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

 

COUNCIL REPORT 
 

Date: February 28, 2024 

From: Lisa Berg, Senior Community Planner 

Subject: Official Community Plan Amendment, Rezoning, and Development 
Permit for Lots C and D Daffodil Drive 

File:  1010-20-21-131 
 

RECOMMENDATION 

THAT opportunities for consultation on the proposed Official Community Plan 
amendment, with persons, organizations, and authorities, as outlined in the 
report dated February 28, 2024, be endorsed as sufficient consultation for 
purposes of section 475 of the Local Government Act. 

RECOMMENDATION 

THAT proposed “Official Community Plan Bylaw No. 4985, 2018, Amendment 
Bylaw No. 5292, 2024” be read a first time. 

RECOMMENDATION 

THAT proposed “Zoning Bylaw No. 4662, 2010, Amendment Bylaw No. 5293, 
2024” be read a first time. 

RECOMMENDATION 

THAT proposed “Official Community Plan Bylaw No. 4985, 2018, Amendment 
Bylaw No. 5292, 2024” and proposed “Zoning Bylaw No. 4662, 2010, 
Amendment Bylaw No. 5293, 2024” be presented at a public hearing on April 22, 
2024, at 7 p.m. in the Municipal Hall Council Chamber and via electronic 
communication facilities (WebEx video conferencing software), and that notice be 
given of the scheduled public hearing. 

RECOMMENDATION 

THAT proposed Development Permit No. 21-131 be presented at a public 
meeting scheduled for April 22, 2024, at 7 p.m. in the Municipal Hall, to be held 
concurrently with the public hearing scheduled for April 22, 2024, at 7 p.m. and 
that notice be given of the scheduled public meeting. 

1.0 Purpose 

To present to Council a proposed development application to rezone Lots 
C and D Daffodil Drive (Appendix A) to allow for a 36-unit residential 
development (see “Project Profile” – Appendix B). Presented as part of 
the development are: 

• bylaws serving to amend the Official Community Plan and Zoning 
Bylaw; and 
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• a development permit (Appendix E) to regulate the form and 
character of the development proposal and to ensure that difficult 
terrain guidelines are met. 

2.0 Legislation/Bylaw/Policy 

Provincial Legislation 

The Local Government Act requires that a Public Hearing be held on the 
proposed zoning and OCP amendment bylaws, in accordance with 
sections 464 through 470. Lot C is exempted from being considered a 
‘restricted zone’ 1 under section 481.4(1)(e) as it is greater than 4,050 m² 
in area. Lot D does not meet the definition as a ‘restricted zone’ under 
section 481.3 of the LGA due to the existing zoning provisions (see 
below). 

Official Community Plan Bylaw 

An incidental amendment to the Official Community Plan (OCP) is 
required to establish a Development Permit Area (DPA) and associated 
guidelines and to place the site within that DPA (Appendix C). 

Zoning Bylaw 

The subject site, consisting of two legal lots, is zoned RS10. RS10 allows 
for single-family uses [one single-family dwelling, one secondary suite, 
and one detached secondary suite (coach house), i.e., 3 units per lot]. The 
minimum lot area is 975 m2. A rezoning is required to accommodate the 
proposal (Appendix D). 

3.0 Council Strategic Objective(s)/Official Community Plan 

2024 – 2025 Council’s Strategic Plan 

Appliable 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 OCP provides direction to guide development proposals to expand 
“ground-oriented” housing (e.g., triplex, townhouse, mixed-use) options. 

  

 
1 Legislative changes in December 2023 introduced “Small-Scale, Multi-Unit Housing (SSMUH)” 
provisions that define a “restricted zone” where residential use is restricted to single family 
development with either a secondary suite or a coach house (i.e., 2 units per lot). 
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OCP Policy 2.1.4 encourages the increase of “missing middle” housing 
options with ground-oriented multi-family on appropriate sites along the 
Marine Drive Transit Corridor by: 

a. Considering proposals for sites adjacent to and across the road from 
“neighbourhood hubs” such as schools, places of worship, parks, 
recreational facilities, local commercial nodes, and existing multi-family 
uses; 

b. Reviewing designs in relation to site characteristics (e.g., site area, 
configuration, access) and compatibility with neighbourhood context 
and character; and 

c. Considering a range of housing types including duplexes, triplexes, 
fourplexes, rowhouses, and townhouses to maximum of three storeys. 

OCP Policy 2.1.7 enables the consideration of proposals within 
neighbourhoods for site-specific zoning changes that are not otherwise 
supported by policies in the OCP only in limited circumstances by: 

a. Reporting to Council after preliminary application review to allow an 
early opportunity for public input; 

b. Considering sites or assemblies that present a degree of physical 
separation from adjoining single-family dwellings (e.g., adjacent to a 
green belt, grade change, park, school, or existing multi-family site); 

c. Requiring demonstration of minimal impact to access, traffic, parking 
and public views in the neighbourhood; 

d. Restricting to one or more a range of low-rise housing types including 
duplexes, triplexes, rowhouses, townhouses, seniors, rental and 
apartment buildings to a maximum of three storeys; 

e. Reviewing form and character to support siting and designs that 
respond and contribute to neighbourhood context and character; and 

f. Ensuring information meetings with public notification prior to formal 
Council consideration in accordance with District procedures. 

