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Meeting Information

Awareness-Raising 
Activities and Materials

On Thursday, October 5th the office of Ankenman Marchand Architects hosted a public 
information meeting regarding the preliminary design proposal for 6384 Bruce Street. 
Throughout the evening approximately 18 individuals visited composed of residents of the 
area, our planner and members of Council. This meeting was intended to gather feedback 
from neighbours as the project moves forward in the development process. The following 
outlines the format of the meeting as well as the primary feedback that we received 
throughout the process.

As per the standard requirements for public 
information meetings, an advertisement 
relating to the meeting details was 
placed in the North Shore News editions 
of Septermber 20th and 27th and is 
reproduced here. The advertisement 
included a brief description of the project, 
the public information meeting date, time 
and location as well as a link to the project 
website.

Public Infomation Meeting
LEGAL/PUBLIC NOTICES

LEGAL

BUSINESS SERVICES

EMPLOYMENT

Please
recycle
this

newspaper.

604-653-7851

LOOKING TO
FREE UP SOME

LegaL/PubLic
Notices

DEVELOPER’S PRE-APPLICATION MEETING*

Ankenman Marchand Architects are proposing to construct a 3-storey,
mixed-use building that includes four stacked townhouses and a small
daycare at 6384 Bruce St, West Vancouver.

We would like your input and are hosting a meeting for you to see and
understand our proposal BEFOREwe apply to the District.

Date: October 5th

Time: 6pm - 8pm

Location: West Vancouver Community Centre
in the Cedar Room

For more information, please visit www.6384brucestreet.com

*This is not aWest Vancouver District function, it is a pre-applicationmeeting.

WestVancouverDistrictCouncilmay receive a report fromstaff on the issues
raised at thismeeting andmay formally consider the proposal at a later date.

WAREHOUSE LIEN ACT
The following vehicles will be sold,
as per theWarehouse Lien Act;

1. The Following vehicle will be sold,
2006 BMW750i
VIN: WBAHN865X6DT61342
Registered owner: CrittendenMorash Jamie-Le
Debt amount as of August 21st 2023, $8,952.47.

2. The Following vehicle will be sold,
2007Mazda CX-9
VIN: JM3TB38Y070101432
Registered owner: Dhaliwal Farwinder
Debt amount as of August 21st 2023, $4,522.08.

3. The Following vehicle will be sold,
2015 Nissan Sentra
VIN: 3N1AB7AP0FL673632
Registered owner: Tia-Lynn Patricia Morgan
Debt amount as of August 21st 2023, $4,061.89.

4. The Following vehicle will be sold,
2006Mercedes C230
VIN: WDBRF52J96F801720
Registered owner: Bezhan Chkheidze
Debt amount as of August 21st 2023, $5,104.86.

If you have claim to a said vehicle,
please respond in writing by October 4, 2023 to:

Coquitlam Towing and Storage Company,
218 Cayer Street Coquitlam, B.C, V3K 5B1

APPLY NOW
with the QR code

or visit
pwtransit.ca
for more info

NOWHIRING
TRANSIT DRIVER &

WASH BAY ATTENDANTS

geNeraL emPLoymeNt office/cLericaL

Admin. Assistant

Busy local Notary is
looking for a dedicated
office assistant. If you like
helping people & will ing
to learn, join our team!
Will provide training.

Apply via
senjunotary.ca/jobs

MARKETPLACE

WaNted

CASH for your CLUTTER
I will pay CASH for your
UNWANTED ITEMS!

I specialize inRECORDS,
English Bone China &
Figurines, Collectibles,
Tools, Antiques, ETC

Rob • 604-307-6715

Heat pump for heat/ac included. Powered with
regular wall outlet plug. Ready for immediate use
as a mobile retail store or alternative office. L20ft
by W8.5ft by H6.7ft.
604-362-6180 $42K or best offer

MOBILE BOUTIQUE FOR SALE

busiNess oPPortuNities

Old Books Wanted. Also:
Photos Postcards, Letters,
Paintings. No text books or
encyclopedias. I pay cash.

