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4343 Starlight Way (Monteray School)  
Public Hearing Binder: Table of Contents 

Agenda and Reports 
 Public Hearing Agenda 
 Staff Report  - February 20, 2015  

This report provides an overview of the project and the land use issues related to the review 
of this OCP Amendment Bylaw and Rezoning Bylaw.  

 Bylaw 8110  which amends the OCP from Institutional to Residential Level 2: Detached Residential 
(RES2) and Parks, Open Space and Natural Areas (POSNA) to enable the development of a 12 lot 
subdivision with two park areas. 

 Bylaw 8109  which rezones the subject site from Public Assembly (PA) to Comprehensive 
Development 88 (CD88), Natural Parkland (NPL) and Neighbourhood Park (NP) to enable the 
development of a 12 lot subdivision with two park areas. 

Public Input 
 Public Input  - submissions from the public for the Public Hearing 
Additional Information 
1 OCP Land Use Map  
2 Public Assembly (PA) Lands Strategy – DNV Policy on Public Assembly Lands. Policy 

Approved on May 27, 2013 
3 Subdivision - Survey Plan showing proposed subdivision layout including new road and park  
4 Subdivision– Data sheet on lot area, width and depths for each proposed lot 
5 Trees – Arborist report prepared by Arbortech Consulting dated September 26, 2014 
6 Trees – Tree retention plan showing which trees are proposed to be removed or retained 
7 Trees -  Street Tree planting plan showing proposed new street trees 
8 Park – Landscape Plan prepared by PMG Landscape Architects showing proposed planting in 

new open space 
9 Design – Objectives of proposal prepared by Morningstar Homes and dated November 2014 
10 Design – House sections illustrating the slope of the land 
11 Design –Building section showing details on a typical house design 
12 Design – Starlight Way Streetscape 
13 Geotechnical Report  - Preliminary Geotechnical Report prepared by GeoPacific Consultants 

(September 2014). 
14 Geotechnical Report  -  Geotechnical Investigation Report prepared by GeoPacific 

Consultants (October 2014). 
15 Geotechnical Report  - Appendix D: Landslide Assessment Assurance Statement. Assurance 

from the Geotechnical Engineer that the proposal is “safe for the use intended” 
16 Past Public Input - Information Report on Public Information Meeting prepared on January 

6, 2015 (to provide information about the meeting prior to the meeting) 
17 Past Public Input - Public Information Meeting - Facilitator’s Report  
18 Construction Management – Prepared by Morningstar Homes November 2014. 
19 Construction Management –Details on Capilano Water Main Project 
20 Civil Drawings – Including information on lot grading, retaining walls, and servicing 
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21 Disposal of School Land - Administrative Memorandum - Disposal Bylaw No. 2013-2 - 
Monteray Elementary -from November 26, 2013 

22 Disposal of School Land - Approved Public Board Meeting Minutes - Disposal Bylaw No. 
2013-2 - Monteray Elementary - from November 26, 2013 
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/ AGENDA INFORMATION 
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0 Workshop (open to public) Date: -----------------

The District of North Vancouver 

REPORT TO COUNCIL 
February 20, 2015 
File: 08.3060.20/050.14 

AUTHOR: Casey Peters, Community Planner 

SUBJECT: BYLAWS 8110 AND 8109: OCP AMENDMENT AND REZONING FOR A 
TWELVE LOT SINGLE-FAMILY DEVELOPMENT: 4343 STARLIGHT WAY 
(MONTERAY ELEMENTARY SCHOOL) 

RECOMMENDATIONS: It is recommended that: 

1. Bylaw 8110, amending the OCP land use designation for the subject site from 
Institutional to Residential Level 2: Detached Residential (RES2) and Parks, Open 
Space and Natural Areas (POSNA) to allow for a twelve lot single-family development 
be given First Reading ; and 

2. Bylaw 8109, which rezones the subject site from Public Assembly (PA) to 
Comprehensive Development Zone 88 (CD88) , Natural Parkland (NPL) and 
Neighbourhood Park (NP) to allow for twelve single-family lots, neighbourhood 
playground, and open space be given First Reading ; and 

3. Bylaws 8110 and 8109 be referred to a Public Hearing; 

4 . Pursuant to Section 879 of the Local Government Act, additional consultation is not 
required beyond that already undertaken with respect to Bylaw 811 0; and 

5. In accordance with Section 882 of the Local Government Act, Council has considered 
Bylaw 8110 in conjunction with its Financial Plan 
and applicable Waste Management Plans. 

REASON FOR REPORT: 

The proposed project requires Council's consideration of: 
• Bylaw 8110 to amend the Official Community Plan by 

changing the land use designation from Institutional to 
Detached Residential (RES2) and Parks , Open Space 
and Natural Areas (POSNA); and 

sr 
I 

• Bylaw 8109 to rezone the subject property from Public 
Assembly to CD88, Natural Parkland (NPL) and 
Neighbourhood Park (NP) . 

covEN 
WA 
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SUBJECT: Bylaws 8110 and 8109: Amendment and Rezoning for a Twelve Lot 
Single-Family Development: 4343 Starlight Way (Monteray Elementary 
School) 

February 20, 2015 Page 2 

SUMMARY: 

The applicant proposes to subdivide the existing Monteray school site to create twelve 
single-family lots and two park areas. The proposal requires an amendment to the Official 
Community Plan and rezoning of the property. The Bylaws are recommended for introduction 
and for referral to a Public Hearing. 

BACKGROUND: 

Monteray School was closed in June 2004 and 
the site was subsequently leased for several 
years to the L'Ecole Francaise lnternationale de 
Vancouver. The school has been vacant since 
March 2011 . School District 44 began 
exploring options for the property though a 
Request for Proposals in July 2012. 

Morningstar Developments submitted a 
preliminary planning application for a 14 lot 
subdivision in December 2013 and hosted an 
early input public meeting in March 2014. A 
detailed planning application for a 12 lot 
subdvision was submitted in December 2014. 

Public Assembly Use Strategy: 
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In 2013, the District approved a Public Assembly Land Strategy Policy to help guide 
decisions around land-use change proposals for public assembly lands. The proposed OCP 
amendment and rezoning application responds to the guiding principles of the Public 
Assembly Land Strategy as well as public input received through the planning process. 

A review of the guiding principles in the PA Strategy with respect to this development 
demonstrates the following : 

• The proposal is not located in a town centre and the land is not anticipated to be 
required for institutional use associated with growth in an OCP designated growth 
centre; 

• The proposal will increase family-oriented housing options in a way that is 
complementary to the surrounding single family neighbourhood; 

• The proposal will assist in providing community services on-site by providing 
pedestrian trails and a new pocket play park; 

• The proposal will result in a net decrease in vehicle traffic to the site; 
• There is no official park use of the existing playing field ; 
• Community Amenity Contributions will be provided; and 
• No public assembly need was identified for this site. 
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SUBJECT: Bylaws 8110 and 8109: Amendment and Rezoning for a Twelve Lot 
Single-Family Development: 4343 Starlight Way (Monteray Elementary 
School) 

February 20, 2015 Page 3 

Policy Planning has reviewed the proposal against the Public Assembly strategy and notes 
that the location is no longer viable as a Public Assembly site and that the proposal meets 
the criteria outlined in the Public Assembly Lands Strategy. 

Dedication of Parkland: 

Section 941 of the Local Government Act requires the dedication of parkland when a 
subdivision is creating more than three new lots. The two parcels of parkland total 24 73.6m2 

(26,626.48 sq ft) and will be dedicated to the District as part of this application and that 
satisfied the requirement of Section 941. 

Official Community Plan: 

The subject property is designated Institutional in both the District Official Community Plan 
(OCP) and the North Lonsdale-Delbrook OCP reference policy document. The designations 
in both of these documents reflect the existing school use on the site. An OCP amendment 
is required for this proposal to advance. 

The District's OCP proposes to manage growth by creating a network of centres while 
respecting residential neighbourhood character in the single family neighbourhoods and 
limiting growth in these areas. The proposal of housing for single family on this site maintains 
the single family character of the area. 

The proposed neighbourhood park works with the OCP vision for a network of trails and 
greenways to increase connectivity within neighbourhoods. It also supports the "provision of 
passive and active outdoor recreational opportunities within reasonable walking distance of 
every neighbourhood". The land adjacent to the creek also meets OCP policies by managing 
"land uses to protect the ecological values of 
parkland" and considering the "acquisition of 
environmentally sensitive areas for addition to the 
parkland system". 

Zoning : 

The subject site is currently zoned Public Assembly 
(PA) and therefore rezoning is required to permit 
the proposed residential and park use. Bylaw 8109 
rezones portions of the lot to Neighbourhood Park 
(NP) and Natural Parkland (NPL) . The bylaw also 
proposes a new single family Comprehensive 
Development Zone (CD88) tailored specifically to 
this project. The CD88 zone is modelled after the 
RS3 zone to reflect the adjacent single family 
properties. -tl' 
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SUBJECT: Bylaws 8110 and 8109: Amendment and Rezoning for a Twelve Lot 
Single-Family Development: 4343 Starlight Way (Monteray Elementary 
School) 

February 20, 2015 Page 4 

The portion of the site adjacent to the creek is proposed to be zoned Natural Parkland (NPL) 
and will be retained in a natural state. A second portion of the site will be zoned 
Neighbourhood Park (NP) and will be used for play space and for pathways to Starlight Way 
and to Montroyal Blvd. Ownership of both park areas will be transferred to the District. 

A comparison of the subdivision requirements of the proposed lots against the appropriate 
zones is shown below: 

Lot Area Lot Width Lot Depth 
RS3 660m~ (71 04 sq ft) 18m (59ft) 34m (112ft) 
CD88 minimum 660mL (71 04 sq ft) 16m (52.5 ft) 33m (108ft) 
Range of proposed 660mL (71 04 sq ft) to 16m (52.5 ft) to 33.64m (11 0.37ft) to 
lots within CD88 694.8m2 (7479 sq ft) 18.57m (60.93ft) 46.07m (151 .15ft) 
NPL and NP No minimum No minimum No minimum 

The proposed lot area requi rement of the CD88 zone is the same as the RS3 zone and all of 
the lots comply with the required 660m2 (7104 sq ft) lot area requirement. Eleven of the lots 
meet the 34m (112ft) lot depth requirement of the RS3 zone. One lot is proposed to be 
33.64m (11 0.37 ft) which results in a lot depth less than the 34m (112ft) that is required in a 
RS3 zone. 

The lot width of seven of the twelve lots is between 16m (52.5 ft) and 18m (59ft). Five of the 
lots meet or exceed 18m (59ft) of lot width. The four lots facing Starlight Way will all meet 
the minimum 18m lot width of an RS3 lot. 

The CD88 zone also sets out the specific building regulations for the proposed new houses. 
The zone was based on the RS3 zone and the differences are highlighted below: 

1. Height measurement: The Zoning Bylaw sets the method of determining building height 
and requires the height to be measured from "the lesser of natural or finished grade". As the 
proposal requires re-grading of the site, the CD88 zone requires height to be measured from 
finished grade. These finished grades were established through the planning review process. 

2. Side yard setbacks: In the RS3 zone a 1.22m (4ft) side yard setback is required for lots 
that are less than 15.24m (50ft) and a 1.83m (6ft) side yard is required for lots that are 
greater than 15.24m (50ft). All of the proposed lots are greater than 15.24m (50ft) in width 
and the CD88 zone proposes a 1.22m (4ft) setback. 

3. The RS1-5 zone counts area above 3.66m (12ft) as if it were an additional floor level for 
the purpose of determining the total floor area of a building. The CD88 zone proposed to 
count area above 4.27m (14ft) to add greater flexibility to the house design. This will have no 
impact on the overall height of the houses. 
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SUBJECT: Bylaws 8110 and 8109: Amendment and Rezoning for a Twelve Lot 
Single-Family Development: 4343 Starlight Way (Monteray Elementary 
School) 

February 20, 2015 Page 5 

4. Floorspace Ratio: The CD88 proposes to allow a slight increase in density on certain lots 
with a corresponding reduction of density on other lots. This will result in no net increase of 
density in the project. The overall total will not exceed what would be permitted on RS3 lots. 

Staff are supportive of the zoning as it largely meets the surrounding RS3 zoning while taking 
into consideration the unique characteristics of this site. 

ANALYSIS 

The Site and Surrounding Area: 

The site is 10,331 m2 (111,206 sq ft) located in the upper Delbrook neighbourhood. The site 
can be accessed by vehicle from Starlight Way and Monteray Avenue and by pedestrians via 
a set of stairs that extend to Montroyal Blvd. Adjacent properties consist of single family lots 
(zoned RS3) on all sides. 

Development Permit Areas: 

The site is located in Development Permit Areas for "Form and Character of Commercial, 
Multi-Family or Industrial Development" and "Water and Energy Conservation and 
Greenhouse Gas Reduction". The proposal is for single-family use so the Form and 
Character DP no longer applies. Bylaw 8110 proposes to remove the site from these two 
Development Permit areas. The applicant will be required to build to new homes to a 
minimum of Energuide 80 as per the District's Green Building Strategy and this will be 
secured via covenant through the subdivision process. 

A watercourse runs through the single family lot to the west of the site at the end of the 
Monteray cui-de sac. The watercourse is currently within a pipe before it daylights on the 
adjacent property. The subdivision proposes a lot to be dedicated in the OCP as Parks, 
Open Space and Natural Area (POSNA) and to be rezoned to Natural Parkland (NPL) in 
order to protect the watercourse. The proposed development is outside the protected area 
and is therefore exempt from the Streamside Development Permit. 

