110% of the 
value of the uncompleted Landscaping Works for that 
specific Parcel only (the “Additional Security Deposit”) for 
the due and proper completion of the uncompleted or 
deficient Landscape Works for that specific Parcel only, as 
determined and certified by the consultant of record; and 

c. the Additional Security Deposit will be released upon final 
certification by a Landscape Architect in good standing with 
the British Columbia Society of Landscape Architects 
following certification that all of the Landscaping Works on 
the Parcel have been completed. 

7.0 This Development Permit lapses if the work authorized herein is not commenced 
within 24 months of the date this permit is issued.  

 

THE COUNCIL OF WEST VANCOUVER APPROVED THIS PERMIT BY RESOLUTION 
PASSED ON [  INSERT DATE] . 

 
 _________________________________ 

 MAYOR 
 
 

 _________________________________ 
 CORPORATE OFFICER 

 
THE REQUIREMENTS AND CONDITIONS UPON WHICH THIS PERMIT IS ISSUED 
ARE ACKNOWLEDGED AND AGREED TO BY THE CURRENT OWNER.  IT IS 
UNDERSTOOD: 
 

 THAT OTHER PERMITS / APPROVALS MAY BE REQUIRED INCLUDING 
PERMITS / APPROVALS FOR BUILDING CONSTRUCTION, SOIL AND ROCK 
REMOVAL OR DEPOSIT, BOULEVARD WORKS, AND SUBDIVISION; AND 

 THE DEVELOPMENT MUST ATTAIN REQUIREMENTS OF THE BC BUILDING 
CODE AND ANY VARIANCES TO THE ZONING BYLAW ARE THE 
RESPONSIBILITY OF THE OWNER AND MUST BE RECTIFED AT THE 
BUILDING PERMIT STAGE.  

 
 
FOR THE PURPOSES OF SECTION 7.0 THIS PERMIT IS ISSUED ON [  INSERT DATE] . 
[  Insert Council report date & Document #] ) 
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Schedules: 

A. Architectural Design Booklet 
B. Architectural Plans 
C. Landscape Plans 

 
 

899



SCHEDULE A
to DP 26-012

900



901



902



903



904



905



906



907



908



909



910



911



912



913



914



915



916



917



918



919



920



921



922



923



924



925



926



927



928



929



930



931



932



933



934



935



936



937



938



939



940



941



942



943



944



945



946



947



948



949



950



SCHEDULE B
to DP 26-012

951



952



953



954



955



956



957



958



959



960



961



962



963



964



965



966



967



968



969



970



971



972



973



974



975



976



977



978



979



980



981



982



983



984



985



986



987



988



989



990



991



992



993



994



995



996



997



998



999



1000



1001



1002



1003



1004



1005



1006



1007



SCHEDULE C
to DP 26-012

1008



1009



1010



1011



1012



1013



1014



1015



1016



1017



1018



1019



1020



1021



1022



1023



1024