604-737-0530

ADVERTISING POLICIES
All advertising published in this newspaper is
accepted on the premise that the merchandise
and services offered are accurately described
and willingly sold to buyers at the advertised
prices. Advertisers are aware of these
conditions. Advertising that does not conform
to these standards or that is deceptive or
misleading, is never knowingly accepted. If any
reader encounters non-compliance with these
standards we ask that you inform the Publisher
of this newspaper and The Advertising
Standards Council of B.C. OMISSION AND
ERROR: The publishers do not guarantee the
insertion of a particular advertisement on a
specified date, or at all, although every effort will
be made to meet the wishes of the advertisers.
Further, the publishers do not accept liability
for any loss of damage caused by an error or
inaccuracy in the printing of an advertisement
beyond the amount paid for the space actually
occupied by the portion of the advertisement
in which the error occurred. Any corrections
of changes will be made in the next available
issue. The North Shore Newswill be responsible
for only one incorrect insertion with liability
limited to that portion of the advertisement
affected by the error. Request for adjustments
or corrections on charges must be made
within 30 days of the ad’s expiration.
For best results please check your ad for
accuracy the first day it appears. Refunds
made only after 7 business days notice!

• Use a keyword. Start
y

sale, service offered or the
job title.

• Be descriptive. Give
customers a reason
to respond. Advertisers
have found that the
more information you
provide, the better the
response.

• Limit abbreviations.
Use only standard
abbreviations to avoid
confusion and
misinterpretations.

• Include price. Always
include price of the item
for sale.

• How to respond. Always
include a phone number
(with area code) and/or
street and email address.

Writing an
effective

classified ad
is easy when
you use these
time-tested
principles.

How to write
a classified ad
that works.

your ad with the item for

To place your ad call:

604.653.7851

TODAY'S PUZZLE ANSWERS

northshorenews nsnews.comA48 | WEDNESDAY, SEPTEMBER 20, 2023
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The project website was live from September 19th to October 17th, 2023 and it served to 
give details about the time, location and format of the meeting as well as briefly introduce 
the project. A feedback form was also available on the website to gather initial comments 
about the project and answer questions. The main landing page and additional contact page 
are reproduced below.
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Meeting Information

Presentation Boards

Meeting Space Location, Layout, Activities

The public information meeting was held in the Cedar Room of the West Vancouver 
Community Centre and ran from 6pm - 8pm using a drop-in format. Presentation boards 
were laid out in a circular fashion in the centre of the room and visitors, after being 
prompted to sign in at the front entry, were given clipboards and feedback forms to fill 
out as they circulated the presentation boards. Team members present from Ankenman 
Marchand Architects included Timothy Ankenman, Francois Marchand, Afshin Banafsheh 
and Cassandra Koechlin. 

Presentation boards displayed a wide range of information about the project including it’s 
site location and context, floor plans, 3D renderings, design considerations, project benefits 
and planning context. Presentation boards are reproduced below.

Welcome

C o n t i n u i n g  t o  c r e a t e  a r c h i t e c t u r e  t h a t 
e n h a n c e s  l i f e  a n d  t h e  e n v i r o n m e n t .

ANKENMAN  MARCHAND
A R C H I T E C T S

Welcome to our Public Information Meeting

This evening we would like to take this opportunity to:
1. Introduce the applicant team to the neighbours and surrounding community.
2. Share the applicant team’s development concept for 6384 Bruce Street
3. Provide information about the planning process and local development policies
4. Receive feedback from you, our neighbours.

Please

1. Help yourself to refreshments
2. Circulate the presentation boards 
3. Engage our team members and ask questions
4. Fill out a feedback form and return it to the labeled box

We’d like to begin this presentation by acknowledging that we are currently on the unceded traditional 
territory of the Coast Salish Peoples, including the Squamish, Tsleil-Waututh and Musqueam First 
Nations, who have inhabited this area since before recorded history. Thank you.
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Who are we?

AMA is an award-winning firm, experienced in a broad spectrum of architectural, urban design, and community planning 
projects. At AMA, fresh ideas are paired with technical skill, to produce award-winning results. Our multi-disciplinary 
team of architects, technicians and interior designers, finds thoughtful solutions to clients’ needs, using sustainable 
building practices and “Building Information Modeling” (3d modeling). Principals, Tim and Francois, challenge the team 
with interesting projects from micro-breweries & distilleries, to co-housing, sensitive heritage restorations, large scale 
resorts and floating homes - the more unique and technically challenging- the better! Aesthetically speaking, AMA 
takes a holistic approach to every project, with site-specific architecture that seamlessly relates the interior and exterior 
realms, and brings the client’s vision from abstraction to final completion. Our strengths are in quality of service and the 
form and function of the resulting architecture, regardless of budget.

Our Experience

AMA has a long track record of participatory planning work and community engagement. We understand development 
issues, and the effects poor quality development can have on communities. That’s why we take great pride in engaging 
with community stakeholders from the beginning of the design process. We call this our “grass roots” approach. This 
approach allows us to fully appreciate the specific opportunities and constraints a particular development will have on 
its surrounding environment as they relate to the neighbouring residents. We’d like to design this project in co-operation 
with the existing community to ensure the most liveable and appropriate development for all parties; maximizing the 
project potential.