Project Description: 

Proposal: 

The proposal is for twelve single-family lots and two areas to be dedicated as District park. 
Four lots will be accessed directly from Starlight Way and eight lots will be accessed by an 
extension of the Monteray Avenue cui-de sac as shown on the site plan below. 
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SUBJECT: Bylaws 8110 and 8109: Amendment and Rezoning for a Twelve Lot 
Single-Family Development: 4343 Starlight Way (Monteray Elementary 
School) 
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Two areas of the site are labelled "Open Space" (shown in green above) and the Monteray 
cui de sac extension will be dedicated to the District on the subdivision plan. The open space 
adjacent to Monteray Avenue is beside a watercourse and the 15m protected area is 
contained within that lot. This lot will remain in a natural state and will not be developed. The 
second open space will include the path to Montroyal Blvd and to Starlight Way and will 
include a compact neighbourhood park with play area. 

The houses are being designed to integrate into the topography of the lot while respecting 
setbacks to the surrounding neighbours. The streetscape on Starlight Way shown below 
demonstrates how the homes step down with the grade. 
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SUBJECT: Bylaws 8110 and 8109: Amendment and Rezoning for a Twelve Lot 
Single-Family Development: 4343 Starlight Way (Monteray Elementary 
School) 
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Starlight Way Streetscape 

Parking and Access: 

Vehicle access to the site is will be from Starlight Way and by an extension of the Monte ray 
Avenue cui-de sac. 

Each home has an attached double car garage and as the homes are proposed to include 
suites a third parking stall will be required on each lot. The proposed parking meets the 
requirements of the surrounding RS3 zone. 

Landscaping and Trees: 

A total of 172 trees have been identified on the development site mostly alder, cottonwood 
and western red cedar. 94 of these trees were tagged and 78 were untagged alder and 
cottonwood . Of the 172 on site trees, 113 trees are proposed for removal and 59 will be 
retained. The arborist notes that many of the trees for removal are of poor quality. 47 new 
trees will be planted in the new Neighbourhood Park lot as well as along the new portion of 
Monteray Avenue and on Starlight Way. The open space area adjacent to the creek is 
intended to be retained in its natural state with a fence installed at the Natural Parkland 
boundary. The acceptance of a final approved landscape plan and comprehensive replanting 
plan will be required prior to subdivision approval. 

IMPLEMENTATION: 

Implementation of this project will require adoption of an OCP amendment bylaw (Bylaw 
81 1 0) and rezoning bylaw (Bylaw 81 09) and registration of a subdivision plan. 

Bylaw 8109 (Attachment B) rezones the subject properties from Public Assembly (PA) to 
Neighbourhood Park (NP), Natural Parkland, and a new Comprehensive Development Zone 
(CD88) which: 

• establishes zoning regulations for the proposed single-family residential use; 
• allows home occupations as an accessory use; 
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SUBJECT: Bylaws 8110 and 8109: Amendment and Rezoning for a Twelve Lot 
Single-Family Development: 4343 Starlight Way (Monteray Elementary 
School) 

February 20, 2015 Page 8 

• allows secondary suites (provided three parking stalls are provided); and 
• regulates maximum house size and height. 

Registration of the following legal documents will be required to secure: 

• construction in accordance with the development concept; 
• registration of the subdivision plans including land dedication for open space and 

roads; 
• green building covenant; 
• unique house design covenant; 
• a stormwater management plan ; and 
• a construction management plan. 

COMMUNITY AMENITY CONTRIBUTION: 

The District's Community Amenity Contribution (CAC) Pol icy requires an amenity contribution 
for projects proposing an increase in residential density. The CAC for th is proposal has been 
calculated at $460,000. 

The proposal includes extended improvements to Montroyal Boulevard not required by the 
Development Servicing Bylaw, valued at $24,000, and park improvements, valued at 
$111 ,364. In addition the applicant will contribute $324,636 cash. A total CAC payment of 
$460,000 will be required prior to adoption of the zoning bylaw. It is anticipated that the 
CACs from this development will include contributions toward public art, public facilities and 
public facility improvements, and park, trail , environmental, pedestrian or other public realm , 
infrastructure improvements. 

GREEN BUILDING MEASURES: 

Compliance with the Green Building Strategy is mandatory given the need for rezoning and 
the project is targeting an energy performance rating of Energuide 80 and will achieve a 
building performance equivalent to Built Green "Gold" secured by covenant. 

CONCURRENCE: 

Staff: 
The project has been reviewed by staff from Environment, Building, Parks, Engineering, 
Public Safety, Policy Planning, Transportation Planning , Finance and the Fire Department. 

Outside Agencies: 
School District 44 has identified these lands as surplus to school needs and supports the 
proposal. It is anticipated there will be approximately 5 students from Kindergarten to grade 
12 in these new homes. This neighbourhood is within the catchment areas of Braemar and 
Carson Graham. 
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SUBJECT: Bylaws 8110 and 8109: Amendment and Rezoning for a Twelve Lot 
Single-Family Development: 4343 Starlight Way (Monteray Elementary 
School) 
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PUBLIC INPUT: 

Public Information Meeting: 
The applicant held a facilitated Public Information Meeting on January 21, 2015. Prior to the 
meeting notices were distributed to 63 adjacent residences, two signs were installed on the 
property and ads were placed in the newspaper. The meeting was attended by 38 people. 

There were a variety of questions of clarification about the specific proposal including the 
height and design of the proposed buildings. Several neighbours asked questions 
surrounding timing for the project and were supportive of the project proceedings quickly. 
After the meeting, a petition in support of the proposal was submitted from adjacent 
neighbours to the District with signatures from 39 adjacent homes. 

In response to some concern regarding heights of the buildings raised by a neighbour on 
Starlight the applicant has worked with the neighbours and has submitted cross sections 
from the houses on Starlight Way looking over the new houses. These sections demonstrate 
that the height of the new homes will be in line with the height of the existing decks on 
Starlight Way. Staff have spoken with the neighbour who is satisfied by the building design. 

An excerpt from the Facilitator's report is attached as Schedule D. 

#4320 STARLIGHT WAY 
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CONSTRUCTION MANAGEMENT PLAN: 

The Capilano Watermain Replacement project is anticipated to be under construction 
between August 2015 to April 2016 and it is expected that this project would be under 
construction near the mid to end of that project. The Capilano Watermain works will close 
Capilano Road from Edgemont Blvd to Prospect Avenue and the proposed detour for those 
vehicles will include Montroyal Blvd and Delbrook Avenue. The detour is anticipated to be in 
place until approximately January 2016. It is anticipated that the vehicles associated with 
this site would also use Delbrook Avenue to access to the site. 

_,., 
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SUBJECT: Bylaws 8110 and 8109: Amendment and Rezoning for a Twelve Lot 
Single-Family Development: 4343 Starlight Way (Monteray Elementary 
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With the Capilano Road closure in effect it is expected that there will be up to 30% increase 
in traffic on the Westview/ Delbrook/ Montroyal corridor during peak hours. This corridor is 
expected to handle the increased capacity but with longer queues and wait times through the 
Westview section. The all-way stop at Delbrook and Montroyal is expected to continue to 
provide an acceptable level of service to this corridor while operating as a detour route. 

The applicant has estimated a maximum of 5 tandem dump trucks per day travelling to and 
from the site. This volume of large truck traffic is quite small and would not normally be 
expected to significantly affect traffic flows. To avoid potentially compounding effects on 
traffic the truck traffic is to be scheduled outside of peak hours. A covenant requiring a 
construction traffic mitigation strategy that specifies the hours for permitted truck travel will be 
required as a condition of subdivision. 

Additionally, any civil works that would affect traffic on Montroyal Blvd or Delbrook Avenue 
will not be permitted until after the Capilano Road is re-opened . 

The applicant for this project has submitted some construction traffic information and will be 
required to submit a Construction Stag ing and Traffic Management Plan at the subdivision 
stage. A robust construction management plan is required to be accepted by the District 
prior to the issuance of any building permit. This is intended to minimize, and where possible 
avoid , construction impacts on local traffic and transit and the quality of life for nearby 
residents. This plan must be in place prior to the commencement of any building and 
demolition works. This plan will need to take into account other construction projects active 
in the area including utility projects and the developer will be required to coordinate with 
these throughout the process. 

CONCLUSION: 

This project is consistent with the guiding principles for potential changes of public assembly 
lands outlined in Council's Public Assembly Lands Strategy Policy. School District 44 has 
identified this site as surplus lands. The project is now ready for Council's consideration. 

Options: 

The following options are available Council's consideration: 

1) Introduce Bylaws 8110 and 8109 and refer them to a Public Hearing (staff 
recommendation) ; or 

2) Defeat Bylaws 8110 and 81 09 at First Reading. 

C· ~ 
c~~eters ........ 
Community Planner 
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A- Bylaw 8110 
B- Bylaw 8109 
C - Subdivision Plan 
D - Starlight Way Streetscape 
E- Excerpt from Facilitator Report 

0 Sustainable Community Dev. 

0 Development Services 

0 Utilities 

0 Engineering Operations 

0 Parks & Environment 

0 Economic Development 

0 Human resources 

REVIEWED WITH: 

0 Clerk's Office 

0 Communications 

0 Finance 

0 Fire Services 

0 ITS 

0 Solicitor 

O GIS 

External Agencies: 

0 Library Board 

0 NS Health 

0 RCMP 

0 Recreation Com. 

0 Museum & Arch. 

0 Other: 
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The Corporation of the District of North Vancouver 

Bylaw 8110 

A bylaw to amend the District of North Vancouver Official Community Plan Bylaw 7900, 
2011 

The Council for The Corporation of the District of North Vancouver enacts as follows: 

1. Citation 

This bylaw may be cited as "The District of North Vancouver Official Community 
Plan Bylaw 7900, 2011, Amendment Bylaw 8110, 2015 (Amendment 14)". 

2. Amendments 

2.1 The District of North Vancouver Official Community Plan Bylaw 7900, 2011 , is 
amended as follows: 

a) Map 2 Land Use: by changing the land use designation of the site, legally 
described as: Lot 8 Block 4 District Lot 785 Plan 12456 (PID: 008-951-756) 
from "Institutional" to "Residential Level 2 (RES2)" and "Parks, Open 
Space and Natural Areas" as illustrated on Bylaw 8110 Schedule "A" 
attached. 

b) Map 3.1 Form and Character Development Permit Area: as illustrated on 
Schedule B, by removing the property from Map 3.1. 

c) Map 4.1: Energy and Water Conservation and Greenhouse Gas Emission 
Reduction Development Permit Area: as illustrated on Schedule B, by 
removing the property from Map 4.1 . 

READ a first time by a majority of all Council members. 

PUBLIC HEARING held 

READ a second time by a majority of all Council members. 

READ a third time by a majority of all Council members. 

ADOPTED 
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Mayor Municipal Clerk 

Certified a true copy 

Municipal Clerk 
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Bylaw 8110 Schedule A: OCP Map 2 - Land Use 
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Schedule B - BYLAW 8110 

The District of North Vancouver Official Community Plan Bylaw 7900, 2011 , 
Amendment Bylaw 8110 
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The Corporation of the District of North Vancouver 

Bylaw 8109 

A bylaw to amend the District of North Vancouver Zoning Bylaw 3210, 1965 to rezone 
the following property: Lot 8, Block 4, District Lot 785, Plan 12456 PID: 008-951-756 

The Council for The Corporation of the District of North Vancouver enacts as follows: 

1. Citation 

This bylaw may be cited as "The District of North Vancouver Rezoning Bylaw 1326, 
(Bylaw 81 09)". 

2. Amendments 

2.1 The District of North Vancouver Zoning Bylaw 3210, 1965 is amended as 
follows: 

a) Section 301 (2) is amended by inserting the following zoning designation: 

"Comprehensive Development Zone 88 (CD 88)" 

b) Section 409 (2)(d) is amended by deleting the section and inserting the 
following : 

"in the case of eaves and sunlight control projections on the side of a 
building facing a side lot line common to a lot and any other lot may, 
excepting thereout the RSE zone, RS 1 to RS 5 zones and CD88 zone, 
project to within three feet of such side lot line. In the RS 1 to RS 5 zones 
and CD88 zone eaves and sunlight control projections on the side of a 
building facing a side lot line common to a lot and any other lot may project 
to within two feet of such side lot line. In the RSE zone, eaves and sunlight 
control projections on the side of a parking structure facing a side lot line 
common to a lot and any other lot may project to within three feet of such 
side lot line, while eaves and sunlight control projections located on any 
non-parking structure facing a side lot line common to a lot and any other lot 
may project to within four feet of such side lot line" 

c) Part 4B Comprehensive Development Zone Regulations is amended by 
inserting the following zone: 
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"4B88 Comprehensive Development Zone 88 CCD88) 

The CD 88 Zone is applied to: 

A portion of 4343 Starlight Way legally described as Lot 8, Block 4, District Lot 
785, Plan 12456 PID: 008-951-756 as outlined on Schedule A of Bylaw 8109 

4B88-1 Intent 

The purpose of the CD88 zone is to permit development of 12 single family 
residential buildings. 

4B88-2 Principal Use 

One single-family residential building per lot 

4B88-3 Accessory Uses 

Accessory uses are permitted as follows: 

(a) home occupations; 
(b) accommodation of not more than two boarders or lodgers in a single
family residential building; 
(c) secondary suites subject to the following regulations: 

i. secondary suites are permitted only in single-family 
residential zones; 

ii. only one secondary suite is permitted on a single-family lot; 
iii. the owner of a single-family residential building containing a 

secondary suite shall be a resident of either the secondary 
suite or the principal residential dwelling unit; and 

iv. a single-family residential building containing more than one 
boarder or lodger may not have a secondary suite. 

(d) bed and breakfast business submit to the regulations contained in 
Section 405A; and 
(e) buildings and structures accessory to Section 4B88-2. 

4B88-4 Size, Shape and Siting of Residential Buildings and Accessory 
Buildings and Structures in Single Family Residential Zones 

(a) Location of Secondary Suites: secondary suites must be located within 
the single-family residential building; and 

(b) Size of Secondary Suite: a secondary suite shall not exceed in total 
area the lesser of 90m2 (968sq ft) or 40% of the residential floor space of 
the principal single-family residential building 
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4B88-5 Density 

(a) The maximum permitted floorspace is regulated as follows: 

Lots (as per plan of subdivision Floor Space Ratio 
attached as Schedule B to Bylaw 8109) 
Lots 1-4 0.35 + 11.5 m2 (124 sq ft) 
Lots 5-12 0.35 + 43.0 m2 (463 sq ft) 

(b) The area above 4.27m (14 ft) shall be counted as if it were an 
additional floor level for the purpose of determining the total floor area of a 
building. 