As there are watercourses and a wetland, areas of steep slopes on the 
site, and wildfire hazard considerations, a development permit subject to 
the following OCP policies and guidelines is required for the development 
proposal prior to issuance of a building permit: 

• NE1: Wildfire Hazard 

• NE6: Sites with Difficult Terrain (Steep Slopes) 

• NE13: Watercourse Protection 
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Council has delegated the issuance of these development permits to staff, 
however, as there are more than three new lots proposed, the 
development permit for steep slopes is bundled with the form and 
character development for Council consideration. Should this development 
permit be approved, staff will subsequently consider a separate 
development permit for wildfire hazard and watercourse protection. 

4.0 Financial Implications 

New developments in the community where rezoning is proposed are 
expected to deliver community amenities related to the impacts of new 
development. The value of the amenity is typically proportional to the 
increased potential of land use under the proposal compared with existing 
zoning and development rights. District policy defines a broad range of 
appropriate amenities, including housing affordability and diversity, 
childcare, community facilities, and public spaces.  

District staff have reviewed the applicant’s proforma, with confirmation 
from a third-party financial consultant. Based on this review, the proposed 
rezoning will not create an increase in the overall land value of the subject 
site. Therefore, the proposed rezoning does not support a community 
amenity contribution based on an increase in land value. If the 
development application was approved, the applicant would be required to 
pay for all required servicing upgrades necessary for the project and for 
transportation improvements detailed by the applicant’s transportation 
consultant. As well, the applicant would be required to pay applicable 
Development Cost Charges (DCCs) at the building permit stage. DCCs 
fund upgrades or provision of infrastructure services resulting from 
development. 

5.0 Background 

5.1 Previous Decisions 

Preliminary Development Proposal 

Council considered a preliminary development proposal for the site on 
November 16, 2020. Council deferred consideration of the proposal until 
the applicant had the opportunity to share the proposal with the 
community, to receive feedback, and to consider revisions to respond to 
community feedback. 

The applicant then hosted a public consultation meeting on December 10, 
2020. Council considered the results of the public consultation meeting on 
February 8, 2021. Council received the report for information. 
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5.2 History 

10-Lot Subdivision Approval 

The site has an approved development permit that would permit a 10-lot 
subdivision under existing zoning. On October 2, 2017, Council approved 
a development permit that enabled the subdivision, specifically to address 
development on sloping sites, protect the natural environment on difficult 
terrain, minimize site disturbance, and protect and enhance watercourses 
and wetlands. The development permit varied the zoning bylaw to allow 
for alternative site widths on three of the lots and varied the front yard 
setbacks on four of the lots. Lastly, the subdivision would deliver parkland 
dedication and tree protection. The applicant is pursuing completion of the 
subdivision to achieve the 10-lot layout and would proceed with the 
subdivision if the proposed rezoning and development permit application 
are not approved by Council. 

Under existing the RS10 zone a potential of up to 30 units could be built 
on the site (one principle house, one secondary suite and one coach 
house on each lot), subject to compliance with District regulations and 
applicable development permit guidelines. 

6.0 Analysis 

6.1 Discussion 

Site and Context 

The subject site is located on Daffodil Drive, is zoned RS10, and is 
comprised of two lots: 

a) Lot C: 15,700 m² in area and located adjacent to Westport Road. The 
lot is located directly south of a residential lot (5665 Daffodil Drive), 
with the BC Rail corridor to the east, residential lots to the south, and 
Lot D to the west. Eagle Creek flows along its southern boundary and 
an unnamed tributary runs along its northern boundary. 

b) Lot D: 2,358 m² in area and located adjacent to Daffodil Drive. The lot 
is directly east of Lot C, with 5665 Daffodil Drive to the north, and 
residential lots to the west (zoned RS4) and south (zoned RS10). 

In aggregate, the subject site is 18,000 m² (4.46 acres) in area. Eagle 
Creek originates from Eagle Lake and flows through the southern portion 
of the site on its way to Eagle Harbour. Two driveway crossings currently 
access the site, one from Daffodil Drive and one from Westport Road. The 
site is forested and contains a wetland near the Daffodil Drive entrance. 
No buildings are located on the site. 
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Figure 1: Subject Site (shown outlined) 

The Proposal 

The applicant proposes to rezone the site and develop it with 36 
residential units, consisting of: 

• 0.38 FAR; 

• 21% Site Coverage; 

• Unit composition: 
o 34 duplex units (in 17 buildings); and 
o 2 single family dwellings; 

• 82 on-site parking spaces (including 10 visitor spaces); 

• Level 2 EV charging; and  

• Sustainable features including achievement of Step 5 of the BC 
Energy Step Code. 

See Appendix E for the proposed Development Permit. A rendering of 
the proposed development is shown in Figure 2. 
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Figure 2: Proposed development (view from Daffodil Drive) 

Project Evaluation 

1. Overall 

The proposal aligns with the policies and objectives of the OCP. It will 
contribute to the housing targets for West Vancouver by delivering new 
homes suited for ground-oriented housing within an established 
neighbourhood along with other improvements including pedestrian 
connections, landscaping, parkland dedication, and creek protection. 

