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NOTICE OF CONSIDERATION 
Proposed rezoning of 6384 Bruce Street 
WHAT AND WHEN: Council is scheduled to consider proposed Zoning Bylaw No. 4662, 2010, 
Amendment Bylaw No. 5455, 2026 at the 6 p.m. regular Council meeting on June 8, 2026. 

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

SUBJECT LAND: 6384 Bruce Street as depicted on the map 

PROPOSED ZONING BYLAW NO. 4662, 2010, AMENDMENT BYLAW NO. 5455, 2026: 
would rezone the site to allow for four stacked townhouses above a child daycare. 

PLANNING,  DEVELOPMENT,  AND ENVIRONMENT SERVICES 
750 17th Street, West Vancouver BC  V7V 3T3  |  604-925-7055  |  planning@westvancouver.ca  |  westvancouver.ca

PROVINCIAL PROHIBITION ON PUBLIC HEARING:  Pursuant to the Local Government Act, the District is  
prohibited from holding a public hearing regarding the proposed bylaw. Consistent with provincial legislation, mem- 
bers of the public are not permitted to address Council regarding the proposed bylaw during the Council meeting.   

QUESTIONS? More information on the proposed bylaw, including staff reports and other supporting documents, 
may be viewed at westvancouver.ca/news/notices and at Municipal Hall from May 22 to June 8, 2026 during regular 
business hours, 8:30 a.m. to 4:30 p.m., Monday to Friday, excluding statutory holidays. 

• email: correspondence@westvancouver.ca 
• mail: address to Legislative Services, 750 17th Street, West Vancouver BC V7V 3T3 
• drop box: address to Legislative Services; boxes located at the north and west the entrances to Municipal Hall 

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

6

3

6327

65
44

65
75

65
46

63546372

6342

6388

66
07

6315
6353

66
156428

66
30

6378

6360

6381

6351

66
20

6317

6369

66
09

6350

6396

6385

21

6382

66
11

6365

6356

6343

6406

6363

6424

6371

6358

66
40

6380

6415

66
10

66
05

6341

6397

6352

63396357

6430

66
12

6426

6355

6414

6329
6390

6367
6355

6

6370

6340

6417

63

65
88

6384

BRUCE STREET 

STREET

RO
YA

L 
A

V
EN

UE

DOUGLAS 

 
RENDERING OF 6384 BRUCE STREET   S U B J E C T  L A N D  S H OW N  B LU E



  

 

This page intentionally left blank 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

This page intentionally left blank 

s. 22(1)



COUNCIL AGENDA 

  Date: Item:
Director Municipal

Manager/Deputy 
Municipal Manager 

988741v1

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

COUNCIL REPORT 

Date: April 15, 2026 

From: Lisa Berg, Senior Community Planner 

Subject: Rezoning and Development Permit for 6384 Bruce Street 

RECOMMENDATION 

THAT “Zoning Bylaw No. 4662, 2010, Amendment Bylaw No. 5455, 2026” be 

considered for first, second and third readings at the June 8, 2026 Council 

meeting scheduled for 6 p.m. in the Municipal Hall Council Chamber and via 

electronic communication facilities, and that statutory notice be given of the 

scheduled consideration. 

1.0 Purpose 

To present to Council a proposed rezoning and development permit to 
facilitate a three-storey mixed-use development at 6384 Bruce Street. 

2.0 Legislation/Bylaw/Policy 

Provincial Legislation 

As the proposed development is consistent with the Official Community 
Plan (OCP) and is 50% or greater of residential floor area, the Local 
Government Act (LGA) prohibits a public hearing be held on the proposed 
zoning amendment bylaw. In accordance with Section 467 of the LGA, 
notice of consideration of the bylaw must be provided.  

Zoning Bylaw 

The site is zoned RD2 (Duplex Dwelling Zone 2). An amendment to the 
Zoning Bylaw is required to facilitate the development proposal. 

3.0 Council Strategic Objective(s)/Official Community Plan 

2024 – 2026 Council’s Strategic Plan 

Applicable strategic goals and objectives: 

Strategic Goal: Expand a diverse housing supply. 