(c) The floor space ratio exemptions for an RS1-5 lot found in Section 410 
of the Zoning Bylaw apply to CD88. 

(d) Notwithstanding the floor space ratio established for CD88, the 
maximum allowable floor space permitted on a lot in CD88 may be 
increased for new buildings meeting a Built Green 'Gold' level plus a 
minimum energy performance level as indicated in Table 4C03.2. 

4B88-6 Maximum Principal Building Height 

(a) For the purpose of measuring height, the height is to be measured from 
finished grade as determined by the Grading Plan prepared by Hunter Laird 
dated November 2014 as attached as Schedule C to Bylaw 8109. 

(b) Th e max1mum perm1 e Ul Jng e1g1 1s regu a e as o ows: 'tt d B 'ld' H . ht . ltd fll 
Roof Pitch Maximum Maximum Eave 

Height Height 
Flat Roof 6.71m (22ft) 6. 71 m (22ft) 
3 in 12 slope or greater 7.32m (24ft) 6.71m (22ft) 
4Y2 in 12 slope or 7.92m (26ft) 6.71m (22ft) 
greater 
6 in 12 slope or greater 8.53m (28ft) 6.71m (22ft) 

(c) shall not extend above a line projected at a vertical angle of 45° inward from 
the point of maximum eave height with the exception of dormers of no more than 
2.44m (8ft.) in width and gable ends. 

4B88-7 Maximum Principal Building Size 

Shall be in accordance with Section 4B88-5 Density. 

Document: 2539440 



79

4B88-8 Principal Building Setbacks 

The minimum required principal building setbacks in the CD88 zone shall be 
regulated as outlined below: 

Setback Buildings and Structures 

Front and Rear 7.62m (25ft) 
Side 1.22m (4ft) 

4B88-9 Maximum Building Depth 

The maximum permitted building depth in the CD88 zone shall not exceed a building 
depth of 19.8m (65 ft). 

4B88-1 0 Maximum Upper Storey Floor Area 

The maximum permitted upper storey floor area in the CD88 zone shall not exceed 
75% of the total floor area of the largest storey below, excluding parking structures, 
or 92.9m2 (1 000 sq ft) whichever is greater. 

4B88-11 Coverage 

The maximum permitted building coverage in the CD88 zone shall be regulated as 
follows: 

a) Building Coverage shall not exceed a maximum of 35% (including parking and 
accessory structures). 

b) When there is a straight-in-entry parking structure or no parking structure a 
maximum of 40% of the required font yard may be covered with a combined total 
of structures, surfaces or paved areas designed or functioning to be capable of 
supporting parking. 

c) When there is a side-entry parking structure a maximum of 60% of the required 
font yard may be covered with a combined total of structures, surfaces or paved 
areas designed or functioning to be capable of supporting parking. 

4B88-12 Parking Structures 

a) The maximum permitted size of a parking structure in the CD88 zone for each 
shall not exceed 37.16m2 (400 sq ft) . 

b) The minimum required setbacks for a parking structure in the CD88 zone shall be 
regulated as outlined below: 
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Setback Buildings and Structures 
Front (straight in entry) 6.1 Om (20ft) 
Front (side entry) 3.0m (1 0.0 ft) 
Side 1.22m (4ft) 

4B88-13 Accessory Buildings 

a) Accessory Structures are allowed in the rear yard or interior side yard only. 

b) The maximum permitted size of an accessory building shall not exceed 25m2 (269 
sq ft) . 

c) The minimum required setbacks for an accessory structure shall be regulated as 
outlined below: 

Setback Buildings and Structures 
Accessory Structure from any lot line 1.22m (4ft) 
Swimming Pools from rear lot line 3.0m (10ft) 

4B88-14 Subdivision Requirements 

a) Subdivision layout shall be in accordance with Bylaw 8109 Schedule B and the 
minimum lot sizes outlined below: 

Zone Short Minimum Minimum Minimum Minimum 
Form Lot Area Lot Width Lot Depth Lot Width 

(square (metres) (metres) for corner 
metres) lots 

(metres) 
Comprehensive CD88 660m2 16m (52.5 33m Not 
Development (7104 sq ft) (108ft) Applicable 
Zone 88 ft) 

Inclusive 
of areas 
over 50% 
slope 

4888-15 Parking Regulations 

a) Parking spaces shall be provided in accordance with Part 10 of the District of 
North Vancouver Zoning Bylaw." 

3. The Zoning Map is amended in the case of the lands illustrated on the attached 
Schedule A to this Bylaw by rezoning the land from Public Assembly (PA) to 
Comprehensive Development 88 (CD88) , Natural Parkland (NPL), and 
Neighbourhood Park (NP). 
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READ a first time 

PUBLIC HEARING held 

READ a second time 

READ a third time 

ADOPTED 

Mayor 

Certified a true copy 

Municipal Clerk 

Municipal Clerk 
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Bylaw 8109 Schedule A: Zoning Map 

Bylaw 8109 

The District of North Vancouver Rezoning Bylaw 1326 (Bylaw 8109) 

4352 
4359 

4350 

CDBB 4320 

4343 

4300 

CDBB 4288 

424 1 4252 

4227 4240 

0 4284 4221 4220 

0:: 
>- 4272 

w 
4 1QQ 4210 

_J 

w 4252 4202 
0 
<( 4230 
~ 4200 

PUBLIC ASSEMBLY ZONE (PA) 
TO COMPREHENSIVE DEVELOPMENT ZONE 88 (CD88) N 
TO NATURAL PARKLAND ZONE (NPL) & 

TO NEIGHBOURHOOD PARK ZONE (NP) A 

Document: 2539440 



83

Schedule B to Bylaw 8109 
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PROPOSED SUBDIVISION PLAN OF LOT 8 BLOCK 4 
DISTRICT LOT 785 PLAN 12456 
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1.0 OVERVIEW 

To: 
Casey Peters, Community Planner, 
District of North Vancouver 
cpeters@dnv.org 

Ryan Lucy, VP Acquisitions & Development 
Morningstar Homes Ltd. 
rlucy@mstarhomes.com 

From: 
Jay Hiscox AIBC, Meeting Facilitator, 
Main Street Architecture 
Tel: 604-354-0397 
e: jhiscox@shaw.ca 

The following document summarizes the Public Information meeting held by Morningstar Homes Ltd. 
on January 21st 2015. The intent of the meeting was to share updated project information, and 
identify community questions prior to formal Public hearings relative to the property at 4343 Starlight 
Way, District of North Vancouver, BC. The project proposal is for a subdivision of the former Monteray 
School property into 12 sing le fami ly lots, and designated parcels for amenity, creekside protection 
and access. 

2 COMMUNITY ENGAGEMENT AND INFORMATION DISTRIBUTION 

2. 1 Meeting intent 
The focus of the January 21 meeting was to provide updated project information and a venue to voice 
questions or concerns about the project. 

2.2 Information Distribution and Community Notification 
To ensure that the community received updated information about the proposed project and 
notification of Public Information Meetings, the following information distribution methods were 
undertaken: 

• Mailout delivery 
• Community stakeholder notification 
• Project Update brochure 
• Display boards at Public Information Meeting 
• Newspaper adverti sing 
• Direct e-mai l 

II t 
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Handouts were delivered to all properties within a 75M radius prior to January 8th 2015. 

2.2.2 Signage: 

-.:.' 
.::. .. 

' 

I' 
i.!H 

Two signs outlining the proposed development were installed on the frontage of 4343 Starlight Way. 
One sign was placed on the east facing Starlight Way and a second sign to the West at the end of the 
Monteray cul-de-sac. The signs were inspected by DNV staff and accepted. 

2.2.3 Newspaper Notification: 
Morningstar Homes Ltd. placed public notice advertisements in the North Shore News January 14 and 
16 2015. A copy of the printed advertisement is shown overleaf. 

2.2.4 Community Association: 
In addition to the mailout list, Morningstar sent out information packages to local neighborhood 
associations to invite them-to the meeting. 
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PUBLIC INFORMATION MEETING 

A redevelopment is being proposed for 4343 Starlight Way, to construct 12 
single family homes. You are invited to a meeting to discuss the project. 

Date: 
Time: 
Location: 

Wednesday, January 21, 2015 
7:00-8:30pm 
Braemar Elementary School, 
3600 Mahon Avenue 

The applicant proposes to rezone the site from Public Assembly to single family 
zoning, to permit a 12 lot single family housing project. 

' \ · . 

... ...... 

Information packages are being distr ibuted to residents within a 75 meter radius of the 
site. If you would like to receive a copy or if you would l ike more information, contact 
Ryan Lucy at Morningstar Homes at 604-521·0038 or Casey Peters of the Community 
Planning Department at 604-990-2387, or bring your questions and comments to the 
meeting. 

• This is not a Public Hearing. DNV Council will receive a report from staff on 
i ssues raised at the meeting and will formally consider the proposal at a later 
date. 
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SUMMARY: 

Morningstar Homes Ltd is holding a 
facilitated Public Information Meeting for 
an OCP Amendment, Rezoning and 12 lot 
subdivision of the Monteray School site 
located at 4343 Starlight Way. 

The staff report on the detailed application 
will include a summary of the input 
received at and after the Public 
Information Meeting. 

PUBLIC INFORMATION MEETING 
DETAILS: 

Date: 
Time: 
Location: 

January 21 , 2015 
7:00-8:30 pm 
Braemar Elementary 
3600 Mahon Avenue 

Project handout- Front 
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2.3 Public Information Meeting- January 21st 2015 

Morningstar Homes Ltd. hosted the Public information meeting on January 21 2015 at Braemar 
Elementary School, 3600 Mahon Drive, North Vancouver. The meeting was held from 7.00- 8.45 PM. 

The event included display boards illustrating key design elements for the project proposal. (Meeting 
photos below and overleaD 
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The project team present at the meeting included: 
- Ryan Lucy, Morningstar Homes Ltd . 
- Marcos Mogyoros, Morningstar Homes Ltd. 
- Ron Rapp, Morningstar Homes Ltd . 
- Robert Morse, Morningstar Homes Ltd. 
- Deborah Callahan, Morningstar Homes Ltd. 
- Lacey Lee Brass, Morningstar Homes Ltd. 
- Mary Chan Yip, PMG Landscape Architecture 
- Declan Rooney, WSP Group 
- Ryan Preston, Enkon Environmental 
- Jay Hiscox, Main Street Architecture, Meeting Facilitator 

DNV staff present at the meeting included: 
- Casey Peters, Community Planner, District of North Vancouver 

A total of 29 people signed in to the meeting and 15 comment forms were returned. (Attached in 
Appendix C) . An estimated total number of visitors to the meeting is 38 people. 

Based on the feedback received, all of the attendees had their questions answered and none 
appeared to have left with outstanding questions. A majority of visitors were supportive of the scheme 
as presented, and several comments noted that the project would be a welcome redevelopment for 
the former school site. Several visitors highlighted the derelict state of the school site as it has stood 
vacant, and the issues that have arisen from this situation. 

Questions fielded during the meeting included the following; 
-Several visitors emphasized community support for the proposal, and urged that it be 

completed as soon as possible. 
- Concern for vagrancy, overgrown bushes, other issues related to the site vacancy. 
- Concern regarding movement of construction vehicles, noise and vibration to adjacent 

properties. 
-Support for scale of proposed lots and number of homes proposed, as very complementary 

to existing neighborhood layout I scale. Specific questions regarding re-grading of the site 
and creekside setbacks. 

- Several comments on a neighborhood petition that has been circulated in support of the 
project. Specific questions regarding trees to be removed, trees to be replanted. 

-Comment on size of specific large trees along proposed open space. 
- Concern noted for removal of mature Cedar I Alders, support for removal of Cottonwood trees 

in same area. 
- Others suggested to remove the Alders and Cottonwoods. 
- Suggested to use short growing street tree species. 
- Concerns noted regarding drainage from the upper slopes flowing down to adjacent 

properties. 
-Support for traffic pattern [i .e. leave Starlight as is, no through traffic] 
- Suggestion to re-use old pathway for new undreground services as a means of limiting 

impact to trees on site. 
-An adjacent neighbour suggested adding swings in the play area for their 12 year old. 

•• ...... J 
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- Suggested to have lighting along the pathway as residents would be using the pathway 
connection from Starlight way to Montroyal Blvd to access the local bus. 

- Two immediately adjacent neighbours questioned the removal of the asphalt at the existing 
cul-de-sac road end that was shown on the drawings. It was suggested that Morningstar 
should retain th is as street parking bays for use during snowfall events. 

- Specific question was asked if one side street parking could be accommodated for the new 
lots due to the same condition. This would be a challenge as driveways will not be as steep 
and cou ld be used during snow periods. 

- Specific questions regarding measures to mitigate impact on views from across Starlight Way. 
- Specific questions regarding parking signage and permitted parking on the street frontage. 
- Specific questions regarding parking curb lengths at reconfigured cui de sac. 
-Questions regarding project timelines, expected construction completion. 
- Questions regarding building materials, design of planned homes. 

2.4 Community Inquiries 
Morningstar Homes Ltd. received 1 community inquiry via phone call regarding the project. 
Morningstar sent out 1 more information package that was requested. 

2.5 Response to Public feedback 
No changes are presently contemplated as a result of the Public Information Meeting. 

l. 
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  The Corporation of the District of North Vancouver 
 

Bylaw 8110 
 

A bylaw to amend the District of North Vancouver Official Community Plan Bylaw 7900, 
2011 

 
 

The Council for The Corporation of the District of North Vancouver enacts as follows: 
 
1. Citation 
 

This bylaw may be cited as “The District of North Vancouver Official Community 
Plan Bylaw 7900, 2011, Amendment Bylaw 8110, 2015 (Amendment 14)”. 