2. Building Design 

The applicant is proposing a mix of unit types and forms that respond 
to the site topography and the surrounding neighbourhood character. A 
variety of architectural styles are proposed that are cohesive yet 
provide individuality and interest across the site. While all the proposed 
dwellings are unique, they share common design features, materials, 
and colours.  

Each dwelling incorporates low-pitched roofs with deep eaves and 
vertical planes, exposed beams, rafter tails, clerestory windows, and 
stone siding scaled with massing that fits within the surrounding forest 
setting of the neighbourhood. 

The applicant worked with the community to refine the designs of three 
buildings that back onto the properties located on Cranley Drive. To 
respond to resident concerns, the applicant revised those units by 
reducing their size, massing and number of storeys.  

3. Pedestrian Connections & Natural Features 

When the previous 10-lot subdivision was considered, residents 
expressed interest in securing access through the site from Westport 
Road to Daffodil Drive. As part of the 10-lot approval, an easement 
was registered to enable access from Westport Road to the cul-de-sac 
at the end of the new public road. 
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To accommodate the proposed development proposal and to provide 
public access through the site, the applicant proposes to create a new 
pathway along the southern edge of the property that will allow for 
public access from Westport Road to Daffodil Drive. The applicant 
proposes to dedicate the riparian area at the south end of the site to 
the District as parkland and construct a trail through it that will connect 
Westport Road to the entrance of the proposed strata road, which 
connects to Daffodil Drive. 

The subject property also contains a wetland area and unnamed 
tributaries on the west and north sides of the site. The proposed 
development is located beyond the 15-metre riparian area setback for 
environmental protection. The construction of the public path, 
protection of the wetland area, creek protection, and tree cutting will be 
fully evaluated under the companion environmental development 
permit to be considered by staff and protected by covenant where 
applicable.  

4. Housing 

The development proposes to deliver a variety of housing options with 
unit styles and mix that would be geared toward a range of owners 
from young families to empty nesters. The primary housing form is 
duplex and provides a mix of three-to-four-bedroom units ranging from 
2,170 sq. ft. to 4,073 sq. ft. in size. The proposal intends to add 
“ground-oriented” housing options with a landscape design that 
includes areas for pedestrian connections and interactions. 

The interiors of the units feature an open-concept main living area with 
expansive glazing to allow for as much natural light as possible with 
terracing and landscaping to prevent privacy and overlook issues to 
existing adjacent dwellings. To provide for aging-in-place, several of 
the units are designed to accommodate an elevator. No secondary 
suites are proposed. 

The proposed site plan is shown in Figure 3. 
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Figure 3: Site Plan 

5. Design Review Committee 

The Design Review Committee (DRC) considered the proposal at its 
February 16, 2023 meeting and recommended support of the 
application, subject to further design development with staff on 
specified items. The applicant worked to address the comments of the 
DRC and staff is satisfied with the responses. 

6. Transportation 

The applicant provided a traffic study for District review. Given the low 
density proposed, the focus of the report was on examining the vehicle 
sightlines and road safety design at Westport Road and Daffodil Drive. 
The report recommended mitigation measures such as shrubbery 
removal, improved speed-limit signage, street lighting, a delivery 
vehicle layby and a three-way stop at Daffodil Drive to be 
implemented.  
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To further improve overall neighbourhood safety as part of the 
development proposal, the applicant will be responsible for costs 
associated with installing flashing pedestrian crossing lights 
(rectangular rapid flashing beacons) at the Marine Drive and Cranley 
Drive intersection to support access to the beach and bus stops. The 
District has accepted the findings of the study. 

Vehicle parking is provided within private attached garages to each 
dwelling unit (2 per unit) plus 10 visitor parking spaces distributed 
around the site for a total of 82 spaces. Additional parking could also 
be accommodated within individual driveways. Two bicycle 
parking/storage spaces are required per unit, which are provided within 
the unit garages. The proposed parking complies with the zoning 
bylaw.  

7. Sustainability 

The proposal aligns with the District’s expectations for high-
performance buildings, including the requirements of the BC Energy 
Step Code stipulated by the Building Bylaw. 

The applicant has committed to reviewing all aspects of sustainability 
and providing building systems in line with industry best practices and 
the District’s climate emergency goals, including achieving Step 5 of 
the Step Code. This approach aligns with Council’s Sustainable 
Buildings Policy that requires that rezoning applications exceed the 
Step Code applicable at the time of application. 

8. Servicing 

The District analysed the on-and off-site servicing requirements in 
conjunction with system modelling (at the applicant’s expense) to 
identify if any upgrades to District infrastructure will be required to 
service the proposed development. The modelling analysis revealed 
that while no upgrades to the existing sewer system are required, 
upgrades to the existing water connections will be required.  

All required servicing upgrades and public realm improvements will be 
paid for by the applicant and secured through a development covenant 
to be finalized prior to consideration of adoption of the proposed 
amending bylaws or approval of the development permit. 

7.0 Implementing the Project 

7.1 Public Engagement and Outreach 

Public Information Meetings 

Prior to submission of the formal application, and in compliance with 
District public engagement requirements, the applicant completed two 
Preliminary Public Information Meetings on July 27, 2020 and December 
10, 2020 prior to formal submission.  
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Following formal submission of the development application the applicant 
hosted another public information meeting on April 11, 2023.  