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

May 11, 2026 16.4

16.4



Date: April 15, 2026 Page 2 
From: Lisa Berg, Senior Community Planner 
Subject: Rezoning and Development Permit for 6384 Bruce Street 
   

 

  988741v1 

Official Community Plan Bylaw (OCP) 

The Official Community Plan (OCP) includes policies to support projects 
like the proposal in the community including support for “missing middle” 
housing and childcare facilities.  

Policy 2.1.12 implemented the local area plan for Horseshoe Bay 
(estimated 200-300 net new units). 

Horseshoe Bay Local Area Plan (LAP) 

The site is identified as ‘Village Townhouse’ Land Use Designation within 
the LAP. Policy 3.5.1 provides direction serving as the transition between 
the Neighbourhood and the retail service centre of Horseshoe Bay. The 
designation supports the active use of the ground floor to shape the 
streetscape. New buildings within lands designated as ‘Village 
Townhouse’ should be multifamily residential use with a: 

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

 density of 1.4 FAR and a height of 3-4 storeys with the inclusion of live-
work and/or lock-off suites at street level. 

The proposal is consistent with the OCP and is subject to the applicable 
general and sub-area Development Permit Area (DPA) guidelines found 
within the LAP.  

4.0 Financial Implications 

4.1 Community Amenity Contribution 

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

Consistent with District policy, the applicant offers a voluntary Community 
Amenity Contribution (CAC) of $71,620.36 in cash. District staff consulted 
with a third-party financial consultant regarding various types of low-
density infill housing that the OCP encourages. Based on that high level 
review, and a comparison with the amenity unit calculation within the 
District’s ‘Ground-Oriented Dwelling Zones’, staff recommend acceptance 
of the proposed CAC. The CAC would flow into the District’s amenity 
reserve account(s) to contribute to future amenity projects as determined 
by Council. 
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4.2 Infrastructure Upgrades 

Staff review is ongoing to confirm if offsite utility upgrades are required. If 
so, they will be secured via a development covenant as a condition to 
rezoning. Other offsite improvements for in-ground servicing infrastructure 
connections, boulevard upgrades and improvements to the rear lane are 
to be paid for by the applicant. Development Cost Charges (DCCs) would 
be applicable in compliance with the District’s Development Cost Charges 
Bylaw and Metro Vancouver and Translink Development Cost Charges 
Bylaws. 

5.0 Background 

5.1 Previous Decisions 

Not applicable. 

5.2 History 

Not applicable. 

6.0 Analysis 

6.1 Site Context 

The site is located at 6384 Bruce Street, is 637 m2 (6,856.8 sq. ft.) in area 
and is relatively flat. It is in a transition area between the commercial and 
residential areas in Horseshoe Bay being directly adjacent to the existing 
HSB motel site to the west, commercial properties to the north across 
Bruce Street, a rear lane to the south, and a residential property to the 
east. 

The site is developed with a single-family dwelling with driveway access 
from Bruce Street.  

6.2 The Proposal 

The applicant proposes to rezone the site (Appendix A) to allow for a 
three-storey mixed use building containing four stacked townhouse units 
with a child daycare on the ground floor (see “Project Profile – 
Appendix B) (Figures 1 and 2). 
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Figure 1: Rendering of development proposal (from Bruce Street) 

 

Figure 2: Rendering of development proposal (from rear lane) 
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Building Design & Expression 

The building design is contemporary and finished with colours to reflect 
the dynamic and ‘kooky’ character of the Village while including more 
conventional elements such as expansive glazing, and warm-toned soffits 
and masonry. Proposed is a 16-seat child daycare on the ground floor with 
programming for eight infant/toddlers and eight 3–5-year-olds. There are 
four stacked townhouses above, consisting of one 1-bedroom unit, one 2-
bedroom unit, and two 3-bedroom units ranging from approximately 
886 sq. ft. to 1,252 sq. ft. The applicant has indicated that they intend to 
offer the units for rent. The residential entries are located on the west side 
of the building off an exterior stair, and the daycare entries are located on 
the east side of the building. Both the daycare and the residential entries 
have direct pedestrian access to the Bruce Street frontage and the rear 
parking lot at the lane.  

