Proposed: Official Community Plan Bylaw No. 4985, 2018, Amendment Bylaw No. 5451, 2026;
Zoning Bylaw No. 4662, 2010, Amendment Bylaw No. 5452, 2026; and Development Permit 25-099

Notice of Public Hearing
on June 9, 2026

6408 to 6418 Bay Street

To allow for a mixed commercial development with a Floor
Area Ratio (FAR) of 2.4 and a maximum building height of 5
storeys, rezone the site from C1 (Commercial 1) to
CD92 (Comprehensive Development Zone 92) to regulate
the land use and building envelope based on the proposal,
and regulate the form and character of the proposed
building and landscaping.

Public Information Binder

Please do not remove

———
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Proposed rezoning of 6408 to 6418 Bay Street
WHEN: 6 p.m., June 9, 2026

WHERE: Municipal Hall Council Chamber, 750 17th Street, and via electronic communication facilities

SUBJECT BYLAWS: A public hearing will be held regarding proposed: Official Community Plan Bylaw No.
4985, 2018, Amendment Bylaw No. 5451, 2026; and Zoning Bylaw No. 4662, 2010, Amendment Bylaw
No. 5452, 2026. A public meeting will be held concurrently.

SUBJECT LANDS: 6408 to 6418 Bay Street as depicted on the map

PROPOSED OFFICIAL COMMUNITY PLAN BYLAW NO. 4985, 2018, AMENDMENT BYLAW NO. 5451, 2026: would amend the
Official Community Plan (OCP) policies 3.5.2 and 3.6.15 within the Horseshoe Bay Local Area Plan (LAP) to allow for a mixed
commercial development with a Floor Area Ratio (FAR) of 2.4 and a maximum building height of 5 storeys.

PROPOSED ZONING BYLAW NO. 4662, 2010, AMENDMENT BYLAW NO. 5452, 2026: would rezone the site from C1 (Commer-
cial 1) to CD92 (Comprehensive Development Zone 92) to regulate the land use and building envelope based on the proposal.

PROPOSED DEVELOPMENT PERMIT 25-099: would regulate the form and character of the proposed building and landscaping.

ARTIST RENDERING OF PROPOSAL SUBJECT LANDS SHOWN BLUE

The public hearing and concurrent public meeting is your PARTICIPATE IN THE PUBLIC HEARING
opportunity to speak to Council if you feel your interests will 1. Speak in person
be affected by the proposed bylaws and development permit.

Municipal Hall Council Chamber. Persons may address Council
ATTEND THE PUBLIC HEARING AS AN OBSERVER during the public hearing for up to five minutes at a time.
1. Watch online 2
Visit youtube.com/@WestVanDistrict at the scheduled start
time of the public hearing.

. Speak via Zoom (electronic communication facilities)
Please call 604-925-7004 on June 9, 2026 to be added
to the speakers list. Instructions on how to participate are

2. Watch in person available at westvancouver.ca/ph.
Visit Municipal Hall Council Chamber at the scheduled

start time of the public hearing. Advance registration is 3. Provide a written submission

not required to attend a public hearing. * email: correspondence@westvancouver.ca
* mail: address to Legislative Services,
QUESTIONS? More information on the proposed bylaws, 750 17th Street, West Vancouver BC V7V 3T3
including staff reports and other supporting documents, may » drop box: address to Legislative Services; boxes located
be viewed at westvancouver.ca/news/notices and at Municipal at the north and west entrances to Municipal Hall

Hall from May 25 to June 9, 2026 during business hours, 8:30 a.m.
to 4:30 p.m., Monday to Friday, excluding statutory holidays.

CONTACT: Lisa Berg, Senior Community Planner
Iberg@westvancouver.ca | 604-925-7237

Written submissions must be received by noon on June 9, 2026
to ensure their inclusion in the public information package for Council's
consideration. To ensure a fair process, Council cannot consider
any submissions received after the public hearing has ended.

PLANNING, DEVELOPMENT, AND ENVIRONMENT SERVICES T
750 17th Street, West Vancouver BC V7V 3T3 | 604-925-7055 | planning@westvancouver.ca | westvancouver.ca west vancouver
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District of West Vancouver
Public Hearing on June 9, 2026

Re: Proposed: Official Community Plan Bylaw No. 4985, 2018,
Amendment Bylaw No. 5451, 2026; and
Zoning Bylaw No. 4662, 2010, Amendment Bylaw No. 5452, 2026
(6408 to 6418 Bay Street)

A public meeting will be held concurrently with the public hearing for the purpose
of allowing the public to make representations to Council respecting proposed
Development Permit 25-099 for 6408 to 6418 Bay Street

File: 1610-20-5451/5452 / 1010-20-25-099

REPORTS TO COUNCIL

RECEIVED AT
COUNCIL MEETING

REPORT TITLE REPORT DATED

Development Proposal for 6404 to 6418

Bay Street April 15, 2026 May 11, 2026 R-1

WRITTEN SUBMISSIONS

SUBMISSION AUTHOR SUBMISSION DATED
Redacted (On-Table) Undated C-1
Redacted (On-Table) June 1, 2026 C-2
Redacted (On-Table) June 2, 2026 C-3
D. Weiser (On-Table) June 2, 2026 C-4
D. Weiser (On-Table) June 3, 2026 C-5
D. Weiser (On-Table) June 3, 2026 C-6
Spirit Gallery (On-Table) June 3, 2026 C-7
Spirit Gallery (On-Table) June 3, 2026 C-8
Redacted (On-Table) June 3, 2026 C-9
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. COUNCIL AGENDA ’
:Engfzf Date: MIAH/NN//20PE ttem: /8L i
Dirgdto Municipal June 9, 2026 PH R-1

Manager/Deputy
Municipal Manager

I
DISTRICT OF WEST VANCOUVER R-1

750 17TH STREET, WEST VANCOUVER BC V7V 3T3

COUNCIL REPORT

Date: April 15, 2026

From: Lisa Berg, Senior Community Planner

Subject: Development Proposal for 6404 to 6418 Bay Street
RECOMMENDATION

THAT opportunities for consultation on the proposed Official Community Plan
amendment, with persons, organizations, and authorities, as outlined in the
report dated April 15, 2026, be endorsed as sufficient consultation for purposes
of section 475 of the Local Government Act.

RECOMMENDATION

THAT proposed “Official Community Plan Bylaw No. 4985, 2018, Amendment
Bylaw No. 5451, 2026” be read a first time.

RECOMMENDATION

THAT proposed “Zoning Bylaw No. 4662, 2010, Amendment Bylaw No. 5452,
2026” be read a first time.

RECOMMENDATION

THAT proposed “Official Community Plan Bylaw No. 4985, 2018, Amendment
Bylaw No. 5451, 2026” and “Zoning Bylaw No. 4662, 2010, Amendment Bylaw
No. 5452, 2026” be presented at a public hearing scheduled for June 9, 2026, at
6 p.m. in the Municipal Hall Council Chamber and via electronic communication
facilities, and that statutory notice be given of the scheduled public hearing.

RECOMMENDATION

THAT proposed Development Permit No. 25-099 be presented at a public
meeting scheduled for June 9, 2026, at 6 p.m. in the Municipal Hall Council
Chamber and via electronic communication facilities, to be held concurrently with
the public hearing scheduled for June 9, 2026, at 6 p.m. in the Municipal Hall
Council Chamber and via electronic communication facilities, and that statutory
notice be given of the scheduled public meeting.

west vancouver 0
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April 15, 2026 Page 2
Lisa Berg, Senior Community Planner

Subiject: Development Proposal for 6408 to 6418 Bay Street

1.0

2.0

3.0

Purpose

To present to Council a proposed Official Community Plan (OCP)
amendment, a rezoning, and associated development permit for 6408 to
6418 Bay Street (Appendix A) to facilitate a mixed commercial and hotel
project (Appendix B).

Legislation/Bylaw/Policy
Provincial Legislation

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

Official Community Plan

An amendment the Horseshoe Bay Local Area Plan, forming a part of the
OCP, is required to accommodate the proposal. See section 3.0 below.

Zoning Bylaw

The site is currently zoned C1 (Commercial Zone 1). A rezoning is
required to facilitate the proposal.

Council Strategic Objective(s)/Official Community Plan
2024-2026 Council Strategic Plan

The proposed mixed commercial and hotel development generally
supports Council’s Strategic Plan by contributing to a more vibrant local
economy (Objective 3.1-3.3) by supporting commercial activity and
providing visitor-serving amenities in Horseshoe Bay. The project also
aligns with mobility objectives (4.1, 4.3) through frontage, pedestrian, and
transit-supportive improvements, and can advance environmental goals
(1.1, 1.7) through application of the Step Code and EV-readiness. While
not directly referenced in the Strategic Plan, the development is broadly
consistent with Council’s direction to strengthen commercial centres,
support economic vitality, and improve the public realm.

Official Community Plan

Community-wide Directions within the Official Community Plan (OCP)
include policies to support economic development and visitor
accommodation within the community, including:

Policy 2.3.3: Enhance Horseshoe Bay Village Centre as a local and
regional destination with commercial land uses such as: a) Retail, service
and restaurants centred on the waterfront; b) Regional transportation
facilities; c) Visitor accommodation; d) Tourism and recreation; and e)
Secondary office use.

Policy 2.3.11: Incentivize hotel development and other major business and
employment creation opportunities through bonus density provisions in
appropriate locations.
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Lisa Berg, Senior Community Planner

Subiject: Development Proposal for 6408 to 6418 Bay Street

4.0
4.1

4.2

5.0
5.1

The Horseshoe Bay Local Area Plan (LAP) includes policies to support
economic development and visitor accommodation within Horseshoe Bay:

Policy 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 and a height of 3-4 storeys with commercial use at street level
and residential above.

Policy 3.6.15: Encourage provision of visitor accommodation where a
building or substantial portion of a building is used for lodging purposes
by: a) allowing this use in lieu of others; and b) considering an appropriate
ground floor design that remains compatible with the street character.

The site is located within the ‘Village Heart’ land use designation and the
proposal is subject to the general and sub-area guidelines found within the
LAP. A policy analysis is provided section 6.2 below.

Financial Implications
Community Amenity Contributions

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

District staff have reviewed the development proposal, considering the
proposed visitor accommodation and commercial uses. It was concluded
that a CAC is not applicable.

Infrastructure and Servicing

Staff confirmed through a utility modelling analysis that no offsite
infrastructure upgrades to sanitary or water services are required to
accommodate the proposal.

Development Cost Charges (DCCs) would also be applicable in
compliance with the District’'s Development Cost Charge Bylaw and Metro
Vancouver and Translink DCC Bylaws at the building permit stage. DCCs
fund upgrades or provision of infrastructure services resulting from
development.

Background
Previous Decisions
Not applicable.
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From: Lisa Berg, Senior Community Planner
Subject: Development Proposal for 6408 to 6418 Bay Street

5.2  History

Not applicable.
6.0 Analysis
6.1  Context

The site consists of three properties located at 6408, 6412 and 6418 Bay
Street, with a combined total site area of approximately 1,700 m?
(18,299 sq. ft.). It is a primary commercial corner site, bounded by Bay
Street to the north with Horseshoe Bay Park beyond, “Little Bay” lane to
the south, Royal Avenue to the east, and a commercial property to the
west. The site is relatively flat and is within the village context of
Horseshoe Bay (Figure 1).

Figure 1: Subject Site
The site is developed with existing one and two storey commercial and
office buildings with surface rear parking lots accessed from the lane. Bay

Street has a temporary asphalt sidewalk while Royal Avenue was recently
updated with a new sidewalk, street trees and gutter.

6.2 The Proposal

The applicant proposes to rezone the site to allow for a mixed-use
development with commercial units at street level and a 42-room hotel
above. The proposal consists of a four-storey building with a partial fifth
floor (amenity space) above an underground parkade and a proposed
Floor Area Ratio (FAR) of 2.4 (Figure 2 and 3).
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Subject:  Development Proposal for 6408 to 6418 Bay Street
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Figure 3: Render
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Building Design & Expression

The building is designed with an architectural expression emphasizing
horizontality through cantilevered balconies. The concept of the design
was inspired by a series of floating slabs with the incorporation of
greenery. On the balconies, taller planter walls alternate with lower walls
with more glazing to add variety and interest. Wood soffits bring warmth to
the building materiality, which includes board-formed concrete,
cementitious panels, wood shingles, glass guardrails and fabric awnings.
The building is designed with continuous pedestrian weather protection
along the ground floor fagade.
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Subiject: Development Proposal for 6408 to 6418 Bay Street

Ground Floor

The proposal incorporates a mix of retail uses including a larger space on
the corner for a restaurant to activate the corner of Bay Street and Royal
Avenue. The design incorporates large areas of operable storefronts that
will enable the restaurant to open along the sidewalk. The western retail
space is envisioned to house the Spirit Gallery that currently operates on
the site. Additional small scale retail spaces are provided for
neighbourhood-level services. On the Royal Avenue frontage, space for a
café is envisioned to serve hotel guests as well as the public. The hotel
lobby is located on Royal Avenue between the café and restaurant.

Levels Two & Three

The second and third floors provide 33 hotel rooms for visitors. Each hotel
room includes a large balcony with overhangs above to provide guests
private outdoor space with views to the bay to the north and with south
views overlooking a landscaped deck at the second floor. Amenity space
for hotel guests is provided on level two.

Level Four

The top level of the building contains 9 larger suites with five 1-bedroom
units and four 2-bedroom units. The suites are designed for flexibility and
management by the hotel as visitor accommodation with short- and
longer-term stays. This level is stepped back to reduce building mass
while providing generous outdoor decks for the north and east-facing
suites. South suites have access to balconies that overlook the
landscaped deck below along the lane.

Level Five (Partial Level)

A rooftop amenity space is provided for patrons of the hotel but would also
be available for use by the community that could provide for a hub for
events or gatherings. The amenity space is outfitted with outdoor seating
and patio areas, landscaping and trellis details, and a universal washroom
and storage integrated with the building elevator overrun.

Parking & Access

Vehicle access is via the rear lane (Little Bay) to an underground parkade
that is designed to include 43parking spaces, secure bicycle storage, and
other storage rooms. One accessible parking space is located on the
property at the lane, for a total of 44 parking spaces. The parking will be
managed by the developer for use by the hotel guests customers, and
staff.

In analyzing the proposed parking, for context, the zoning bylaw would
require approximately 66 parking spaces for a mixed-use commercial and
hotel building. While the proposal is for a total of 44 parking spaces, a
parking reduction is supportable based on the site context, a shared
parking strategy, transportation options, and the proposed uses.
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Horseshoe Bay functions as a compact commercial village with frequent
pedestrian activity, ferry connections, and established transit service. The
applicant submitted a Traffic Impact Assessment (TIA) which has been
reviewed and accepted by staff. It indicates that a share of the hotel
guests and commercial patrons are expected to arrive without a vehicle,
reducing peak parking demand. Stays are typically short-term with a high
parking turnover, allowing more efficient use of fewer stalls. Lastly,
commercial and hotel use typically peak at different times of the day. This
allows for the same parking supply to be shared rather than parking each
use independently at its maximum demand.

To ensure flexibility for the detailed building permit application stage’, the
proposed zoning amendment bylaw requires a minimum of 42 vehicle
stalls. The proposed reduced parking aligns with Horseshoe Bay’s
pedestrian and seasonal tourist orientation and transit service. The
proposal encourages active transportation while avoiding additional
excavation and issues related to the water table. ‘Back-of-house’ services
such as a loading and drop-off space, garbage and recycling rooms, and
electrical transformers (PMTs) are in the lane.

Public Realm

The proposal will deliver frontage improvements including a new sidewalk
and street trees on Bay Street. The mature street trees on Bay Street are
proposed to be replaced with a new row of street trees, subject to review
of potential underground service or street light conflicts. Parallel street
parking on Bay Street is proposed to be maintained, and the angle parking
on the north side of Bay Street next to the park would remain. One-way
west-bound traffic on Bay Street would continue, with a bicycle share-row,
and the corner bump-out that was installed by the District is to remain.

On Royal Avenue, as the District recently completed updates along the
frontage of the site including a new concrete sidewalk and street trees, the
applicant worked with the District to redesign and deliver updates to the
east side of Royal Avenue (the opposite side of the street from the
project). The proposed design includes improvement to the boulevard
including deletion of the separated bike lane and temporary planters and
expansion of the public realm for pedestrians (Figure 4).

' To accommodate the potential expended spatial requirements for mechanical equipment or
other necessary infrastructure for the commercial or hotel uses.
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Subject: Development Proposal for 6408 to 6418 Bay Street

o

Figure 3: Rendering of public realm on Royal Avenue
See Appendix G for the proposed development permit.
Policy Context & Response

An amendment to the OCP (Appendix E) is required to accommodate the
development as the applicant proposes:

e a Floor Area Ratio (FAR) of 2.4, which exceeds the FAR outlined in
the LAP with a range of 1.75 — 2.0 FAR; and

¢ a building height of 5 storeys to accommodate an amenity level,
which exceeds the building height outlined in the LAP with a
building height of 3-4 storeys.

A rezoning is required (Appendix F) to accommodate the proposal as site
is currently zoned C1 (Commercial 1). While C1 allows for general retail
use, the site is proposed to be rezoned to a Comprehensive Development
Zone (CD92) based on the proposal for a mixed-use development with
hotel use. To ensure flexibility and long-term viability of the development,
and in response to the comments provided by the Planning Committee,
the proposed CD92 zone for the site includes rental dwelling units as a
permitted use that would be restricted to be located only on upper floors of
the building.

Staff recommend support of the proposed OCP amendment and rezoning
as the proposed hotel and commercial spaces would directly support the
local business economy and strengthen Horseshoe Bay as a commercial
village. A well-designed mixed-use project will contribute to the
commercial vibrancy and street-level activity in the area, supports transit
ridership and tourism, and provides long-term municipal revenue via
property taxes and business licenses.
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Planning Committee

The proposal was considered by the Planning Committee at its meeting on
November 26, 2025, and the Committee passed the following motion:

THAT the Planning Committee support the application subject to further
review of the following items by staff:

1. Consideration to ensure the scale and massing of the development is
human scaled and relates to its Village context; and

2. Consideration for how the zoning and development permit are drafted
to ensure viability for the proposed uses to achieve the objectives for
HSB for the hotel use (e.g. design flexibility to allow for longer term
stay).

In response, and through feedback from the public and staff, the applicant
proposed refinements to the design:

1. The linear glass canopy has been replaced by fabric awnings, which
emphasize the pedestrian level and reduce the scale at the sidewalk.

2. Warmer materials have been brought down to grade, including a wood
shake texture that provides additional detail and interest, and highlights
the lobby entrance (Figure 4).

3. The smaller retail frontages incorporate recessed entries, helping to
create a finer grain along the sidewalk, and to further emphasize the
individual retail units.

4. Additional differentiation through colour and storefront detailing in the
southwest corner café and the corner restaurant is provided to
emphasize the series of individual retail shops and fit within the
surrounding neighbourhood scale and eclectic retail character.

In response to the Committee’s second recommendation regarding project
viability, it is proposed that the CD92 zone permit flexible visitor
accommodation use that would allow the developer/hotel operator the
opportunity to lease suites either on a nightly basis (traditional hotel use),
or for periods of times greater or less than 30 days. However, the CD92
zone would not allow for strata residential development.
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THE TIDES HOTEL

AT HORSESHOE BAY

Figure 4: Lobby Entrance on Royal Ave
6.3 Climate Change & Sustainability

The proposal promotes sustainability and low-carbon transportation
options (e.g., walk, bike and transit) and deploys transportation demand
strategies. With the site’s strategic location within the Village Heart of
Horseshoe Bay, the proposed development provides the opportunity to
connect to local pedestrian and transportation networks, including the ferry
terminal. It will utilize existing infrastructure such as roads, sewer,
stormwater drainage and water connections.

In general compliance with the District’s Building Bylaw and the
Sustainable Building Policy, the applicant has proposed to achieve: Step 3
+ ZCSC EL-3? for the ground floor commercial units and Step 2 + ZCSC
EL4 of the Zero Carbon Step Code for the hotel units on the upper floors.