Summaries of the applicant’s public information meetings are attached as 
Appendix F. 

Signage 

Should the proposal advance, the applicant will be required to install a 
development information sign with particulars about the public hearing. 

Public Hearing and Notification 

A public hearing must be held to consider the proposed bylaws. The 
recommendation herein projects the public hearing be held on April 22, 
2024. Notice of the public hearing and consideration of the development 
permit will be given in accordance with District procedures. 

Website 

In alignment with current practise, a description of the proposal, applicable 
dates and architectural drawings have been placed on the District website. 
The website will be updated should the proposal advance. 

7.2 Conditions Precedent to Adoption 

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

• registration of a development covenant2. 

7.3 Other Communication, Consultation, and Research 

Planning staff has consulted with District staff from various departments 
on the review of the development application. The applicant has worked to 
address each department’s noted comments and staff are satisfied with 
the proposal, subject to further detailing at the building permit phase, if 
approved. 

8.0 Options 

8.1 Recommended Option 

Council give first reading to the proposed bylaws and set a date for a 
public hearing and concurrent public meeting. 

8.2 Considered Options 

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 the receipt of additional 
information (to be specified) to assist in the consideration of the 
application; or 

c) reject the application. 
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9.0 Conclusion 

Staff assessment of this application has concluded that the proposal is 
appropriate and supportable based on relevant OCP policy. Specifically, 
the proposal meets the intent of OCP policies 2.1.4 and 2.1.7, which 
encourage the increase of “ground-oriented” housing options with ground-
oriented housing. The proposal would deliver public realm improvements 
and provide for protection of the natural environment through wetland and 
parkland dedication and enhancement of riparian areas. 

 
Author:  

Concurrence 

Lisa Berg, Senior Community Planner 
 
 
 
 
 

 Michelle McGuire, Senior Manager of Current Planning and Urban Design 

 
Appendices:  

A. Context Map 
B. Project Profile 
C. Official Community Plan No. 4985, 2018, Amendment Bylaw No. 5292, 

2024 
D. Zoning Bylaw No. 4662, 2010, Amendment Bylaw No. 5293, 2024 
E. Development Permit No. 21-131 (with attached Schedule A) 
F. Public Consultation Summary 

 
2 The development covenant will secure public realm improvements and for the provision of a 
development servicing agreement that would secure payment/construction of all required 
upgrades that would be determined through technical review at the building permit stage. 
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Project: Lots C + D Daffodil Drive (Aquila) 

Application: Development Permit No. 21-131 

Applicant: Stirling Pacific Developments (Dave Harper & Jamie Harper) 

Architect: Formwerks Architectural 

Landscape Architect: Loci Landscape Architecture and Urban Design 

Property Address: Not assigned 

Legal Description: Lot C (Reference Plan 3355) Group 1 New Westminster District 
Except Part in Reference Plan 11716 District Lot 1374 

PID: 010-068-775 

Legal Description: Lot D (Reference Plan 3355) District Lot 1374 Group 1 New 
Westminster District 

PID: 015-934-586 

OCP Policies: Missing Middle 2.1.4 and 2.1.7 

Guidelines: Form & Character (TBD), NE1 (Wildfire Hazard), NE6 (Sites with 
Difficult Terrain), and NE13 (Watercourse Protection)  

Zoning (Existing): RS10 

Zoning (Proposed): CD84 

Proposal: Total 36 units: 2 single family dwellings and 17 duplex buildings (34 
units), with access from Daffodil Drive and Westport Road. Parking 
provided in double-car garages, and 10-visitor parking spaces. 

 
Bylaw Analysis: 

Provision RS10 Proposed (CD) Notes 

FAR 0.35 0.38 Rezoning 

Site Area 1,115 sq m 18,030 sq m Existing 

# Lots/Units 10 SFDs 
(secondary suites 
and coach houses 
permitted) 

2 SFD + 17 Duplexes 
(total 36 units) 

 

Site Coverage 30% 21%  

Building Height 7.62 m 9.1 m  

Number of Storeys 2 + bsmt 2 + bsmt  

Setbacks: 

Front 9.1 m See CD84  

Rear 9.1 m See CD84  

Sides 1.52 m See CD84  

LUC/DAA Area No 

DP Area Existing: Wildfire Hazard, Sites with Difficult Terrain, Environmentally Sensitive 
Area 
Proposed: All of the above, plus Form and Character (based on the proposal) 

Heritage Not listed 
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Parking: 

# of spaces 1 per dwelling 2 per dwelling, 
plus visitor 

72 spaces within enclosed garages, plus 10 
visitor parking spaces 

Secured Bicycles 2 per dwelling 2 per dwelling Within private garages 

Short Term 
Bicycles 

Not required None Not proposed 
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Official Community Plan Bylaw No. 4985, 2018, 
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District of West Vancouver 

 

Official Community Plan Bylaw No. 4985, 2018, 
Amendment Bylaw No. 5292, 2024 

 
 

A bylaw to amend the Official Community Plan to allow for a housing 
development to address the missing middle within a development permit area. 

 
Previous Amendments: Amendment bylaws 5008, 5045, 5054, 5057, 5064, 
5074, 5076, 5120, 5135, 5128, 5172, 5321, and 5222. 
 