The daycare takes up the entirety of the ground level and has a dedicated 
outdoor play area at the rear of the building. Landscape buffers and 
fencing are located to screen the parking area from the daycare outdoor 
play area and the common walkway that wraps around the building. 

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

Parking & Access 

Surface parking is located at the rear of the site directly off the lane, like 
the neighbouring residential properties throughout the village. A total of 
eight spaces are provided: four spaces for the townhouses (1 space per 
unit) and four tandem spaces for the daycare. It is anticipated that the 
daycare spaces would be used as after-hour visitor parking for the 
townhouses.  

To address potential congestion in the lane, it is proposed that the drop-
off/pick up for the daycare take place in a short-term parking loading zone 
on Bruce Street in front of the building. The loading area will be signed to 
restrict parking to 5-10 minutes for the morning drop-off and afternoon-
pick-up to encourage quick turnover during these times. For the remainder 
of the day and on weekends, the loading zone would be available for 
public parking. 

A small portion of the southwest corner of the site (at the lane) is 
designated for enclosed refuse and recycling and an electrical 
transformer, with space allocated for staging bins on the lane edge during 
collection days. 
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Public Realm 

The proposal includes public realm enhancements including extending the 
sidewalk on Bruce Street that currently ends at the west end of the site. 
Planters on the site are added to provide greenery and interest to the 
expanded entrance in front of the site, with street trees added in locations 
at the new sidewalk where they will not conflict with the proposed loading 
zone. The result is a ‘plaza-like’ entrance to the building that blends with 
the public realm. 

The building siting, parking and public realm are shown on the site plan in 
Figure 3. 

 
Figure 3: Site Plan 

The ‘Project Profile’ is attached as Appendix C, which provides an 
overview of the project statistics and includes notes related to zoning 
aspects. The development proposal has a Floor Area Ratio (FAR) of 1.2 
and the housing type is consistent with the LAP policies for the ‘Village 
Townhouse’. 

Development Permit & Variances 

Subject to Council consideration of the zoning amendment, the proposal 
will require consideration of the proposed Development Permit 
(Appendix F). Staff have reviewed the proposal against the applicable 
DPA guidelines and have concluded that the application is consistent with 
all relevant guidelines. In particular, the proposal meets the primary OCP 
policy to increase “missing middle” housing options with ground-oriented 
multi-family on appropriate sites and that new development contributes to 
meeting the community’s needs and with the Horseshoe Bay LAP policy to 
support townhouse development serving as a transition between the 
residential neighbourhood and the retail village of Horseshoe Bay. 
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As per the LGA, a development permit may vary provisions of the Zoning 
Bylaw. Although the proposed amount of parking and the sizes of the 
spaces complies with the zoning bylaw, variances are requested for 
parking with direct access from the lane (rather than from a central 
driveway), tandem parking for the daycare spaces, and parking lot 
screening requirements. 

The requested variances allow for the maximum amount of functional 
parking on the site. Locating the daycare drop-off/pick-up zone to the 
Bruce Street frontage helps to ease congestion and conflicts in the lane. 
To soften the appearance of the parking spaces, landscaping strips along 
the east and west property lines are included along with permeable pavers 
and other decorative elements.  

Zoning Bylaw 

The site is zoned RD2 (Duplex Dwelling Zone 2), which allows for duplex 
dwellings, ground-oriented dwellings, single family dwellings, and 
childcare. A rezoning is required to accommodate the proposal to allow for 
the townhouses and resulting density (FAR). The proposed 
Comprehensive Development Zone 90 (CD90) is site-specific and drafted 
to reflect the proposal (Appendix E).  

6.3 Climate Change & Sustainability 

The proposal will facilitate an infill mixed-use project recognized as a 
sustainable and efficient land use within the OCP. The proposal allows for 
a modest increase in residential floor area while providing for a 16-space 
childcare facility available for the community that would be integrated 
within existing infrastructure such as roads, sewer, water and stormwater 
drainage. 