 
2. Amendments 
 

2.1 The District of North Vancouver Official Community Plan Bylaw 7900, 2011, is 
amended as follows: 

 
a) Map 2 Land Use: by changing the land use designation of the site, legally 

described as: Lot 8 Block 4 District Lot 785 Plan 12456 (PID: 008-951-756) 
from “Institutional” to “Residential Level 2 (RES2)” and “Parks, Open 
Space and Natural Areas” as illustrated on Bylaw 8110 Schedule “A” 
attached. 
 

b) Map 3.1 Form and Character Development Permit Area: as illustrated on 
Schedule B, by removing the property from Map 3.1. 
 

c) Map 4.1: Energy and Water Conservation and Greenhouse Gas Emission 
Reduction Development Permit Area: as illustrated on Schedule B, by 
removing the property from Map 4.1. 

 
 
 
READ a first time March 23rd, 2015 by a majority of all Council members. 
 
PUBLIC HEARING held   
 
READ a second time  by a majority of all Council members. 
 
READ a third time    by a majority of all Council members. 
 
ADOPTED   
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Mayor       Municipal Clerk 
 
Certified a true copy 
 
 
       
Municipal Clerk 
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Bylaw 8110 Schedule A: OCP Map 2 – Land Use 
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  The Corporation of the District of North Vancouver 
 

Bylaw 8109 
 

A bylaw to amend the District of North Vancouver Zoning Bylaw 3210, 1965 to rezone 
the following property: Lot 8, Block 4, District Lot 785, Plan 12456, PID: 008-951-756 

 
 

The Council for The Corporation of the District of North Vancouver enacts as follows: 
 
1. Citation 
 

This bylaw may be cited as “The District of North Vancouver Rezoning Bylaw 1326, 
(Bylaw 8109)”. 

 
2. Amendments 
 

2.1 The District of North Vancouver Zoning Bylaw 3210, 1965 is amended as 
follows: 

 
a) Section 301(2) is amended by inserting the following zoning designation: 

 
“Comprehensive Development Zone 88 (CD 88)” 

 
b) Section 409 (2)(d) is amended by deleting the section and inserting the 

following: 
 
“in the case of eaves and sunlight control projections on the side of a 
building facing a side lot line common to a lot and any other lot may, 
excepting thereout the RSE zone, RS 1 to RS 5 zones and CD88 zone, 
project to within three feet of such side lot line. In the RS 1 to RS 5 zones 
and CD88 zone eaves and sunlight control projections on the side of a 
building facing a side lot line common to a lot and any other lot may project 
to within two feet of such side lot line. In the RSE zone, eaves and sunlight 
control projections on the side of a parking structure facing a side lot line 
common to a lot and any other lot may project to within three feet of such 
side lot line, while eaves and sunlight control projections located on any 
non-parking structure facing a side lot line common to a lot and any other lot 
may project to within four feet of such side lot line”   

 
c) Part 4B Comprehensive Development Zone Regulations is amended by 

inserting the following zone: 
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“4B88 Comprehensive Development Zone 88               (CD88) 
 
The CD 88 Zone is applied to: 
 
A portion of 4343 Starlight Way legally described as Lot 8, Block 4, District Lot 
785, Plan 12456 PID: 008-951-756 as outlined on Schedule A of Bylaw 8109 
 
4B88-1 Intent 
 
The purpose of the CD88 zone is to permit development of 12 single family 
residential buildings. 
 
4B88-2 Principal Use 

 
One single-family residential building per lot 

 
4B88-3 Accessory Uses 

 
 Accessory uses are permitted as follows: 
 

(a) home occupations; 
(b) accommodation of not more than two boarders or lodgers in a single-
family residential building;  
(c) secondary suites subject to the following regulations: 

i.  secondary suites are permitted only in single-family 
residential zones; 

ii. only one secondary suite is permitted on a single-family lot; 
iii. the owner of a single-family residential building containing a 

secondary suite shall be a resident of either the secondary 
suite or the principal residential dwelling unit; and 

iv.  a single-family residential building containing more than one 
boarder or lodger may not have a secondary suite. 

(d) bed and breakfast business submit to the regulations contained in 
Section 405A; and  
(e) buildings and structures accessory to Section 4B88-2. 

 
4B88-4 Size, Shape and Siting of Residential Buildings and Accessory 
Buildings and Structures in Single Family Residential Zones   

 
(a) Location of Secondary Suites: secondary suites must be located within 
the single-family residential building; and 

 
(b) Size of Secondary Suite: a secondary suite shall not exceed in total 
area the lesser of 90m² (968sq ft) or 40% of the residential floor space of 
the principal single-family residential building 
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4B88-5 Density 
 

(a) The maximum permitted floorspace is regulated as follows: 
 
 
 
 
 
 

(b) The area above 4.27m (14 ft) shall be counted as if it were an 
additional floor level for the purpose of determining the total floor area of a 
building. 

 
(c) The floor space ratio exemptions for an RS1-5 lot found in Section 410 
of the Zoning Bylaw apply to CD88. 
 
(d) Notwithstanding the floor space ratio established for CD88, the 
maximum allowable floor space permitted on a lot in CD88 may be 
increased for new buildings meeting a Built Green ‘Gold’ level plus a 
minimum energy performance level as indicated in Table 4C03.2. 
 

4B88-6 Maximum Principal Building Height 
 

(a) For the purpose of measuring height, the height is to be measured from 
finished grade as determined by the Grading Plan prepared by Hunter Laird 
dated November 2014 as attached as Schedule C to Bylaw 8109.  
 
(b) The maximum permitted Building Height is regulated as follows:  

Roof Pitch Maximum 
Height 

Maximum Eave 
Height 

Flat Roof 6.71m (22 ft) 6.71m (22 ft) 
3 in 12 slope or greater 7.32m (24 ft) 6.71m (22 ft) 
4½ in 12 slope or 
greater 

7.92m (26 ft) 6.71m (22 ft) 

6 in 12 slope or greater 8.53m (28 ft) 6.71m (22 ft) 
 

(c) shall not extend above a line projected at a vertical angle of 45° inward from 
the point of maximum eave height with the exception of dormers of no more than 
2.44m (8 ft.) in width and gable ends. 

 
4B88-7 Maximum Principal Building Size 
 
Shall be in accordance with Section 4B88-5 Density. 
 

  

Lots (as per plan of subdivision 
attached as  Schedule B to Bylaw 8109) 

Floor Space Ratio 

Lots 1-4  0.35 + 11.5 m² (124 sq ft) 
Lots 5-12  0.35 + 43.0 m²  (463 sq ft) 
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4B88-8 Principal Building Setbacks 
 
The minimum required principal building setbacks in the CD88 zone shall be 
regulated as outlined below: 

 
Setback 
 

Buildings and Structures 

Front and Rear   7.62m (25 ft) 
Side   1.22m (4 ft) 

 
4B88-9 Maximum Building Depth 
 
The maximum permitted building depth in the CD88 zone shall not exceed a building 
depth of 19.8m (65 ft). 
 
4B88-10 Maximum Upper Storey Floor Area 
 
The maximum permitted upper storey floor area in the CD88 zone shall not exceed 
75% of the total floor area of the largest storey below, excluding parking structures, 
or 92.9m2 (1000 sq ft) whichever is greater. 

 
4B88-11 Coverage 
 
The maximum permitted building coverage in the CD88 zone shall be regulated as 
follows: 

 
a) Building Coverage shall not exceed a maximum of 35% (including parking and 

accessory structures). 
 

b) When there is a straight-in-entry parking structure or no parking structure a 
maximum of 40% of the required font yard may be covered with a combined total 
of structures, surfaces or paved areas designed or functioning to be capable of 
supporting parking. 
 

c) When there is a side-entry parking structure a maximum of 60% of the required 
font yard may be covered with a combined total of structures, surfaces or paved 
areas designed or functioning to be capable of supporting parking. 

 
4B88-12 Parking Structures 
 
a) The maximum permitted size of a parking structure in the CD88 zone for each 

shall not exceed 37.16m2 (400 sq ft). 
 
b) The minimum required setbacks for a parking structure in the CD88 zone shall be 

regulated as outlined below: 
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Setback Buildings and Structures 
Front (straight in entry) 6.10m (20 ft) 
Front (side entry) 3.0m (10.0 ft) 
Side  1.22m (4 ft) 

 
4B88-13 Accessory Buildings 

 
a) Accessory Structures are allowed in the rear yard or interior side yard only. 

 
b) The maximum permitted size of an accessory building shall not exceed 25m2 (269 

sq ft). 
 

c) The minimum required setbacks for an accessory structure shall be regulated as 
outlined below: 
 

Setback Buildings and Structures 
Accessory Structure from any lot line   1.22m (4 ft) 
Swimming Pools from rear lot line   3.0m (10 ft) 

 
4B88-14 Subdivision Requirements 
 
a) Subdivision layout shall be in accordance with Bylaw 8109 Schedule B and the 

minimum lot sizes outlined below: 
 

 
4B88-15 Parking Regulations 
 
a) Parking spaces shall be provided in accordance with Part 10 of the District of 

North Vancouver Zoning Bylaw.” 
 
3. The Zoning Map is amended in the case of the lands illustrated on the attached    

Schedule A to this Bylaw by rezoning the land from Public Assembly (PA) to 
Comprehensive Development 88 (CD88), Natural Parkland (NPL), and 
Neighbourhood Park (NP). 

Zone Short 
Form 

Minimum 
Lot Area 
(square 
metres)  

Minimum 
Lot Width 
(metres) 

Minimum 
Lot Depth 
(metres) 

Minimum 
Lot Width 
for corner 
lots 
(metres) 

Comprehensive 
Development 
Zone 88 

CD88 660m² 
(7104 sq 
ft) 
Inclusive 
of areas 
over 50% 
slope 

16m (52.5 
ft) 

33m 
(108ft) 

Not 
Applicable 
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READ a first time March 23rd, 2015 
 
PUBLIC HEARING held   
 
READ a second time  
 
READ a third time  
 
ADOPTED   
 
 
 
              
Mayor       Municipal Clerk 
 
Certified a true copy 
 
 
       
Municipal Clerk 
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Schedule B to Bylaw 8109 
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Schedule C to Bylaw 8109 
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The Corporation of the District of North Vancouver 
 

COUNCIL POLICY 
 

 
 
Title Public Assembly (PA) Lands Strategy 

Section Development and Social Planning 
 
 
POLICY 
 
It is the policy of Council that public assembly lands and uses are considered as ongoing 
community assets necessary to support community health and well-being.  
 
Policy approved on: May 27, 2013 
 
 
PROCEDURE 
 
The following procedure is used to implement this policy but does not form part of the 
policy. This procedure may be amended from time to time at the discretion of the Chief 
Administrative Officer. 
 
The Guiding Principles as included in Section A and B of this Policy shall be considered as 
part of the review of any application which would require a change of use or repurposing of 
lands designated ‘Institutional’ (for Public Assembly use) in the District of North 
Vancouver’s Official Community Plan Bylaw 7900. 
 

A.  Guiding Principles: Community Value and Role of Public Assembly (PA) Lands 

1. Public Assembly lands were created to serve the social needs of the community, and 
Council supports retention of publicly used lands and buildings (where appropriate) for 
long-term community purposes to the greatest extent possible; 

2. Existing public assembly lands (as well as buildings/spaces, where appropriate), should 
be retained within or near OCP designated growth centres as these areas will 
accommodate the majority of new growth in the District, and PA lands/buildings/spaces 
will be key components of community identity and social and cultural infrastructure; 

3. Town and Village Centres are the priority locations for new PA uses, and the District will 
actively work to acquire additional public use lands and spaces in or near these centres 
through Community Amenity Contributions (including CACs collected from rezoning in 
outer areas), through building spaces/lands negotiated during development approvals), 
partnerships with other agencies or public purchase. 

4. All new PA lands/spaces should be accessible by transit and preferably integrated with 
other community infrastructure. 
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5. Council supports partnership models for PA lands/spaces/uses that may include 
revenue sharing and/or longer term leases with non-profit cultural, arts, athletic, 
recreational, social or other community organizations in order to increase the stability 
and financial viability of these groups and to create enduring, long-term community 
benefits. 

6. More intensive use of existing PA lands is encouraged; and creative, flexible models of 
use that may involve co-location (several user groups within facilities) is supported. 

7. Council will undertake consultation with user groups and organizations that use or 
require public assembly lands prior to formalizing policy directions for Public Assembly 
lands. 

 

B.  Potential Change of Use or Repurposing of PA Lands 

1. Given the importance of community lands and facilities to the quality of life in the 
District, Council will consider the broader community interests as well as the 
neighbourhood effects of any proposed changes to land use or repurposing of Public 
Assembly (PA) zoned lands.  

2. Where potential change of use or repurposing of PA lands is being considered, lease of 
properties or reuse for other public purposes is preferred in order to provide for 
changing community needs in the long term.  Where this is not possible or practical, the 
criteria in item (3) will apply. 

3. The following principles and criteria will be used as a framework to evaluate proposed 
changes to public assembly lands1. This framework supplements the evaluation that is 
already undertaken as part of a rezoning or OCP amendment.  The following criteria are 
not intended to prevent changes to PA lands from taking place, but to ensure that any 
change is in the public interest and provides an overall benefit to the community. 