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 redevelopment of lands at Lots C and D Daffodil Drive; 
 
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. 5292, 2024.  

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 Schedule ii 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 By amending the key map of Residential Area Delegations by 
adding “Ground-Oriented Infill Housing” to the map legend and 
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identifying the location of the Development Permit Area on the 
map. 

3.1.2 By adding “Policy BF-B16” as follows: 

(a) “Promote the siting and design of ground-oriented infill 
housing in West Vancouver that integrates with the 
neighbourhood context and meets a high quality of 
building and landscape design to create an attractive, 
residential streetscape.” 

3.1.3 By adding “Policy BF-B16.1” as follows: 

(a) “The lots shown on map BF-B16 that are bounded by 
Daffodil Drive and Westport Road may be considered for 
rezoning to enable ground-oriented infill housing types 
that may include single family dwellings, duplexes, 
townhouses, rowhouses, and/or combinations thereof to 
address the missing middle.” 

3.1.4 By adding “Ground-Oriented Infill Housing Development Permit 
Area Designation BF-B16” as illustrated by the map in Schedule 
A attached to this bylaw. 

Part 4  Adds Development Permit Guidelines for 
Ground-Oriented Infill Housing 

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

4.1.1 By adding “Guidelines BF-B16” for ground-oriented infill housing, 
as described in Schedule B as attached to this bylaw. 

Part 5  Table of Contents 

5.1 Schedule ii to the Official Community Plan Bylaw No. 4985, 2018 is further 
amended by including “BF-B16 Ground-Oriented Infill Housing” in 
sequential order in the table of contents for Area-Specific Policies & 
Guidelines. 

Schedules 
 
Schedule A – Development Permit Area Designation BF-B16 
Schedule B – Built Form Guidelines BF-B16 
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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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Schedule A – Development Permit Designation BF-B16 
 
Amendment to Official Community Plan Bylaw No. 4985, 2018, Schedule A, 
Schedule ii, Area-Specific Policies & Guidelines. 
 
The area shown shaded on the map below is designated as the Development 
Permit Area BF-B16. 
 

 
 

Category: Local Government Act s. 488(1)(e), (h), (i), and (j) 

Conditions: The Development Permit Area designation is warranted to provide for 
the compatibility of ground-oriented infill housing units to address the 
missing middle. 

Objectives: • To integrate intensive residential development with existing site 
features, and the built form and character of the surrounding area; 

• To promote a high standard of design, construction and 
landscaping; and 

• To promote energy and water conservation and the reduction of 
greenhouse gas emissions. 

Guidelines 
Schedule: 

Guidelines BF-B16 shall apply. 
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Exemption: 
Development may be 
exempt from the 
requirement for a 
Development Permit if 
the proposal: 

i. is for the construction or renovation of or small addition to a dwelling 
unit; or 

ii. is for a renovation or small addition that is considered to have no 
material change to the external appearance of the premises, meets 
all the requirements of the Zoning Bylaw, and conforms to 
Guidelines BF-B16. 
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Schedule B – Built Form Guidelines BF-B16 
 

I. CONTEXT AND CHARACTER 

a. New development should respect the pattern, scale, and height of 
existing buildings, and the established landscape character of the 
neighbourhood. 

II. BUILDING DESIGN 

a. Buildings and structures should demonstrate variety in terms of 
form and character, architecture massing and roof forms while 
maintaining a cohesive approach to the overall design. 

b. Roof forms should be designed to reduce the appearance of height, 
such as varied forms, large overhangs, or integrated with roof 
slope.  

c. Finishing materials should be varied and of natural materials to 
provide interest and texture. 

d. Creating a single ‘building wall’ along property lines should be 
avoided through a combination of design, setbacks, heights 
measured from grade, and the retention of mature trees and 
landscaping where possible. 

e. Balconies and decks should be screened and located to provide 
privacy and minimize overlook onto neighbouring properties. 

f. Design strategies and building details such as natural cross-
ventilation, energy efficient fixtures and high-performance materials 
should be used to create buildings that meet or exceed District 
sustainability targets. 

g. All dwelling units should have access to adequate indoor storage 
areas, including convenient and secure bicycle storage. 

III. LANDSCAPE DESIGN 

a. Each unit should be provided with private outdoor space. 

b. Common private gathering areas should be connected to the 
neighbourhood and encourage socializing through the installation of 
landscape features such as gardening boxes, garden furniture or 
other common outdoor amenities or activities. 

c. Exposed concrete walls or parkades should be faced with natural 
stone to blend them into the landscape. 

d. The area between a public street and private space should be 
designed as a transitional area that is visually interesting to 
pedestrians while clearly privately owned rather than walled or 
fenced off from public view. 
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e. Plant materials should create a lush natural garden environment 
with some ornamental character, however, should promote 
sustainability overall through the use of native and drought tolerant 
plants and the integration of storm water management strategies 
such as a rain garden. 

f. The landscape design should enhance the neighbourhood, 
compliment the development and reduce the apparent mass of 
buildings. 

g. Healthy trees and landscaping should be retained and protected 
where appropriate. Opportunities for transplanting existing 
landscaping materials and integrating them into the new design is 
encouraged. 

h. Special attention should be taken along property lines where 
possible to address screening and maximize tree retention between 
adjacent properties. Additional screening and landscaping should 
be supplemented where required to provide additional privacy to 
adjacent residents. 

i. Glare and light spill of exterior or ground level lighting to 
surrounding properties should be minimized. 