In compliance with the District’s Building Bylaw No. 5340, 2025 and the 
Sustainable Buildings Policy, the mixed-use building will be required to 
achieve Step 4 of the BC Energy Code and EL-3 of the Zero Carbon Step 
Code.  

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 October 5, 
2023. The summary report from that meeting is attached as Appendix C. 
Stemming from input received from this meeting, the applicant modified 
their proposal in the following ways prior to formal application: 

 Revised the unit mix from [2x 2-bed and 2x 3-bed] to [1x1-bed, 1x 
2-bed and 2x 3-bed] to respond to the need for smaller rental units 
including those that could benefit ferry workers. 

 Reduced the building height by lowering the top of the roof by 1’. 

 Reduced the glazing along the east property line to address privacy 
and overlook concerns to neighbours. 
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As part of the formal rezoning application, the applicant held a public 
information meeting on April 9, 2026. A summary of this meeting is 
attached as Appendix D. Most of the comments received from this 
meeting were supportive of the proposal. Support was generally strong for 
the mixed child daycare and residential development proposal. Response 
to the proposed Bruce Street drop-off/pick-up and overall parking 
approach was more mixed, suggesting that traffic and parking remain 
primary areas of concern for the community. Overall, most respondents 
supported or strongly supported the application for advancing to Council 
consideration. 

Public Hearing and Notification 

In compliance with the Local Government Act (LGA), a Public Hearing 
must not be held on the proposed rezoning as it is consistent with the 
OCP. Should the proposal advance, notice regarding consideration of the 
bylaw will be given in accordance with LGA requirements and District 
procedures. 

Signage 

Should the proposal advance, the applicant will update the installed 
development sign on the site with particulars of the proposal’s 
advancement. 

Website 

In alignment with current practise, a description of the proposal and 
current project plans are available online and should the proposal 
advance, particulars about the proposal’s advancement will be posted on 
the website. 

6.5 Conditions Precedent to Adoption 

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

 Payment of the CAC;  

 Confirmation of offsite utility servicing; and 

 Approval of the rezoning bylaw by the Ministry of Transportation 
and Transit as per the Transportation Act. 

7.0 Options 

7.1 Recommended Option 

At the time of consideration of this report, Council may: 

Set the date for first, second and third readings of the proposed rezoning 
bylaw and give public notice of the scheduled consideration. 

7.2 Considered Options 

At the time of consideration of this report, Council may: 



Date: April 15, 2026 Page 9 
From: Lisa Berg, Senior Community Planner 
Subject: Rezoning and Development Permit for 6384 Bruce Street 
   

 

  988741v1 

a) set the date for first, second, and third readings of the proposed 
rezoning bylaw on a different date (to be specified) and give public 
notice of the scheduled consideration; or 

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

c) reject the application. 

8.0 Conclusion 

Staff assessment of the application has concluded that the proposal is 
appropriate and supported based on relevant OCP policies. Specifically, 
the proposal is consistent with the ‘Village Townhouse’ policies and 
applicable Development Permit Area (DPA) guidelines. It is also supported 
by Council’s strategic plan to “expand a diverse housing supply.” The 
proposal will deliver a desired housing form to address the “missing 
middle” in an area suitable for infill development within the Village of 
Horseshoe Bay. It will also deliver a 16-space child daycare facility to 
support the local community. 

Staff recommends that the proposal be approved. 

 
Author:  

Concurrence 

Lisa Berg, Senior Community Planner 
 
 

 
 Michelle McGuire, Senior Manager of Current Planning and Urban Design 

 
Appendices:  
 

A. Context Map 
B. Project Profile 
C. Preliminary Public Information Meeting Report October 5, 2023 
D. Public Information Meeting Report April 9, 2026 
E. Proposed Zoning Bylaw No. 4662, Amendment Bylaw No. 5395, 2026 
F. Proposed Development Permit No. 24-075 
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Appendix A – Context Map 

  988741v1 

 

 
 



  

 

This page intentionally left blank 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

This page intentionally left blank 

s. 22(1)



Appendix B – Project Profile 
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Project: 6384 Bruce Street 

Application: File No. 24-075 

Applicants: Saeid Ansari & Siminadj Badr 

Architect: Tim Ankaman Architects (AMA) 

Landscape Architect: Durante Kreuk (DK) 

Property Address: 6384 Bruce Street 

Legal Description: Lot 3 Block 37 District Lot 430 Plan 2103 

Existing Zoning: RD2 

Proposed Zoning: CD90 

Site Area: 6,856.8 sq. ft. (637 sq. m.) 