6.4  Public Engagement and Outreach
Public Information Meetings

Prior to formal submission?, the applicant held a preliminary public
consultation meeting to gather feedback from the public on July 17, 2025.
Subsequently, upon formal submission of the rezoning application, the
applicant held another public information meeting in compliance with the
Development Procedures Bylaw on November 20, 2025. Summaries of
those meetings and feedback received by the applicant are attached as
Appendices C and D respectively and are available on the District’s
website. The feedback from the public was primarily supportive of the
proposal, citing benefits such as updated accommodations, improved

2 EL-3 is considered “Strong Carbon Performance” and in most cases will require decarbonization
of both space heating and domestic hot water systems or potential for full electrification of a
building.

3 In compliance with the Preliminary Development Proposal and Public Consultation Policy
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6.5

7.0
7.1

7.2

retail activity, and broader economic contributions to Horseshoe Bay.
Constructive and critical feedback focused primarily on the building’s
design character and architectural expression, and construction impacts.

Public Hearing and Notification

In compliance with the LGA and the Development Procedures Bylaw the
proposed bylaws are subject to a public hearing. Notice of the public
hearing will be given in accordance with the LGA requirements and District
procedures should the proposal advance.

Signage

The applicant has already installed a development information sign on the
property. Should the proposal advance, the applicant will be required to
update the sign with particulars about the public hearing and concurrent
public meeting.

Website

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

Conditions Precedent to Adoption

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

e Ministry of Transportation and Transit (MoTT) approval on the
rezoning bylaw as per section 52 of the Transportation Act; and

e Registration of a development covenant (to secure site servicing
and offsite boulevard and frontage upgrades).

Options
Recommended Option

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

Considered Options
Council may:

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

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

c) reject the application.
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8.0 Conclusion

Staff assessment of the application has concluded that the proposal is
appropriate and supportable based on relevant OCP policies. Specifically,
the proposal is generally consistent with the Horseshoe Bay Local Area
Plan development permit area guidelines, meets the intent of the “Village
Heart” Local Area Plan policy, and is supported by Council’s strategic plan
to support commercial vibrancy and visitor accommodation within the HSB
village and within proximity to the ferry terminal, public parks and transit
service.

Staff recommends that the proposed bylaws be given first reading and a
date for a public hearing and concurrent public meeting be scheduled.

Author:

Lisa Berg, Senior Community Planner

Michelle McGuire, Senior Manager of Current Planning and Urban Design

Appendices:
A. Context Map
B. Project Profile
C. July 17, 2025 Preliminary Public Information Meeting Applicant Summary
D. November 20, 2025 Public Information Meeting Applicant Summary
E. Official Community Plan Bylaw No. 4985, 2018, Amendment Bylaw No.

5451, 2026
Zoning Bylaw No. 4662, 2010, Amendment Bylaw No. 5452, 2026
Development Permit No. 25-099 (with schedules)

@
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APPENDIX B - PROJECT PROFILE

(at April 15, 2026)

Project 6408 — 6418 BAY STREET (TROLLS SITE)

Application File No. 25-099 (PDA02963)

Applicant Northwest Realty Inc on behalf of KM 8 Canada Holding Ltd
Architect Yamamoto Architecture Inc

Landscape Architect

M2 Landscape Architecture and Arboriculture

Site:

e Address 6408 Bay Street

e PID 013-115-251

e Legal Description LOT 12 BLOCK 34 DISTRICT LOT 430 PLAN 2103
e Address 6412 Bay Street

e PID 013-115-227

e Legal Description LOT 11 BLOCK 34 DISTRICT LOT 430 PLAN 2103
e Address 6418 Bay Street

e PID 014-049-376

¢ |_egal Description

LOT 10 BLOCK 34 DISTRICT LOT 430 PLAN 2103

Site Area (Combined)

1,700 m? (18,299 sq. ft.).

Existing Zoning

C1

OCP Policy Horseshoe Bay LAP Policy 3.5.2 “Village Heart” and 3.6.15
DPA Section 4 “General Guidelines” and Section 5 “Sub-Area
Guidelines”
Proposal To rezone the site to allow for a 5-storey mixed use retail and
hotel building with underground parking
Particulars Proposed Notes
Floor Area Ratio (FAR) |24
Building Height 19m Excludes elevator overrun and rooftop
mechanical equipment
Number of Storeys 5 4 storeys + partial 5th floor
Gross Floor Area 3,118.8 m?
(43,031.5 sq. ft.)
Number of Hotel Rooms | 42
Setbacks Om From all P/Ls
Parking 44 43 within underground parkade
1 accessible space at the lane
Bicycle Parking/Storage | 34 Complies
EV Charging Level 2 Complies

west vancouver
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6408-6418 BAY STREET
PUBLIC CONSULTATION MEETING

Engagement Summary Report
Date: August 8, 2025
Prepared for: Northwest Properties

Prepared by: Pooni Group




6408-6418 BAY STREET PCM

ENGAGEMENT SUMMARY REPORT

EXECUTIVE SUMMARY

In partnership with KM 8 Canada Holding, locally based Northwest Properties intends to submit an Official
Community Plan (OCP) amendment and a Zoning Amendment to the District of West Vancouver. The application
seeks to permit the development of a four-storey mixed-use building at 6408-6418 Bay Street in Horseshoe Bay.
The proposed building includes ground-level commercial space, two levels of boutique hotel with 33 rooms, and
a top floor with nine long-term stay accommodations.

To support the application and gather early feedback, the project team hosted a Public Consultation Meeting
(PCM) at Gleneagles Clubhouse on July 17, 2025. Information presented at the PCM was also made available
on the project website (StayatHorseshoeBay.ca). A comment form was available at the event and on the project
website from July 17 to July 27, 2025, allowing the public to share their thoughts on the proposal. A dedicated
project email was also provided as an alternative communication channel. Since the website launch, it has
recorded 339 unique visitors.

Approximately 115 people attended the in-person Public Consultation Meeting. While turnout was high and
the event prompted many conversations between attendees and the project team, fewer attendees chose to
provide written feedback, with 36 comment forms and three emails received. Overall, comment form responses
were generally positive, particularly in regard to the hotel components of the proposal. Many also offered
suggestions and ideas across a range of topics, reflecting thoughtful engagement with the project. Key themes
from the comment form feedback are summarized below:

e Village vitality and year-round activation: Desire for bringing new energy to Horseshoe Bay through
a hotel and new commercial spaces that serve both locals and tourists. (17 responses)

» Design compatibility and aesthetics: Several respondents noted the current design feels too
modern or boxy, urging a more “village-like,” West Coast, or Whistler-inspired look. (12 responses)

¢ Desire for local, non-chain businesses: Preference for unique, independently operated businesses-
like local restaurants, florists, art galleries, and gift shops- over national chains or repetitive business
offerings. (15 responses)

e Parking and traffic: Multiple responses highlighted the need for adequate public parking, drop-off
areas, and traffic management, especially given nearby ferry and tour bus activity. (9 responses)

e Support for hotel use, community-serving retail, and rooftop/public realm enhancements:
Many respondents supported the hotel as a much-needed addition for visitors to West Vancouver,
emphasized the importance of including practical local amenities such as a small grocery store, post
office, or pharmacy, and suggested rooftop or public realm features like a spa, restaurant, community
space, widened sidewalks, patios, and improved laneways. (27 responses)

¢ Height and view impacts: While the proposed scale was generally accepted, a few responses noted
concern about building height, loss of views, or shadowing. (5 responses)



6408-6418 BAY STREET PCM

ENGAGEMENT SUMMARY REPORT

¢ Desire to maintain village character per the LAP: Some respondents emphasized that the proposal
should align with the Horseshoe Bay LAP in terms of scale, character, and use mix. (7 responses)

* Project viability and momentum: A few participants stressed the importance of ensuring the project
is financially viable and desire to see it proceed without unnecessary delays. (4 responses)
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1. INTRODUCTION

A Public Consultation Meeting (PCM) was held on July 17, 2025, from 6:00 p.m. to 8:00p.m. at the Gleneagles
Clubhouse. Display boards were arranged throughout the space, presenting key information about the proposal.
Members of the project team were available to speak with attendees, answer questions, and discuss the project
in more detail. Attendees were invited to share their feedback by completing a comment form available at

the event, with additional opportunities to submit comments through the project website or dedicated email
address following the meeting.

For those unable to attend in person or who wished to take more time to review the materials, the project
website (StayatHorseshoeBay.ca) provided ongoing access to a digital version of the display boards. From July 17
to July 27, 2025, the comment form for submitting feedback was available on the project website.

The following report summarizes the 6408-6418 Bay St engagement activities, including:
¢ Community Notification
* Project Website {(online engagement)
¢ In-Person PCM
¢ Feedback Summary

¢ Conclusion
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A. Community Notification

The public was notified about the PCM in the following ways:
¢ Addressed Mailer; and

* Newspaper advertisement.

Both notifications shared similar information, informing the surrounding community about the development
proposal and the upcoming PCM. Contact information for the project team and details about the project
website were included in the notifications. i

Addressed Mailer '

On July 3, 2025, a total of 217 addressed mailers were distributed via Canada Post to residents and property
owners within a 100-metre radius of the site. The District of West Vancouver provided both the notification map
and the mailing address list used for distribution.

LLH O

Neison Ave

ass i Y

A copy of the notification mailer is included in
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Newspaper Advertisement
Two newspaper advertisements were published in the North Shore News to inform the public about the PCM on

July 9 and July 16, 2025.

A copy of the advertisement is included in

B. Project Website

The project website served as the central hub for information about the proposal. It allowed the public to

learn about the project, sign up for updates, and contact the project team directly. A digital version of the
display boards presented at the Public Consultation Meeting (PCM) was made available on the site and remains
accessible for ongoing reference. An online comment form was also provided during the active engagement

Launch and Updates
e July 3, 2025: The website’s landing page was updated with details about the upcoming PCM.

e July 17, 2025: The site was updated to include a downloadable PDF of the display boards and an
online comment form for public feedback.

e July 27, 2025: The online comment form was removed following the close of the comment period.
The display boards and contact information remain available for public review.

Engagement Traffic ,
From July 3 to July 27, 2025 {last day of engagement period), the website recorded 329 unique visitors.

Screenshots of the project website are included in

C. In-person PIM

Event Details

Date: Thursday, July 17, 2025

Time: 6:00 PM- 8:00 PM

Location: Gleneagles Clubhouse (6190 Marine Drive)

A total of 115 members of the public attended the in-person PCM.

=
o [-N
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PCM Attendance

The following individuals from the project team attended the July 17 in-person PCM. A District staff member
was in attendance and available to answer questions from the public.

Ownership Group (KM 8 Canada)

e Frank Aigner

¢ Gerald Schweighofer
Development Manager (Northwest Properties)
e Christoph Richter

¢ Kelly Richter

¢ Klaus Richter

e Stacey Silgailis

Architect (Yamamoto Architecture)
e Josie Li

¢ Taizo Yamamoto

Presentation Boards

Planning & Communications (Pooni Group)

Angela Chau
Blaire Chisholm
Maren Thompson

The presentation board headings, which are representative of the content presented, included:

e  Welcome

e Process Milestones

e Project Team

* Neighbourhood & Site Context
¢ Policy Context

s Project Vision

¢ Benefits to the Community

e Site Plan

e Qutdoor Space

A copy of the presentation boards is included in

14

Transportation & Parking
Design Concept

Design Concept
Elevations

Sections

Shadow Studies

Share Your Feedback
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2. FEEDBACK SUMMARY

Approximately 115 people attended the in-person Public Consultation Meeting. While turnout was high and
the event prompted many conversations between attendees and the project team, fewer attendees chose to
provide written feedback—36 comment forms and three emails were received.

Through this engagement process, the project team was able to inform the public about the proposal for the
site, address questions, and gather feedback.

The public was able to provide feedback in the following ways:
e Email: Ibere@westvancouver.ca (District of West Vancouver) or info@TidesAtHorseshoeBay.ca (project
team)

s In-person and online comment forms

Emails
The project team received three emails with feedback.

Themes of comments
e Design and village character: Two respondents noted the building looked too boxy or urban, urging the
use of timber, stone, and other materials to reflect Horseshoe Bay’s coastal character. (2 responses)
* Height and massing concerns: One respondent opposed the proposed four-storey height, citing
inconsistency with the Local Area Plan. (1 response)

* Hotel use and revitalization: Two respondents supported the hotel and its potential to bring-energy and
vibrancy to the village. (2 responses)

e Neighbour privacy concerns: A neighbouring property owner requested that upper-storey balconies not
extend fully westward to protect privacy. (1 response)

e Public realm and gathering space suggestions: One respondent suggested public space at the northeast
corner, including outdoor seating and First Nations art. (1 response)

o View and shadow impacts: One respondent raised concerns about blocked views and shadowing on the
adjacent park and playground. (1 response)

¢ Construction impacts and communication: One respondent asked to be kept updated and for business
operations to remain unaffected during construction. (1 response)

Copies of the email submissions can be found in

pPE 9
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Comment Forms

Total received: 36
Total support: 22
Total neutral/mixed sentiment: 14

The comment form consists of three questions. Key themes of comments are summarized for each question
below.

Q.1 The proposal aligns with the uses and height envisioned in the Local Area Plan and includes a four-
storey building with a mix of commercial, hotel, and long-term stay accommodation uses. To support this,
we're seeking a modest increase in density—from 2.0 to 2.32 FAR (Floor Area Ratio)— through an OCP
amendment. The building features step-backs on the second and fourth floors to reduce its visual impact
and maintain a village scale at street level. Do you have any comments on the proposed building scale,
density, or general design?

Themes of comments:

e Concerns about design compatibility and aesthetics: Many residents described the building as boxy,
modern, or lacking imagination, asking for a more “village-like,” West Coast, or Whistler-inspired design.
Several cited the Starbucks building as a good precedent. (14 responses)

o Desire to maintain village character per the LAP: Respondents referenced the Horseshoe Bay LAP and
its vision for 3.5 storeys, expressing concern that the current proposal deviates from the plan in terms of
height and massing. (6 responses)

e Concerns about height and view impacts: A few respondents felt that a four-storey building would block
views, impact neighbouring properties, or over-reach for the site. (4 responses)

e Support for hotel use specifically: While some noted concerns, many supported the idea of a hotel in
principle, highlighting Horseshoe Bay’s need for accommodations and vibrancy. (10 responses)

o Support for village vitality and year-round activation: Respondents welcomed the concept of replacing
surface parking or older structures with a well-designed project that enlivens the village core and
improves public-facing spaces. (9 responses)

¢ Need for project viability and momentum: A few respondents expressed support for increasing the
scale or density slightly if it would ensure the project’s financial feasibility and avoid delays or withdrawal.
(3 responses)

e Suggestions for rooftop/public realm uses: Several responses mentioned rooftop bistros, patios, or
public gathering spaces as welcome enhancements to the proposal. (4 responses)

e Requests for clarity or explanation: Some respondents asked for a clearer explanation of the FAR
increase or the long-term hotel/stay uses, and the number of hotel rooms that could be removed to
accommodate the permitted maximum FAR. (3 responses)

P8 o
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Q.2 We're still early in the process and open to ideas that reflect local interests. In addition to a corner
restaurant, a café, and the return of the Spirit Gallery, what other types of shops or services would you like
to see at the ground level?

(6 respondents did not answer Q.2 or indicated N/A)

Themes of Comments:

e Desire for grocery or convenience-oriented retail: Many respondents called for a small-scale grocery
store, produce market, or.general store serving local residents rather than tourists. (11 responses)

e Support for locally owned, character-enhancing businesses: Several people emphasized avoiding chains
and bringing in unique, non-franchise shops that reflect or enhance the charm of Horseshoe Bay. (8
responses)

e Appreciation for or requests to retain specific existing businesses: Multiple responses asked for Olive
and Anchor, the Spirit Gallery, or even Troll’s to remain or return in some form. (6 responses)

e Requests for restaurants and vibrant food options: Some responses highlighted the need for quality
dine-in restaurants, rooftop patios, bistros, and restaurants with patios that support Horseshoe Bay as a
destination. (7 responses)

e Interest in wellness or lifestyle-oriented uses: Suggestions included spas, nail salons, rooftop wellness
areas, and similar uses. (4 responses)

e Desire for practical services (post office, bank, bookstore, pharmacy, etc.): Several comments included
post offices, banks, bookstores, or dry cleaners to serve full-time residents. (6 responses)

e Concerns about redundancy or oversupply: Many explicitly noted there are already enough cafés, pizza
places, or dog groomers in the area. (6 responses)

e Suggestions for cultural or tourism-related amenities: Ideas included museum-style displays, BC
tourism offices, or shops showcasing local art and history. (3 responses)

e Calls for water-based business or marine uses: A few fespondents mentioned wanting to see diving
charters, boating services, or other sea-based retail opportunities. (2 responses) -

pg 11
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Q3. Do you have any other comments or suggestions about the proposal?
(16 respondents did not answer Q.3 or indicated N/A)

Themes of Comments:

¢ Support for revitalization and hotel use: Multiple respondents expressed strong support for the project
overall, viewing it as a way to activate Horseshoe Bay, provide needed hotel rooms, and create local
vibrancy. (6 responses)

¢ Desire to preserve or enhance village character: Several respondents stressed the importance of
maintaining the “village feel” in alignment with the Horseshoe Bay Local Area Plan. Suggestions included
learning from areas like Edgemont Village and being careful not to over-modernize. (6 responses)

* Design and architecture suggestions: Respondents offered constructive ideas such as rooftop amenities
(spa, multipurpose space), better massing articulation, and references to materials or design elements
used in The Sanctuary. (5 responses)

¢ Transportation and public realm improvements: Comments called for better planning around parking
{especially public or paid), drop-off areas for buses and taxis, and enhancements to sidewalks and patios.
One respondent questioned the practicality of bike lanes due to road width. (5 responses)

e Broader planning priorities: A few respondents questioned whether energy should be directed to this
proposal when other nearby developments remain incomplete or underutilized. (2 responses)

e Site-specific or operational ideas: Suggestions included moving the existing laneway house nearby,
preserving visual themes on the waterfront, and naming specific businesses they would like to see in the
area. (3 responses)

A transcript of the comment form submissions can be found in

l) g 12
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3. CONCLUSION

Overall, feedback from the Public Consultation Meeting was generally supportive with constructive suggestions.
Many respondents expressing support for introducing a hotel use and activating the village core year-round.
The proposal was appreciated for its potential to replace surface parking with a well-designed building and to
enhance public-facing spaces, though some participants raised concerns about height, massing, and design
compatibility with the Horseshoe Bay Local Area Plan. Attendees offered a range of ideas for ground-level uses,
including grocery or convenience retail, unique local businesses, and vibrant food options, as well as cultural and
marine-oriented amenities. Several respondents emphasized the importance of maintaining the “village feel”
while ensuring the project’s financial viability and timely delivery. All feedback received through this process will
be carefully reviewed and considered as the proposal advances through the planning and approvals process.

pg 13
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APPENDIX A - NOTIFICATION MAILER

Subject site is outlined in brown in map above

Public Consultation Meeting(PCM) for
6408, 6412, & 6418 BAY ST

You are invited to a preliminary public consultation meeting (PCM) for a proposed
development at 6408-6418 Bay Street, West Vancouver. The proposal seeks approval
for an Official Community Plan (“OCP”) amendment and rezoning application to
permit the development of a four-storey mixed-use building, including ground-
level retail, two levels of boutique hotel accommodation with thirty-three (33)
rooms, and a residential top floor with nine {9) long-term stay accommodations.

Please ioin us for an applicant-led Public Consultation Meeting:

Date: Thursday, July 17, 2025
Location:  Gleneagles Golf Course Great Hall

6262 Marine Drive, West Vancouver, BC
Time: Drop-in between 6:00pm- 8:00pm

NORTHWEST

15
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APPENDIX B - NEWS ADVERTISEMENT

Public Consultation Meeting(PCM) for
6408 6412 & 6418 BAY STREET

~ EVENT DETAILS:
Date: Thur, July 17, 2025

Location: Gleneagles
Clubhouse - Great Hall
(6190 Marine Drive, West
Vancouver)

Time: Drop-in format
between 6pm- 8pm, no
formal presentation

Note: This meeting is
i 15 e applicant-fed and is not a
" lmu‘ \t District of West Vancouver
F

W o event

You are invited to a preliminary Public Consultation Meeting (PCM) for a proposed
development at 6408-6418 Bay Street, West Vancouver. The proposal seeks approval
for an Official Community Plan (“OCP”) amendment and rezoning application to
permit the development of a four-storey mixed-use building, including ground- level
commercial space, two levels of boutique hotel accommodation with thirty-three
(33) rooms, and a residential top floor with nine (9) long-term stay accommodations.