Our Approach

Our most recent accolade includes being nominated 
for Western Living Magazine’s Designer of the Year 
Award 2023 in the Architecture category. This annual 
award celebrates excellence in several fields of design 
including Interior Design, Architecture, Industrial Design, 
Fashion, Landscape etc.. Nominees for each design 
category are recognized for their innovative body of 
work, fresh and forward-thinking designs, creative 
problem solving, and high quality execution of work 
through unique processes and techncial proficiency. 
It is an honour to be named amongst notable peers in 
our industry, and to have our many years of successful 
projects acknowledged by the panel of esteemed judges.

Our Recognition
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Site Context

Current Streetscape (not to scale)

6378-6380
Bruce St

6370-6372
Bruce St

6396 Bruce St Royal Ave

Map of Area Aerial with Rendering

The subject site is located at 6384 Bruce Street in the Horsehoe Bay 
neighbourhood of West Vancouver. The site is currently zoned RD-2 (Residential 
Duplex) and consists of one ageing duplex building. The site is surrounded by 
a commercial and mixed-use development to the north and west, residential 
(duplexes) to the east and south. There is also a large park directly south of the 
building.

The subject site is located within the “Village” sub-area of Horseshoe Bay which is 
envisioned in the Local Area Plan as an area full of mixed-use building forms and 
vibrant streetscapes (please see Board #8). Currently, the public realm on Bruce 
St is very poor, with ageing buildings that turn away from the street and high 
vegetation “walls” that isolate pedestrians- there is little to no activity or vibrance. 
The pedestrian walkway is also missing in many areas and will rely on future 
development of these sites for completion.

Subject Site

Bruce St

Mixed-Use / 
Commercial

Residential

Residential

Residential

Subject 
Site
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Project Overview

What is the project proposing?

D
W

UP

UP

UP

4' - 0" 522 sf
(8 x 65 sf = 520 sf min.) 

Groups use at offset times

435.41 SF
3-5 Year

439.88 SF
Infant Toddler

6' - 5 3/8"

EL
. 2

8.8
0'

EL. 29.20'

184.71 SF
Nap Room

4' - 11 1/4"

37.61 SF
Outdoor Storage

8 spaces x 40 sf 
= 320 sf

6' - 1 1/4"

EL. 29.20'

8 spaces x 40 sf 
= 320 sf

84.10 SF
Washroom

87.83 SF
Office

40.54 SF
WC

W

D

89.46 SF
Storage

C
hi

ld
 s

te
p 

to
 c

ou
nt

er
 

129.76 SF
Kitchen

Garbage

(2
.0

0'
)

0.
61

 m
(1

.0
0'

)
0.

3 
m

(8
.5

0'
)

2.
59

 m
(8

.5
0'

)
2.

59
 m

(8
.5

0'
)

2.
59

 m
(8

.5
0'

)
2.

59
 m

(2
.0

0'
)

0.
61

 m

(5
3.

75
')

SE
TB

AC
K

16
.3

8 
m

(5.12')

SETBACK
1.56 m

(4
.8

3'
)

SE
TB

AC
K

1.
47

 m

SMALL

SMALL

Gate

3.
4%

EL. 29.20'

4

4

2

2

A A

C C

D D

E E

B B

1

1

3

3

1' - 6 1/2"1' - 6 1/2" 21' - 4" 6' - 10"

8'
 - 

2"
3'

 - 
10

"
26

' -
 4

 1
/2

"
1'

 - 
1"

22
' -

 1
0 

1/
2"

5'
 - 

9"

3' - 0"

Short Term Bicycle Parking

3' - 0"

4'-0"

2'
-0

"

1'-0"

Cubby Area

Cubby Area

EL. 32.95'

Secure Bicycle 
Lockers (7)

10.50 SF
Elec

2.
7%

EL. 33.20'

EL. 32.92'

4.
3%

EL. 31.45'

(5.84')

SETBACK1.78 m

5' - 0"

4.
7%

3.
4%

EL. 30.57'

EL. 29.20'

EL. 31.08'

EL. 31.88'

EL. 32.95' EL. 32.95'

EL. 33.11'

3'
-0

"

(19.00')
5.79 m

(24.00')
7.32 m

(19.00')
5.79 m

(2
.0

0'
)

0.
61

 m

(7
.8

8'
)

2.
4 

m
(8

.5
0'

)
2.

59
 m

(8
.5

0'
)

2.
59

 m
(7

.8
8'

)
2.