Primary OCP Policies: 2.1.5 “Missing Middle” 
2.1.21 “Community Needs” 

Primary LAP Policies: 3.5.1 “Village Townhouse” 

DPA Guidelines: HSB LAP Village Area + Sub-Area Guidelines 

Proposal Summary: Mixed use building with a 16-space child daycare on the ground 
floor with four stacked townhouses above. 

 

Particulars Proposed Notes 

Floor Area Ratio (FAR) 1.2 Complies with LAP 

Building Height 11.5 m As per CD90 

Site Coverage 40% As per CD90 

Number of Storeys 3 Complies with LAP 

Gross Floor Area 718.72 m² 
(7,736.28 sq. ft.) 

 

Number of Units 4 Unit range ~887 sq. ft. to 1,252 sq. ft. 

Setbacks: 

Bruce St. (Front) 1.4 m As per CD90 

Lane (Rear) 12 m 

East (Side) 1.5 m 

West (Side) 1.7 m 

Parking: 

Residential: 4 Complies with ZB 

Child care: 4 Complies with ZB, doubles as evening visitor 

Bicycle Parking/Storage: 9 Complies with ZB 

Electrical Vehicle (EV) Level 2 Complies with ZB 
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PIM Summary

C o n t i n u i n g  t o  c r e a t e  a r c h i t e c t u r e  t h a t 

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

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

6384 Bruce St
West Vancouver

Public Information Meeting Summary Report
Meeting Date: October 5th, 2023
Report Issued: October 20th, 2023

Prepared by:

Appendix C
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Meeting Information

Awareness-Raising 
Activities and Materials

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

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

Public Infomation Meeting
LEGAL/PUBLIC NOTICES

LEGAL

BUSINESS SERVICES

EMPLOYMENT

Please
recycle
this

newspaper.

604-653-7851

LOOKING TO
FREE UP SOME

LegaL/PubLic
Notices

DEVELOPER’S PRE-APPLICATION MEETING*

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

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

Date: October 5th

Time: 6pm - 8pm

Location: West Vancouver Community Centre
in the Cedar Room

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

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

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

WAREHOUSE LIEN ACT

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

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

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

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

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

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

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

APPLY NOW
with the QR code

or visit
pwtransit.ca
for more info

NOWHIRING
TRANSIT DRIVER &

WASH BAY ATTENDANTS

geNeraL emPLoymeNt office/cLericaL

Admin. Assistant

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

Apply via
senjunotary.ca/jobs

MARKETPLACE

WaNted

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

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

Rob • 604-307-6715

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

MOBILE BOUTIQUE FOR SALE

busiNess oPPortuNities

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

604-737-0530

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

• Use a keyword. Start
y

sale, service offered or the
job title.

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

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

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

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

Writing an
effective

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

How to write
a classified ad
that works.

your ad with the item for

To place your ad call:

604.653.7851

TODAY'S PUZZLE ANSWERS

northshorenews nsnews.comA48 | WEDNESDAY, SEPTEMBER 20, 2023



322260-22288 48th Ave

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

Presentation Boards

Meeting Space Location, Layout, Activities

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

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

Welcome

C o n t i n u i n g  t o  c r e a t e  a r c h i t e c t u r e  t h a t 

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

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

Welcome to our Public Information Meeting

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

Please

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

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

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

Our Experience

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

Our Approach

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

Our Recognition
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Site Context

Current Streetscape (not to scale)