Join us on July 17 where we will introduce the project team, share our vision for the
site, answer questions, and gather your feedback.

NORTHWEST

FROPERTIES

pg' 16
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APPENDIX C - PROJECT WEBSITE

On June 17, we held an applicant-ted Public
Consultation Meeting

The comment period now closed. You can still email us at

info@ TidesatHorseshoeBay.ca.

Click on the image to download a copy of
the digital display boards. The same
information was shown al the in-person
meeling on July 17.

pg‘ 17
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Questions?

Contact the project team at info® TidesatHorseshoeBay.ca
This website is managed by the applcant and rot affikated with the District of Wes! Vancouver.

pE. :
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APPENDIX D - PRESENTATION BOARDS

-J-»F 1 . '

ocess Milestones
. UGN, Consuiition tecring

B

. -ty s
- g
~ — WELCOME
v E | ESpIgL18 Bay Street
Publie Condiitittion Meeting

We are at the early consultation -
stage. Your feedback will help shape the

formal Official Community Plan (OCP) and Zoning
amendment application. The following is a timeline of the key

This is an applicant-led -
preliminary Public Consultation Meeting
(PCM) for a development proposal at 6408-6418
Bay Street in Horseshoe Bay, West Vancouver.

project mit in the development process, from preliminary application
Thank you for joining us! We are hosting this PCM in advance of a formal Official Community Plan to Counci! consideration.
and Zoning amendment application submission to the District of West Vancouver. The purpose of
today’s meeting is to: Preliminary Development I
Application Submitted
. 1Y s " Staff Review & Feedback
Share proposat information WE ARE HERE
. Preliminary Public
-3 Consultation Meeting  ~
July 17, 2025

. Submit Formal OCP and Zoning
Amendment Application
policy context l (Target Fall 2025}

Provide neighbourhood &

é, Applicant-Hosted
* ™ Public Information Meeting

Gather your feedback &
listen to your input

Planning Committee

Staff Report = - I
Council Meetings, Public  ggg

Please take a moment to fill out a paper comment form tefore you "7 Hearing and Consideration

leave or use the QR code to access the online comment fohm any (Target Spring/Summer 2026}
time until July 27, 2025 o :
A Building Construction  «
% www.TidesatHorseshoeBay.ca
-~ » Completion

We respecifuliy acknowledge that we are situated on the teaditionat territories of
the x*mabk*ayam Skwrwii7mesh [Sql ish), and saliwatat (Tsleil-
Waututh) Natians.
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APPENDIX D - PRESENTATION BOARDS (CON'T)

o ) i L., ¢
__r»J" ‘-‘lw 1 ]

L r
: <% L -' I
4 vl =8 i
. " "Pro |ec.t Team
ROl ¢ L4 j | GAGHALID Bay Sireel
We have assembled a local,
experienced team to help this proposal
forward.

Project Partners

KM 8 Canada Holding is a real estale investment firrn with 30 years of experience 1 8.0
focused on long-term prajects that deliver positive community impact. A subsidiary of
Austrian based Evergreen Foundation, the owners of KM § Canada have been Gleneagies
residents for aver 20 years

Northwest Properties is a locally based commercial real estate owner, developer, and
manager. Established in 1968, the company fas developed, leased, and managed over 2.4
million square feet of mixed-use space across B.C. and the Pacihc Northwest. The co-ownars
have lived in Horseshoe Bay for over 50 years and are committed to ensuring this project
reflects the character and needs of the local commurity

KM 8 CANADA HOLDING LTD. KM 8 Canada Holding
Ownership Group
NORTHWEST Northwest Properties
Development Manager
YAMAMOTO ARCHITECTURE Yamamoto Architecture
Architect
pooni Pooni Group
group.

Public Engagement

bourhood &

~ Site antext

Located across from the ; 1" 5408-6418 Bay Straat |
revitalized Horseshoe Bay Park and -"—”—'—-m.ﬁ”“_.s."‘:ﬁf——_lhf“'m |
near the farry terminal, the site is currently home
to Trolls restaurant, Spirit Gallery, YYZ Law, and Olive & Anchor
restaurant. The proposal reimagines the site with a hotel, long-term stay
accommedations, ground-level retail, restaurants, and other services.

v Terminal (Veticle Loadhng)
7 Horseshoe Bay Motel

[ Tamsicsion 1 hoe Bay Bock s Y

Transt Routes {250.257,262) 2 Horseshoe Bay Pubie Park

Desigrated Cydling Routes 3 Public Washrooms 8 Restaurart and commertiaf block
- Pedestrian Zones 4 Sewel's Maring
Spwit T 5 torseshos B2y Ferry Terminst




6408-6418 BAY STREET PCM

ENGAGEMENT SUMMARY REPORT

APPENDIX D - PRESENTATION BOARDS (CON'T)

B
"Pohcy Context

A range of planning policies
encourage vibrant, mixed-use

Purpose: Metro 2050
ubizes iand use policies

Lo guide the future
development of the region.

Official Community Plan (2018)

Purpose: the Offwial
Commurty Plan {OCP]

guides community
priontes, growth, and
snmass  ChangeinWas: Vancouser

Purpose: Adopted in 2021
as part of the OCP, the
Horseshoe Bay Lacal Area
Plan [LAP} establishes 3
framework that guides
gradual and positive
charge to strengthen the
identity, bvability, and
success of the village and
neighbourhood

development in Horseshoe Bay to support
economic development, tourism, and local businesses.

~ S4DB-SL18 Pay Street

Regional Growth Strategy {Metro 2050)

Thes site s designated as General Urban urder Metro Vascouver's
Regionat Growm Strategy. This designatan supports residential end
mixed-use that include local ke shaps,
services, and parks.

The OCP dentifies opportumities suc+ as turning Horsesnoe Bay Village
Centre inte 3 local and regional destination that should be enhanced
with commercial land uses, including visitor accommodation (Pokcy
233)

Horseshoe Bay Local Area Plan (2021)

The site is designates as *Village Heart”, 2 key area mtended to
support Horseshoe Bay's sdenfity a3 3 walkabie, wirant veatefromt
wilage. The LAP erasions 34 storey mbad-use bulidings with retail at
street level and long-term stay accommedation or hotel uses above.
Additionally, the site is located rtorth of "Litthe Bay,” the lane that serves
as the primary connection between the vilage snd 1he BC Fermes
temiinal, where street activation is encouraged

Bay Street
M& Cunswmc.n Meeting

Our vision is to create a vibrant,

mixed-use building that reflects the
character of Horseshoe Bay. Commercial, hotel,
and long-term stay accommodation uses are combined in a
design that is pedestrian-friendly and responsive to the site and surroundings.

i — S

Project Statistics
Zoningt O [Comprehensive Development)
Building Height:  4Storeys
Floor Area flatio: 232 FAR
Hotel Unit: B3 units

tong Term Stay® Unil:  Sunits

Vehicle Parking:

Bike Parking
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|

.

Slte Plan

FAOT-H410 Doy Stree!
Pt e, Cond bkt

This project helps address key
challenges identified in the District’s
2018 Economic Development Plan by supporting
local businesses, expanding the visitor experience, and
contributing to a more vibrant, destination-oriented viliage at the gateway to
the Sea-to-Sky,

om0 sp - cgmc 301
Rt

BAY STREET

Vibrant Village: By providing a mix ot commarcial, hotel, and
long-term accommadanon uses, the project suoports Horseshoe
Bay's goaf of becoming a more vibrant and welcoming silage for
rals and visitors.

Job Opportunities: the com~zrcia
aspects of the building are expected to provide
Tew job ouocrtusities for the communit,

ROYAL AVENUE

Public Art:
Cedicated pucic
arton the carner
falege of “L e
Say” and Roval
Avenue. The arbst
hoice and proves.
for the public art
w1 be local ied.

Economic Investment: 4 hotel
will encourage add nonal communily
investment with addtional tourisa:
doliars beirg brought o tna communit;.

P Groundtevet Commercia spaces

Welcoming 5pace: The note iobby
and cafe wih operate as a gathenng =rea for
nutel guests while also serving tma greater
communty.

22
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TEE St

jom o *""‘OutdoorISpace |

A variety of landscaped and -
activated outdoor spaces help connect

On-site parking and thoughtful
circulation are designed to minimize
added pressure on Bay Street, Royal Avenue, and

AN\

Integrated planters on
bakooies

&

Rooftop patios with large
plamers, view towards Howe
Sound and Brunswick Mountan oy

&

§

Geck tacing
“Little Bay”

the building to the surrounding community.

——

ey
Public 311 DppOTtuHty fo
actrvate "ttie Bay™

nearby ferry traffic.

Ground Level Clrculation

Reserved Long-Term Stay Parking Spats

| Garhage Areas

Mo 0 comemprral
[
(oadieg 300 Dotel Seopal

Actesn 1 purkog s tneg
B e e

Vehicle Circudanon

Cytlng Circuiahon

43 Vehicle

Parking Spaces;

3 stalls reserved fe- long-
term stay guests

23 Bicycle Parking

Spaces: 6 snor:-term
ang 17 iorig-term stalls

Site Access and
Servicing: Parkirg
entrance, loading bay,

ard gatbage area are a*
located off the lane [“Little
Bay”} at the far corner of
the fot ta recuce on-sfie
traffic )mpacts

During and After
Construction:

Parking for corstructio
worvers will be manages
off-site 10 reduce impacts
on nearby streets Once
complete, 3il puest and
tenant parking will be
acconurodsted in the
underground pariade ta
heip minimize pressure or
focal parking
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a;v—' E % =

-
Sﬁare“!’our _F‘eedback

- E4E3621§ Bay Sirest

M 'i Conull-llkﬂ Iieeh ng

Thank you for takmg the
time to attend today's applicant-
fed preliminary public consultation meeting.

S — C— There will be more opportunities to pravide your feedback as the application process

continues. Before you leave, please share your comments and feedback with us via the
3 -\-\H - O il comment forms provided. We look forward to hearing your input.
'Y P
3 3 -~
- 5 e, |
%‘\.:’ , :\3.) : C’} : &>
A The display materia! and comment form are available online at
e T e — i é www.TidesatHorsesioeBay.ca until July 27, 2025. Comments can be
= sent at anytime to info@TidesatHorseshoeBay.ca. g
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EMAIL

To whom it may concem:

1 won't be able to attend the public consultation meeting later this week, bul | wanted to share my on the hotelr rental prop: at 6408 Bay Street.

As who travels reg ly to the hine Coast, | often spend time in Horseshos Bay. For much of its life, the “Village" has been a hodge-podge of uninspi 7 til the redi of 6390 Bay Street and the addition of
H hoe Bay West V: brought a shift. The use of timber frame and mixed materials infroduced a more fitting West Coasl, oceanside character.

My first reaction to the proposed hotel development was that it's a great idea but lacks the loak that should i a ing village™ like | Bay. The current architecturs feels out of place, lacking the warmth and characler that this
setting calis for. It looks more like H belongs in Ambleside than in a coastal village. Think, seaside village rather than urban downtown,

This is a rare opportunity to enhance the spirit of the village. | encourage the use of timber framing and materials that echo the rugged sharetine—stone, glass, and woad. More thoughtful design consideration should be given, especially as this will
become a prominent feature on the marina front.

| hope these comments are helpful. Please don't hesitate to reach out if you'd like to discuss further.

Vvarm regards,

Good mormning to you,

Thank you for the great way in which you shared your proposal for the new planned for t Bay.

We are the owners cf— The neighbouring property to the west. Our building consists of a doctors office (Docs on the Bay) on the bottom floor and two residential units upstairs.
As mentioned to both £ ph and Taizo, we have balconies in the front and back and are planning a rooftop garden. H would be very much appreciated if our existing privacy coukd be maintained and if the 2nd, 3rd and 4th floor balconies would not
stretch al the way to the West end of the building to ensure privacy for both.

We expect that there will be no disruption of aur business.
We would appreciate to be kept up to date with matters that might affect and invalve our property,
We are excited about this project and what it will bring to Horseshoe Bay.

Best regards,

Thank you for asking for priar to the permit

As a long time resident or Horseshoe Bay, | offer genuine comments that | believe will improve the development and make it more amenable to the neighbors and the City. 1am not against the development of the sile or the construction of hotel
suites, but as itis now proposed, 1 have a number of concems,

My main concern is that il does not fit in with the Horseshoe Bay Local Area Plan (LAP) and design guidelines.

The project shauld give hing back to the ity rather than imizing the bui floor areas and height. As the Tides At H hoe Bay building will not provide positive change to the viltage and will in fact, in my opinion, will
harm the character of the neighborhood and cast & shadow on the play ground in the winter.

Why couldn't 2 bit of public space be provided al the NE comer for people to gather, sit or look around, preferably with some first nations art like has been done on the latest at ille S1. and West built around a pillar, The
current hand comer of the building will black pedestrian's views of the ocsan when they are walking in the village,

The proposed height of four stories is higher than all other existing buildings, and when it is placed in the middle and front of the bay, it blocks out the sea view for most residents of the Bay. K will also block the view for many of the tourists that walk
around the Bay and will cast a shadow on al least part of the children's play area and park in the winter. As prop: , the Tides At | Bay building will not provide positive change to the village and will in fact harm the character of the
neighborhood.

The Architect's rendering shows existing trees on the S. side of the road gone. This building replaces the identify and character of the village with glass and concrete, pushed right up against the sidewalk and street. This development does nothing to
create new housing options and certainly does not enhance the public realm of the Bay.

My main concern, four stories is just too high for that location, and the width of the proposed building. | would firmly oppase any building that is higher than 3 stories in this location

The proposed building takes up too much space along the frontage of the waterfront to essentially go straight up, four stories, on all four sides.

The proposed building is essentially a brick shape, with the seibacks on the 2nd and 4rth floors the ies and planter i stick aut in place of inlerior floor area. The overall effect is the facade of the
building effectively goes straight up. In contrasi, the development across the streel (with Starbucks) used setbacks effectively and also used sections of sloped roof to soften the profile of the building.

Quite frankly, the Tiles at Hosrsehoe Bay buikling feels like it is designed to maximize floor area and profit.
The shape of this building reminds me of a Minecraft buikling.

This site is at the heart of Hurseshoe Bay and it should be foped with more i ion of how it will ﬁ‘l inio the village nei and g the of Hi hoe Bay, from a ground level perspective, where most
id and visitors of Hi Bay the bay from. This ihe the treeless sireet and the glass wall, with no enjoyable place to stop orlinger to enjoy an ice cream or coffee, or just to kil
some time befare the ferry leaves.

Waterfront developments such as this are well suiled to ouldoor patios and other shops that offer a place to sit down or buy a treat, or just linger in a pleasant spot. | do not see any such "spots” around thls building.

1 think it would be nice to have a Trolls or other restaurants with patios at street level or even on the roof as a destination restaurant, Hopefully the Hotel will have a restaurant that the public can use.

1 hope you give my i ion and in particular, Jower the prop height of the building.
The current proposal is toc wide, and too talliobe 2 the cemerand fronl of the bay. It is literally 2 to 3 stories higher than the buildings arcund it. A four storey building, in this location is just too 1all.

Thank you for your consideration.

p, 27




6408-6418 BAY STREET PCM

ENGAGEMENT SUMMARY REPORT

APPENDIX E - TRANSCRIPT OF COMMENT FORM SUBMISSIONS

COMMENT FORM

Q.1 The proposal aligns with the uses and height envisioned in the Lacal Area Plan

Q.2 We're still early in the process and open to ideas that reflect

and includes a four-storey building with a mix of cial, hotel, and long-t stay
accommodation uses. To support this, we’re :nskmg a modest increase in densrty—
from 2.0 to 2.32 FAR (Floor Area Ratio)— th h an OCP The

features step-backs on the second and fourth ﬂuon to reduce its visual mpact and
maintain a village scale at street levsl. Do you have any commants on the proposed
building scale, density, or general design?

focali In addition to a comer restaurant, a café, and the
return of the Spirit Gallery, what other types of shops or services
would you like to see at the ground level?

Q.3 Do you have any other comments aor suggestions about the proposal?

Love te have a Hotell!l
Concem: Mast neighbours in Village Centre are hoping the delivery trucks can unload
underground - they are noisy - heaters & AC in the laneways

Love a spa on ruoﬂop 3

Best of luck going forwarg - _

The buikding needs soflening. Kt looks too boxy. The look [of to
the existing buikling with the Starbucks and the lovely rounded aspect, across from it, it does
not fit in.

@

My one and only concem - the nine long term suites at the top: WAll they be shert-tenm rentals
- of how long will rental leases allowed to be?
Otherwise much needed beautiful design.

ES

In general support mixed use hotel, local shops and long term use. Like setback on the
second floors. Would like to see setbacks at the comer of Royal and Bay. Thus opening up
the view from Royal Avenue. - simiar to the set back at

No T-shirt chain restaurants or chain store. Keep the local ownership,
dowesn't necessarily need to be local owniership but business that

the and diversity of Hi hoe Bay and Sorto Sky
Country. Thank you for your presentation and including Olive and
Anchor + the Spiril Gallery

This is an interesting project with a very good design, and considering that the existing local

i purpused, this project would be a suilable and for the site. |Grocery shop {small)
| Would like a simple of the density i | don't what2.0to 2. 32
6 |FAR looks like. What would need to happen if the proposed building did not receive app: ty store like or Theory - perhaps ladies clothing to
for the increase - how many fewer rooms would it mean? sand out the vilage feel.
Bowling Alley
7 The construction needs to be sold. Unfke the Sanctuary which is a black hole, a white - Deli
please. Who and what commercial entities will try HBay |- Tish Mujer

rents? - A deli? a butcher? A bowiing alley

A real opportunity to be near the sea!

- Looks sleek

- Maybe on ground level, triangle comner semi circle to apen up the "comer” more coming
down Rovyal. (Like starbucks)

~ rooftop bistro for public

- nol a pizza place - we have enough

- nol & dog groomer - we have enough

- a spal

somsthing that does not create “fumes” for the units above

- as long as it is inviting and does not repsat what we have for residents
and tourists

- Water base business {charters elc.) dive shop.

- historical spot {museum) pictures stc. of H'Bay {could also be a tourism
BC office thal can sell tickets to atiractions for guests and public) Info
centre

- Parking/parking/parking (have some pubtic paid stalis please)
- is the “hotel” portion independent of rest of BLdg 1l

makes sure you have adequate space for taxis and small busses at the front

° Looks Good! Olive and Anchor Restaurant and Dedum would be great! entrance to the hotel
- lce Cream pariour
- Post Office
10 - Dry cleaner
Vey boxy design! Like the balcany with window boxes and flowering plants. With the change |- Spa, nail, hair
in parking so that buses can park on the side of the street, traffic control and parking provided |- Bakery
should be sufficient? Plant and greenery is important. - Drug store

| support anything that will breathe more "village® life into Horseshoe Bay. There is no reason
it can't be as nice or nicer than Deep Cove of Dundarave, for example, This fooks like it will
improve the area.

Although we'd like to see a smalk-scale grocery store, the building is

probably not suited to that purpose. | suggest the addition of a
shop {not like the one recently opened), maybe a "resort-style” clothing
store - somsthing like the ones found on BC ferries. For ideas, all you
need to do is come to Horseshoe Bay when they are filming a movie
series, their "staged” shops are very appealing.

lam in moving the ‘tiny house’ outbuilding currently located
behind Olive and Anchor to a laneway location about one block away,
encouraging the area plan vitalization of laneways and Gentle Dentists. Please
contact me before you plan to tear it down! Athough | may need your support for
this

- as proposed, scale, density and design are alt palatable

- would you consider an additional storey or 2, perhaps outdoor rooftop space for the hotel? If
s0, I support

- 1 like to see stull actually get built, My concem is that the business opportumty might not be
attractive encugh capped at 4-storeys with high cost Also, the clientel
is frequently ferry users, whose price point is skewed ta the low end; if the projecl is 100 high
end due to high inilial butiding costs, | see a risk of empty room and inedequate revenue, |
want this hotel to succeed and not fall. | would support more height and density if it supports
the building case. I've seen this movie too many times in West Van, Projects scaled down
dus to height overhead position rendering the project not viable, and nothing gets buitt.