IV. CIRCULATION AND PARKING 

a. All required parking shall be located within attached garages 
designed to have a minimal presence on the streetscape. 

b. Street-oriented units should have principal pedestrian access from 
the street. 

c. Interior-oriented units should have principal pedestrian access from 
a shared connection through the site to the street. 

d. Areas for the storage of garbage and recycling should be located 
and screened to minimize their visibility from the street. 
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District of West Vancouver 

 

Zoning Bylaw No. 4662, 2010, 
Amendment Bylaw No. 5293, 2024 

 
 

A bylaw to rezone property at Lots C and D Daffodil Drive for a housing 
development to address the missing middle. 

 
Previous amendments: Amendment bylaws 4672, 4677, 4678, 4679, 4689, 4701, 
4680, 4710, 4697, 4716, 4712, 4737, 4726, 4736, 4757, 4752, 4767, 4787, 4788, 
4784, 4772, 4791, 4805, 4809, 4828, 4854, 4873, 4866, 4895, 4839, 4898, 4927, 
4944, 4905, 4974, 4967, 4982, 4962, 4928, 4992, 5001, 5021, 5024, 5009, 4938, 
5044, 5055, 5051, 5068, 5065, 5087, 5069, 5110, 5106, 5132, 5161, 5155, 5160, 
5013, 5122, 5155, 5169, 5192, 5175, 5171, 5201, 5230, 5081, and 5223. 
 
WHEREAS the Council of The Corporation of the District of West Vancouver 
deems it expedient to provide for an amendment to the Zoning 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 Zoning Bylaw No. 4462, 2010, Amendment 
Bylaw No. 5293, 2024.  

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 CD84 Zone & Rezones the Site 

3.1 Zoning Bylaw No. 4662, 2010, Schedule A, Section 600 (Comprehensive 
Development or site specific zones) is hereby amended by adding Section 
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684 as the CD84 - Comprehensive Development Zone 84 (Lots C and D 
Daffodil Drive), as set out in Schedule A attached to this bylaw. 

3.2 The Lands shown shaded on the map attached as Schedule B to this 
bylaw are rezoned from RS10 – Single Family Dwelling Zone 10 to 
Comprehensive Development Zone 84 (Lots C and D Daffodil Drive), as 
set out in Schedule A attached to this bylaw. 

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 of the Lands as 
shown shaded on the map in Schedule B attached to this bylaw, 

FROM:  RS10 – Single Family Dwelling Zone 10 

TO: CD84 – Comprehensive Development Zone 84 (Lots C and 
D Daffodil Drive) 

 

Schedules 
 
Schedule A – CD84 – Comprehensive Development Zone 84 (Lots C and D 
Daffodil Drive) 
Schedule B – Amendment to 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 – CD84 – Comprehensive Development Zone 
84 (Lots C and D Daffodil Drive) 

 

684 CD84 (Lots C and D Daffodil Drive) 

 

AMENDING 
BYLAW SECTION REGULATION 

   

 684.01 Permitted Uses 

 (1) accessory buildings and uses 

 (2) child care 

 (3) community care 

 (4) ground-oriented dwellings 

 (5) home based businesses 

   

 684.02 Floor Area Ratio 

 (1) Maximum: 0.38 FAR 

 (2) For the purposes of calculating FAR the site size is 18,030 square 
metres prior to any required dedications 

   

 684.03 Conditions of Use 

 (1) Maximum number of units: 36 

 (2) Land in the CD84 zone may be consolidated but must not be 
subdivided unless the owner registers a covenant under section 219 of 
the Land Title Act allocating the total number of dwelling units 
permitted in the zone among the parcels to be created by the 
subdivision. 

 684.04 Setbacks 

 Minimum: 

 (1) Minimum for all buildings: 

  (i) North / West: 4.5 m 

  (ii) North / East: 4.5 m  

  (iii) South / East: 6 m  

  (iv) South: 6 m 

  (v) West: 6 m  
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 684.05 Building Height 

 (1) Maximum: 9.1 metres 

   

 

 684.06 Number of Storeys 

 (1) Maximum: 2 + basement 

   

 684.07 Site Coverage 

 (1) Maximum: 21% 

   

 684.08 Off-Street Parking 

 (1) Parking shall be in accordance with Section 144 of this bylaw 
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Schedule B – Amendment to Zoning Maps 
 
Amendment to Zoning Bylaw No. 4662, 2010, Schedule A, Section 852, 
Schedule 2, Zoning Maps. 
 