6378-6380

Bruce St

6370-6372

Bruce St

6396 Bruce St Royal Ave

Map of Area Aerial with Rendering

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

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

Subject Site

Bruce St

Mixed-Use / 

Commercial

Residential

Residential

Residential

Subject 

Site
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Project Overview

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

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

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

6384 Bruce Street

Author Checker

BICYCLE PARKING

Secure Bicycle Parking

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

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

Total: 7 spaces (6 Res + 1 Comm)

Short Term Bicycle Parking

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

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

Total: 2 spaces (1 Res + 1 Comm)

Gross Floor Areas

Name Area (ft2) Area (m2)

Daycare 2168.35 201.45
Electrical Closet 20.92 1.94
LEVEL 1 2189.28 203.39

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

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

Site Area: 6856.69 sq. ft. (637 m²)

Floor Area Ratio: 6849 sf / 6857 sf  = 1.00

N

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

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

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

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

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

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

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

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

Site Plan

PARKING

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

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

BICYCLE PARKING

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

Total: 7 spaces (6 Res + 1 Comm)

Visitor Bicycle Parking

Total: 2 spaces

SITE INFO

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

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

DEVELOPMENT INFO

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

Proposed Use:
Mixed-Use Commercial Daycare & Residential Development

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

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

Proposed Height:
3 storeys

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

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

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

Daycare Entry

Daycare Outdoor Play

Parking

Bruce Street

Lane

Residential Entry
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Project Overview

Design Concept: Missing 

Middle Housing

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

Daycare

Stacked Townhome 1

Stacked Townhome 2

Stacked Townhome 3

Stacked Townhome 4
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Project Overview Who is this housing for?

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

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

What is the importance of Rental Housing?

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

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

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

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

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

What is the “Vital Signs Report”?

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

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

What the District of West Vancouver 

Child Care Action Plan (2021-2031)?

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

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

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

Key Takeaways from the Child Care Action Plan

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

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

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

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

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

Sensitive Site Planning
Single driveway entrance minimizes 
disruptions to public realm

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

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

ANKENMAN MARCHAND  A R C H I T E C T S    96384 Bruce Street, West VancouverPublic Information Meeting Presentation

Planning Context

What is an OCP?

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

What is a Local Area Plan?

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

How does this project align with the Horseshoe Bay LAP and other 

District Policies?

18

Figure 3.3   Land Use Designations - Village

LAND USE DESIGNATIONS & POLICIES

19

3.5  Village Designation
Horseshoe Bay’s vibrancy is best served by a mix of uses and range of building 

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

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

area ratio (FAR) and height:

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

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

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

designated:

Village Townhouse

should be multifamily residential use with a:

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

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

and/or lock-off suites at street level.

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

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

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

Bay. New buildings within lands designated:

Village Heart

should be commercial and multifamily residential use with a:

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

street level and residential above.

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

Heart, this designation provides for housing with particular attention given 

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

buildings within lands designated:

Bay Street Residential

should be multifamily residential use with a:

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

LAND USE DESIGNATIONS & POLICIES

Figure 1. Village Townhouse Designation from 

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

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

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

How does this project align 

with the OCP?

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

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

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

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

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

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

Subject Site

ANKENMAN MARCHAND  A R C H I T E C T S    1 06384 Bruce Street, West VancouverPublic Information Meeting Presentation

Planning Process

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

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

Rental housing

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

Housing for families and young professionals

Sensitive infill

Childcare Facility

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

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

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

Thank you

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

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

labelled box or one of our team members.

Thank you for your participation

Feedback

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

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

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

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

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

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

Building Access
- No elevator 

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

Feedback Summary

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

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

Feedback in Support of Proposal

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

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

Density
- Needed for West Vancouver

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

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

Architecture
- Playful colors
- Varied form and roofline

Planning Context
- Consistent with LAP
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Supportive Feedback Comments

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

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

Next Steps

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

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

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

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

Timothy Ankenman 
Principal 
Ankenman Marchand Architects
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Appendix A
In-Person Feedback Forms (Personal information has been redacted)





WE VALUE YOUR OPINION 

6384 Bruce St, District of West Vancouver 

October 5th, 2023 

6. Do you have any other comments you'd like to share with us?

Contact Information Please Print: 

s 22(1) 

Phone: 

Email: 

Would you like to be contacted for future updates? (please leave on email) Yes/ No (circle) 

Please email your comment sheet to cassandra@amarchitects.com by October 11th, 2023. 