Drive-in quality restaurants such as Olive and Anchor, These are whal
makes the H. Bay s0 great y! d. Gift shops ice
cream parlours are seasonal. leave those out of the tenanl mix

Perhaps one more shop sh g lacal H. Bay/ Gl artists
see hallie homes il up on royal ave, Ask halliie or another restaurant with
dine-in and 1ake away.

1 do want this to get dane. It' an important part of keeping the commercial H. Bay
vibrant,

As said befors, make sure the project is especially robusi enough to be viable in
this location, for this clientele, and it is an adequate scale from the get go to
withstand the inevitable costs for scaling it down.

tt's unfortunate that we will be losing Troll's. The concept of a new hotel is fine, but why not
put it an the site of the current hotel/motel which should be either renovated or replaced? i

A post office, a large grocery store, ie facilities for local residents, not
just for tourists.
In the early 20's there was 8

store, a b ,a

{'m not really enthralled with the proposal. | would rather maintain the vilage

little Bay st. is made p rian, what wil happen to the parking behind the pharmacy?

centre, a bank, a gas station a sea: vilage

Feeling it would be advantageous to complete/fill the “new” condo development hugging the
cliff and the waterfront first. This hotel is over reach for the currents Horseshoe Bay site. | am
not against progress - i am against poor and greed.

Any quality enterprise that could &dd to this

No need 1o fix what is not broken and please direct energy toward existing new
builds o help.
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25

Horseshoe Bay suffers from its immediate proximity to the BC Ferriss terminal. it also suffers
from limited road access and parking. The sanciuary was “sold” as bringing new life and
prosperity to the village - it haen't

The vilage is simply not an appropriate site as a tourist goal. The ferries will grow and grow
as the fowear population ir

| improved grocery service for local residents. More careful, long-range
| planning to maintain the small village character rather than attracting
tourists. Tha existing Village motel shoutd be improved in quality and
service for travellers on their way to Bowen and Vancouver Island and
the sunshine coast - tha latier will be a major growth site over the next
20-30 years.

no more gift shops
book store
26 speclalty food shops eg cheese, oils, etc.
clothing - not souvenir tems
Design looks good. rooftop bar?
I really like what The Sanctuary did to soften the density of the building, adapting
some of the *Fishing Village" cheracteristics , choice of buliding materials and
27 | am ok supporting the additional FAR and use the opportunity to design a more interesting t think a lot of HB and Caulfeild Residences would lave to ses a small colours. The building looks too boxy and square, | am hoping that the performa

North -West Comer to mirror the buiiding across the street, whera Starbucks is located ,
definitely more exposure to sun for outdoor seating and inviting the community and food trafic
around

grocery sfore for fresher producs , with an underground parking and
short term parking around, that could be feaslbie . bringing in higher
denslty and more peopie without cars, thay need to shop somewhera

calculation would allow for more interesting architecture and design featuras.

Wouldn't It be nice to have the Spa on the roofiop 7

We're concernad about the overall height of the proposed building. going from one story to
four story adds over 30" to current building which restricts views from several blocks behind
on Bruce and Douglas streets and therefore reducing market value of these pi

We need to keep a theme for the Horseshoe Bay waterfront. A Whistler fike
thema should be facaf point for the entire waterfront area which includes new
home builds. Building high on the waterfront should be avoided to maintsin view

Themshouldbeerrprﬁusmmsmm space with patios. Hi
Bay has and should remain a for visitors

Higher should be placed further back from the waterfront near
the top of the hill.

I'm excited to see weil density, and h: in the Bay. | also vaiue the
lowrise, village-fike character of the area, and to that end, | think this proposal might benefit
from a stepback of balconies' outer edges on the third floor as well as an increased stepback
of the balconies’ outer edges on tha fourth. This would make it less overbearing. Especially at

the comer of Bay and Royal, the deep overhang of the 4th floor balcony is heavy, boxy and
b .

N/A

No imagination. It's the same dasign as in the city, like Kits, Broadway, 4th Avenus, stc. The
design will age with in 10 to 20 years. Na thought for investor to keep up with the increase in
the poputation.

It's based on maney and real estale. No thought on basic amenities a8 in grocery stores,
convenieni banking, medical centers, ect..

The Bay don't need no ciothing store, but more practical stores.

Don't forget winters can be heff 1o go in or out of the Bay. The transit are
not able to go down, due to icy road during bad days im weather. | don't
sa8 this genaration walking down from the top of Nelson or even from.
Eagle Harbour.

Getting staff to work in Horseshoe Bay is not easy at the bast of time.
Caulfield has the same problem. The bus service is evon worse at
Cautfield then | Bay.

The roads has no room for bicyde lanes.

3

1 think it is & substantial improvernent over the current site that is mostly parking lot and is
only attractive from the water side.

This Is a lovely use of space and having a boutique hote! would be a nice addition
to the bay

While | appreciate that the developer has local roots and has tried to stay within the plan lald
out in the Local Area Plan, | am concerned about two things.

The idea of a smal hotet on that comer is most appealing, and as it
within

Wscbadyhaveabngwaytngowlmmdevsbpmofﬂissﬁamnk’s

looks tike the original Horseshoe Bay Mote! will be
the next few years, which is at this point the only Hotel/Motel in West
Vancouver, | think your offering wifl be a success.

that what here wilt further
mourvullage Pleasa, let's try to preserve and improve the village atmosphere of
Horseshoa Bay.

1/ Tha building design is not what we envisioned in the LAP, it has no “village feel”. This Yee, keeping the Spirit Gallery and Ofive and Anchor is importart — Thank you.
building could be dropped onto any street in the Greater Vancouver area. both are major players in cur viliage's comimercial scene. Chris Adshead
Using "Galleries on the Bay" as an example, you should be able to come up with i Hi A} ion wity we need yet another Café/coffee shop. We
a2 maore interesting, While your propossd plantings help a little there is no guarantee that they almadyhavs Bienz, Starbucks, Flour Bakery, Seaside Village Cafe and
will rernain there, in my opinion they ane just *window dressing™.
PleasenomorePizzaiomoimer—mareenough.
Thera has been no mention o far of Troll’s, and I'm not surs if thers is
2/ Asking for a “modest incraase in density” also goes against the spirit of the LAP. Iwas  |space for them in your building.
one of the members of the Horseshoe Bay LAP Advisory committee and can say that a great | As i naw stores and services, I'm not sure what the future holds for
deal of efiort went into the LAP process, and for a good reason - to maintain the village Canada Post, but most residents realty miss our Post Offica,
of Horseshoe Bay! Also, from memory the LAP catled for a maximum height consideration shoukd be given 1o a small post office there,
there of 3.5 floors — not 3 or 4 floors!
The Bay is In great need of a facelift and this looks amazing h would be great to get the The Dive Bost business that runs charters | Naok Halian restaurant
13 out of Horseshoe Bay to have a more retall commercial area along with | Browns restawrant
being more visual to the public. | befieve the company nams is Dragon | Fred's in West Van that also owns Cafe Crema would be great as well
Charters
[ am happy with the concept of 2 mix use design. However, | think that the proposed A hotel is an excellent idea. We do need a restaurant if not two as Trolis Ihopetha!youcanhmourtheLAPnndcmtsagoodmdmonmmwlage
building is like any other you would see in the Lower Mainland. Horseshoe Bay is avillage  |and Qlive and Anchor are being displaced. We do NOT need another such as Edgemnont Viflage in North \ It has
34 (and should maintain the feeling of a village that is Inviting and has character. | hope that you |cafe, or pizza shop. We do need a book store, a community police design and is a pleasure to visit.
can develop a more interesting shape of a building rather than boxes on top of boxes. 1am  |office, a Post Office, a bank, a daycare and a mini grocery store,
also concerned about floor ratio and therefore density which is not complying with the LAP.
| think the proposal is good but | would like a more west coast/marine design not such a I tike the idea of Spirit Gallery,a restaurant but do not want another ‘Was a member of the HB LAP pian group and | live in a penthouse in Galleries
sleek modern one coffee shop as there are too many in Horseshoe Bay already on the Bay that look right on to Trolls and the future site of your project
35
We really need some hotel rooms so | am alt in favour of the project
i support the propoeal as presented. Consider additional landscaping where possible along |Consider a wine bar occupancy for the café location. Tha angled parking along the Bay Strest frontage should be re-considered. it
Little Bay, such as on Feature Wall and edgs of second floor roof deck, was stated at the Open House that this was proposed as the current drive lane
in the street is ambiguous and too wide and has created conflicts between
through traffic and parking. There are better uses for the excess paved roadway
36 | Clarify if the 4th fioor long-term stay accommodations are part of the hotsl or a sapamte width:

residential tenancy (long-term leases) with its own entrance iobhy for visitors, deliveries,
mail, stc.).

- widening the sidewalks to improve pedestrian expetience and accessibiity

- adding a bike lane
- widening sidewalk for patio dining
- adding a with sirest trees

[ ]
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Executive Summary

Northwest properties, in partnership with KM8 holdings, has submitted a development application to the
District of West Vancouver that proposes to amend the Official Community Plan (OCP) and zoning bylaw. The
application seeks to permit the development of a four-storey mixed-use building at 6408—6418 Bay Street in
Horseshoe Bay. The proposed building includes ground-level commercial space and three levels of boutique
hotel with 42 rooms.

On November 20, 2025, the project team hosted a Public Information Meeting (PIM) at the Gleneagles Golf
Clubhouse to present a refined proposal, gather feedback, and answer community questions. All materials
shared at the PIM are available on the project website (TidesatHorseshoeBay.ca). Comment forms were
provided at the event and at the project website from November 20 to December 4, 2025, giving the public
multiple opportunities to share their thoughts. A dedicated project email was also available for questions or
additional input.

Approximately 72 people attended the in-person PIM on November 20. The engagement period spanned from
the date of the event to December 4, with the project website recording 129 unique visitors.

Throughout the engagement period, a total of 18 comment forms and one email were received. Overall,
community sentiment leans positive, with many respondents noting the potential benefits of the proposal,
including updated accommodations, improved retail activity, and broader economic contributions to
Horseshoe Bay. Constructive and critical feedback focused primarily on the building’s design character and
architectural expression, as well as potential construction-related impacts.



Introduction

A Public Information Meeting (PIM) took place on November 20, 2025, from 6 PM to 8 PM at the Gleneagles
Golf Clubhouse. The venue featured a series of display boards outlining key elements of the proposal, and
project team members were on hand to speak with attendees, respond to questions, and provide additional
context. Participants were encouraged to share their input by completing a comment form at the event, with
the option to submit further feedback afterward through the project website or the project’s dedicated email.

For individuals who were not able to join the meeting, or who preferred to review the materials at their own
pace, the project website (TidesatHorseshoeBay.ca) offered continuous access to the digital display boards.
An online comment form was also available through the website from November 20 to December 4, 2025,
allowing community members to submit feedback during the engagement period.

A. Community Notification

The public was informed about the upcoming PIM through multiple channels, including:
e Addressed Mailer;

* Newspaper advertisement; and

¢ Site Sign.

All notifications provided consistent information about the development proposal and details of the PIM. They
also included contact information for the project team and directions to the project website for additional
resources and updates.

Addressed Mailer

On November 3, 2025, 217 mailers were sent via Canada Post to residents and property owners within
approximately 100 metres of the site. The notification map and mailing address list for distribution were
provided by the District of West Vancouver.

Neison Ave

A copy of the notification mailer is included in Appendix A.



Newspaper Advertisement
Information about the PIM was communicated through two advertisements in the North Shore News,
published on November 12 and November 19, 2025.

A copy of the advertisement can be found in Appendix B.

B. Project Website

The project website served as a main source of information about the proposal. It provided the public with an
overview of the project, the ability to sign up for updates, and direct contact with the project team. A digital
version of the display boards from the Public Information Meeting (PIM) was available on the site and remains
accessible for reference. An online comment form was also offered during the engagement period to collect
feedback.

Launch and Updates

e November5, 2025: The website’s landing page was updated with information about the upcoming PIM.

e November 20, 2025: A downloadable PDF of the display boards and an online comment form were added
to the site to facilitate public feedback.

e December 4, 2025: The online comment form was removed following the close of the comment period.
The display boards remain available for viewing, and the public can continue to sign up for project updates
or contact the project team through the website.

Engagement Traffic
As of December 4, the final day of the engagement period, the website had recorded 129 unique visitors.

Screenshots of the project website are provided in Appendix C.

C. In-Person Public Information Meeting
Event Details

Date: Thursday, November 20, 2025

Time: 6:00 PM - 8:00 PM

Location: Gleneagles Golf Clubhouse (6190 Marine Drive)

A total of 72 members of the public attended the in-person PIM.



PIM Attendance
The project team was present to engage with attendees and respond to questions. A District staff member was
also in attendance to provide additional information and support.

Development Manager (Northwest Properties)
Christoph Richter

Kelly Richter

Klaus Richter

Stacey Silgailis

Architect (Yamamoto Architecture)
e Josie Li
¢ Taizo Yamamoto

Planning & Communications (Pooni Group)
e Blaire Chisholm

e Angela Chau

e Joyce Peng

Presentation Boards

The following presentation boards were displayed:
s  Welcome

e Process Milestones

*  Project Team

¢ Neighbourhood & Site Context
¢ Policy Context

s  What We Heard

e  What We Heard

¢ Project Vision

¢ Benefits to the Community

¢ Site Plan

¢ Qutdoor Space

e Transportation & Parking

® Design Concept

e Design Concept

e Axo Views

e Sections

e Shadow Studies

e Share Your Feedback

A copy of the presentation boards is included in Appendix D.



Feedback Summary

Through this engagement process, the project team was able to inform the public about the proposal for the
site, address questions, and gather feedback.

The public was able to provide feedback in the following ways:
Email: Iberg@westvancouver.ca (District of West Vancouver) or info@TidesAtHorseshoeBay.ca (project team)
In-person and online comment forms

Email

One email was received during the engagement period. The respondent expressed overall support for the
proposed hotel and indicated enthusiasm for the project. A specific concern was raised regarding the inclusion
of a street-level café, with the respondent noting that there are already several coffee shops and cafés in the
village. The respondent also identified prior involvement in the Horseshoe Bay Local Area Plan process and
offered support for the project.

A copy of the email submission can be found in Appendix E.

Comment Form

Total received: 18 responses

Support: 11 responses

Supportive with specific considerations/constructive: 2 response
Concerned: 3 responses

Neutral: 2 responses

Q.1 Did you attend the Public Consultation Meeting in July regarding this project?
Of the 18 respondents, 8(44%) respondents indicated that they attended the July Public Consultation Meeting
and 10(56%) indicated that this is their first time learning about the project.

Q.2 Do you have any comments on the current proposal?
The following section summarizes the feedback received, organized by key themes and overall sentiment.

Supportive (61%):

e Support for adding hotel accommodations to Horseshoe Bay: Several respondents expressed support for
the introduction of hotel accommodations in Horseshoe Bay, noting the need for additional visitor and
short-term lodging options in the area.

¢ Appreciation for design refinements, including wood elements and building step-backs: Respondents
commented positively on recent design refinements, particularly the use of wood materials and the
stepping back of upper floors, which were seen as helping to soften the building’s appearance.

¢ Interest in seeing the project proceed without unnecessary delay: Some respondents indicated a desire
for the project to advance in a timely manner, citing the importance of moving forward without prolonged
delays.

* Potential to refresh the village and support economic activity: Respondents noted that the proposal could
help revitalize Horseshoe Bay by updating existing conditions and contributing to increased economic
activity in the area.



General support for the overall concept and design: Several respondents expressed overall approval of the
proposal, offering positive comments on the project’s concept and design.

Supportive with specific considerations/constructive {11%):
These respondents were generally supportive or neutral but identified specific considerations:

Interest in rooftop or additional public access: One respondent expressed interest in greater community
access to the building such as potential rooftop access in addition to the ground-level retail spaces.
Desire to see certain businesses retained: One respondent indicated support for the proposal while
expressing a preference for the retention or relocation of certain existing local businesses as part of the
redevelopment.

Height and parking concerns: One respondent raised concerns related to building height and parking,
noting these as key considerations for the proposal.

Concerned (17%):

Construction noise and disruption: Some respondents raised concerns about potential noise, duration, and
general disruption associated with construction, particularly with respect to impacts on nearby residents.
Architectural character and alignment with village identity: Respondents commented on the proposed
building’s architectural expression, noting concerns about its alignment with Horseshoe Bay’s village
character, including references to massing, colour palette, fagade articulation, and overall design identity.
Public realm interface and building form: Feedback included suggestions for improved attention to the
public realm, such as enhanced corner treatments, increased visual interest at grade, and avoidance of
blank wall surfaces.

Community-oriented amenities: One respondent suggested the inclusion of additional community-serving
amenities as part of the proposal.

Neutral / no comment (11%):
These responses did not provide substantive feedback or were brief expressions of interest without evaluative
content.

A transcript of the comment form submissions can be found in Appendix F.



Conclusion

Overall, feedback received through the Public Information Meeting and online engagement period was
generally supportive, with many respondents recognizing the potential benefits of introducing a mix of

hotel and commercial uses, revitalizing retail activity, and enhancing Horseshoe Bay as a destination. Several
participants offered constructive feedback or specific considerations, including access to rooftop or public
spaces, retention of local businesses, height and parking concerns, and potential construction impacts. A few
respondents expressed opposing views, primarily related to the building’s design, massing, and alighment
with the Horseshoe Bay Local Area Plan. Attendees also suggested ideas for ground-level uses and emphasized
the importance of maintaining the village character while ensuring the project is delivered in a timely and
financially feasible manner. All feedback will be reviewed and considered as the proposal progresses through
the planning and approvals process.
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Appendix A: Notification Mailer

Subject site s outlined in brown in map above

Public Information Meeting (PIM) for
6408, 6412, & 6418 BAY ST

Northwest Realty Inc. dba Northwest Properties has submitted a development
application to the District of West Vancouver to permit the development of a four-
storey, mixed-use building with ground-floor retail, three storeys of hotel use, and
rooftop amenity areas. The proposal is intended to activate the village year-round
and will provide much-needed visitor accommodations to Horseshoe Bay, helping
to support local businesses and enhance vibrancy.

Please join us for an applicant-led Public Information Meeting:

Date: Thursday, November 20, 2025

Location:  Gleneagles Golf Clubhouse- Great Hall
6190 Marine Drive, West Vancouver, BC

Time: Drop-in between 6:00pm- 8:00pm

NORTHWEST

11



Appendix B: Project Website

Join the Conversation
Applicant-Led Public information Mesting

You're invitedt 0 loarn more about & proposed four-storey. mixad-use
dovelopment in the heart of Horseshoe Bay.

Join the projec keam in person to view dispiay boards and ask
cuestions aboul tha propossl. H you canndt aitend, sk pressntation
maioriale wit be avaiabie 0n B8 websiie starting November 20. ang
feadtiack wi bo accepted onkne unth December 4, 2025,

Circk on fhe image to download & cogy of
the digial display boards The same

»
infomation was skon at the in-person click to
a2 downloag
-

Emat

1 1 woukd ke 1o recaive project updates via emall.
Q.1) Did you aitand the Public Consultation Mesting in July regarding this projact?

Piseza saiect one
)
No

Q.2) Do you have any comments on the current proposal?

12



Appendix C: News Advertisement

Public Information Meeting for

site, answer questions, and gather your feedback.

PROJECT WEBSITE:
www.TidesatHorseshoeBay.ca

6408, 6412, & 6418 BAY STREET

EVENT DETAILS:
Date: Thurs, Nov 20, 2025

Location: Gleneagles
Clubhouse - Great Hall
(6190 Marine Drive, West
Vancouver)

Time: Drop-in format
between 6pm- 8pm, no
formal presentation

Note: This meeting is
applicant-led and is not a
District of West Vancouver
event.

Northwest Realty Inc. doing business as Northwest Properties has submitted a development
application to the District of West Vancouver to permit the development of a four- storey, mixed-use
building with ground-floor retail, three storeys of hotel use, and rooftop amenity areas. The proposal
is intended to activate the village year-round and will provide much-needed visitor accommodations
to Horseshoe Bay, helping to support local businesses and enhance vibrancy.

The overall nature of the proposal is consistent with the materials presented at the previous meeting,
though minor enhancements and additional details will be shared.