4 
m

(1
.0

0'
)

0.
3 

m

(2
.0

0'
)

0.
61

 m

(21.31')
6.5 m

(16.08')
4.9 m

(16.08')
4.9 m

EV
EV

EV

EV

EL. 31.45'

3'
-0

"

Pl
ot

 D
at

e:

Drawing:All Drawings in this set to be read in conjunction with each other. 
Any errors or discrepancies to be reported to the Architect before 

commencing work.
Contractors are responsible to ensure that all work is executed to 

the requirements of the appropriate Building Code Authority.
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Daycare, Horseshoe Bay

6384 Bruce Street

Author Checker

BICYCLE PARKING

Secure Bicycle Parking

1.5 per dwelling (Townhouse or Apartment)
0.3 per 100m2 (Commercial)

1.5 spaces x 4 units = 6 spaces
0.3 per 100m2 x 2 = 0.6 or 1 space

Total: 7 spaces (6 Res + 1 Comm)

Short Term Bicycle Parking

0.2 per dwelling (Townhouse or Apartment)
0.4 per 100m2 (Commercial)

0.2 spaces x 4 units = 0.8 or 1 space
0.4 per 100m2 x 2 = 0.8 or 1 space

Total: 2 spaces (1 Res + 1 Comm)

Gross Floor Areas

Name Area (ft2) Area (m2)

Daycare 2168.35 201.45
Electrical Closet 20.92 1.94
LEVEL 1 2189.28 203.39

Level 2 - Unit A 942.99 87.61
Level 2 - Unit B 1153.45 107.16
Level 2 - Unit C 72.14 6.70
Level 2 - Unit D 99.79 9.27
LEVEL 2 2268.38 210.74

Level 3 - Unit C 1149.58 106.80
Level 3 - Unit D 1242.19 115.40
LEVEL 3 2391.77 222.20
Total Gross Floor Area 6849.42 636.33

Site Area: 6856.69 sq. ft. (637 m²)

Floor Area Ratio: 6849 sf / 6857 sf  = 1.00

N

Note: Secure bicycle room and mechanical room are 
excluded from Total Gross Floor Area calculations.

Lot Coverage: 2,483 sf / 6,857 = 0.36 or 36%

RESIDENTIAL UNIT COUNTS: Total number of units = 4
- 2 x 3 bedroom units - 2 x 2 bedroom units

PARKING REQUIRED:
Based on Zoning By - Law No 4662, Section 300 Multiple Dwelling Zones
Residential Units:
1 stall per Unit = (4 stalls)

Based on Zoning By - Law No 4662, Section 120.28 (3) (b) (i)
1 off-street parking space shall be provided for every 4 child care spaces; 
Commercial Daycare (2 Groups of 8 children) = (4 stalls) 

PROPOSED PARKING ON SITE:
Residential:
3 Regular Stalls
1 Small Car  
Total Residential Stalls Provided = 4

Daycare:
3 Regular Stalls
1 Small Car
Total Daycare Stalls Provided = 4

As less than 10 parking spaces are provided, no Disabled 
Parking Spaces are required. Small Car max 30%.

Site Plan

PARKING

Parking Proposed:
Based on Zoning By - Law No 4662, Section 300 Multiple Dwelling Zones
Residential Units:
1 stall per Unit = (4 stalls)

Based on Zoning By - Law No 4662, Section 120.28 (3) (b) (i)
1 off-street parking space shall be provided for every 4 child care spaces; 
Commercial Daycare (2 Groups of 8 children) = (4 stalls) 

BICYCLE PARKING

Secure Bicycle Parking:
1.5 spaces x 4 units = 6 spaces
0.3 per 100m2 x 2 = 0.6 or 1 space

Total: 7 spaces (6 Res + 1 Comm)

Visitor Bicycle Parking

Total: 2 spaces

SITE INFO

Legal Description: 
Lot 3, Block 37, District Lot 430, Group 1, New Westminster District, Plan 
2103.
P.I.D. 014-048-990

Civic Address:
6384 Bruce Street, Horseshoe Bay, West Vancouver, BC, V7W 2G4.

DEVELOPMENT INFO

Zoning:
RD2 TO BE REZONED TO CD (Comprehensive Development). 