Any proposed change from the current public assembly use to another type of use, or to a 
different public assembly use, should: 

a) Fit with the overall land use directions and policies of the OCP and Town/Village 
Centres plans; 

b) Provide a rationale for potential loss of any public uses, and confirm that the current 
zoned use is no longer viable or needed within the neighbourhood; 

c) Provide an overall benefit to the community and immediate neighbourhood; 

d) Demonstrate that no public use or deficiency has been identified that requires use of 
the land in question (for example, public space/lands in or near growth centres);  

e) Demonstrate that no viable alternative public use(r) has expressed interest in 
acquiring or leasing the property for public purposes, or that repurposing of the 
building/site for another public use is not feasible;  

f) Identify impacts of the new proposed use on the neighbourhood, including loss of 
                                                           
1  Include portions of recommendations from  March 9, 2004 staff report 
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community uses and focal point, heritage and environmental impacts, and identify 
means of mitigating these impacts; 

g) Demonstrate that the long-term social, recreational, educational or worship needs 
currently provided by the site can be met within the local community through other 
available facilities or services, or, are no longer needed in the community; 

h) Demonstrate that any future redevelopment  is complimentary to surrounding land 
uses, except where off-setting community needs are provided as part of the new 
development (i.e. seniors, rental or affordable housing); 

i) Assist in providing replacement community services or facilities either on-site or 
alternative location; 

j) Complete a traffic impact assessment to determine potential impacts of increased 
traffic (including short-term parking or drop-off) at the site and adjacent 
neighbourhood, and identify means of mitigating traffic impacts; 

k) Undertake consultation and demonstrate support from general community; 

l) Result in no loss of playing fields, trails and other open space and recreational uses 
unless supported by the District of North Vancouver and North Vancouver 
Recreation Commission; 

m) Provide right of first refusal to DNV lands for properties that have high recreation 
value to the community (e.g. Playing fields); 

n) Identify any municipal investment on the site, including playgrounds, trails, field 
maintenance, sidewalks, roadways and other infrastructure and identify means of 
compensating for any losses; 

o) Identify effects on existing joint use agreements. 

 
4. Community Amenity Contributions (CACs) – where rezoning or redevelopment of public 

assembly land is considered: 

a) Property owners will be required to provide community amenities or financial 
contribution to the District in accordance with the District's CAC policy;  

b) CAC contributions will be directed to meeting community needs within designated 
centres or other areas with identified deficiencies;  

c) On-site community amenities may be accepted where they fulfill community needs 
and/or retain some or all of the original public use functions as part of the new use 
(for example, affordable/non-market housing, daycare or community meeting space 
as part of a new development will be considered as forms of community benefits); 

d) Density transfer or other incentives may be considered where there is a net gain in 
community services or amenities. 

 





Coverage (m2) FSR (m2)
Lot # Minimum Actual Variance Required Minimum Actual Variance Required Minimum Actual Variance Required Maximum Maximum

1 660.00 694.80 N/A 34 42.56 N/A 18 16.00 2.00 243.18 275.68
2 660.00 660.00 N/A 34 33.64 1.06 18 17.30 0.70 231.00 263.50
3 660.00 660.00 N/A 34 34.29 N/A 18 16.00 2.00 231.00 263.50
4 660.00 660.00 N/A 34 34.29 N/A 18 16.50 1.50 231.00 263.50
5 660.00 691.40 N/A 34 42.35 N/A 18 16.00 2.00 241.99 274.49
6 660.00 661.60 N/A 34 46.07 N/A 18 16.40 1.60 231.56 264.06
7 660.00 660.00 N/A 34 35.68 N/A 18 18.00 N/A 231.00 263.50
8 660.00 660.00 N/A 34 36.33 N/A 18 17.40 0.60 231.00 263.50
9 660.00 660.00 N/A 34 35.54 N/A 18 18.57 N/A 231.00 263.50

10 660.00 660.00 N/A 34 36.66 N/A 18 18.00 N/A 231.00 263.50
11 660.00 663.30 N/A 34 36.85 N/A 18 18.00 N/A 232.16 264.66
12 660.00 660.00 N/A 34 35.99 N/A 18 18.33 N/A 231.00 263.50

Open Space 1 683.60
Open Space 2 1810.00

Note

Depth: Lot 2
Frontage: Lots 1-6 & 8

Frontage (m)
Monteray Subdivision Data Sheet (RS-3 Zoning)

The following variances will be required: 

Lot Area (m2) Depth (m)



 

 
                                                                                                                                            a division of: 
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TREE RETENTION ASSESSMENT REPORT 
 

Report Date: September 17, 2014 Rev 1: September 26, 2014 

ACL File: 14301 

Project Details: Development Permit Application  
4353 Starlight Way, North Vancouver 

Prepared For: Attn.: Ryan Lucy 
Morningstar Homes 
2nd Floor, 946 Brunette Ave 
Coquitlam, BC V3K 1C9 

BACKGROUND 

Arbortech Consulting has been retained to undertake a detailed study of the existing trees at 
the above noted development project to determine their current condition, and to make 
preservation and protection recommendations in context to the proposed development. 
Related municipal bylaws or policies have been considered. Staff from this office visited the site 
on August 6 and 11, 2014, to inspect the trees and site conditions. The client has provided a 
topographic and tree location survey and the proposed lot layout plan for our reference.  

The purpose of this study is to determine the present (pre-development) condition of the existing 
trees for reporting purposes to the design team and the municipality, and to recommend tree 
retention, protection and removal strategies according to tree conditions findings and the 
anticipated construction impact and mitigation opportunities. The tree condition data and tree 
retention scheme is compiled herein and on the enclosures. This report should be read in 
conjunction with the attached reference documents. 

METHODOLOGY 

Tree inventory and analysis of the subject trees was performed using Arbortech Consulting 
standardized Visual Tree Assessment (VTA) procedures. Trees have been marked with a serial 
numbered tag as referenced in this report and on the attachments. Photos were taken and are 
used herein and/or kept on file. 

Our VTA includes the identification of the species, size and condition of the subject trees, 
including an inspection for outward signs/symptoms that indicate the presence of structural 
defect, health deficiencies, and growing site constraints that can affect the viability for 
retention. Detailed assessment such as aerial inspection, decay testing, root collar examination, 
root mapping and other techniques were not undertaken (unless noted), but may be beneficial 
in certain cases to determine the scope of observed defects. This study is not a Qualified Tree 
Risk Assessment (QTRA), however we have considered our findings of the health and structural 
condition of the subject trees in context to the proposed land uses in order to determine their 
suitability and viability for retention. 
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MORNINGSTAR HOMES 
SINGLE FAMILY SUBDIVISION – 4353 STARLIGHT WAY, NORTH VANCOUVER 
TREE RETENTION ASSESSMENT REPORT 

ACL FILE: 14301 
SEPTEMBER 17, 2014 

REV 1: SEPTEMBER 26, 2014 
 

TREE RETENTION ANALYSIS 

This subject site is comprised of a decommissioned school with existing building, landscape and 
related hardscape areas. 

The proposed development includes demolition of existing structures and creation of a 
subdivision consisting of single family lots and related road construction. The related construction 
works are expected to cause site changes that either directly conflict with existing trees, or will 
significantly alter the growing environment of them. This tree retention study considers our 
arboricultural assessment of the trees in conjunction with our expectations of the scope of 
impacts from; excavation, re-grading, hard landscape installation and other factors. 

Tagged Trees: The size, type and condition of the subject trees are detailed in the attached Tree 
Inventory and Assessment List. The locations and the designated treatment of the subject trees 
are detailed on the attached Tree Management Drawing.  

Tree Stand Counts: Certain native stands of trees were found to be in a condition that made 
them unsuitable for retention in the proposed land use, and a tree count was undertaken in lieu 
of a tree by tree location survey. The stand counts for each stand are as shown on the Tree 
Management Drawing, with total quantities as summarized below. 

The total quantity of On-Site trees considered on this project is: 

94  Tagged Trees (on-site and road frontage trees) 
plus  78  Untagged Alder and Cottonwood Trees 
Total  172  Trees within Development Site 

Table 1. Tree Retention and Removal Quantities by Condition  

CONDITION (considers health and structural assessment) Total Remove Retain 
UNSUITABLE  
A tree in very poor condition that is deemed not viable for retention in 
active land use areas due to pre-existing advanced health decline or 
significant structural defects. 

43 37 6 

MARGINAL  
A tree in poor to fair condition that has a pre-existing moderate rated 
defect that may affect its survival considering the proposed land use, 
or that could be considered for retention if the project design can 
accommodate the required protection zone, and conditional to 
certain special measures. 

46 29 17 

SUITABLE  
A tree in good or excellent condition with no overt or identifiable 
significant defects, and is well suited for consideration of retention if 
the project design can accommodate the required protection zone. 

5 4 1 

TOTALS 94 70 24 
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MORNINGSTAR HOMES 
SINGLE FAMILY SUBDIVISION – 4353 STARLIGHT WAY, NORTH VANCOUVER 
TREE RETENTION ASSESSMENT REPORT 

ACL FILE: 14301 
SEPTEMBER 17, 2014 

REV 1: SEPTEMBER 26, 2014 
 

On-Site Trees: 
Based on our tree conditions findings, our review of the current project design, and 
direction from the owner, we present the following tree retention and removal strategy 
and recommendations:  

1. Retain and Protect: 

Retain 24 trees within development lots, conditional to our standard tree 
protection guidelines (see Tree Management Drawing for details), and implement 
special measures noted, and maintain protection compliance for the entire 
duration of the project.  

 Tree # 691: Shared with the neighbouring owner to the south. Protect with 
measures as shown on the Tree Management Drawing. 

 Tree # 694, 695, 696, 697, 698, 699, 700, 701, 702, 703, 704, 705, 707, 708, 709, 
710 and 711: Located in open space areas and in rear yard areas not 
expected to be impacted by the proposed construction. Protect with 
measures as shown on the Tree Management Drawing. 

 Tree # 727, 728, 729: Located in rear yard setback outside of the building 
envelope and not expected to be affected by construction activity.  Protect 
with measures as shown on the Tree Management Drawing. 

 Tree # 731, 732 and 734: Located in open space area and within the creek 
setback. Those trees are not expected to be impacted by the proposed 
development and should be protected with measures as shown on the Tree 
Management Drawing. 

 Retain 35 untagged Alder/Cottonwood trees located within open space 
areas outside of the proposed development lots. 
 

2. Remove – Condition: 

Remove 70 trees deemed as unsuitable condition due to their current health or 
structural impairments. Many of these are located within open yard space of 
proposed lots, however they are not viable as landscape assets in this land use. 
Some of these trees are also in conflict with the proposed construction, and the 
condition of these trees does not warrant re-design to accommodate them. 

 Tree #’s 642-690, 692, 693, 706, 712 - 726, 735 and 736.  

 

Road Frontage Trees: 
The trees in the road frontages may be at risk of root or crown damage from construction 
activities, therefore protection measures and precautions are required. The minimum 
street tree protection requirements prescribed by the municipality may not be sufficient 
to protect the trees adequately, therefore we recommend compliance with the tree 
protection guidelines and any other special measures noted on the Tree Management 
Drawing.  

1. Refer to Municipality for Approval to Remove: 

Refer 2  municipal owned trees located in the road boulevard fronting the site 
that are either; in direct conflict with construction of new infrastructure for this 
project, or that are found to be in very poor condition. The municipality has sole 
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SINGLE FAMILY SUBDIVISION – 4353 STARLIGHT WAY, NORTH VANCOUVER 
TREE RETENTION ASSESSMENT REPORT 

ACL FILE: 14301 
SEPTEMBER 17, 2014 

REV 1: SEPTEMBER 26, 2014 
 

discretion on the treatment of their trees and may not approve removal. Revision 
to the design may be required to meet the municipal requirements, and tree 
replacement or monetary compensation may be a condition of approvals to 
remove municipal trees. 

 Tree # 641: Historically topped at 5m. Replacement leaders marm-formed and 
weakly attached; this is a permanent structural impairment. This tree may also 
conflict with proposed re-grading. 

 Tree # B: Located in the construction footprint of the new road.  

 

Off-Site Private Trees: 
Certain off-site trees that are located within influencing distance of this project are 
proposed to be treated as follows: 

1. Protect:  

Protect 14 off-site trees as detailed herein and on the Tree Management Drawing. 
Certain additional precautions may be recommended. 

 Tree #’s A, C, D, E, F, G, H, I, J, K, L, M, N and O. 

 

TREE REPLACEMENT 

Tree replacement requirements will be determined by the city in relation to their policies. These 
replacement trees must meet city requirements for minimum size at planting (i.e. 6 cm calliper 
for deciduous species and 3.5 m height for coniferous species). The tree replacement design will 
be specified others. 

SUMMARY RECOMMENDATIONS 
Long term tree preservation success will only be possible if the trees are protected to respect the 
alignments and restrictions of the Tree Protection Zones (TPZ) as detailed on the Tree 
Management Drawing attached. Considering the findings herein, the recommendations for the 
treatment of the existing trees within the proposed development are summarized as follows: 

1. Retain and Protect 24 trees within the subject site. 
2. Protection measures are required for 14 off-site trees within the subject property. 
3. Seek approvals from the municipality to allow the removal of 70 on-site trees plus 41 

untagged Alder/Cottonwood trees as per the details in the report sections above.  
4. Refer 2 trees to the municipality Parks Department for consideration of removal due to 

conflicts with the proposed construction or to bring the condition findings to their 
attention, and to receive direction as to replacement tree or other compensation 
requirements. 

5. Make provision for replacement trees to be planted within the development site, or if 
that quantity of trees cannot be accommodated on the site, then ensure compliance to 
alternative city requirements. 

6. Maintain compliance to the tree protection measures and/or implement other 
treatments specified for retention trees (on-site and off-site) during demolition, site 
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preparation and construction phases in compliance with the Tree Management Drawing 
and pursuant to municipal regulations and requirements.  

7. Undertake specified enhancement or mitigation treatments within or adjacent to TPZ 
including but not limited to; root pruning, soil enhancements, pruning to manage the 
health and structure of the tree, pruning for construction or land use required clearances, 
low impact site preparation or excavations for services, utilities, footings, foundations, 
retaining walls, driveways, patios, sidewalks or other hard landscape features. 

8. All applicable design drawings for this project should be coordinated to fully comply with 
the tree protection specifications as shown on the Tree Management Drawing 
(attached). Inclusion of this drawing and report in the project specifications is strongly 
recommended. 