Join us on November 20, 2025 where we will introduce the project team, share our vision for the

NORTHWEST

PROPERIIES

13



Appendix D: Presentation Boards

WELCOME

6408-6418 Bay Street
Public Information Meeting

This is an applicant-led Public
Information Meeting (PIM) for a i
development proposal at 6408-6418 Bay Street in

Horseshoe Bay, West Vancouver.

We're pleased to share details of the proposed redevelopment at 6408—6418 Bay Street in Horseshoe
Bay. Since our first public engagement (Public Consultation Meeting) in July 2025, we have refined
our proposal based on community feedback and guidance from the District of West Vancouver.

Objectives of this meeting:

the community

@ "E Connect project team with

Present our refined proposal
h following the PCM in July 2025

®. Listen to your input and
a= answer any questions you

may have

Share your feedback:

Please take a moment to fill out a paper comment form before you leave,
or use the QR code to submit your input online until December 4, 2025.

www.TidesatHorseshoeBay.ca

We respectfully acknowledge that we are situated on the traditional territories of
the x*mabBk¥ayam (Musqueam), Skwxwi7mesh (Squamish), and salilwatad {Tsleil-
Waututh) Nations.

14



Process Milestones

A formal Official Community

Plan amendment, Rezoning Bylaw
amendment & Development Permit application

was submitted to the District in Fall 2025.

Preliminary Development
Application Submitted

Preliminary Public Consultation
a* Meeting (July 17, 2025)

Sharing the preliminary concept
and gathering feedback.

WE ARE HERE
Applicant-Hosted

Public Information Meeting
(November 20, 2025)

Municipal Review & Further

Consultation {(Winter/Spring 2026)
The District of West Vancouver will review the
application and additional opportunities for
input will be available.

Site Prep + Building Construction

n‘_% Opporiunities for public input

6408-6418 Bay Street
Public Information Meeting

Staff Review & Feedback

Refinement & Application
Submission (Fall 2025}

Community feedback and comments from
District of West Vancouver staff informed the
development application.

Planning Committee
(November 26, 2025)

Council Consideration (Spring/ ﬂ‘_%
Summer 2026) TBC
The proposal will go to Council for a decision
following detailed staff review, further
revisions and community engagement.

Completion

15



Project Team

|.6408-6418 Bay Street
Publi¢ Information Meeting

We have assembled a local,
experienced team to help this proposal
forward.

Project Partners

KM 8 Canada Holding is a real estate investment firm with 30 years of experience in B.C.,
focused on long-term projects that deliver positive community impact. A subsidiary of
Austrian based Evergreen Foundation, the owners of KM 8 Canada have been Gleneagles
residents for over 20 years.

Northwest Properties is a locally based commercial real estate owner, developer, and
manager with deep roots in the community. Founded in 1968, NWP has developed,

leased, and managed more than 2.4 million square feet of mixed-use, retail, office, and
hospitality space across British Columbia and the broader Pacific Northwest. Over more
than five decades, Northwest Properties has been widely recognized for ethical conduct and
reliability, maintaining a solid asset base by minimizing risk through informed and prudent
decision-making. The co-owners have lived in Horseshoe Bay for over 50 years and are
committed to ensuring this project reflects the character and needs of the local community.

Campbell River, B.C. Nanaimo, B.C.

KM 8 CANADA HOLDING LTD. YAMAMOTO ARCHITEGTURE
Ownership Group Architect
pooni
NORTHWEST group.

RCFERTHES

Development Manager Public Engagement




Neighbourhood &

Site Context

Located across from the worde631HiBay Streel
revitalized Horseshoe Bay Park and Fulic dafarmatiin Meeling
near the ferry terminai, the site is currently home
to Troll’s restaurant, Spirit Gallery, YYZ Law, and Olive & Anchor
restaurant. The proposal reimagines the site with a four-storey,
mixed use building with three levels of hotel use, ground-level retail,
restaurants, and other services.

E Transit Stop 1 Horseshoe Bay Public Dock 6 Horseshoe Bay Ferry Terminal (Vehicle Loading)
— Transit Routes (250,257, 262) 2 Horseshoe Bay Public Park 7 Horseshoe Bay Motel
Designated Cycling Routes 3 Public Washrooms 8 Restaurant and commercial block
~—— Pedestrian Zones 4 Sewell's Marina
<= Spirit Trail 5 Horseshoe Bay Ferry Terminal

17



A range of planning policies
encourage vibrant, mixed-use
development in Horseshoe Bay to support
economic development, tourism, and local businesses,

Policy Context

6408-6418 Bay Strest
Public Information Meeting

Regional Growth Strategy (Metro 2050)

Purpose: Metro 2050
utilizes land use policies
to guide the future

development of the region.

Official Community Plan (2018)

Purpose: the Official
Community Plan {OCP)
guides community
priorities, growth, and
change in West Vancouver.

This site is located within the General Urban designation under Metro

Vancouver’s Regional Growth Strategy (Metro 2050). This designation

supports residential and mixed-use neighbourhoods that include local

amenities like shops, services, and parks.

* This proposal supports the regional vision by providing visitor
accommaoadahons in an area surrounded by commercial uses, transit
and public space.

Supporting tourism and visitors

¢ 2.3.11 Incentivize hatet development and other major business and
employment creafion opportunities through bonus density provisions
in appropriate locations

Horseshoe Bay Local Area Plan (2021)

Purpose: Adopted in 2021
as part of the OCP, the
Horseshoe Bay Local Area
Plan (LAP} establishes a
framework that guides
gradual and positive
change to strengthen the
identity, livability, and
success of the village and
neighbourhood.

The site is designated as “Village Heart”, a key area intended to
support Horseshoe Bay's identity as a walkable, vibrant waterfront
village. While the LAP envisions 3-4 storey mixed-use buildings with
residential use above ground-floor commercial for the area, the
proposed boutique hotel offers a similar built form and contributes to
the same goals of vitality, activity, and local economic support.
» This proposal aligns with the LAP by
» Aligrning with LAP Policy {3.6.1%) through encouraging visitor
accomodations on site
» introducing a four-storey mixed-use building that fits the village
scale and character
» Providing active street-level commercial spaces :ncluding a
restaurant, café, and lecal retal!
» Offering short-term accommodations that suppert tourism and
lacal businesses
» Enhancing the public realm through weather protection, cutdoot
seabng, and potential far public ant
» Using setbacks and natural materials thar reflect Horseshoe Bay's
smail-scale, waterfront identity

While the propesed density (FAR 2.32) Is sightly higher than the LAP's guideline recommended range {1.73-2.0), the design
mitigates impacts through thoughtful massing. setbacks, and alignment with community goals —including supporting local
businesses, enhancing the public realm, and contributing to a lively village experience.

18



Community feedback has
shaped the proposal. Here’s how we’ve

responded to what we heard at the July 17, 2025

Public Consultation Meeting.

Revitalizing the Village

What we heard:
Desire to bring new life to Horseshoe Bay year-round
through uses that attract both locals and visitors.

How we've responded:

While the earlier concept included some long-term stay
accommodations, the revised proposal focuses fully on
visitor accommodations to better support local businesses
and activate the village year-round. The updated design
includes a boutique hotel with retail, café, and restaurant
spaces that contribute to a lively, welcoming waterfront
destination.

V

4

SUPPORY
LOCAL

BUSINESS

Support for Local Businesses

What we heard:
Preference for independent, community-oriented
businesses over national chains.

How we’ve responded:
We're engaging with existing local tenants like Spirit Galtery

and Olive & Anchor and intend to curate unique, locally
operated shops and eateries.

. 6408-6418 Bay Street
Public Informatlon Meeting |
Y |
|

- WhatWeHeard

Managing Parking & Traffic

What we heard:
Concern about parking availability and traffic circulation
near the ferry and tour bus areas.

How we've responded:

The plan includes 43 underground parking spaces (a net
increase of 26 stalls over what is available today), and shifts
access and loading to the rear lane {“Little Bay”) to reduce
street congestion. A Traffic Impact Assessment has been
completed and submitted in accordance with the District
of West Vancouver’s requirements for the development
application.

an TIDES wover

HORSERHOE BAY

A More “Village-Like” Design

What we heard:
Desire to see the design better reflect Horseshoe Bay's West
Coast character and feel iess modern or boxy.

How we’ve responded:
The architecture now draws inspiration from the waterfront

and local materials, with warmer tones, textures, and
detailing that echo the village’s maritime roots.

19



WhatWeHeard

6408-6418 Bay Street
Public Information Meeting

Enhancing Public Spaces

What we heard:

Interest in more public realm features - wider sidewalks,
patios, greenery, and potential rooftop spaces.

How we've responded;
The proposa! adds wider sidewalks, weather protection,

outdoor seating, and laneway upgrades, with ongoing
exploration of rooftop opportunities that balance privacy
and views.

LAND USE
[V
I rwamiex
[0 rowoume
(1] viiacE Tovmiouse
@) vitaae weary

Staying True to the Local Area Plan

What we heard:

Feedback highlighted the importance of maintaining the
village character and intent of the Horseshoe Bay Local Area
Plan (LAP).

How we've responded:

The proposal supports the LAP’s “Village Heart” vision -
mixed-use buildings with active ground-floor uses and a
human-scaled design.

00 O
e 8 | EE]
viRninERiland iinnin g
1 A 3 | R

Building Height & Views

What we heard:

Feedback emphasized the importance of maintaining views,
sunlight, and a comfortable village scale.

How we've responded:

The design includes stepped building forms to minimize
visual and shadow impacts, maintaining a comfortable,
village-scale character.

Keeping Momentum

What we heard:

Community interest in seeing the project move forward
without unnecessary delays.

How we've responded:

The project team remains committed to advancing the
proposai efficiently, in collaboration with the District and
community.

20



Project Vision

6408-6418 Bay Street
Public Information Meeting

The proposal calis for a four
storey, mixed use building that includes
ground level retail and three levels of hotel. The
intent is to activate the village year-round and will provide much-
needed visitor accommodations to Horseshoe Bay, helping to support local
businesses and enhance vibrancy.

Enhances pedestrian-friendly
streetscape and village-scale
character

Ground-level retail and restaurant

spaces to activate Bay Street & Royal
Ave

Cafe along Royal Ave animating the
laneway and pedestrian connections

Unique, B.C. based boutique retall and
neighbourhood serving shops

Hotel lobby positioned to welcome §
visitors and enhance street presence : — -

Supports year-round village
activity and strengthens
local businesses

Hotel use is a necessary amenity identified

by residents seeking a place for their
families and visitors to stay

Levels 2—3: 33 hotel rooms with private
balconies and south-facing landscaped deck

Level 4: 9 hotel rooms with kitchenettes,
including 5 one-bedroom and 4 two
bedrooms with stepped-back terraces

Roaftop space for hotel guests with views
of Howe Sound

21



—h. the
' Commumty

ol i
, | 6408-6418 Bay Street
”" .* Publi¢ information Meeting

This project helps address key challenges
identified in the District’s 2018 Economic
Development Plan by supporting local businesses, expanding the

visitor experience, and contributing to a more vibrant, destination-oriented

village at the gateway to the Sea-to-Sky.

Vibrant Village: By providing a mix of ground-level commercial
with a 42-room hotel above, the project supports Horseshoe Bay's
goal of becoming a more vibrant and welcoming village for locals
and visitors.

—

;-
e e

Job Opportunities: The commercial
aspects of the building are expected to provide
new job opportunities for the community.

Public Art:
Dedicated public
art will be featured
in a prominent
location to be
determined. The
artist choice and
process for the
public art will be
locally led.

Economic Investment: A hotel
will encourage additional community
investment with additional tourism
dollars being brought to the community.

Welcoming Space: The hotel fobby
and cafe will operate as a gathering area for
hotel guests while also serving the greater
community.

22



Site Plan

6408-5418 Bay Street

Public Information Meeting

BAY STREET *Note: The proposed street porking
on Bay Street is under review.

ROYAL AVENUE

[
]
ey
N

ntrance

- Ground-level Commercial Spaces

E :*"ade LANEWAY (LITTLE BAY)




OutdoorSpace

6408-6418 Bay Street
Public Information Meeting

A variety of landscaped and
activated outdoor spaces help connect
the building to the surrounding community.

Ground Floor Landscape Plan

Public realm activation via
take-out window alongside
restaurant space

Integrated planters on
balconies

Restaurant patio spill
out space with large
operable walls

Rooftop patio for hotel guests
with views towards Howe Sound
and Brunswick Mountain

Public art opportunity to Landscape deck facing
activate the public realm L 30 “Little Bay”

24



Transportation &

Parking

On-site parking and thoughtful 6408-6418 Bay Street
. i . . . Public Information Meeting

circulation are designed to minimize

added pressure on Bay Street, Royal Avenue, and

nearby ferry traffic.

Ground Level Circulation 43 Vehicle

: Parking Spaces:
for visitors and hote!
guests

) 34 Bicycle Parking
@) Spaces: 16 stacked,

15 horizontal, and 3
oversized spaces

- jal and
T " garbage area
- Hotal g aea Site Access and
== Loading and hotel drop-off e o
Parl‘&ingshll ) servlclng: Parking
- m‘:m‘g;’:"’“'“ entrance, loading bay,

and garbage area are all

= ] located off the lane (“Little
- = Bay”) at the far corner of

’ ! Pl = the lot to reduce on-site
fodoieot traffic impacts

o g

.

During and After

Construction:

Parking for construction
workers will be managed
off-site to reduce impacts
on nearby streets.

Once complete, the
underground parkade will
|| Garbage Areas - Vehicle Circulation serve as shared parking for
hotel guests and retail staff
and customers.

..... Cycling Circulation

25



Design Concept

6408:6418 Bay Street
Public Information Meeting

ey Yi/\A -

Elevation View of Cafe Along Royal Ave
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Design Concept

6408-6418 Bay Street
Public Information Meeting

Activated Restaurant Front Along Bay Street
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Axo Views

6408-6418 Bay Street
Public Information Meeting

A e

North East North West

South East South West
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Sections

£408-6418 Bay Street

Public Informatien Meeting

Section A-A

T
i
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JUNE 21 (0,00 AM

SEPTEMBER £1] 10200 AM

DECEMBER 21| 10:00 AM

Shadow Studies

6408-6418 Bay Street
Public Information Meeting

MARCH 21| 2200 P MARGH 21 |200PM MARCH 21{ 400 P

SUNE 21 }<2.00PM SUME 21 2.00 PRt JUNE 21]4:00PM

SEPTEMBER 21 | *2:00 P EEPTEMBER 21| 2:00 PM SEPTEMBER | 400 PM

CECEMBER 21 "2:00 PM DECEMBER 21 | 2:00 PM DECEMBER 21 4:00 PM

30



Share Your Feedback

6408-6418 Bay Street
Public Information Meeting

Thank you for taking the
time to attend today’s applicant-led
public information meeting.

Before you leave, please share your comments and feedback with us via the comment forms
provided. We look forward to hearing your input.

/1 The display material and comment form are available online at
é} www.TidesatHorseshoeBay.ca until December 4, 2025. Comments

can be sent at anytime to info@TidesatHorseshoeBay.ca.
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Appendix E: Email Submission

feedback on project
1 message

Thu, Nov 6, 2025 at 2:57 PM
To: "info@tidesathorseshoebay.ca" <info@tidesathorseshoebay.ca>

Hello

| live in Galleries on the Bay condos in Horseshoe Bay and enthusiastically support your hotel project.
The only thing | don't like in the plan is a cafe on the street level.
| feel we have too may coffee shops and cafes in the village already.

| was a member of the group that created the Local Area Plan for Horseshoe Bay
Please call on me for support when you present to council
Karen

Email:




Appendix F: Comment Form Responses

Q.1 Did you attend the Public Consultation Meeting
in July regarding this project?

Q.2 Do you have any comments on the current proposal?

No

Please scale it to allow for local access. The building of the building has to be quiet and friendly to me & my neighbors.
Seriously, do not have loud & prolonged construction.

Please can | get a bowling alley!!!

No

Exterior expression of building does not align with the "fishing village" character described in the HBay LAP and does not
add to the vibrancy of the village. Reference to "Westcoast style” has been misunderstood - this is not the location for
horizontality but rather a form that expresses individual identity and articulated roof forms (i.e. Galleries). Blank wall
surfaces should not occur. This is an important comner in HBay; it should be expressed as an open small plaza area to
improve public realm and soften building corner. More thoughts should be given to public realm interface with provision
ofar retail spill out activities. Colour & material palette appears very drab! We want colour, character, individual
expression for shops, gathering area at comer...!!!

Yes

| like the aesthetic changes with the wood & plantings etc. My main concem is that this project is built without
unnecessary delay.!! We are in dire need of accommodation!! | hope staff & council do their utmost to keep this project
on track. HSB retail areas are in need of refreshing and this will really help HSB become a destination vs a place to grab
a coffee while waiting for a ferry. It will also bring much needed economic benefit to the municipality.

No

As | don't live in H. Bay (but nearby) | think a boutique hotel is a good idea. The location is OK - will miss Trolls but
assume a similar themed restaurant could be encouraged. Height/parking are my main concems. Thank you.

No

Sounds lovely! It continues to make Horseshoe Bay a beautiful destination.

No

1 was hoping that the community would be more included in the day to day activities of the building ie. access to the
rooftop not just the retail space.

Yes

Looks amazing

No

Very positive for the HSB community & long overdue. Most seaside communities are alive and vibrant with shops, cafes,
eateries & public places that are current with the times. HSB is in desperate need of an update!

No

Overall, a fine proposal. Very supportive of a decent quality Motel in West Van.

As far as requests, | really hope Olive and Anchor is preserved in some form either here or the old Boathouse. It would
be very sad to lose it. Ditto Spirit gallery.

| think you have a pretty good solution to what | thought might be a major parking issue.

The exterior look is critical too! | challenge you to meet the high bar set by the Sanctuary! Don't settle for mediocre!

No

Not yet

11

Yes

The redevelopment proposal in the Bay ticks so many boxes. A hotel with rooms and a view , parking, retail space and
restaurant /cafe will bring people into our neighbourhood who will also spend money within our little village. It will revive
the prime cormner and modemize the dated village. The design is gorgeous and timeless. It is oblivious the local owners
have listened to the community and designed something that will suite seaside living. | hope this project gets approved
and moves along at a reasonable pace.

12

Yes

| like the changes you've made in response to public input. | support the project.

Yes

This hotel is a much needed community amenity. We are in dire need of nice accommadations that are not AirBnB. In
terms of an improved aesthetic in HSB, the Sanctuary and park revitalization were a great start, and this project,
including the food services concept, will further enhance the local area and help with economic development in the
district. It would be great if HSB could become a nice destination with a beautiful place for guests and travellers to stay.
There is s0 much unused potential here. Parking seems more than adequate and the project is very well positioned in
terms of the ferry terminal transit hub and access to the mountains. | would urge staff and council to move this plan
along with as little delay as possible. It would be bad for the community if escalating costs outpaced the feasibility of
the project.

Yes

Great proposal from Great People. A must-do

No

I'm interested in the progress as | live across the street

Yes

| like the visual warmth the wood for the soffit and siding add to the project. | think the stepping back of the floors helps
reduce the visual mass of the building. The project quality wilt be a good addition to the community.

17

Yes

We are pleased to see that the proposal is still for a needed asset to our community, while the concept is good, we are
disappointed that the developer has provided drawings of a boxy uninteresting building that could be anywhere. The
proposal seems little changed from that shown in July of this year. During the LAP planning process it was stressed and
that there should be an effort by developers to build within the village theme of Horseshoe Bay.

18

No

The proposal reflects the type of innovative thinking needed to bring life to Horseshoe Bay and celebrate the community
waterfront. The grade-level design is simplistic and true to other commercial spaces I'm the area, The animation of the
street front will rely on the quality and character of the tenants and with Northwest's expertise, it will be well managed.
This is another step forward Horseshoe Bay and | fully support the proposal and hope West Vancouver Council and staff

move expeditiously to bring the project to life.
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APPENDIX E

District of West Vancouver

Official Community Plan Bylaw No. 4985, 2018,
Amendment Bylaw No. 5451, 2026

(6408 to 6418 Bay Street)

Effective Date:

LGDM-546724895-25931




District of West Vancouver

Official Community Plan Bylaw No. 4985, 2018,
Amendment Bylaw No. 5451, 2026

Table of Contents

Part 1 CItation ..o 1
Part 2 Severability ... 1
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Official Community Plan Bylaw No. 4985, 2018, Amendment Bylaw No. 5451, 2026 1

District of West Vancouver

Official Community Plan Bylaw No. 4985, 2018,
Amendment Bylaw No. 5451, 2026

A bylaw to amend the Official Community Plan to allow for a development within
the “Village Heart” land use policy of the Horseshoe Bay Local Area Plan.