Proposed Use:
Mixed-Use Commercial Daycare & Residential Development

Proposed Density:
Total number of rental units = 4
- 2 x 3 bedroom units - 2 x 2 bedroom units

Proposed FAR:
6849 sf Total Area / 6857 sf  Site Area = 1.00 (1.2 Allowable)

Proposed Height:
3 storeys

The project proposes a 3-storey, mixed use building with a daycare on the ground level and four rental stacked townhomes above. Surface parking is located at 
the rear of the site with a single driveway lane access. The daycare is a 16-seat facility that will have a program for eight Infant/Toddlers and eight 3-5 year olds. 
The stacked townhomes consist of two 2-bedroom units and two 3-bedroom units ranging from ~950sf to 1350sf. The residential entries are located on the west 
side of the site off Bruce Street off an exterior stair, and the daycare entry is located on the east side of the site off Bruce Street.

The daycare takes up the entirety of the ground level and has a dedicated outdoor play area at the rear of the site. Landscape buffers are located to screen the 
parking area from the daycare outdoor play area and the common walkway that wraps around the building. More landscape buffers also screen the parking area 
from the rest of the lane, while a single driveway entry minimizes pedestrian disruptions along the laneway. 

The residential entry is located on the west side of the site, and individual unit front doors are accessed from an exterior stair, under which is located secure 
residential bike storage. The residential units are oriented to point north and south and feature spacious decks off the living areas. 

Daycare Entry

Daycare Outdoor Play

Parking

Bruce Street

Lane

Residential Entry
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Project Overview

Design Concept: Missing 
Middle Housing

“Missing middle housing” refers to a range of housing options that fall between 
traditional single-family homes and large apartment buildings. This category 
includes duplexes, triplexes, townhouses, and small apartment buildings, often 
with multiple units in a single structure. Missing middle housing is important 
because it addresses several pressing urban challenges. It promotes housing 
affordability by offering more diverse and moderately priced options, fostering 
inclusive communities by accommodating a variety of household sizes and 
income levels, and it supports sustainable urban development by reducing sprawl 
and promoting efficient land use. This type of housing can help create more 
vibrant, walkable neighborhoods while meeting the housing needs of a growing 
population.

Daycare

Stacked Townhome 1

Stacked Townhome 2

Stacked Townhome 3

Stacked Townhome 4
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Project Overview Who is this housing for?

The proposal includes 4 two and three-bedroom stacked townhome units ranging from ~ 950sf to 1350 sf. The stacked townhome typology 
allows individual units to have their own front door with internal stairs connecting each unit to the ground level. With smaller unit sizes, the 
proposed housing will allow for increased affordability relative to the existing housing stock of West Vancouver which primarily consists of 
large and expensive single-family homes. Smaller units, such as the proposed, allow opportunities for young families to stay in or relocate 
to West Vancouver, for adult children to stay close to their families where they grew up, and for young professionals to establish themselves 
in the community or live close to where they work. 

Lack of housing choice and options combined with alarming unaffordability negatively impacts the skewed demographics of West 
Vancouver with an aging population. It also affects local economic conditions where middle income earners in jobs critical to the community 
(firemen, policemen, teachers etc.) cannot afford to live in West Vancouver and where local businesses struggle to attract and maintain 
employees critical to their survival and growth. 

What is the importance of Rental Housing?

Housing choice and diversity is the key to resilient and vibrant communities. As housing prices are increasingly growing out of reach 
for many residents, rentals are often seen as the key to providing affordability. The narrative of around rental is also changing. With the 
advantages of no maintenance fees, repairs or property taxes, predictable monthly payments and no downpayments: our perception of 
rental is evolving to be seen as not just a compromise but as an equal (and sometimes better) alternative to home ownership. As the needs 
and lives of our communities change, rental housing is key to ensuring every member of a community are in a position to thrive.

Purpose-built rental housing removes the instability surrounding occupying someone else’s unit and is consistently shown to have more 
affordable rates than investor-owned condos. Over the years, West Vancouver has seen a persistent trend of private apartment vacancy 
rates much lower than the healthy rate of 3%, signalling the existence of a major gap in the supply of rental housing. 

“37% of residents surveyed have 
family or friends who had to move 
from West Vancouver due to a 
lack of housing options.”

Over 50% residents surveyed 
said they are pessimistic that 
they will be able to find the right 
housing in West Vancouver when 
they move .... Younger residents
are less positive.

For those looking to re-locate to 
West Vancouver, approximately 
29% would be interested in an 
apartment, 44% would be 
interested in a townhome and 
18% would be interested in a 
duplex.

What is the “Vital Signs Report”?

Commissioned by the West Vancouver Foundation, the Vital Signs Report measures 
community vitality and well-being. Combining quality of life indicators with explanations, 
comparisons and examples, Vital Signs creates a snapshot of the community and the 
people who live here, providing a tool for discussion, planning and action. The 2016 
Vital Signs Report provided a snapshot of what was happening in West Vancouver in 
10 different areas including housing affordability and diversity and the findings indicated 
West Vancouver’s persistent problem in adequate and affordable housing options.