9. All contractors, subcontractors and trades undertaking any scope of construction on the 
project in proximity to retained trees should be made aware of the restrictions and 
responsibilities for tree retention, any special measures required, and coordinate their 
work activities with the project arborist accordingly. 

 

CERTIFICATION 
Thank you for choosing Arbortech Consulting for your project needs. If there are any questions 
regarding this report, please contact the undersigned.  

I certify to the best of my knowledge or belief, that: 

 Staff from this firm has performed site inspection(s) on the date(s) as stated herein. 
 The observations are based on information known to the consultant at that time. 
 The statements of fact determined by the consultant are true and correct. 
 Certain unverified information supplied by the client may have been relied upon in 

determining the findings. 
 The findings herein are based upon the professional analysis of the consultant. 

 

 
Norman Hol, Consulting Arborist 
Direct:  604 813 9194 
Email:   norm@aclgroup.ca 

Qualifications: 
ISA Certified Arborist #PN-0730  

Qualified Tree Risk Assessor #0076  
Certified Wildlife and Danger Tree Assessor 

Land Survey Technologist 

Enclosures; Tree Inventory and Assessment List, Tree Management Drawing 

 

Assumptions and Limiting Conditions 

This report was prepared for and on the behalf of the client as addressed herein, and it is intended for their 
use in its entirety for the purposes of meeting conditions pertaining to applicable regulatory approvals, and 
for reference during the completion of the project. Arbortech Consulting shall not accept any liability 
derived from the partial, unintended, unauthorized or improper use of this report.  
Upon receipt of payment on account in full, this report will become the property of the client. 
This report is restricted only to the subject trees as detailed in this report. Except as stated herein, no other 
trees were inspected or assessed as part of the work related to the preparation of this report. Note that 
there may be other trees on the site that are not included, for example if the tree is undersize in relation to 



 

PAGE 6 OF 6 
 

MORNINGSTAR HOMES 
SINGLE FAMILY SUBDIVISION – 4353 STARLIGHT WAY, NORTH VANCOUVER 
TREE RETENTION ASSESSMENT REPORT 
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municipal requirements for reporting. For this reason, this report should not be used as a specification for 
reference in tendering site preparatory works such as land clearing and tree removal. 
The inner tissue of the trunk, limbs and roots, as well as the majority of the root systems of trees are hidden 
within the tree and the ground. Also, trees have adaptive growth strategies that can effectively mask 
defects. Tree assessment is limited to relying on the outward signs of defect and health issues that are 
indicators of the presence of defects. We use our training, experience and judgement, however it is 
possible that certain defects are not able to be identified. Arbortech Consulting cannot guarantee that a 
tree is free of defect. 
The accuracy of the locations of trees, property lines and other site features were not verified by Arbortech 
Consulting. We do not warrant that third party information as correct. Third party information provided to 
the consultant may have been relied upon in the formation of the opinion of the consultant in the 
preparation of this report, and that information is assumed to be true and correct.  
The use of maps, sketches, photographs and diagrams are intended only as a reference for the readers’ 
use in understanding the contents and findings of this report, and are not intended as a representation of 
fact. 
Approvals from a municipality and/or senior government agencies may be required in relation to certain 
recommendations and/or treatments provided in this report. The owner is responsible to make application 
for, pay related fees and costs for, and meet all requirements and conditions for the issuance of such 
permits, approvals or authorizations. 
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November 26, 2014 
 
 
DISTRICT OF NORTH VANCOUVER 
355 West Queens Road 
North Vancouver, BC 
V7N 4N5 
 
Attention: Casey Peters, Community Planner 
 
Dear Casey: 
 
Design & Objectives of the Proposal 
 
Morningstar Homes Ltd. is a member of the Polygon Group of Companies and is a fully integrated 
home builder specializing in high quality single family homes. Since 1999 Morningstar Homes has 
built over 1500 homes spanning over 32 projects.    
 
Vision for the Monteray Elementary School Site: 
 
Our vision for this site stems from our efforts to meet the parameters outlined in the District of North 
Vancouver’s letter to the North Vancouver School Board dated July 30, 2013, the feedback the 
School Board received from the May 29, 2013 and June 13, 2013 community conversations and the 
comments we recived at the March 6, 2014 open house.  Based on these parameters we propose a 
12 lot subdivision based on the RS-3 zone.   
 
This proposed subdivision meets the primary parameters identified by the District as it fits within the 
surrounding neigbourhood, responds to site conditions such as topography and exsiting natural 
features and retains key public uses such as a playground and pedestrian connectivity.   
 
1. Compatability with the surrounding neigbourhood: 

The site is bordered by single family homes on the North, West, South and East.  Our proposed 
plan represents an extension of the existing low density single family community that currently 
exists.  The following items highlight the main concepts we have used to maintain cohesion with 
the existing community. 
• We have proposed front loaded single family lots on the East side of Starlight Way.  These 

lots are similar to the lot typology that fronts the West side of Starlight Way.     
• We propose to extend the Monteray Avenue cul-de-sac east by approximately 65 meters.  By 

doing this we will maintain a single access point and the cul-de-sac for the neighbours to the 
West. 

• The site shares side yards with six neighbours.  We have been sensitive to these homes and 
have only sited new lots and houses next to two of the six homes.   

 

A POLY GO N AS SO CIATE  

https://www.google.ca/search?espv=210&es_sm=93&q=recived&nfpr=1&sa=X&ei=kGarUuKzNNLyoASkk4DQCQ&ved=0CC0QvgUoAQ


 
 
 
2. Consideration for site conditions such as topography and exsiting natural features: 

Development of this site is restricted by three main natural characteristics; the topography, a 
watercourse and the existing vegetation.  Our proposed plan responds to these challenges in 
the following ways: 
• The site slopes up by as much are 17 meters from the East to the West and by 20 metres 

from the South to the North.  Our proposed plan manages the East-West grade by splitting 
the site into two; the lots that front Starlight Way and the Monteray cul-de-sac extension.  By 
utilizing a walkout basement home on the lots that front Starlight Way we can use 7 meters 
of grade with minimal retaining walls or disturbance to the existing topography.  This will 
leave us with a very manageable grade change of 10 metres for the 65 metre Monteray cul-
de-sac extension.  By using walk out basement homes on the South and basement entry 
homes on the North, we can manage the North-South topography with minimal use of 
retaining walls in the rear yards. 

• As has been illustrated on the plan with an aerial photo overlaid; the building envelopes for 
most lots are located on existing building sites, parking lots or playing fields. 

• Our plan incorporates an open space on the Southwest corner of the site.  The open space 
functions as the riparian area for a watercourse on the neighboring site and provides an 
opportunity for tree retention.    

 
3. Retention of key public uses such as a playground and pedestrian connectivity: 

Stated as a priority in the DNV letter, our plan provides approximately 1,800 square meters of 
park (the DNV asked for 350 square meters) and pedestrian connections to Starlight Way, 
Monteray Avenue and Montroyal Boulevard.  Our proposed plan offers the following open spaces: 
• On the Southwest boundary we have provided a buffer to retain the trees and provided a 

setback from the watercourse the DNV identified in their letter.   
• On the Southeast boundary we have provided a walkway to maintain the existing pedestrian 

connection from site to Starlight way.   
• On the East portion of the site we have provided a park that will allow us to maintain the 

existing access to Montroyal Boulevard and build a playground.  
• On the South portion of the site we have an open space to offer a trail connecting Montroyal 

Boulevard and another opportunity for tree retention. 
 

Our proposed development represents an extension of the existing low density single family 
community in the area and an opportunity to retain key community asset such as the trail system, 
the playground and open space with some existing vegetation. The proposed development has 
received overwhelming support from surrounding neighbors and they have expressed a desire for its 
immediate commencement.    
 
Sincerely, 
 
MORNINGSTAR DEVELOPMENTS LTD. 
 
 
 
Ryan Lucy 
Vice President, Acquisitions and Development 
 

https://www.google.ca/search?espv=210&es_sm=93&biw=1920&bih=988&q=pedestrian&spell=1&sa=X&ei=RV-vUt6oH-X4yQGRrIHYAw&ved=0CCoQBSgA
https://www.google.ca/search?espv=210&es_sm=93&biw=1920&bih=988&q=connectivity&spell=1&sa=X&ei=WV-vUuSFKqmpyAGk8oGYBA&ved=0CCoQvwUoAA
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The District of North Vancouver 
REPORT TO COUNCIL 

 
 
January 6, 2015 
File: 08.3060.20/050.14 
 
AUTHOR: Casey Peters, Community Planning 
 
SUBJECT: PUBLIC INFORMATION MEETING – Morningstar Homes Ltd 
  4343 Starlight Way 
 
 
RECOMMENDATION:  
 
It is recommended that this report be received for information. 
 
SUMMARY:  
 
Morningstar Homes Ltd is holding a 
facilitated Public Information Meeting for 
an OCP Amendment, Rezoning and 12 lot 
subdivision of the Monteray School site 
located at 4343 Starlight Way.  
 
The staff report on the detailed application 
will include a summary of the input 
received at and after the Public 
Information Meeting.  
 
PUBLIC INFORMATION MEETING 
DETAILS:  
 
Date:  January 21, 2015  
Time:  7:00-8:30 pm 
Location: Braemar Elementary  

3600 Mahon Avenue 
  

 
 
 _____ 

Dept. 
Manager 

 
 
 _____ 

GM/ 
Director 

 
 
 _____ 

CAO 
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SITE AND SURROUNDING AREA:  
 
The site is designated in the District’s 
Official Community Plan as “Institutional” 
and the application is to amend the OCP 
designation for this site to “Residential 
Level 2: Detached Residential”.  
 
The current zoning of the site is Public 
Assembly (PA).  The proposal is to 
rezone the site to a Comprehensive 
Development Zone similar to the Single 
Family Residential 7200 Zone (RS3).  
 
PROJECT DESCRIPTION: 
 
The proposal is for a 12 lot subdivision 
with lots ranging in size from 660m2 to 
694m2 (7104 sq ft to 7470 sq ft).   Four lots will be accessed from Starlight Way and eight 

lots will be accessed 
from an extension of 
Monteray Avenue. In 
addition, two areas of 
Open Space are 
included in the 
proposal. 
 
Public Input:  
 
Notification has been 
distributed to a 75m 
radius from the site. An 
independent facilitator 
will oversee the 
scheduled Public 
Information Meeting. 
Public input and a 
summary of the 
facilitated public 
information meeting will 
be forwarded to 
Council in the staff 
report at the bylaw 
introduction stage.  A 
copy of the meeting 
notification package is 
attached. 
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Community Planner 
 
 

 
 
 

 

REVIEWED WITH: 
         

 Sustainable Community Dev.    Clerk’s Office   External Agencies:   

 Development Services    Communications    Library Board   

 Utilities    Finance    NS Health   

 Engineering Operations    Fire Services    RCMP   

 Parks & Environment    ITS    Recreation Com.   

 Economic Development    Solicitor    Museum & Arch.   

 Human resources    GIS    Other:   
         



MAIN STREET ARCHITECTURE
architecture      urban design       vision       collaboration

SUMMARY OF PUBLIC 
INFORMATION MEETING

Monteray Elementary Site - 4343 Starlight Way
Meeting held January 21st, 2015

prepared by:

Morningstar Homes Ltd. 
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1.0 OVERVIEW

To:
Casey Peters, Community Planner,
District of North Vancouver
cpeters@dnv.org

Ryan Lucy, VP Acquisitions & Development
Morningstar Homes Ltd.
rlucy@mstarhomes.com
 
From:
Jay Hiscox AIBC, Meeting Facilitator,
Main Street Architecture
Tel: 604-354-0397
e: jhiscox@shaw.ca

The following document summarizes the Public Information meeting held by Morningstar Homes Ltd.
on January 21st 2015.  The intent of the meeting was to share updated project information, and 
identify community questions prior to formal Public hearings relative to the property at 4343 Starlight 
Way, District of North Vancouver, BC. The project proposal is for a subdivision of the former Monteray 
School property into 12 single family lots, and designated parcels for amenity, creekside protection 
and access. 

2  COMMUNITY ENGAGEMENT AND INFORMATION DISTRIBUTION 

2.1 Meeting intent
The focus of the January 21 meeting was to provide updated project information and a venue to voice 
questions or concerns about the project. 

2.2 Information Distribution and Community Notification
To ensure that the community received updated information about the proposed project and 
notification of Public Information Meetings, the following information distribution methods were 
undertaken:

• Mailout delivery
• Community stakeholder notification
• Project Update brochure
• Display boards at Public Information Meeting
• Newspaper advertising
• Direct e-mail
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Map of distribution area:

2.2.1 Individual Property Owner notification: 
Handouts were delivered to all properties within a 75M radius prior to January 8th 2015.

2.2.2   Signage: 
Two signs outlining the proposed development were installed on the frontage of 4343 Starlight Way. 
One sign was placed on the east facing Starlight Way and a second sign to the West at the end of the 
Monteray cul-de-sac. The signs were inspected by DNV staff and accepted. 

2.2.3  Newspaper Notification: 
Morningstar Homes Ltd. placed public notice advertisements in the North Shore News January 14 and 
16 2015. A copy of the printed advertisement is shown overleaf.

2.2.4 Community Association:
In addition to the mailout list, Morningstar sent out information packages to local neighborhood 
associations to invite them to the meeting. 
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104 Ave 

Information packages are being distributed to residents within a 75 meter radius of the 
site. If you would like to receive a copy or if you would like more information, contact 
Ryan Lucy at Morningstar Homes at 604-521-0038 or Casey Peters of the Community 
Planning Department at 604-990-2387, or bring your questions and comments to the 
meeting. 

* This is not a Public Hearing. DNV Council will receive a report from staff on 
issues raised at the meeting and will formally consider the proposal at a later 
date. 
 