WHEREAS the Council of The Corporation of the District of West Vancouver
deems it expedient to provide for an amendment to the Official Community Plan;

NOW THEREFORE, the Council of The Corporation of the District of West
Vancouver enacts as follows:

Part 1 Citation

1.1 This bylaw may be cited as Official Community Plan Bylaw No. 4985,
2018, Amendment Bylaw No. 5451, 2026.

Part 2 Severability

2.1 If a portion of this bylaw is held invalid by a Court of competent
jurisdiction, then the invalid portion must be severed and the remainder of
this bylaw is deemed to have been adopted without the severed section,
subsection, paragraph, subparagraph, clause or phrase.

Part 3 Amends Section 3.5.2 of the Horseshoe Bay
Local Area Plan

3.1 Official Community Plan Bylaw, No. 4985, 2018, Schedule ii: Area-Specific
Polices and Guidelines, Horseshoe Bay Local Area Plan & Design
Guidelines, Section 3.5 Village Designation is amended as follows:

3.1.1 Section 3.5.2 is deleted in its entirety and replaced with the
following:

“‘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:

LGDM-546724895-25931



Official Community Plan Bylaw No. 4985, 2018, Amendment Bylaw No. 5451, 2026

Village Heart
should be commercial and multifamily residential use with a:

density of 1.75-2.0 FAR and a height of 4-5 storeys with
commercial use at street level and residential above; and

for land located at 6408 to 6418 Bay Street to a maximum
density of 2.4 FAR and a height of 5 storeys with commercial use
at street level and visitor accommodation.

3.1.2 Section 3.6.15 is deleted in its entirety and replaced with the
following:

Encourage provision of visitor accommodation where a building
or substantial portion of a building is used for lodging purposes
by:

a) Allowing this use in lieu of others;

b) Considering additional height and /or density than otherwise
designated; and

c) Prioritizing an appropriate ground floor design that remains
compatible with the street character.

LGDM-546724895-25931



Official Community Plan Bylaw No. 4985, 2018, Amendment Bylaw No. 5451, 2026

READ A FIRST TIME (MAJORITY VOTE IN THE AFFIRMATIVE) on [Date]
PUBLICATION OF NOTICE OF PUBLIC HEARING on [Date]

PUBLIC HEARING HELD on [Date]

READ A SECOND TIME (MAJORITY VOTE IN THE AFFIRMATIVE) on [Date]
READ A THIRD TIME (MAJORITY VOTE IN THE AFFIRMATIVE) on [Date]

ADOPTED by the Council (MAJORITY VOTE IN THE AFFIRMATIVE) on [Date].

Mayor

Corporate Officer
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Zoning Bylaw No. 4662, 2010,
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District of West Vancouver

Zoning Bylaw No. 4662, 2010,
Amendment Bylaw No. 5452, 2026

A bylaw to rezone property at 6408 to 6418 Bay Street for a mixed-use
commercial and hotel building.

WHEREAS the Council of The Corporation of the District of West Vancouver
deems it expedient to provide for an amendment to the Zoning Bylaw;

NOW THEREFORE, the Council of The Corporation of the District of West
Vancouver enacts as follows:

Part 1 Citation

1.1 This bylaw may be cited as Zoning Bylaw No. 4662, 2010, Amendment
Bylaw No. 5452, 2026.

Part 2 Severability

2.1 If a portion of this bylaw is held invalid by a Court of competent
jurisdiction, then the invalid portion must be severed and the remainder of
this bylaw is deemed to have been adopted without the severed section,
subsection, paragraph, subparagraph, clause or phrase.

Part 3 Adds the CD92 Zone and Rezones the Site

3.1 Zoning Bylaw No. 4662, 2010, Schedule A, Section 600 (Comprehensive
Development or site specific zones) is hereby amended by adding Section
692 as the CD92 — Comprehensive Development Zone 92 (6408 to 6418
Bay Street), as set out in Schedule A attached to this bylaw.

3.2 The Lands shown shaded on the map attached as Schedule B to this
bylaw are rezoned from C1 (Commercial Zone 1) to Comprehensive
Development Zone 92 (6408 to 6418 Bay Street), as set out in Schedule
A attached to this bylaw.

LGDM-546724895-25932
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Part 4 Amends the Table of Contents

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

Part 5 Amends the Zoning Maps

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

From: C1 — Commercial Zone 1

To: CD92 — Comprehensive Development Zone 92 (6408 to 6418 Bay
Street)

Schedules

Schedule A — CD92 - Comprehensive Development Zone 92 (6408 to 6418 Bay
Street)
Schedule B — Amendment to Zoning Maps

LGDM-546724895-25932
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READ A FIRST TIME on [Date]

PUBLICATION OF NOTICE OF PUBLIC HEARING on [Date]
PUBLIC HEARING HELD on [Date]

READ A SECOND TIME on [Date]

READ A THIRD TIME on [Date]

APPROVED by The Ministry of Transportation and Transit on [Date]

ADOPTED by the Council on [Date].

Mayor

Corporate Officer

LGDM-546724895-25932
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Schedule A — CD92 — Comprehensive Development Zone
92 (6408 to 6418 Bay Street)

692  CD92 (6408 to 6418 Bay Street)

AMENDING
BYLAW SECTION REGULATION

692.01 Permitted Uses
1)  accessory buildings, structures and uses

(

(2)  child care

(3) community care
(4)  hotel

(5) office

(6) dwelling units

(7)  personal services
(8) restaurants

(9) retail

692.02 Floor Area Ratio
(1) Maximum: 2.4 FAR

692.03 Conditions of Use

(1)  Despite s. 110 of the Zoning Bylaw, cooking facilities are permitted
within a hotel sleeping room.
(2) Hotel above commercial premises except for one entrance lobby.

(3) Dwelling units are restricted to rental tenure and no portion of the first
storey shall be used for residential purposes except for one entrance or
entrance lobby.

692.04 Setbacks
(1)  All property lines: 0 m

LGDM-546724895-25932
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692.05 Building Height

(1)  Maximum: 19 metres

(2)  For clarity, elevator overruns and exterior mechanical equipment are
excluded from building height.

692.06 Number of Storeys

(1) Maximum: 5

692.07 Off-Street Parking

(1)  Minimum of 42 parking spaces

LGDM-546724895-25932
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Schedule B — Amendment to Zoning Maps

Amendment to Zoning Bylaw No. 4662, 2010, Schedule A, Section 852,
Schedule 2, Zoning Maps.

Sketch plan showing the area to be rezoned to CD92:

LGDM-546724895-25932



APPENDIX G

District of West Vancouver
Proposed
Development Permit No. 25-099

CURRENT OWNER: 1390515 BC Ltd
911 York Street, New Westminster, BC V3L 4S5

THIS DEVELOPMENT PERMIT APPLIES TO:

CIVIC ADDRESS: 6408, 6408A, 6408B & 6412 Bay Street
LEGAL DESCRIPTION: 013-115-227
Lot 11 Block 34 District Lot 430 Plan 2103

CIVIC ADDRESS: 6408 Bay Street
LEGAL DESCRIPTION: 013-115-251
Lot 12 Block 34 District Lot 430 Plan 2103

CIVIC ADDRESS: 6418 Bay Street
LEGAL DESCRIPTION: 014-049-376
Lot 10 Block 34 District Lot 430 Plan 2103

(the ‘LANDS’)

1.0 This Development Permit:

(a) imposes requirements and conditions for the development of the Lands, which
are designated by the Official Community Plan as the Horseshoe Bay Local
Area Plan Development Permit Area to promote the delivery of community-
identified principles described in section 2.2 of the Horseshoe Bay Local Area
Plan so that development maintains and enhances the unique characteristics
of Horseshoe Bay subject to the Planning Area Design Guidelines specified in
the Official Community Plan; and

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

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

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

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

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

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



3.0

4.0

5.0

6.0
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All balconies decks and patios are to remain fully open and unenclosed

and the weather wall must remain intact.

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

3.1

3.2

3.3

Provide and implement a plan for traffic management during
construction to the satisfaction of the District’'s Manager of
Development Engineering.

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

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

Prior to Building Permit issuance:

4.1

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

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

(c) new boulevard plan along the Bay Street frontage of the site and along
the east side of the Royal Street frontage of the site including curbs,
sidewalk and grading plan; and

(d) repaving along the frontage of the Lands,

which must be submitted for acceptance, and security provided for the due
and property completion of the engineering works, all to the satisfaction of
the District's Manager of Land Development.

Prior to Occupancy Permit issuance:

5.1

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

Security for Landscaping

6.1

6.2

Prior to building permit issuance, security for the due and proper
completion of the landscaping set forth in section 2.0 of this Development
Permit (the “Landscaping Works”) shall be provided in the amount of
$693,000 (the “Landscape Deposit”) to the District in the form of cash or
unconditional, irrevocable auto-renewing letter of credit issued by a
Canadian chartered bank or credit union.

Release of the Landscape Deposit:

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

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

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

i. any adjustments to retaining walls,

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

iii. completion of any off-site or boulevard works,
iv. any areas that received alternative treatment,
V. any paving changes, or

vi. any other additional or omitted plantings or
alterations,

together with a clear rationale and explanation thereof and stating

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

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

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

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

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

6.3 Additional Landscape Security

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

a. all of the Landscaping Works are completed, or

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

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

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

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

MAYOR

CORPORATE OFFICER

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

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

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

FOR THE PURPOSES OF SECTION 7.0 THIS PERMIT IS ISSUED ON [ INSERT DATE] .
(Council Report: 2026 04 27 Council Report Development Proposal for 6408 6418 Bay
Street.docx)

Schedules:

A. Design Rationale
B. Architecture Plans
C. Landscape Plans
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PROJECT INFORMATION

CONSULTANTS PAGE

APPLICANT

Northwest Properties

Contact: Stacey Silgallis
Email: stacey@nwproperties.ca
Phone: 604.629.8131

ARGCHITECT

Yamamoto Architecture Inc.

Contact: Taizo Yamamoto

Email: taizo@yamamotoarchitecture.com
Phone: 604.731.1127

LANDSCAPE

M2 Landscape Architecture and Arboriculture
Contact: Meredith Mitchell

Email: meredith.mitchell@m2fa.com

Phone: 604.553.0044

INTERIOR DESIGN

Ste. Marie Studio

Contact: Paula Guerra

Email: paula.guerra@stemariestudio.com
Phone: 604.428.0822

YAMAMQTO ARCHITEC

CivIL

Binnie

Contact: Bryson Gaze
Email: bcaze@binnie.com
Phone: 236.521.6244

TRAFFIC

CTS Traffic Engineering Specialists
Contact: Aaron Chan

Email: achan@cts-bc.com

Phone: 604.936.6190 ext.228

SURVEY

Bennett Land Surveying LTD.
Contact: Hebe Kelly LST

Email: hebe®bennettsurveys.com
Phone: 604.980.4868 ext.233

DEVELOPMENT APPLICATION
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PROJECT INFORMATION

PROJECT DESCRIPTION

The proposed building is a four storey, mixed
use building that includes ground level
retail and three levels of hotel. The project
incorporates three lots in an important
location within Horseshoe Bay, occupying a
prime location along Bay Street with views
towards Horseshoe Bay Park and the Bay
beyond.

Currently, the three lots support three
separate buildings: Trolls — a one storey
restaurant on the corner, Spirit Gallery, YYZ
Law — the second floor tenant above Spirit
Gallery, a 2-storey building with ground level
gallery, and Olive and Anchor — a one storey
restaurant accupying the westernmost lot.

The new proposal incorporates similar
uses at grade, and allocates a large space
on the corner for a restaurant that will
continue to activate the corner of Bay Street
and Royal Avenue. The design proposes
large areas of operable storefront that will
enable the restaurant uses to open up along
the sidewalk. The western retail space is
envisioned to house the Spirit Gallery that
currently operates on the site. Additional,
small-scale retail stores are provided for
fine-grain, neighbourhood serving retail
stores.

Along Royal Avenue, a cafe is located to
serve the hotel guests as well as the general
public. The location at the intersection
of Royal Avenue and the Lane will create
activity and animation along the laneway
side of the building, enhancing pedestrian
routes around the site and improving passive

/AMAMOTC

surveillance. The hotel lobby is located
off of Royal Avenue between the cafe and
restaurant.

Levels Two and Three provide 33 hotel
rooms for visitors in a prime location within
Horseshoe Bay and steps away from the
ferry terminal. Each hotel room is provided
with a large balcony with overhangs above
S0 guests can enjoy a private outdoor space
and spectacular views year round. South-
facing rooms look out onto a lushly planted
Level Two landscaped deck, that also serves
as an attractive outlook for properties to
the south. A gym space is provided on Level
Two, overlooking the landscaped deck and
providing an amenity for guests.

The top level of the building contains larger
hotel suites, including five 1-bedroom units
and four 2-bedroom units. With the stepped
back upper floor, large roof decks are
provided for the north and east-facing units.
South units have access to balconies that
overlook the landscaped deck along Little
Bay.

A rooftop amenity space has been proposed
for the patrons of the hotel and restaurant
tenant. Overlooking Howe Sound, this space
provides a hub for events amongst Horseshoe
Bay’s beautiful backdrop. Final rooftop
programming will be further developed when
a restaurant tenant and hotel operator is
finalized.

DEVELOPMENT APPLICATION
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PROJECT INFORMATION

NEIGHBOURHOOD IMPACTS AND BENEFITS

3.

By providing a mix of retail and hotel, the building will support Horseshoe Bay’s goal of becoming a
more vibrant and welcoming village:

The retail component of the project will activate the street and encourage local businesses, including a gallery
and restaurant. All retail uses will complement and service the hotel within the building as well as the local
community.

The hotel will provide much-needed occommodation to visitors of Horseshoe Bay and to ferry travellers,
increasing foot traffic into the community

The development will provide dynamic, multi-purpose spaces through the building program and
adjacencies

The retoil tenant mix will support the needs of hotel guests and visitors

The cafe will operate in conjunction with the hotel, opening up to the lobby and providing service assistance
to guests while also serving the greater community

The hotel lobby is conceived as a multi-purpose spoce with a gathering / seating area, additional seating to
support the cafe, and possibly waiting room seating for the hote/

The restaurant will be designed to include indoor and outdoor spaces, fostering a vibrant street with activity
at the ground level

The restaurant could incorporate a take-out window to acknowledge and continue this iong-standing feature
of the previous restaurant

The building will create more density in the Village Heart while being sensitive to scale and massing

The building is stepped back at level 2, and again at level 4 to emphasize the street level of the building and
letting the upper levels recede from view

While arganized as a series of horizontal levels with expressed balcony slabs, the ground level of the building
will be further developed into a finer grain of vertical elements that emphosize each individual shop

The project will provide a large investment back into the community

The building represents the highest and best use of these important three parcels within the Village Heart

The commercial aspects of the building will provide ample job opportunities for members of the community

ARCHITECTURE

DEVELOPMENT APPLICATION
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PROJECT INFORMATION

COMPLIANCE WITH HORSESHOE BAY LOCAL AREA PLAN & DESIGN GUIDELINES

TOPIC

3.5
Village Designotion

3.6
Land Use Policies

DESCRIPTION

COMPLIANCE

3.5.2 Extending out from the intersection of Bay Street and Royal Avenue, this designation 1$ the mixed-
use building form that defines the Village. Active retaill at the ground floor supports the vibrancy and
ltvability 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
stareys with commercial use at street level and residential above.

3.6.7b Encourage a mix of housing types by prioritizing studio, 1- and 2-bedroom dwelling units in
Village designations.

3.6.13a Prioritize active, street level uses such as retail, restaurants and services by reinforcing the
scale of walking. shopping streets—with particular attention to Bay Street and Royal Avenue—by means
of unit frontages that are generatly 5 m {(16.4 ft) to 12 m {39.4 ft).

3.6.15 Encourage provision of visitor accommodation where a building or substantial portion of a
building I1s used for lodging purposes by:

a) allowing this use in lieu of others: and
b) considering an appropniate ground floor design that remains compatible with the street character.

4.2
Site Planning

4.4
Building Form

COMMENTS

Proposed 2.35 FAR (Slightly higher than
recommended)

4-storeys of hotel and commercial with a 5th
level rooftop access. Community found that the
rooftop had the opportunity to be an amenity
space for patrons and locals. Minimal massing on
the rooftop, setback for minimal obstruction from
street level.

Proposed 33 short term accommodations units
and 9 long term accommodation units (L2-14).

Supporting commercial uses In the ground
level with both existing restaurant and galiery
remaining as tenants.

4.2.5 Minimize disruption of public realm due to vehicle access by:

b} sharing access through driveway easements, parking night-of-ways and/or dedication of new lanes,
where appropriate;
¢) locating parking to minimize dnveway length and designing parkade ramps to himit site impact

4.4.1 Create architectural interest through building articulation, with particular attention to street-
facing facades and corner fots.

YAMAMOTO “ROUTTECTURE

Parking entrance, loading bay, and garbage
staging area are accessibie from the lare

Parking entrance placed on the furthermost
corner of the lot to mimimize traffic impact on site

The building section is staggered with setbacks
on the upper floor’'s balconies to maintain the
scale of the street,

DEVELOPMENT APPLICATION
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PROJECT INFORMATION

COMPLIANCE WITH HORSESHOE BAY LOCAL AREA PLAN & DESIGN GUIDELINES

TOPIC

DESCRIPTION

4.5
Building Design |

4.5.7 Reflect Horseshoe Bay’s Eclectic and historical identity both as working waterfront and a
recreational seaside cottage destination

8) demonstrating individuality while contributing to a harmonious streetscape;

b) creating visual (nterest through diverse styles and rooflines;

¢) using materials and bright colours to create purposeful accents: and,

d) presenting contemporary fagades that avoid visual clutter and the use of ornamental elements such
as trim.

4.5.6 Spec:fy 8 purposeful material palette that contributes to the overall

design of the building by:

a) reinforcing form with an application of matenals that communicates depth across the fagade,
emphasizes unit identity, articulates buitding separations and expresses a relative visuval weight
between lower and upper storeys;

5.1
Village |

YAMAMOTO ARCHTTECTURE

5.3.1 Increase Village vibrancy with reference to the Horseshoe Bay Streetscape
Design Guidelines by:

a) encouraging compatibility on streets where a retail character is already established;

b) maximizing open space for active uses and landscaping:

¢) supporting continuous weather protection of the sidewalk with consideration for tree canopy
impacts: and.

d) allowing outdoor seating on public and/or private property subject to a Street Occupancy Permit,
where appropriate, with a compatible response 1n the Bay Street Residential designated area reflecting
its residential use,

5.3.2 Articulate commergial uses and increase pedestrian interest with reference to the Horseshoe Bay
Streetscape Design Guidelines by:

a) including extensive fenestration and avoiding btank walls;
b) considering roll-up and/or foldaway doors

5.3.5b Ensure the livability and compatible scale of larger butldings in context distinguishing different
tenure with particular attention to mixed-use buildings by setting back and limiting the length of
residential above street level commercial, where apprapriate;

COMPLIANCE

COMMENTS

Architectural expression emphasizing
horizontality through cantilevered balconies.

Buitding concept can be concelved as floating
slabs that refer to the previous floating houses
that used to occupy the bay

Greenery 1s incorporated In plantess on the
different levels, as floating elevatians that break
up the facade.

On the balconies, taller planter walls alternate
with lower walls with more glazing to grve
variation and interest.

Proposed wood-like soffits to bright warmth to
the material palette.

Proposed glazing canopy providing continuous
weather protection along the ground floor
facades.

Two oddittonal commersial retarl units proposed
along Bay street

Proposed large operable glazing watls for
restauront activity and seagting to transition In
and outdoors.