“Adequate and affordable housing is fundamental to not just individual health and well-
being, but also to the health and well-being of the whole community. It is a key factor 
in determining  whether West Vancouver is a place where everyone feels they can 
contribute and belong. When housing affordability and availability become a significant 
challenge for so many, it adversely affects the diversity and resilience of community.” 
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Project OverviewWhy are we proposing a childcare facility?

What the District of West Vancouver 
Child Care Action Plan (2021-2031)?

There is a childcare crisis in British Columbia with a shortage of spaces affecting families across the province including in the 
District of West Vancouver. Not only is there an alarming deficit of childcare in West Vancouver, but broken down by area, the 
neighbourhood of Horseshoe Bay has the least number of childcare spaces per 100 children, across every age group, than any 
other area of West Vancouver. Our proposal of a 16-seat childcare facility will add much needed full-time spaces in an under-
served area of West Vancouver and will include 8 seats for infants/toddlers which is a historically underserved age group.

“Quality child care services are critical for the social and economic well-being of our 
communities. Research has confirmed the importance of child care to the economy, 
gender equality, social inclusion, healthy child development, and poverty reduction 
strategies.”

The Child Care Action Plan is a comprehensive initiative aimed at addressing the crucial 
role of quality child care services in our communities, which began in 2017 when a 
working group in West Vancouver embarked to develop a 10-year plan to enhance child 
care services. They conducted research, surveys, and analyzed best practices to develop 
concrete recommendations. The plan focuses on four strategic directions: increasing 
accessibility, improving affordability, enhancing quality, and strengthening partnerships. 
It recognizes the need for collaboration with higher levels of government and various 
stakeholders to bridge gaps in child care services for the overall benefit of the community.

Key Takeaways from the Child Care Action Plan

-  Create 863 new spaces over the next 10 years
-  Prioritize locating child care in new developments (especially   
 Residential and Commercial)
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Design Strategies
Varied Roofline
Varied roof heights and architectural details 
create visual interest.

Public Realm Enhancements
- Wide storefront windows and daycare use  
  on ground floor activates the streetscape.
- New landscaping along Bruce Street
- Covered pedestrian walkway

Landscape Buffers
Landscaping is used to create a buffer 
between the lane and the parking area and 
between the parking area and the daycare 
play area.

Material Palette
Thoughtful material palette expresses west 
coast influences with wood siding along 
with pops of green and orange that reflects 
Horseshoe Bay’s “quirkiness”.

Sensitive Site Planning
The daycare entry and residential entry are 
distinct and separated to opposite sides of 
the building.

Sensitive Site Planning
Single driveway entrance minimizes 
disruptions to public realm

Building Articulation
The building form responds to the angled 
geometry of the site.

Design features
Balcony guards features with nature 
inspired patterns in etched glass
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Planning Context

What is an OCP?

An Official Community Plan (OCP) is a local government bylaw that provides objectives 
and policies to guide decisions on planning and land use management within the area 
governed by the plan. The District of West Vancouver unanimously supported a new 
OCP (June 25, 2018) with a strong directive in their new polices to allow for smaller, more 
affordable infill homes under policy 2.1.7, which is what this proposal is responding to.

What is a Local Area Plan?
The Horseshoe Bay Local Area Plan and Design Guidelines (LAP) forms part of the 
District’s Official Community Plan (OCP). Its intent is to establish a framework to guide 
gradual and positive change that strengthens the identity (sense of place), livability, and 
success of this unique village and neighbourhood. The LAP outlines the long-range vision 
for Horseshoe Bay as a whole, and it provides more detailed regulations and guidelines 
to shape the form and character of new development. It further confirms a local and 
contextually-specific response to Districtwide OCP planning objectives around housing 
diversity, economic vibrancy, connectivity and mobility, environmental sustainability, and 
public spaces that support our social well-being.

How does this project align with the Horseshoe Bay LAP and other 
District Policies?
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Figure 3.3   Land Use Designations - Village

LAND USE DESIGNATIONS & POLICIES
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3.5  Village Designation
Horseshoe Bay’s vibrancy is best served by a mix of uses and range of building 

forms. New buildings will augment those existing in the Village by contributing to 

greater diversity. Village designations are listed by intended use and specify floor 

area ratio (FAR) and height:

3.5.1 Serving as the transition between the Neighbourhood and the retail and 

service centre of Horseshoe Bay, this designation supports the active use 

of the ground floor to shape the streetscape. New buildings within lands 

designated:

Village Townhouse

should be multifamily residential use with a:

density of 1.2 FAR and a height of 2-3 storeys; or,

density of 1.4 FAR and a height of 3-4 storeys with the inclusion of live-work 

and/or lock-off suites at street level.