PUBLIC INFORMATION MEETING 
 
A redevelopment is being proposed for 4343 Starlight Way, to construct 12 
single family homes. You are invited to a meeting to discuss the project. 
 
Date:  Wednesday, January 21, 2015 
Time:  7:00-8:30pm  
Location: Braemar Elementary School,  
  3600 Mahon Avenue 
 
The applicant proposes to rezone the site from Public Assembly to single family  
zoning, to permit a 12 lot single family housing project.  
 

SUBJECT SITE 

NSN - Jan 16 2014
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REPORT TO COUNCIL 

 
 
January 6, 2015 
File: 08.3060.20/050.14 
 
AUTHOR: Casey Peters, Community Planning 
 
SUBJECT: PUBLIC INFORMATION MEETING – Morningstar Homes Ltd 
  4343 Starlight Way 
 
 
RECOMMENDATION:  
 
It is recommended that this report be received for information. 
 
SUMMARY:  
 
Morningstar Homes Ltd is holding a 
facilitated Public Information Meeting for 
an OCP Amendment, Rezoning and 12 lot 
subdivision of the Monteray School site 
located at 4343 Starlight Way.  
 
The staff report on the detailed application 
will include a summary of the input 
received at and after the Public 
Information Meeting.  
 
PUBLIC INFORMATION MEETING 
DETAILS:  
 
Date:  January 21, 2015  
Time:  7:00-8:30 pm 
Location: Braemar Elementary  

3600 Mahon Avenue 
  

 
 
 _____ 

Dept. 
Manager 

 
 
 _____ 

GM/ 
Director 

 
 
 _____ 

CAO 

Project handout - Front

Project handout - Rear
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2.3 Public Information Meeting- January 21st 2015

Morningstar Homes Ltd. hosted the Public information meeting on January 21 2015 at Braemar 
Elementary School, 3600 Mahon Drive, North Vancouver. The meeting was held from 7.00 - 8.45 PM.

The event included display boards illustrating key design elements for the project proposal. (Meeting 
photos below and overleaf) 
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The project team present at the meeting included:
-  Ryan Lucy, Morningstar Homes Ltd. 
-  Marcos Mogyoros, Morningstar Homes Ltd. 
-  Ron Rapp, Morningstar Homes Ltd. 
-  Robert Morse, Morningstar Homes Ltd. 
-  Deborah Callahan, Morningstar Homes Ltd. 
-  Lacey Lee Brass, Morningstar Homes Ltd. 
-  Mary Chan Yip, PMG Landscape Architecture
-  Declan Rooney, WSP Group 
-  Ryan Preston, Enkon Environmental 
-  Jay Hiscox, Main Street Architecture, Meeting Facilitator

DNV staff present at the meeting included:
-  Casey Peters, Community Planner, District of North Vancouver
  

A total of 29 people signed in to the meeting and 15 comment forms were returned. (Attached in 
Appendix C). An estimated total number of visitors to the meeting is 38 people. 

Based on the feedback received, all of the attendees had their questions answered and none 
appeared to have left with outstanding questions. A majority of visitors were supportive of the scheme 
as presented, and several comments noted that the project would be a welcome redevelopment for 
the former school site. Several visitors highlighted the derelict state of the school site as it has stood 
vacant, and the issues that have arisen from this situation. 

Questions fielded during the meeting included the following; 
- Several visitors emphasized community support for the proposal, and urged that it be 

completed as soon as possible. 
- Concern for vagrancy, overgrown bushes, other issues related to the site vacancy. 
- Concern regarding movement of construction vehicles, noise and vibration to adjacent 

properties.
- Support for scale of proposed lots and number of homes proposed, as very complementary 

to existing neighborhood layout / scale. Specific questions regarding re-grading of the site 
and creekside setbacks. 

- Several comments on a neighborhood petition that has been circulated in support of the 
project. Specific questions regarding trees to be removed, trees to be replanted.

- Comment on size of specific large trees along proposed open space. 
- Concern noted for removal of mature Cedar / Alders, support for removal of Cottonwood trees 

in same area. 
-  Others suggested to remove the Alders and Cottonwoods.
-  Suggested to use short growing street tree species.
- Concerns noted regarding drainage from the upper slopes flowing down to adjacent 

properties. 
- Support for traffic pattern [i.e. leave Starlight as is, no through traffic] 
- Suggestion to re-use old pathway for new undreground services as a means of limiting 

impact to trees on site.
- An adjacent neighbour suggested adding swings in the play area for their 12 year old.
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- Suggested to have lighting along the pathway as residents would be using the pathway 
connection from Starlight way to Montroyal Blvd to access the local bus.

- Two immediately adjacent neighbours questioned the removal of the asphalt at the existing 
cul-de-sac road end that was shown on the drawings. It was suggested that Morningstar 
should retain this as street parking bays for use during snowfall events.

- Specific question was asked if one side street parking could be accommodated for the new 
lots due to the same condition. This would be a challenge as driveways will not be as steep 
and could be used during snow periods. 

- Specific questions regarding measures to mitigate impact on views from across Starlight Way.
- Specific questions regarding parking signage and permitted parking on the street frontage.
- Specific questions regarding parking curb lengths at reconfigured cul de sac. 
- Questions regarding project timelines, expected construction completion. 
- Questions regarding building materials, design of planned homes.

2.4 Community Inquiries
Morningstar Homes Ltd. received 1 community inquiry via phone call regarding the project. 
Morningstar sent out 1 more information package that was requested.

2.5 Response to Public feedback
No changes are presently contemplated as a result of the Public Information Meeting. 
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APPENDIX A: DNV ProjEct INformAtIoN shEEt

 
 
 



  

Document: 2516799 

 
The Corporation of the District of North Vancouver  355 West Queens Road 

  North Van., BC  V7N 4N5 
 
 
 

FACT SHEET 
 
APPLICANT:  Morningstar Homes Ltd. 
 
SITE: Monterary School – 4343 Starlight Way 

 
PROPOSAL:  An OCP amendment, rezoning and subdivision application has been submitted 
by Morningstar Homes Ltd for Monteray School (4343 Starlight Way) for a 12 lot single family 
subdivision. The lots range in size from 660m2 to 694m2 (7104 sq ft to 7470 sq ft).   Four lots 
will be accessed from Starlight Way and eight lots will be accessed from an extension of 
Monteray Avenue. In addition, two areas of Open Space have been included in the subdivision 
plan. 
  
The property is designated in the District’s Official Community Plan as “Institutional” and the 
application is to amend the OCP designation for this site to “Residential Level 2: Detached 
Residential”.  The current zoning of the site is Public Assembly (PA).  The proposal is to rezone 
the site to a Comprehensive Development Zone similar to Single Family Residential 7200 Zone 
(RS3).  
 
MUNICIPAL REVIEW:  As part of the development review process, various municipal 
departments are reviewing the application to ensure compliance with municipal regulations.   
 
PROCESS:  The application process is designed to ensure that local residents who may be 
affected by a development are informed early in the process so that their comments, and the 
comments of the local Community Association, may be considered and incorporated into the 
proposal.  Following the Public Information Meeting, the project may be revised to reflect 
comments and concerns identified.  There will be an additional opportunity for public comment 
when Council considers the project.  Watch for the feature "District Dialogue" in the Sunday 
edition of the North Shore News for information on when this project will be considered by 
Council, or phone the Community Planning Department at 604-990-2387. 
 
If you have comments, please inform DNV Planning staff by completing the attached 
“Comments Sheet” at the Public Information Meeting or by forwarding it directly to the 
Community Planning Department by mail, by fax at 604-984-9683 or by email.  If you would like 
more information on this proposal, you are invited to call District of North Vancouver Planning 
staff at 604-990-2388 or email Casey Peters at cpeters@dnv.org. 

 

COMMUNITY PLANNING 
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COMMENT SHEET 
The District of North Vancouver 

 
 
PROPOSAL: Morningstar Homes Ltd 

Monteray School – 4343 Starlight Way 
Proposed 12 lot subdivision  

 
To help us determine neighbourhood opinions, please provide us with any input you 
have on this project (feel free to attach additional sheets): 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Your Name _____________ _____  Street Address_____________  ________________ 

 
The personal information collected on this form is done so pursuant to the Community Charter and/or the Local Government Act and 
in accordance with the Freedom of Information and Protection of Privacy Act. The personal information collected herein will be used 
only for the purpose of this public consultation process unless its release is authorized by its owner or is compelled by a Court or an 
agent duly authorized under another Act. Further information may be obtained by speaking with The District of North Vancouver’s 
Manager of Administrative Services at 604-990-2207.  

 
Please return, by mail, fax, or email by February 9, 2015 to: 

Casey Peters 
Tel:  604 990-2388 

District of North Vancouver - Community Planning Department 
355 West Queens Road, North Vancouver, BC V7N 4N5 

FAX:  604-984-9683 or Email: cpeters@dnv.org 
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RECOMMENDATION:  
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SUMMARY:  
 
Morningstar Homes Ltd is holding a 
facilitated Public Information Meeting for 
an OCP Amendment, Rezoning and 12 lot 
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located at 4343 Starlight Way.  
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SITE AND SURROUNDING AREA:  
 
The site is designated in the District’s 
Official Community Plan as “Institutional” 
and the application is to amend the OCP 
designation for this site to “Residential 
Level 2: Detached Residential”.  
 
The current zoning of the site is Public 
Assembly (PA).  The proposal is to 
rezone the site to a Comprehensive 
Development Zone similar to the Single 
Family Residential 7200 Zone (RS3).  
 
PROJECT DESCRIPTION: 
 
The proposal is for a 12 lot subdivision 
with lots ranging in size from 660m2 to 
694m2 (7104 sq ft to 7470 sq ft).   Four lots will be accessed from Starlight Way and eight 

lots will be accessed 
from an extension of 
Monteray Avenue. In 
addition, two areas of 
Open Space are 
included in the 
proposal. 
 
Public Input:  
 
Notification has been 
distributed to a 75m 
radius from the site. An 
independent facilitator 
will oversee the 
scheduled Public 
Information Meeting. 
Public input and a 
summary of the 
facilitated public 
information meeting will 
be forwarded to 
Council in the staff 
report at the bylaw 
introduction stage.  A 
copy of the meeting 
notification package is 
attached. 
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A POLY GO N AS SO CIATE  

 
 
 
November 26, 2014 
 
 
DISTRICT OF NORTH VANCOUVER 
355 West Queens Road 
North Vancouver, BC 
V7N 4N5 
 
 
Attention: Casey Peters, Community Planner 
 
Dear Casey: 
 
Re: Construction Staging and Traffic Management Plan 
 
Further to our meeting on November 05, 2014, to support our detailed application for the 
Monteray site, the following details are included in our construction staging and traffic 
management plan. 
 
All trucks entering and leaving the site will do so from Monteray Avenue. Additionally, all of 
the following will be done within the site: 

• Staging 
• Parking 
• Turning Movements 
• Loading 
• Unloading 

 
Apart from accessing the site, everything will be contained within the site. We trust that this 
summary satisfies the District’s concerns regarding construction stating and traffic 
management. 
 
 
 
 
Sincerely, 
 
MORNINGSTAR DEVELOPMENTS LTD. 
 
 
 
Ryan Lucy 
Vice President, Acquisitions and Development 



Project Timeline

Timeframe: January 2014 – 
January 2015
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Capilano Water Main Project February 2015

To continue providing clean, safe drinking water, Metro Vancouver is working 
on the design and construction of the Capilano Water Main Project which 
includes replacing an aging and seismically vulnerable water main, installing 
new valve chambers and connecting the new main to the existing system. The 
new main will deliver drinking water from the Capilano and Seymour watersheds 
to residents and businesses on the North Shore and across the region. 

Beginning mid-August 2015, a new 2-metre diameter water main will be 
constructed in sections under Capilano Road between Cleveland Dam Road 
and Edgemont Boulevard. 

To install the large main, the construction crew will move from north to south 
along Capilano Road, closing the road in 200-metre sections and detouring 
local traffic around each section.

Starting in February 2016, following water main construction, crews will 
construct a new valve chamber which will close a portion of Edgemont 
Boulevard east of Capilano Road for approximately three months. During this 
time, vehicle traffic will be re-routed to Ridgewood Drive.

When construction is complete, all sections will be restored and where possible 
additional improvements to the road will be made including a continuous 
bicycle lane and sidewalk upgrades.

Benefits to the community and region
• The water main that is being replaced is located in a seismically 

vulnerable area in Capilano River Regional Park. It needs to be replaced 
to eliminate the risk of ecological impacts and loss of water service in the 
event of an earthquake.

• The existing water main is old and has reached the end of its useful 
service life. 

• The new water main will be designed for a 100-year service life and will 
accommodate demand for the growing population in the region.

• This project is required to ensure the reliable delivery of drinking water to 
residents and businesses on the North Shore and across the region.

The Capilano Water Main Project will ensure clean drinking water continues to 
be delivered safely and reliably to the North Shore and the region. 
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Capilano Water Main Project Area



Committed to minimizing  
project impacts 
The Capilano Water Main Project is critical for the safe and 
reliable delivery of drinking water. However, we are sensitive 
to the impacts it will have and are taking steps to minimize 
them, wherever possible.

The construction schedule and methods have been 
designed to complete the work as quickly as possible while 
ensuring local residents and businesses receive a break from 
construction activities at night and on Sundays.

During construction hours of 7 am to 8 pm Monday through 
Saturday, the 200-metre section under construction will 
be closed to all vehicle traffic. Sidewalks along Capilano 
Road will be accessible to pedestrians and dismounted 
cyclists at all times. When a section is open at night, outside 
construction hours, there will be one lane open with traffic 
moving in one direction.

Metro Vancouver recognizes the closed sections will impact 
traffic and local access. A traffic management team will direct 
traffic and ensure detour routes are clearly marked and 
posted well in advance. The construction area will be fenced 
off and restricted to construction personnel.

Maintaining access for local  
residents and businesses
There will be times when local residents and businesses 
may not be able to directly access their property by vehicle 
when construction activities block driveways. The project’s 
Community Liaison Officer will work with residents and 
businesses in advance of construction to determine alternate 
options for access and parking. 