Short term accommeodation Levels (L2-L3) are set
back from sireet level commercial while long term
accammodation {L4) is set bock further,

DEVELOPMENT APPLICATION | 6408-6418 BAY ST




PROJECT INFORMATION

COMPLIANCE WITH HORSESHOE BAY LOCAL AREA PLAN & DESIGN GUIDELINES

TOPIC

5.4
Waterfront

DESGRIPTION

5.5
Little Bay

5.6
Royal, Keith &
Nelson

5.4.1 Emphasize Bay Street as the primary commercial street with reference to
the Horseshoe Bay Streetscape Design Guidelines by:

a) presenting a continuous streetwall with strong unit 1dentity;

b) priontizing the pedestrian realm in conjunction with future 1nvestment

in Horseshoe Bay Park;

¢) facihitating the expansion of restaurants, cafés and similar storefronts where commercial use is
permitted by increasing outdoor dining opportunities.

COMPLIANCE

COMMENTS

5.5.1b Activate “Little Bay™ by creating inviting entries by wrapping Keith Road and Royal Avenue retail
frontages around corner inte “Littie Bay", and by providing opportunities for street corner patios at
Royai Avenue,

5.6.2 Create an incremental sense of arrival on Royal Avenue by expanding the public-private interface
at Village intersections including corner patios and public art opportunities.

6.2
Public Realm

AMAMOTO

Proposed restaurant, cafe, commercial units, and
gallery along Bay Street and Royal Avenue.

Proposed restaurant with large operable glazing
walls for Fluid indoor/outdoor dining and octivity
along Bay Street

Proposed cafe glazing to wrap the corner nto
“Little Bay” far visual interest bath indoor /
outdoors.

8.2.5 Deliver public art through development that:

a) reinforces Horseshoe Bay's sense of place and communicates its continued evolution over time;

b) celebrates 1ts historical, cultural and natural features; and,

©} supports broader place-making strategies including improved wayfinding. pedestrian experience and
enhanced public spaces

6.2.6d Locate and scale public art to create a sense of discovery ar surprise that enhances Horseshoe
Bay's eclectic and quirky character.

Restaurant corner opens up at Bay Street and
Royal Avenue.

Public art opportunity on the focade at the corner
of “Little Bay” and Royal Avenue.

Public art opportunity on the facade at the carner
of “Littie Bay” and Royal Avenue celebrating
Horseshoe Bay’'s character and heritage.

Public art oppartunity to front Little Bay to aid ir
laneway activation and a sense of discovery.

DEVELOPMENT APPLICATION
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CONTEXT

CONTEXT PLAN | VILLAGE HEART
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CONTEXT

SITE PHOTOS

YAMAMNDTO

5 | WATERFRONT VIEW ALONG BAY STREET

DEVELOPMENT APPLICATION

I

6408-6418 BAY ST



DESIGN RATIONALE C

DESIGN CONCEPT | OBJECTIVES

The building is conceived as a series R T —
of floating slabs that refer to the
previous floating houses that used

to occupy the bay. The floating slabs
change in thickness along the length
of the building, alfowing space for
planting and creating a varied pattern
that refers to the texture of waves on

the surface of the water.

AMAMOTO - TECTUR! DEVELOPMENT APPLICATION | 6408-6418 BAY ST 12



DESIGN RATIONALE c

DESIGN CONCEPT | MATERIAL STUDY

Board Formed Concrete Cementitious Panels Wood Soffits Wood Shingles

'I';“! —1,' —_— j |

ISl ————— -

- a

Glass Guardrails

Retail Operable Glazing

YAMAMOTO ARCHITFCTURF DEVELOPMENT APPLICATION | 6408-6418 BAY ST 13



DESIGN RATIONALE C

RENDER | VIEW FROM CORNER OF BAY ST AND ROYAL AVE

REFER TO NARRATIVE PACKAGE FOR MATERIAL AND SIGNAGE DETAILS

YAMAMQTO ARCHITECOTLURE DEVELOPMENT APPLICATION | 6408-6418 BAY ST 14



DESIGN RATIONALE

RENDER | ACTIVATED RESTAURANT FRONT ALONG BAY ST

REFER TO NARRATIVE PACKAGE FOR MATERIAL AND SIGNAGE DETAILS

B |

e s e i

YAMAMOTO ¢ TECTURE DEVELOPMENT APPLICATION | 6408-6418 BAY ST 15



DESIGN RATIONALE C

RENDER | VIEW FROM ROYAL AVE LOOKING NORTH WEST

REFER TO NARRATIVE PACKAGE FOR MATERIAL AND SIGNAGE DETAILS

o ff JIPEREE

YAMAMOTO ARCHITECTURF DEVELOPMENT APPLICATION 6408-6418 BAY ST 16



DESIGN RATIONALE c

RENDER | COLOUR INTRODUCED THROUGH CAFE DESIGN ALONG ROYAL AVE

REFER TO NARRATIVE FOR MATERIAL AND SIGNAGE DETAILS

VAMAMQOTO ARCHIT! [ | - DEVELOPMENT APPLICATION | 6408-6418 BAY ST 17



DESIGN RATIONALE c

RENDER | ELEVATION VIEW OF CAFE ALONG ROYAL AVE

REFER TO NARRATIVE PACKAGE FOR MATERIAL AND SIGNAGE DETAILS

.

] I-. '_ '.
S

_\.—-"‘i-'f' ‘

YAMAMQTO L ~CHTTECTURE DEVELOPMENT APPLICATION 6408-6418 BAY ST 18



DESIGN RATIONALE

RENDER | DEFINED LOBBY ENTRY IN HOTEL

REFER TO NARRATIVE PACKAGE FOR MATERIAL AND SIGNAGE DETAILS

THE TIDES HOTEL
At HORSESHOE BAY

FAMAMOTO LRCHTTECTURK DEVELOPMENT APPLICATION | 6408-6418 BAY ST 19



DISTRICT OF WEST VANCOUVER

6408-6418 BAY ST

BUILDING H/l - DP RESUBMISSION

APRIL 23, 2026

NORTHWEST

PEOPERT ES

YAMAMOTO ARCHITECTURE

BROJECT INFORMATION

CLIENT:

NORTHWEST PROPERTIES
CONTACT: STACEY SILGALLIS

EMAIL; STACEY@NWPROPERTIES.CA
PHONE: 604 629 8131

ARCHITECT:

YAMAMOTO ARCHITECTURE INC.

CONTACT NAME: TAIZO YAMAMOTO

EMAIL: TAIZO@YAMAMOTOARCHITECTURE.COM
PHONE: 604 731 1127

LANDSCAPE ARCHITECT AND ARBORIST:

M2 LANDSCAPE ARCHITECTURE AND ARBORICULTURE

CONTACT: MEREDITH MITCHELL
EMAIL: MEREDITH.MITCHELL@MZ2LA.COM
PHONE: 604 553 0044

CIVIL ENGINEER:
BINNIE

CONTACT: BRYSON CAZE
EMAIL; BCAZE@BINNIE.COM
PHONE: 236 521 6244

INTERIOR DESIGN:

STE. MARIE STUDIO

CONTACT: PAULA GUERRA

EMAIL: PAULA.GUERRA@STEMARIESTUDIO.COM
PHONE: 604 428 0822

TRAFFIC:

CTS TRAFFIC ENGINEERING SPECIALISTS
CONTACT: AARON CHAN

EMAIL: ACHAN@CTS-BC.COM

PHONE: 604 936 6190 EXT.228

SURVEY:

BENNETT LAND SURVEYING LTD.
CONTACT: HEBE KELLY LST

EMAIL: HEBE@BENNETTSURVEYS.COM
PHONE: 604 980 4868 EXT.233

DP 25-099 SCHEDULE B
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A2 LEVEL 1 PLAN
A22 LEVEL 2 PLAN
A2,3 LEVEL 3 PLAN
A2.4 LEVEL 4 PLAN
A25 ROOF LEVEL PLAN
A28 ROOF TOP PLAN
A3 ELEVATIONS

A32 ELEVATIONS

A33 ELEVATIONS

A4 SECTIONS

Ad2 SECTIONS
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A5.1 MASSING AXOS
A2B1 BUILDING HEIGHT CALCULATION
A2L1 LIMITING DISTANCE PLAN
A2.881 SHADOW STUDY
A2.882 SHADOW STUDY
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STATISTICS:
CIVIC ADDRESS: 6408 - 6418 BAY STREET, WEST VANCOUVER, BC
LEGAL DESCRIPTION: PID: 013-115-251 / 013-115-227 / 014-049-376
OCP DESIGNATION: VILLAGE HEART
PROPOSED ZONING: co
TOTAL SITE AREA: 1,700.6 SO.M, (18,305.3 SQ.FT) {0.420 ACRES)
PROPOSED LOT COVERAGE: 5%
BUILDING HEIGHT PROPOSED
18.3 M (80 (5 STOREYS)
SETBACKS PROPQSED
FRONT (NE) 30
SIDE (SE) 3.0
SIDE SW) a0
REAR YARD (NW) 0.0
ELOOR AREA RATIO PROPOSED
47.1(2) 430315 SQFT.
235FAR |
15T FLOOR COMMERCIAL NETAREA: o o6 SQUFT)+ v S
1ST FLOOR HOTEL (26094 SQ.FT)+
2ND FLOOR NON-UNIT AREA (2.461.8 SQ.FT) + Lz 10,653.0 SQFT.
2ND FLOOR UNIT AREA {8,1912 SQ.FT) +
3RD FLOOR NON-UNIT AREA (1.796.8 SQ.FT) + 13 10,653.0 SQFT.
3RD FLOOR UNIT AREA (68581 SQFT) +
4TH FLOOR NON-UNIT AREA [1589.2 SQ.FT) + n 84963 SQ.FT.
4TH FLOOR UNIT AREA 16,907.0 5Q.FT.) +
STH FLOOR NON-UNIT AREA (894.8 SQFT) + 15 1,003,0 SQLFT,
§TH FLOOR WIC AREA (108.2 SQFT)+
TOTAL: 3997.7 sQM. (43,0315 SQFT)+ 43,0315 SQ.FT.
GFA: 3,998 SQM. (43,0315 SQ.FT)
LEASABLE: 3.118.85QM, (33,5712 SQ.FT) 78.0%
HOTEL UNIT BREAKDOWN
5 ONE BEDROOM UNITS 12% OF UNITS 800-670 SQ.FT.
4TWO BEDROOM UNITS 10% OF UNITS 84D 1080 SO.FT,
4 AKING ROOM 10% OF UNITS 550630 SQ.FT.
3 A1 KING FAMILY 7% OF UNITS 576-665 SQ.FT.
4 A2 KING FAMILY 10% OF UNITS 595599 SQ.FT.
2 A3 SUITE FAMILY 5% OF UNITS 742 SQFT.
BBKING 19% OF UNITS 428 SQFT.
| _ 1281 QUEEN 28% OF UNITS 428 SOFT,
42 UNITS TOTAL — _
PROPOSED VEHICLE PARKING PROVIDED PROPOSED BICYCLE PARKING PROVIDED
SIANDARD) “n STACKED 18
SMALL CAR @ HORIZONTAL 15
ACCESSIBLE o OVERSIZED 3

VEHICLE PARKING:

"’EE —
SECTION 351,10 R

COMMERCIAL GROSS AREA as2s0M
RESIDENTIAL GROSS AREA 2784 SOM.
SECTION 401.11

HOTEL 42UNTS
GROSS FLOORAREA OF OTHER USES B8250M.
FULL SIZE VEHKCLE

SMALLVEHICLE

ACCESSIBLE SECTION 14208

ELECTRIGAL VEHICLE

BICYCLE PARKING:

J5E o RIENUNT
SECTION 140 /143,01 (3] {SECURE BIKE PARKING]

COMMERCIAL GROSS AREA H2195QM,
HOTEL NA
SECTION 140 143,02 (SHORT BIKE PARKING)

COMMERCIAL GROSS AREA B2 SOM,
HOTEL NA
FROVDED SPACES

SECURE BIKE PARKNG

SHORT TERM BIKE PARKING

BATE_ FEQURED
4 SPACE /185 SQM, 47 SPACES
ISPAECIBSGSAM. _ ssepacks
80 SPACES
1SPACE/UNIT 42 SPACES
1SPACENT.2 SQM. 24 SPACES
56 SPACES
7% of TOTAL {30% MAX) 40 SPACES
ISPACES
| L L E—
44 SPACES
LEVEL 2 (ROUGHN)
BATE_ AEQUIRED
0.3SPACE/ 100 SOM, 3 SPACES
NA
3 SPACES
0.4 SPACE /100 SOM, 3 SPACES
L] ASPACES
33PACES
3 spaces
S spaces
4 sPaces

3 ZoReokel  MAUEFORDRMERR,
T 20000411 MAUEFORDR RO,
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Site Context

* Three properties totaling
1,700 m? (18,300 SF)

« Existing commercial &
office buildings
« Bounded by:
« Bay Street (north)

- Little Bay Lane
(south)

* Royal Avenue (east)
« CRU building (west)

« Rear surface parking

FERRY
TERMINAL

lots * New street frontage (sidewalk &

. Relatively flat site & street trees) on Royal Avenue
minimal on-site » Close to transit facilities
vegetation

6408 — 6418 BAY STREET westvancouver



The Proposal

Mixed use building:

o FAR 2.4

4 storeys + partial 5" floor
Underground parking
Ground floor commercial
Hotel on upper floors

©)
©)
©)
©)

 Building design, materials and articulation in response to Village
context

« New frontage works including sidewalk and street trees on Bay Street
and updating the frontage on the east side of Royal Avenue

« Based on review of the commercial uses for the proposal a CAC is not
applicable.

—_———

6408 — 6418 BAY STREET westvancouver



OCP Policy

Policy 3.5.2 “Village Heart”:

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 oo
should be commercial and multifamily residential A site-specific
use with a: amendment to the

policy is required to
accommodate the
proposal.

density of 1.75 — 2.0 FAR and a height of 3-4
storeys with commercial use at street level and
residential above.

6408 — 6418 BAY STREET westvancouver



OCP Policy

Policy 3.6.15 (Vibrant &
Complete Village)

Encourage provision of visitor ":j«;
accommodation where a building or i
?ublstjmtlal portion of s building is used .1':, Sl R o
orio 18] urposes N e o e e i b= T
g g p p y 3615 Encourage visitor
a) allowing this use in lieu of others; accommodation
and, e 1

An amendment to the

policy is recommended
to enable the proposal
within the context of the

b) considering an appropriate ground
floor design that remains compatible
with the street character.

6408 — 6418 BAY STREET westvancouver



Planning Committee

November 26, 2025 Recommendation:

THAT the Planning Committee support the application subject to further
review of the following items by staff:

« Consideration to ensure the scale and massing of the development is
human scaled and relates to its Village context; and

« Consideration for how the zoning and development permit are drafted
to ensure viability for the proposed uses to achieve the objectives for
HSB for the hotel use (e.g. design flexibility to allow for longer term
stay).

6408 6418 BAY STREET westvancouver



Planning Committee — Responses

1. Replacing the linear glass canopy with fabric awnings - emphasizes
the pedestrian level and reduces building scale at the sidewalk.

2. Bringing warmer materials, including a wood-shake texture, down to
grade - provides additional detail and interest, and highlights the
hotel lobby.

3. Incorporated recessed entries to smaller retail units - creates a finer
grain along the sidewalk and emphasizes the individual retailers.

4. Further differentiation through colour and storefront detailing = at the
southwest corner café and corner restaurant to emphasize these
areas and to fit the building within the existing neighbourhood scale
and eclectic retail character.

5. CD zone allows for hotel use with short- and longer-term stays.

6408 — 6418 BAY STREET westvancouver



Public Information Meetings

o July 17, 2025: On Preliminary Proposal (prior to formal application)

 November 20, 2025: On Formal Application

Approx. 72 attendees + 129 unique visitors to project website
Feedback: 18 comment sheets

Generally supportive:
» Potential benefits including updated accommodations
» Improved retail activity
« Broader economic contributions to Horseshoe Bay

Concerns:

 Building design character
 Architectural expression

» Construction-related impacts

\\\\\\
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Recommendation

Council give the proposed bylaws first reading and set the date for the
public hearing on June 9, 2026.

Staff assessment is that the proposal is appropriate and supportable
based on:

« Consistency with the Local Area Plan (LAP) guidelines

+ Meets the intent of the LAP by providing visitor accommodation within
the Village, in a mixed-use building format

« Supports Council’s strategic objective to support commercial vibrancy
and visitor accommodation

 Site proximity to the ferry terminal, public parks and connections, and
IS supported by transit

6408 — 6418 BAY STREET westvancouver



Thank You!
Questions?

e ———
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EXISTING CONDITIONS VS. PROPOSED

THE TIDES HOTEL

At HORSESHOE BAY
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CONTEXT PLAN | VILLAGE HEART
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EXISTING SITE PLAN

HORSESHOE BAY PARK

BAY STREET

SURFACE PARKING
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LANDSCAPE ROOF PLAN
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DESIGN CONCEPT | OBJECTIVES
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The building is conceived as a series
of floating slabs that refer to the
previous floating houses that used

to occupy the bay. The floating slabs
change in thickness along the length
of the building, allowing space for
planting and creating a varied pattern

that refers to the texture of waves on

the surface of the water.
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NORTH ELEVATION

YAMAMOTO ARCHITECTURE FIRST READING PRESENTATION | 6408-6418 BAY ST



RENDER | RESTAURANT FRONT ALONG BAY ST
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RENDER | VIEW FROM CORNER OF BAY ST AND ROYAL AVE
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RENDER | COLOUR INTRODUCED THROUGH CAFE DESIGN ALONG ROYAL AVE
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RENDER | ELEVATION VIEW OF CAFE ALONG ROYAL AVE
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MATERIAL PALETTE

CEMENTITIOUS PANELS

BOARD FORMED CONCRETE

WOOD SOFFITS

GLASS GUARDRAILS

INTEGRATED PLANTERS

FABRIC AWNINGS

OPERABLE GLAZING

WOOD SHINGLES
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RENDER | DEFINED LOBBY ENTRY IN HOTEL

THE TIDES HOTEL
HORSESHOE BAY
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C-1 (On-Table)

West Vancouver, BC,

Re: Proposed rezoning of 6408 to 6418 Bay Street

To the members of West Vancouver Council:

There is NO business case for demolishing two popular restaurants and a
signature First Nations store in favour of a high-end hotel with new retail at
the ground level.

The cost of this project will be MUCH more than renovating the existing
buildings (if that is the goal) and, whatever construction cost figure is
initially posted, experience indicates that the final figure will be dramatically
higher. Who will pay for this? lIs it worth it to simply replace what is there?

Furthermore, there is absolutely NO need for a second hotel in Horseshoe
Bay. The existing hotel is very rarely fully occupied. Horseshoe Bay is not
a tourist destination.

If you want to approve a meaningful project, consider some affordable
housing. This is a nice place for families to live.

Thank you

s. 22(1)

West Vancouver,
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C-2 (On-Table)

From: s.22(1)

Sent: Monday, June 1, 2026 11:29 AM

To: correspondence

Subject: Proposed rezoning of 6408 to 6418 Bay Street hearing on June 9th.

CAUTION: This email originated from outside the organization from email address s.22(1) . Do not click

links or open attachments unless you validate the sender and know the content is safe. If you believe this e-mail is
suspicious, please report it to IT by marking it as SPAM.

To the members of West Vancouver Council:

There is NO business case for demolishing two popular restaurants and a signature First Nations store in favour of a high-
end hotel with new retail at the ground level.

The cost of this project will be MUCH more than renovating the existing buildings (if that is the goal) and, whatever
construction cost figure is initially posted, experience indicates that the final figure will be dramatically higher. Who will

pay for this? Is it worth it to simply replace what is there?

Furthermore, there is absolutely NO need for a second hotel in Horseshoe Bay. The existing hotel is very rarely fully
occupied. Horseshoe Bay is not a tourist destination.

If you want to approve a meaningful project, consider some affordable housing. This is a nice place for families to live.

Thank you

T ———
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C-3 (On-Table)

From: s.22(1)
Sent: Tuesday, June 2, 2026 3:51 PM
To: correspondence
Subject: Support for development at 6408, 6412 and 6418 Bay Street
CAUTION: This email originated from outside the organization from email address || IS - Do not click links or open

attachments unless you validate the sender and know the content is safe. If you believe this e-mail is suspicious, please report it to
IT by marking it as SPAM.