3.5.2 Extending out from the intersection of Bay Street and Royal Avenue, this 

designation is the mixed-use building form that defines the Village. Active 

retail at the ground floor supports the vibrancy and livability of Horseshoe 

Bay. New buildings within lands designated:

Village Heart

should be commercial and multifamily residential use with a:

density of 1.75-2.0 FAR and a height of 3-4 storeys with commercial use at 

street level and residential above.

3.5.3 Connecting the shops and services of Sewell’s Marina with the Village 

Heart, this designation provides for housing with particular attention given 

to the relationship of buildings to Bay Street and the active waterfront. New 

buildings within lands designated:

Bay Street Residential

should be multifamily residential use with a:

density of 1.2 FAR and a height of 2-3 storeys.

LAND USE DESIGNATIONS & POLICIES

Figure 1. Village Townhouse Designation from 

Figure 2. Land Use Designation Map for Horseshoe Bay Village Sub-Area

The proposal meets the Village Townhouse land use designation by 
limiting the building height to 3-storeys and by proposing a 1.0 FAR 
which is below the allowable FAR of 1.2. 

The proposal of a daycare facility is consistent with district priorities to 
create new childcare spaces over the next 10 years and encouraging 
childcare facilities within new residential developments. Locating the 
childcare facility on the ground level will help bring new life and vitality to 
the streetscape.

How does this project align 
with the OCP?

The proposal aligns with several key OCP actions such as
•  Increasing housing units to meet a growing population
•  Creating more diverse housing types, sizes and costs (such as 

rental, and smaller units).
•  Supporting the dwindling demographic of young families who 

currently struggle to establish roots in West Vancouver, through 
family-oriented housing and the creation of more daycare spaces

• Supporting the dwindling demographic of young professionals who, in 
many cases, work in West Vancouver but cannot afford to live here.

• Support local existing businesses and the creation of future business 
by creating opportunity to attract much needed new employees with 
housing options they can afford.

(Right) Figure 3-6. 
Various excerpts from the 
West Vancouver OCP

Subject Site
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Planning Process

We are currently at Step 3 of the graphic to the right. This proposal consists of preliminary plans that have undergone generalized feedback 
from city staff. This preliminary public information meeting is an opportunity to connect with surrounding neighbours and residents of West 
Vancouver to receive feedback across all aspects of the project. Based on this engagement, the project team can move forward with the proposal 
incorporating public feedback and ensuring this project responds to the needs of the community it serves. 

Where are we in the planning process?
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Feedback Overview
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Key Benefits

Rental housing

The project proposes a small scale infill of a single lot. As opposed to large developments with complex land assemblies, small 
scale infill can provide gentle density while preserving the character and quirkiness of Horseshoe Bay.

Housing for families and young professionals

Sensitive infill

Childcare Facility

A 16-seat childcare facility helps to address the alarming deficit of childcare spaces experienced across West Vancouver and 
especially in the Horseshoe Bay neighbourhood.

Smaller, townhome units with 2 and 3 bedrooms provides housing choices suitable for young families and young professionals who 
struggle to establish themselves in West Vancouver amidst poor housing diversity and exorbitant prices. Housing diversity benefits 
residents at various stages of life.

The project proposes 4 rental townhome units which provides a housing tenure that is in high demand across West Vancouver. With 
critically low vacancy rates across the community, the creation of purpose-built rental units is important to meet this housing deficit.

Thank you

On behalf of all the team members and collaborators, we would like to thank you for your presence, 
participation and engagement with this proposal. By taking the time to contribute to a public discourse 

surrounding this project, you are helping us guide the design process and assisting us in shaping the potential 
redevelopment of your community. Please take a moment to fill out the feedback form and submit it to the 

labelled box or one of our team members.

Thank you for your participation

Feedback

The public feedback received during the public information process was gathered through 
feedback forms filled out in-person at the public information meeting and through the online 
feedback forms provided on the website. 

The website collected 125 page views from unique visitors and we received 16 (0 No, 15 
yes, 1 neutral) online feedback messages on the project. 

A total of 13 people signed in at the public information meeting and 12 (3 No, 9 Yes) in-
person feedback forms were collected. It is noted that closer to 18 people attended the 
public information meeting as not every person signed in nor provided a feedback form.
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Feedback in Opposition of Proposal

The following summarizes the major topics brought up in feedback forms that checked “No” 
to general support of the rental and daycare components of the proposal.