Sketch plan showing the area to be rezoned for CD84: 
 

 



District of West Vancouver 
Proposed 

Development Permit No. 21-131 

CURRENT OWNER: STIRLING PACIFIC DEVELOPMENTS 

THIS DEVELOPMENT PERMIT APPLIES TO:  Lots C and D, Daffodil Drive 

CIVIC ADDRESS: Unassigned 

LEGAL DESCRIPTION: 010-068-775
LOT C (REFERENCE PLAN 3355), GROUP 1 NEW 
WESTMINSTER DISTRICT EXCEPT PART IN REFERENCE 
PLAN 11716 DISTRICT LOT 1374 

AND 

015-934-586
LOT D (REFERENCE PLAN 3355) DISTRICT LOT 1374
GROUP 1 NEW WESTMINSTER DISTRICT

(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:

a. Ground-Oriented Infill Housing Development Permit Area to promote
the siting and design of ground-oriented infill housing in West
Vancouver that integrates with the neighbourhood context and meets
a high quality of building and landscape design to create an attractive,
residential streetscape subject to Guidelines BF-B16 specified in the
Official Community Plan; and

b. Sites with Difficult Terrain Development Permit Area to guide
development that avoids hazardous conditions, ensures greater
environmental compatibility of development on sloping sites, protects
the natural environment on difficult terrain, and minimizes site
disturbance and blasting during construction subject to Guidelines NE-
6 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.

APPENDIX E - DP 21-131
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2.0 The following requirements and conditions shall apply to the Lands: 

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

2.2 Servicing and site layout for subdivision shall generally take place in 
accordance with Schedules A and B. 

2.3 Buildings shall be sited and road access designed to accommodate fire 
fighting vehicles and equipment. 

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

2.5 On-site landscaping shall be installed at the cost of the Owner in 
accordance with the attached Schedule B. 

2.6 Sustainability measures and commitments shall take place in accordance 
with the attached Schedules A and B. 

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

2.8 Where provided for on Schedule A, balconies, decks and patios may be 
provided with external glass weather protection devices, but in any case, 
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 Manager of 
Development Engineering. 

3.2 Install tree, vegetation and/or hedge protection measures as required 
to the satisfaction of the District’s Environmental Protection Officer. 

3.3 Submit a “Sediment and Erosion Plan” to the District’s Environmental 
Protection Officer for approval, which the Owner shall comply with and 
be responsible for maintaining, repairing and implementing the 
sediment control measures.  

3.4 Provide an assessment from a qualified geotechnical engineer on the 
rockfall hazard and slope stability of cut slopes, recommendations for 
permanent and temporary slope batters, potential blasting 
requirements, retaining walls, fill placement, compaction, and 
pavement recommendations. Assessment shall also consider hazards 
associated with rockfall from excavation or existing sources that may 
be increased as a result of construction activities or naturally including 
changes in groundwater, erosion, freeze-thaw, weathering, root 
growth or leverage of roots moving in high winds, and tree removal. 

 

4.0 Prior to Building Permit issuance: 

4.1 Provide engineering civil drawings detailing works, and enter into a Works 
and Servicing agreement, including but not limited to: 

(a) storm water management measures; 
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(b) site service connections; 

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

(d) repaving along the frontage of the Lands, 

(e) signalization of the pedestrian crossing at Marine Drive & Cranley Drive 

(f) on and off site utility upgrades (water, storm and sanitary) as required 
for this development, 

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 Manager of Land Development. 

4.2  Register a right-of-way permitting public pedestrian access over, through, 
and on the lands. Specifications for delivery of the public pathway 
design/improvements to be confirmed subject to satisfaction of condition 
4.1. 

4.3 Register a right-of-way permitting access and utility services to 5665 
Daffodil Lane through the lands to be confirmed subject to satisfaction of 
condition 4.1. 

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 $ 
$250,000.00 (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.   

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 B; 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, 
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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. 

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 A, 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.  
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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] . 
(Report to Council dated February 28, 2024 eDoc#5605748) 
 
Schedules: 

A. Architectural Plans 
B. Landscape Plans 
C. Geotechnical Report 

 











































































































































































































































































































































































































































































































































































































































































































Aquila April 11 Follow Up Report 

Preface 
Sterling Pacific Developments Inc (Sterling) held a public information session at the Gleneagles Golf Clubhouse 
on April 11 2023 between 5-730pm. This meeting was well attended with about 75 attendees. This is the third 
Public Information Meeting that Sterling has held with the others being July 27, 2020 and Dec 10 2020.  

Notices of this meeting were hand delivered to all residents within 100m of the site, posted in 2 consecutive 
issues of the North Shore News and two signs were placed on site.  

Sterling Pacific had an additional meeting on April 5 2023 whereby the immediate neighbours touching the 
site were invited. Sterling invited 7 neighbours and only 3 attended.  

Overview 
Aquila is a development that fills the need for Missing Middle housing through its utilization of Duplex housing 
form. Aquila has 17 Duplex buildings (34 homes) and 2 Single Family homes. It is a low-density development 
with Floor Area Ratio very similar to the surrounding single-family zoning (2.8% higher).  

The site of Aquila is currently approved for 10 large homes with suites and coach houses (totally up to 30 
units).   

Sterling has implemented several recommendations the Public and West Vancouver Staff have made and 
accordingly Aquila is designed to be better than what is already approved.  
Aquila has: 

• Drastically reduced the amount of Green Houses Gases emitted by constructing the homes with a low
carbon heating system (air to water heat pump) and Step 5 construction techniques

• Reduced the overall development height by over 34 feet
• Decreased the site coverage by 5.92%
• Increased the environmental and park dedicated by 48%
• Designed a community access trail along Eagle Creek
• Retained more trees than the approved.
• Unified architectural design support by DRC
• Greatly reduced construction time

Aquila is a rare project that will blend seamlessly into the community while providing the community with a 
plethora of public benefits while having a positive impact on the environment.  