Dear Council,

I live in the Gleneagles area and am writing in support of the proposed development for 6408, 6412 and 6418 Bay Street in
West Vancouver. |feel a hotel in West Vancouver is very much needed. | am also happy to see that long term rental
apartments and refreshed commercial spaces are also included in the development. | support the hotel being 4 stories and
look forward to having more underground parking in the area. | do have concerns about parkingin Horseshoe Bay so | hope the
parking that has been planned for the development is sufficient to accommodate the increased parking demand that will
result form the hotel. The corner under propsed developemnt is in need of renewal and | think the designs for the new project
look good. | would like to see this project go ahead as it has been described by The Developers. | attended the open house the

developers held last winter at Gleneagles Golf Course and liked their plans.

Thanks

West Vancouver M
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C-4 (On-Table)

From: David Weiser s.22(1)

Sent: Tuesday, June 2, 2026 9:50 PM

To: correspondence

Subject: Emailing: LTR_to M&C_re_6408-6412-6418_BAY ST

Attachments: LTR_to M&C_re_6408-6412-6418_BAY ST.pdf

CAUTION: This email originated from outside the organization from email address || SR Do not click links or open

attachments unless you validate the sender and know the content is safe. If you believe this e-mail is suspicious, please report it to
IT by marking it as SPAM.

Please distribute the attached 2-page .pdf file to Mayor and Council members prior to next
Council meeting. Thank you.

s.22(1)

David Weiser Architect
Horseshoe Bay

Your message is ready to be sent with the following file or link attachments:
LTR_to M&C_re_6408-6412-6418_BAY ST

Note: To protect against computer viruses, e-mail programs may prevent sending or receiving certain types of
file attachments. Check your e-mail security settings to determine how attachments are handled.



DARNREER

6488 bay street west vancouver  british columbia canada v7 w2 h1 604 /921.9584
Mayor and Council of the District of West Vancouver

750 17th Street West Vancouver B. C.
V7V 3T3.S

RE: Development Proposal, 6408-6418 Bay St., Horseshoe Bay

Honourable Mayor Sager and Council:

I write to you to voice my concerns regarding the above-referenced proposal both as a proud fifty-three-year
HSB resident and property owner and as a registered architect amd planning professional practicing in
Horseshoe Bay (HSB) for the same period of time.

To establish my bona fides in such matters, know that I founded and chaired the Horseshoe Bay Business and
Community Association in 1984-5, was honoured by the WV Chamber of Commerce as 1986 WV Citizen of
the Year, sat on the HSB LAP Round Table, and retain in my archives a December, 1991 letter of appreciation
from Mayor Mark Sager for my twelve years of volunteer service on the WV Advisory Design Panel. Also
relevant is my award-winning design experience as far back as participation in planning for the NASA/Manned
Spacecraft Center (1966); the 1967 comprehensive canpus plan development for Southern Colorado State
College (pedestrian circulation a primary consideration); University of Nebraska Planning Study (major campus
in an urban setting); and served as the Architect of Record for the Horseshoe Bay Downtown Revitalization
Project (C.O.T.Y. above) preceding Expo 86, under the auspices of Mayor Derek Humphries.

My principal areas of concern as regards the subject proposal are (1) appropriate neighbourhood scale/context,
and (2) the cavalier treatment of OCP and LAP principles adopted as sacrosanct, and now proposed to be
abridged by Council.

Broadly, I submit that the context of Horseshoe Bay—a tiny, quiet, much-loved scenic residential village unlike
any other in the Lower Mainland, although abused by the ham-handed intrusion of a traumatically mislocated
industrial scale ferry terminal repeatedly and insensitively overdeveloped since its acquisition by BCF Corp. in
1960—is at risk of becoming tragically flawed by derivative, grossly overscaled design of the principal building,
the misapplication of LAP allowances in height and density, bizarre reinterpretation of CAC expectations, and
unnecessary accomodations to a developer not in the public interest.

I will address the above in point form:

e The LAP recommendation of FAR of 1.75-2.0 allows sufficient density (already a stretch at 2.0) and in
no way is there a reasonable justification to inflate that to the requested 2.4 in today’s market.

e The requested building height limit, set by the LAP at 3-4 storeys (already out of scale with nearby
buildings) will overshadow and loom over the location; it will cut off view and prospect for the
unfortunate homeowners uphill from it; and it is alien to other developments in its environs—excepting



"
the Ferry Corp. structures a block to its northeast. Add to this the architectural expression, which the
Planning committee calls for being “human scaled”” and “relating to its Village context,” which the
proponent tries to characterize as in some sort of harmony with its neighbours . . . none of which have
any sort of kinship with its clumsy, Lego-block massing. The attempt to maximize rentable space in a
minimal-budget blockhouse/warehouse form can not be made to fit in to its site and streetscape. May I
respectfully suggest pitched/hip roof forms might relate more to the local house roof styles?

e  Where are the Community Amenity Contributions [CACS]? I can not process the notion that putting
up an overheight “fifth half-storey”” with a few chairs and a table or two—which the neighbourhood’s
denizens will be required to enter the hotel lobby (uninvited) and use an elevator to access and egress,
toting their picnic hampers, kids, and dogs—and characterizing it as a “community amenity” has any
relationship to genuine CACs the District has extracted from other developers.

e No. The attitude smells “off,” the planning is wrong, and the architecture doesn’t work. Horseshoe Bay
deserves better, and so does West Vancouver. We should be setting an example, not emulating the
District of North Vancouver’s Third Street Canyon of Death.

Sincerely,
s. 22(1)

David Weiser MAIBC/NCARB, Architect (ret’d) June 0212026

www.davidweiserdesign.com Life member of the architectural institute of british columbia
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C-5 (On-Table)

From: David Weiser s.22(1)

Sent: Wednesday, June 3, 2026 9:23 AM

To: correspondence

Subject: Fw: Emailing: LTR_to M&C_re_6408-6412-6418_BAY ST

Attachments: Emailing: LTR_to M&C_re_6408-6412-6418_BAY ST

CAUTION: This email originated from outside the organization from email address || I Do not click links or open

attachments unless you validate the sender and know the content is safe. If you believe this e-mail is suspicious, please report it to
IT by marking it as SPAM.




From: David Weiser s.22(1)

Sent: Tuesday, June 2, 2026 9:50 PM
To: correspondence
Subject: Emailing: LTR_to M&C_re_6408-6412-6418_BAY ST
Attachments: LTR_to M&C_re_6408-6412-6418_BAY ST.pdf
CAUTION: This email originated from outside the organization from email address || 20N Do not click links or open

attachments unless you validate the sender and know the content is safe. If you believe this e-mail is suspicious, please report it to
IT by marking it as SPAM.

Please distribute the attached 2-page .pdf file to Mayor and Council members prior to next
Council meeting. Thank you.

s. 22(1)

David Weiser Architect
Horseshoe Bay

Your message is ready to be sent with the following file or link attachments:
LTR_to M&C_re_6408-6412-6418_BAY ST

Note: To protect against computer viruses, e-mail programs may prevent sending or receiving certain types of
file attachments. Check your e-mail security settings to determine how attachments are handled.



DARNREER

6488 bay street west vancouver  british columbia canada v7 w2 h1 604 /921.9584
Mayor and Council of the District of West Vancouver

750 17th Street West Vancouver B. C.
V7V 3T3.S

RE: Development Proposal, 6408-6418 Bay St., Horseshoe Bay

Honourable Mayor Sager and Council:

I write to you to voice my concerns regarding the above-referenced proposal both as a proud fifty-three-year
HSB resident and property owner and as a registered architect amd planning professional practicing in
Horseshoe Bay (HSB) for the same period of time.

To establish my bona fides in such matters, know that I founded and chaired the Horseshoe Bay Business and
Community Association in 1984-5, was honoured by the WV Chamber of Commerce as 1986 WV Citizen of
the Year, sat on the HSB LAP Round Table, and retain in my archives a December, 1991 letter of appreciation
from Mayor Mark Sager for my twelve years of volunteer service on the WV Advisory Design Panel. Also
relevant is my award-winning design experience as far back as participation in planning for the NASA/Manned
Spacecraft Center (1966); the 1967 comprehensive canpus plan development for Southern Colorado State
College (pedestrian circulation a primary consideration); University of Nebraska Planning Study (major campus
in an urban setting); and served as the Architect of Record for the Horseshoe Bay Downtown Revitalization
Project (C.O.T.Y. above) preceding Expo 86, under the auspices of Mayor Derek Humphries.

My principal areas of concern as regards the subject proposal are (1) appropriate neighbourhood scale/context,
and (2) the cavalier treatment of OCP and LAP principles adopted as sacrosanct, and now proposed to be
abridged by Council.

Broadly, I submit that the context of Horseshoe Bay—a tiny, quiet, much-loved scenic residential village unlike
any other in the Lower Mainland, although abused by the ham-handed intrusion of a traumatically mislocated
industrial scale ferry terminal repeatedly and insensitively overdeveloped since its acquisition by BCF Corp. in
1960—is at risk of becoming tragically flawed by derivative, grossly overscaled design of the principal building,
the misapplication of LAP allowances in height and density, bizarre reinterpretation of CAC expectations, and
unnecessary accomodations to a developer not in the public interest.

I will address the above in point form:

e The LAP recommendation of FAR of 1.75-2.0 allows sufficient density (already a stretch at 2.0) and in
no way is there a reasonable justification to inflate that to the requested 2.4 in today’s market.

e The requested building height limit, set by the LAP at 3-4 storeys (already out of scale with nearby
buildings) will overshadow and loom over the location; it will cut off view and prospect for the
unfortunate homeowners uphill from it; and it is alien to other developments in its environs—excepting



2
the Ferry Corp. structures a block to its northeast. Add to this the architectural expression, which the
Planning committee calls for being “human scaled” and “relating to its Village context,” which the
proponent tries to characterize as in some sort of harmony with its neighbours . . . none of which have
any sort of kinship with its clumsy, Lego-block massing. The attempt to maximize rentable space in a
minimal-budget blockhouse/warehouse form can not be made to fit in to its site and streetscape. May I
respectfully suggest pitched/hip roof forms might relate more to the local house roof styles?

e Where are the Community Amenity Contributions [CACS]? I can not process the notion that putting
up an overheight “fifth half-storey”” with a few chairs and a table or two—which the neighbourhood’s
denizens will be required to enter the hotel lobby (uninvited) and use an elevator to access and egress,
toting their picnic hampers, kids, and dogs—and characterizing it as a “‘community amenity” has any
relationship to genuine CACs the District has extracted from other developers.

e No. The attitude smells “off,” the planning is wrong, and the architecture doesn’t work. Horseshoe Bay
deserves better, and so does West Vancouver. We should be setting an example, not emulating the
District of North Vancouver’s Third Street Canyon of Death.

Sincerely,
W)

David Weiser MAIBC/NCARB, Architect (ret’d) June 0212026

www.davidweiserdesign.com Life member of the architectural institute of british columbia




C-6 (On-Table)

From: David Weiser 5.22(1)
Sent: Wednesday, June 3, 2026 9:30 AM
To: correspondence
Subject: Emailing: LTR_to M&C_re_6408-6412-6418_BAY ST
Attachments: LTR_to M&C_re_6408-6412-6418_BAY ST.pdf
CAUTION: This email originated from outside the organization from email address Do not click links or open

attachments unless you validate the sender and know the content is safe. If you believe this e-mail is suspicious, please report it to
IT by marking it as SPAM.

Please distribute the attached 2-page .pdf file to Mayor and Council Members. Thank

you.
David Weiser Architect

Horseshoe Bay

Your message is ready to be sent with the following file or link attachments:
LTR_to M&C_re_6408-6412-6418_BAY ST

Note: To protect against computer viruses, e-mail programs may prevent sending or receiving certain types of
file attachments. Check your e-mail security settings to determine how attachments are handled.



DARNREER

6488 bay street west vancouver  british columbia canada v7 w2 h1 604 /921.9584
Mayor and Council of the District of West Vancouver

750 17th Street West Vancouver B. C.
V7V 3T3.S

RE: Development Proposal, 6408-6418 Bay St., Horseshoe Bay

Honourable Mayor Sager and Council:

I write to you to voice my concerns regarding the above-referenced proposal both as a proud fifty-three-year
HSB resident and property owner and as a registered architect amd planning professional practicing in
Horseshoe Bay (HSB) for the same period of time.

To establish my bona fides in such matters, know that I founded and chaired the Horseshoe Bay Business and
Community Association in 1984-5, was honoured by the WV Chamber of Commerce as 1986 WV Citizen of
the Year, sat on the HSB LAP Round Table, and retain in my archives a December, 1991 letter of appreciation
from Mayor Mark Sager for my twelve years of volunteer service on the WV Advisory Design Panel. Also
relevant is my award-winning design experience as far back as participation in planning for the NASA/Manned
Spacecraft Center (1966); the 1967 comprehensive canpus plan development for Southern Colorado State
College (pedestrian circulation a primary consideration); University of Nebraska Planning Study (major campus
in an urban setting); and served as the Architect of Record for the Horseshoe Bay Downtown Revitalization
Project (C.O.T.Y. above) preceding Expo 86, under the auspices of Mayor Derek Humphries.

My principal areas of concern as regards the subject proposal are (1) appropriate neighbourhood scale/context,
and (2) the cavalier treatment of OCP and LAP principles adopted as sacrosanct, and now proposed to be
abridged by Council.

Broadly, I submit that the context of Horseshoe Bay—a tiny, quiet, much-loved scenic residential village unlike
any other in the Lower Mainland, although abused by the ham-handed intrusion of a traumatically mislocated
industrial scale ferry terminal repeatedly and insensitively overdeveloped since its acquisition by BCF Corp. in
1960—is at risk of becoming tragically flawed by derivative, grossly overscaled design of the principal building,
the misapplication of LAP allowances in height and density, bizarre reinterpretation of CAC expectations, and
unnecessary accomodations to a developer not in the public interest.

I will address the above in point form:

e The LAP recommendation of FAR of 1.75-2.0 allows sufficient density (already a stretch at 2.0) and in
no way is there a reasonable justification to inflate that to the requested 2.4 in today’s market.

e The requested building height limit, set by the LAP at 3-4 storeys (already out of scale with nearby
buildings) will overshadow and loom over the location; it will cut off view and prospect for the
unfortunate homeowners uphill from it; and it is alien to other developments in its environs—excepting



2
the Ferry Corp. structures a block to its northeast. Add to this the architectural expression, which the
Planning committee calls for being “human scaled” and “relating to its Village context,” which the
proponent tries to characterize as in some sort of harmony with its neighbours . . . none of which have
any sort of kinship with its clumsy, Lego-block massing. The attempt to maximize rentable space in a
minimal-budget blockhouse/warehouse form can not be made to fit in to its site and streetscape. May I
respectfully suggest pitched/hip roof forms might relate more to the local house roof styles?

e Where are the Community Amenity Contributions [CACS]? I can not process the notion that putting
up an overheight “fifth half-storey”” with a few chairs and a table or two—which the neighbourhood’s
denizens will be required to enter the hotel lobby (uninvited) and use an elevator to access and egress,
toting their picnic hampers, kids, and dogs—and characterizing it as a “‘community amenity” has any
relationship to genuine CACs the District has extracted from other developers.

e No. The attitude smells “off,” the planning is wrong, and the architecture doesn’t work. Horseshoe Bay

deserves better, and so does West Vancouver. We should be setting an example, not emulating the
District of North Vancouver’s Third Street Canyon of Death.

Sincerely,

David Weiser MAIBC/NCARB, Architect (ret’d) June 0212026

www.davidweiserdesign.com Life member of the architectural institute of british columbia
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C-7 (On-Table)

From: Erin Sam <spiritgallery@shaw.ca>

Sent: Wednesday, June 3, 2026 11:48 AM

To: correspondence

Subject: Support for Proposed Hotel Development at Horseshoe Bay
Attachments: SpiritGalleryLetterofSupport.pdf; smime.p7s; ATTO0001.txt; ATTO0002.htm



Spirit Gallery

Spirit Gallery June 3, 2026
6408 Bay Street

Horseshoe Bay, West Vancouver

604 921 8972

spiritgallery@shaw.ca

Mayor and Council
District of West Vancouver
750 17th Street

West Vancouver, BC

Re: Support for Proposed Hotel Development at Horseshoe Bay (site of Spirit Gallery)
Dear Mayor and Council,

I am writing in strong support of the proposed hotel development at the site occupied by Spirit
Gallery since 1991. For 35 years Spirit Gallery has been part of the Horseshoe Bay community,
proudly showcasing Indigenous art and fostering cultural connection. While our gallery and its
long-serving building have served us well, the structure is aging and no longer meets the needs
of a modern retail and exhibition space.

I wholeheartedly support the replacement of the existing building with a thoughtfully designed
new development. The landlord and developers have been professional, respectful, and
collaborative throughout discussions, and they have expressed a clear commitment to
preserving the character and spirit of our gallery. I look forward to returning to the new building
and continuing to exhibit Indigenous art in a space that maintains the warm, cedar-inspired
atmosphere our visitors value.

A new building will provide essential improvements, reliable heating and air conditioning,
modern lighting and electrical systems, accessibility upgrades, and overall safety and efficiency.
This will allow us to better serve residents and visitors. Beyond our business, the proposed
development will enhance the streetscape, support local tourism, and contribute to the
beautification and economic vitality of Horseshoe Bay.

Please consider this letter as my full support for the proposed hotel and redevelopment at this
location. I believe it will be an asset to the community while preserving and enabling continued
celebration of Indigenous art in Horseshoe Bay.

Thank you for your consideration.

Sincerely,
Erin Sam



C-8 (On-Table)

From: Erin Sam <spiritgallery@shaw.ca>

Sent: Wednesday, June 3, 2026 11:52 AM

To: correspondence

Subject: Support for Proposed Hotel Development at Horseshoe Bay
Attachments: SpiritGalleryLetterofSupport.pdf; smime.p7s; ATTO0001.txt; ATTO0002.htm

Attached is a letter of support for the Proposed Hotel development in Horseshoe Bay.

Thank-you,

Erin Sam

Spirit Gallery

604 921 8972
spiritgallery@shaw.ca



Spirit Gallery

Spirit Gallery June 3, 2026
6408 Bay Street

Horseshoe Bay, West Vancouver

604 921 8972

spiritgallery@shaw.ca

Mayor and Council
District of West Vancouver
750 17th Street

West Vancouver, BC

Re: Support for Proposed Hotel Development at Horseshoe Bay (site of Spirit Gallery)
Dear Mayor and Council,

I am writing in strong support of the proposed hotel development at the site occupied by Spirit
Gallery since 1991. For 35 years Spirit Gallery has been part of the Horseshoe Bay community,
proudly showcasing Indigenous art and fostering cultural connection. While our gallery and its
long-serving building have served us well, the structure is aging and no longer meets the needs
of a modern retail and exhibition space.

I wholeheartedly support the replacement of the existing building with a thoughtfully designed
new development. The landlord and developers have been professional, respectful, and
collaborative throughout discussions, and they have expressed a clear commitment to
preserving the character and spirit of our gallery. I look forward to returning to the new building
and continuing to exhibit Indigenous art in a space that maintains the warm, cedar-inspired
atmosphere our visitors value.

A new building will provide essential improvements, reliable heating and air conditioning,
modern lighting and electrical systems, accessibility upgrades, and overall safety and efficiency.
This will allow us to better serve residents and visitors. Beyond our business, the proposed
development will enhance the streetscape, support local tourism, and contribute to the
beautification and economic vitality of Horseshoe Bay.

Please consider this letter as my full support for the proposed hotel and redevelopment at this
location. I believe it will be an asset to the community while preserving and enabling continued
celebration of Indigenous art in Horseshoe Bay.

Thank you for your consideration.

Sincerely,
Erin Sam



C-9 (On-Table)

From: s.22(1)

Sent: Wednesday, June 3, 2026 1:46 PM

To: correspondence

Subject: 6408, 6412 and 6418 Bay Street Development Proposal

CAUTION: This email originated from outside the organization from email address ||| GBI Do ot click links or

open attachments unless you validate the sender and know the content is safe. If you believe this e-mail is suspicious, please report
it to IT by marking it as SPAM,

To whom it may concern:
| am writing to formally express my support for the new hotel development proposal in Horseshoe Bay.

| believe this project will bring significant benefits to our community, including increased retail options, a more vibrant village
center and the replacement of empty back parking lots with usable space.

Thank you for taking my feedback into consideration.

Best regards,
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