Whenever possible, local residents will be provided 
vehicle access to their property as long as it is deemed 
safe by the contractor. Emergency services will have 
access to properties at all times.

Keeping commuter traffic moving 
Detour routes for commuter traffic will be advertised in 
advance and signs will inform drivers of current closures and 
alternate access points. Metro Vancouver will also provide 
detour updates through the radio, website and social media.

To keep traffic moving safely and efficiently on detour routes, 
flaggers, signage and other traffic management tools will 
be in place to accommodate the temporary increase in 
traffic volumes during construction (see map on page 3 for 
Commuter Detour Routes.)

Schools on detour routes will be incorporated into the traffic 
management plan to support access for parents and school 
buses during drop-off and pick-up times.

Transit buses along Capilano Road will be re-routed to 
Ridgewood Drive and Highland Boulevard and then back to 
Capilano Road. Shuttle buses along Capilano Road will carry 
local residents to the nearest transit connection throughout 
the construction period.

New Capilano 
Water Main 

2 m (approximately 7')

Person Height 1.8 m
(approximately 6')

Example of a large diameter water main installation The new water main will be 2 metres in diameter
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Map of Capilano Water Main Project Construction and Detour Routes
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Aug. 2015 - Jan. 2016

Commuter detours in effect
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Capilano Road open to local traffic only
Aug. 2015 - Jan. 2016
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Working closely with 
the community
Metro Vancouver is working 
collaboratively with the community to 
listen to concerns and interests and 
ensure they are considered as part of 
project planning.

A Community Liaison Officer has 
been appointed to this project and 
is available to speak to residents 
and businesses about the project. 
During construction, the Officer 
will be available daily to ensure 
open communication between the 
community and the project team.

The project team has been working 
closely with the District of North 
Vancouver and its Community 
Monitoring and Advisory Committee 
as well as residents, businesses, 
schools and churches to identify 
impacts early in the process.

To share your comments or concerns 
with the project team:
Community Liaison Officer: 604-436-6986  
(Monday to Friday from 8:00 am to 4:30 pm)

Email: icentre@metrovancouver.org  
(Please include “Capilano Water Main Project”  
in subject line)

After-Hours Emergency: 604-451-6610

Website: www.metrovancouver.org  
(Search “Capilano Water Main Project”)

 @MVRoadWork

Metro Vancouver’s role in water supply
Metro Vancouver provides a reliable source of safe, high-quality 
drinking water to its member municipalities at a reasonable cost. This 
includes acquiring and maintaining supply, as well as treating, testing 
and delivering water to municipalities. In turn, the municipalities are 
responsible for conveying water to residents and businesses. 

Metro Vancouver uses a system of watersheds, dams, water mains, 
pump stations and reservoirs. To maintain the quality and reliability 
of these systems, and of the supply, improvements are constantly 
underway. 

Meet the project team
In February 2015, Metro Vancouver will host a series of meetings with the local 
community to introduce the project and hear directly from all residents and 
businesses adjacent to the construction route. These meetings are an opportunity 
for the project team to learn about special or unique circumstances that need to be 
considered in planning the construction schedule.

A public meeting will be held late March to introduce the project to the broader 
community, describe commuter detour routes and listen to feedback.

























 

 Schedule B.3. 
of the 

Administrative Memorandum 
 
 
Meeting Date:  November 26, 2013    Board    Board, in camera 
 
 
Topic (as per the   
Memorandum): Disposal of Real Property Bylaw No. 2013-2 Monteray Elementary School 
 
Narration:   
 

In the winter of 2004, the Board embarked upon the potential School Closure process for school properties 
identified as surplus to future needs, including Monteray Elementary School. 
 
In accordance with Ministerial requirements and Board Policy 610: School Closures (Permanent), public 
consultation included fair consideration of community input and adequate opportunity for the community to 
respond to the Board’s proposal to close the school permanently.  Public meetings were held, newsletters, 
notices, postings to the School District’s website and other communications, along with opportunity for written 
input, were also provided as part of the public consultation process.  Future enrolment growth in the District of 
persons of school age, as well as possible alternative community use for all or part of the school, were all 
carefully considered.  
 
Monteray Elementary School is in a residential location with limited demographics to draw upon for student 
enrolment.  The long-term demographics demonstrate that the Monteray Elementary School site will not be 
required for future educational purposes by the Board of Education. 
 
At the Public Board meeting of March 9, 2004, the Board of Education passed a Bylaw to close the Monteray 
Elementary School, effective June 30, 2004.  The school was officially closed on June 30, 2004. 
 
The school was leased to the Francophone Education Authority of BC, now EFIV, for several years but the 
building has been vacant since March 31, 2011. 
 
In the fall of 2010, the Board began a process towards the development of a long-term land management 
initiative that culminated in the Board’s approval of the Surplus Land Retention and Disposition Strategy in 
February 2011.  At its February 21, 2012 Public Meeting, the Board approved its Community Engagement 
Principles, Goals and Decision-Making Framework.  At the June 19, 2012 Public Board Meeting, nine 
Recommendations were approved by the Board to facilitate process decisions that provide for the future 
consideration of options, rather than as a final decision for the future use of the properties. The land 
management Guiding Principles were further revised and adopted, at the September 18, 2012 Public Board 
Meeting, to incorporate the primary themes identified through the Land, Learning and Livability community 
consultation process.  
 
On July 6, 2012, a Request for Proposals (RFP) was issued that included Monteray Elementary School, Keith 
Lynn School, Ridgeway Annex School, and Plymouth Elementary School.  Closing date for proposals was 
September 28, 2012.  The RFP generated no qualified proponents for the Monteray Elementary School 
property.  
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Schedule ..B.3… (continued) 
 
Narration (continued): 
 

On August 2, 2013 a new Request for Proposals (RFP) was issued soliciting proposals from parties interested 
in acquiring the former Monteray Elementary school site either by sale or long-term lease for the purpose of 
urban development.  The School District staff provided interested parties with a copy of the District of North 
Vancouver’s document that had been prepared to assist respondents in understanding the various items to be 
considered.  
 
The RFP closed on September 18, 2013 and at the October Public Board meeting it was announced that the 
Board of Education had identified Morningstar Development Limited as the lead proponent for the 
redevelopment of the Monteray Elementary School site, with negotiations to commence to determine the 
terms and conditions of an agreement of sale for the Board’s consideration. Morningstar’s proposal involves 
redevelopment of the site, therefore community input and consultation will take place through the Municipal 
process. Morningstar has expressed a sincere interest in engaging with the community, the District, and the 
School District. 
 
Based upon historical funding information, we will allocate the sale proceeds on a 50-50 basis between 
Restricted Capital and Local Capital.  We will be requesting that 100% of the proceeds, both Restricted and 
Local Capital, be applied toward funding the difference between the Seismic upgrade versus the full 
replacement of Argyle Secondary School.  The Board of Education would like to demonstrate its partnership 
with the Provincial Government and ensure that our schools address the educational needs, capacity, and 
functionality of a 21st Century Learning environment consistent with the BC Education Plan.    
 
Discussions with the District of North Vancouver have been ongoing throughout this process. The District of 
North Vancouver has been informed of the Board of Education’s intention to apply funds generated from the 
property toward a full replacement of Argyle Secondary School.  
 
The Board of Education submitted a request to the Ministry of Education for authorization to dispose of the 
Monteray Elementary School surplus property on March 14, 2013.  Approval for the disposition was received 
from the Ministry on April 4, 2013 (attached) and is conditional upon the transaction for the property being 
completed by March 31, 2014. An application for an extension of the disposition authority to March 31, 2015 
was submitted on November 1, 2013, and it is anticipated that the extension will be provided by the Ministry.   
Should we experience a delay in completing the terms of the purchase and sales agreement by March 31, 
2015, a further extension will be sought with the expectation that it will be provided by the Ministry.   
 
Negotiations with Morningstar Development Limited have been underway for the past month and we 
anticipate completing a purchase and sale agreement for the disposition of Monteray Elementary School 
imminently.  To continue the redevelopment process, the agreement must be signed before Morningstar 
Development Limited is able to commence their due diligence process.     
 
Fair market value (FMV) of the Monteray Elementary School site has been determined by an appraisal 
completed by Cunningham & Rivard Appraisals LTD. and has provided the basis of the negotiations for land 
value. Ensuring fair market value is key to one of our Guiding Principles: “obtaining maximum financial returns 
while pursuing creative, holistic solutions for broad-based community objectives of affordable housing, 
recreation, green space, childcare and other emerging community needs…with consideration of the Official 
Community Plans of the respective municipality.” 
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Schedule ..B.3… (continued) 
 
Narration (continued): 

 
It is recommended that the Board of Education authorize the Secretary Treasurer, on its behalf, to enter 
into an agreement to sell, and complete the sale of, the Monteray School and site to Morningstar 
Development Limited for a sale price of at least $6.38M, and on such other terms and conditions as the 
Secretary Treasurer may consider reasonable and in the best interests of the Board of Education. 

 
Attachments:  

School District No. 44 (North Vancouver) Disposal of Real Property Bylaw No. 2013-2 Monteray 
Elementary School 
Ministry of Education - Disposal of Land or Improvements/Monteray Elementary School 

 
 
RECOMMENDED MOTION: 

 
that School District No. 44 (North Vancouver) Disposal of Real Property Bylaw No. 2013-2 Monteray 
Elementary School be read a first time; 
  
that School District No. 44 (North Vancouver) Disposal of Real Property Bylaw No. 2013-2 Monteray 
Elementary School be read a second time; 
 
that School District No. 44 (North Vancouver) Disposal of Real Property Bylaw No. 2013-2 Monteray 
Elementary School  be read a third time, passed and adopted. 

 
Procedural Note: 
(per section 68(4) of the School Act) the Board may not give a bylaw more than two readings at any one meeting unless the members of 
the Board who are present at the meeting unanimously agree to give the bylaw all three readings at that meeting  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Approved Public Board Meeting Minutes from November 26, 2013 
 
 
B.3. Disposal of Real Property Bylaw No. 2013-2 Monteray Elementary School 

 
Following an introduction by the Chair, Secretary Treasurer Georgia Allison provided background 
highlights concerning the closure of Monteray Elementary School due to declining enrolment and limited 
demographics to draw upon for future student enrolment. At its public meeting of March 9, 2004, the 
Board passed a Bylaw to close Monteray Elementary School effective June 30, 2004.  The school was 
officially closed on June 30, 2004 and was subsequently leased to the Francophone Education Authority 
of BC, now Ecole Francaise de Internationale Vancouver (EFIV), for several years.  The building has 
been vacant since March 31, 2011. 
 
Commencing in the fall of 2010, the Board generated and formalized a process towards the development 
of long-term land management strategies and the approval of the Surplus Land Retention and Disposition 
Strategy (February 2011), the Community Engagement Principles, Goals and Decision-Making 
Framework (February 2012) and Guiding Principles (Revised September 2012) in long-term land 
management.  
 
A Request for Proposals (RFP) was issued in July 2012 that included Monteray Elementary School, 
Ridgeway Annex, Plymouth Elementary School and Keith Lynn Alternate Secondary School. The RFP 
generated no qualified proponents for the Monteray property. On August 2, 2013 a new RFP was issued 
soliciting proposals for either the sale or long-term lease of the site for the purpose of redevelopment.  As 
an addendum to the RFP, the District of North Vancouver prepared a document to assist respondents in 
understanding the various items to be considered by the municipality as well as the site’s topographical 
challenges. At its October 22, 2013 public meeting, the Board identified Morningstar Development Limited 
as the lead proponent for the redevelopment of the Monteray Elementary School site and negotiations 
have taken place to determine the terms and conditions of an agreement of sale for the Board’s 
consideration. Morningstar’s proposal involves redevelopment of the site, therefore community input and 
consultation will take place through the municipal process. To continue the redevelopment process, the 
agreement must be signed before Morningstar Development Limited is able to commence their due 
diligence process.  
 
The Ministry granted the disposition (Disposal of Land or Improvements Order M193/08) of the property 
on March 25, 2013. As the disposition of the site is conditional upon the transaction for the property being 
completed on or before March 31, 2014; an application to extend the disposition authority to March 31, 
2015 has been submitted to the Ministry. It is anticipated that an extension past March 31, 2015, if 
necessary, will receive approval. 
 
Based on historical funding information, the sale proceeds will be allocated on a 50-50 basis between 
Restricted Capital and Local Capital, and the School District will request that 100% of the proceeds be 
applied toward funding the difference between the Seismic Upgrade versus the full replacement of Argyle 
Secondary School. 
 
After appraisal, a fair market value has been determined for the site and it is recommended that the 
Board authorize the Secretary Treasurer to enter into an agreement on its behalf to sell, and complete the 
sale, of the Monteray Elementary School site to Morningstar Development Limited for a price of at least 
$6.38M.  
 
The Chair consulted with the Trustees who agreed to proceed directly to the comment section of this 
agenda item; where they provided their perspectives on the proposed disposition of Monteray.  

 
 
 



 

Moved by C. Gerlach 
that School District No. 44 (North Vancouver) Disposal of Real Property Bylaw No. 2013-2 
Monteray Elementary School be read a first time; 
Seconded by C. Sacré Carried 
 Opposed: B Forward, S Skinner 
 
Moved by M. McGraw 
that School District No. 44 (North Vancouver) Disposal of Real Property Bylaw No. 2013-2 Monteray 
Elementary School be read a second time. 
Seconded by C. Sacré Carried  
 Opposed: B Forward; S Skinner 
 
The Board unanimously agreed to proceed to a third reading of the bylaw. 

 
Moved by C. Sacré 
that School District No. 44 (North Vancouver) Disposal of Real Property Bylaw No. 2013-2 
Monteray Elementary School be read a third time, passed and adopted. 

 Seconded by L. Bayne     Carried  
        Opposed: B Forward; S Skinner 
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