Concerns 
Many of the concerns from the community have stayed consistent from the first meeting of July 27, 2020 
despite Sterling Pacific and Aquila making great changes and progression in order to try and appease these 
concerns.  

The concerns can be categorized as: 
• Not fitting with the Official Community Plan
• Local Traffic
• Slope Stability
• Stormwater Management

APPENDIX F - PUBLIC INFORMATION MEETING SUMMARY PROVIDED BY APPLICANT



• Environmental Concerns 
 
 
Not fitting with the Official Community Plan 
 
Aquila is supported by several policies in the OCP with the most relevant policy being 2.1.7.   
 

 
Unequivocally, Aquila meets all conditions underlined in 2.1.7.  
 
Local Traffic 
 
Through our Traffic Impact Assessment completed by a professional engineer, it is clear that the traffic impact 
will be extremely minimal. The site is approved for up to 30 units currently and therefore it must be 
acknowledged that traffic is increasing regardless. Aquila is asking for a total of 36 units, a mere 6 unit increase 
from the current site potential.   
 
Aquila is slated to increase the traffic along Daffodil Drive by 9 trips during the busiest hour. One trip every 6.5 
minutes.  
 
Daffodil is expected to have 34 trips along it each hour after Aquila is built whereas Cranley experiences 49. 
Cranley is widely considered a quiet and safe street. Daffodil will experience less cars than Cranley after Aquila 
is built. Even if you were to assume that none of the large, approved homes would have suites or coach 
houses, the traffic would still be significantly less than Cranley simply due to the fact that Cranley services 
more homes.  
 
Some residents have expressed their desire to have additional homes utilizing the Westport entrance or 
having the road flow directly through to Daffodil. We do not have the road connected as a direct response to 
community feedback from the very beginning of our planning process. By connecting the road it would create 
a throughfare for people from Westport and ultimately increase the traffic along Daffodil; cutting through the 
site reduces ones drive time to Eagle Harbour. Additionally, the location of the upper road has been chosen to 
lessen the height of the homes and reduce the overall amount of blasting which, again, was a direct concern 
of the citizens at the beginning of our planning.  
 
 
 
 



Slope Stability  
 
A professional Geotechnical Engineer has reviewed the site and found no concerns. Furthermore, Aquila is 
reducing the overall height of the development by 34 feet and therefore is not building on the steepest parts 
of the site reducing the potential for any issues.  
 
Stormwater Management 
 
Stormwater management throughout construction and after completion (similar to the approved 
development) are undertaken by a professional engineer. We have retained Creus Engineering. Creus will be 
responsible for designing all the systems to ensure that the stormwater remains onsite to be dealt with both 
during construction and post. Additionally, Creus is required to monitor this on a weekly basis during 
construction in accordance with West Vancouvers bylaw which pertains to all construction projects.  
 
Environmental Concerns 
Aquila has been developed with the environment at the top of mind. Aquila has increased the dedicated park 
and riparian areas by 48%, reduced the site covered by 5.92% and reduced the GHG’s emitted by 69%.   
 
Through reducing the site coverage and increasing the park area, Aquila can retain additional trees compared 
to what the approved development can.  
 
Aquila is committed to building at the highest standards possible along with implementing a low carbon 
heating system (air to water heat pump) resulting in massive decreases of GHG’s.  
 
Additionally, Aquila is rehabilitating an unnamed watercourse and wetland to increase the chances of it 
becoming a fish bearing stream. Aquila will be replacing the culverts that lead into Eagle Creek in order ensure 
the passage of fish is possible.  
 
Conclusion 
 
Although there is a myriad of misinformation being circulated by certain residents, when one takes the time to 
truly look at the benefits of Aquila it is obvious that Aquila is better on all facets than what is approved. Aquila 
can provide much needed Missing Middle housing to West Vancouver all while providing additional 
environmental, social and monetary benefits to West Vancouver.  
 
Aquila is required to pay a Community Amenity Contribution of 75% of the uplift in land value directly to the 
district. Funds that are much needed to assist in making West Vancouver better.  
 
The attendees of the meeting were mixed. There was a healthy group of negative (NIMBY) attendees however 
there was also a good group of positive. The positive people always seem to be the quieter and less outspoken 
compared to the negative. One of the most promising comments that we received was from a resident of 
Cranley Dr and stated:  
 
“I was initially opposed to the project but the changes have made me more enthusiastic. I would like to 
purchase one of the units!” 
 
While all constructive criticism is taken into serious account, it would seem that a number of the negative 
people were reading from a script provided by an individual. Such script unfortunately contained a significant 
amount of false information and was deliberately distributed with the intent to alter people’s opinions.  



 
Although it is clear that many residents are not willing to alter their thought process, Sterling Pacific is 
committed to continue to attempt to educate the public on the numerous benefits that Aquila will bring to 
both the direct neighbourhood as well as West Vancouver overall.  
 
Attached: 

• Schedule A 
o Comments received at April 11 Meeting 

• Schedule B 
o Previous support letter by neighbour 

• Schedule C 
o Previous comment letters from July 27 2020 Meeting 

• Schedule D 
o Information Booklet 

 
 
 
 
Dave Harper 
 
 
 
Jamie Harper 



Schedule A


























































































