Parking
- Not enough parking for rental units
- Not enough parking for daycare

Site Access 
- Lane is one-way
- Access to parking for daycare drop-off may confuse some parents
- Streets around subject site are very busy

Building Access
- No elevator 

Building height
- Light and views blocked to neighboring residents as project is 3-storeys

Feedback Summary

Of the 28 total feedback forms received: 
24 were Supportive (86%)
[6 of the Supportive had suggestions for improvements (21% of total)]
1 was neutral (4%)
3 were non-supportive of the proposal (10%)

See Appendix A for the in-person feedback forms
See Appendix B for online feedback forms
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Feedback

Feedback in Support of Proposal

The following summarizes the major topics brought up in feedback forms that checked “Yes” 
to general support of the rental and daycare components of the proposal.

Rental 
- Large need for rental units for workers in West Van and workers at the ferry terminal
- Inclusivity

Density
- Needed for West Vancouver

Daycare
- Meets the needs of the community, access to qualified daycares
- Daycare outdoor space on the south side of the building for sun access
- Brings vibrancy to neighborhood

Height and Massing
- Appropriate, in keeping with largest duplex in neighborhood
- 3-storeys is appropriate could go 4-storeys

Architecture
- Playful colors
- Varied form and roofline

Planning Context
- Consistent with LAP
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Supportive Feedback Comments

The following is a summary of comments received from feedback forms that were supportive 
of the project but included suggestions for improvement.

- Rental could include 1 bedrooms for ferry workers
- No elevator no accessibility
- Could have clerestory windows facing north
- Consider overlook to neighbors with window placements
- Capacity of childcare spaces could be higher

Next Steps

Based on the summary of feedback we’ve received the project team has decided to include 
the following changes to the proposal:

- Revise the unit matrix from [2x 2-Bedroom and 2x 3-Bedroom] to [1x 1-Bedroom, 1x 
2-Bedroom and 2x 3-Bedroom] to respond to the need for smaller rental units including 
those that could benefit ferry workers

- Reduce the building height by lowering the top roof by 1’

- Reduce the glazing along the east property line to address privacy and overlook concerns 
to neighbours.

Timothy Ankenman 
Principal 
Ankenman Marchand Architects



Appendix A Appendix B

Appendix A
In-Person Feedback Forms (Personal information has been redacted)
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Appendix B

Appendix B
Online Feedback Forms (Personal information has been withheld)

I strongly support this project

My child currently attends a daycare operated by Simin Badr. This message is to support 
Simin Badr in opening another daycare in Horseshoe Bay. Having adequate access to 
childcare services is so important for parents and community.

Horseshoe Bay’s population is booming, especially with new zoning plans like the 
construction of row houses on Douglas Street. With this growth in mind, having a daycare 
would not only enhance the quality of life for HSB residents but also provide a sustainable 
solution that reduces the need for daily commuting. This project is a win-win for both the 
community and the environment!

The Horseshoe Bay community is growing fast, and there is definitely feeling the need for 
more daycare options. This project could be a game-changer, making life so much better for 
everyone there!

We do not have a Convention Centre in West Van. I think you mean the community center. 
Please get your info correct; misinformation does not instill confidence in the process. 
Regards

(Applicant team notes: this typo was fixed immediately upon receival of the comment. 
There was one instance of the typo and the correct address was displayed in multiple other 
locations across the website, as well as on the public notices and news ad)

Hi, I have been a resident of West Vancouver for the past 37 years. I am aware of 
the shortage in childcare facilities in West Vancouver and fully support the proposed 
development in Horseshoe Bay. I will be out of town on October 5th and can not attend 
the meeting. I am fully in support of the proposed development at 6384 Bruce St. West 
Vancouver.
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I will support.

I strongly support this project

Daycare space is on high demand and low supply. I like this project and fully support it. 
I encourage the DWV to fast track this project and similar projects to help with families 
like mine with their daycare demand.

I strongly recommend to build a daycare and townhomes in the neighborhood as it’s 
definitely needed for the kids and community. I hope this will get strong support by the 
neighborhood.

I am west van residence. One big issue for the family in that neighborhood is lack of 
child care center and daycare. we all hope the consider this matter in this new project.

Hello, I’m a resident of west Vancouver with young children. and I think it’s a great help 
for the community to have a childcare at horseshoe bay neighborhood as there is not 
any available there.

I think its a great idea. One thing parents need these days are more daycare services.

I love this project and strongly support it.

We need a daycare in this area please, there is no any daycare in Horsebay

I support project
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