Thank you for your feedback! 

Page 2 of 2 
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6. Do you have any other comments you'd like to share with us?

Contact Information Please Print:
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Name: 

s 22(1) 

Address:

Phone:

Email: 

Would you like to be contacted for future updates? {please leave an email) @No (circle)

Please email your comment sheet to cassandra@amarchitects.com by October 11th, 2023. 

Thank you for your feedback!
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WE VALUE YOUR OPINION 

6384 Bruce St, District of West Vancouver 
October 5th, 2023 

6. Do you have any other comments you'd like to share with us?

Contact Information Please Print: 

Name: 

Phone: 

s 22(1) 

Email: __ _ 
• 

Would you like to be contacted for future updates? (please leave on email) 

Please email your comment sheet to cassandra@amarchltects.com by October 11th, 2023. 

Thank you for your feedback I 
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WE VALUE YOUR OPINION 

6384 Bruce St, District of West Vancouver 
October 5th, 2023 

1. Tell us a little about yourself. Check those applicable to you:

9 I live in the District of West Vancouver 
I 

D I work in the District of West Vancouver 
O' I own my home 

I .,I, , •1 
■ - I 

s 22(1) 
my home 

2. In response to the need for more childcare spaces in West Vancouver, this preliminary proposal includes a 16-seat
daycare for ages 0-5. Do you agree that this is an appropriate use for the property? Please circle: Yes ;)No

...__/ 

3. In response to the need for a variety of housing types in West Vancouver, this preliminary proposal includes 4 stacked
townhomes targeting youn� families and young professionals. Do you agree that this is appropriate housing for the
property? Please cirde: Yei / No 

4. Are there elements of the proposed plan that you like? If so, what are they?
_ (. J ( �._,,l �t - k-,, I<. .,... l --s,,; l,....._ ,._J -i'---
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L.;.�-vf ca�{ 

,T� 
\ 

F s! :. ,L E, C J--.:,-=i (:.. TL 
l 

I I 
I\_ 

5. Are there elements of the proposed plan that you believe could be improved? If so, do you have suggestions on how
they might be improved?

(. 1...,,....-
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WE VALUE YOUR OPINION 

6384 Bruce St, District of West Vancouver
October 5th, 2023

6. Do you have any other comments you'd like to share with us?

Contact Information Please Print:

Name:

Phone:
s 22(1) 

Email:

Would you like to be contacted forfuture updates? {pfease (eave an emaif) @No (circle)

Please email your comment sheet to cassandra@amarchitects.com by October 11th, 2023.
Thank you for your feedbadcl
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WE VALUE YOUR OPINION 

6384 Bruce St, District of West Vancouver 

October 5th, 2023 

6. Do you have any other comments you'd like to share with us?

Contact Information Please Print: 
s 22(1) 

Name: 

Phone: 

Email: 

Would you like to be contacted for future updates? (please leave an email) Yes/ No (circle) 

Please email your comment sheet to cassandra@amarch1tects.com by October 11th, 2023. 

Thank you foryourfeedbackl 
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WE VALUE YOUR OPINION 

6384 Bruce St, District of West Vancouver 
October 5th, 2023 

6. Do you have any other comments you'd like to share with us?

,,----;:-

\ ,,.. 
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t, ) 

Contact Information Please Print: 

Name: 

Email: 

Would you like to be contacted for future updates? (please leave an email)
----... 

��No (circle)

Please email your comment sheet to cassandra@amarchitects.com by October 11th, 2023. 

Thank you for your feedback! 
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WE VALUE YOUR OPINION 

6384 Bruce St, District of West Vancouver 

October 5th, 2023 

6. Do you have any other comments you'd like to share with us?

Contact Information Please Print: 

Name: 

Phone: 

Email: __ 

Would you like to be contacted for future updates? (please leave an email) Yes/ No (circle) 

Please email your comment sheet to cassandra@amarchftects.com by October 11th, 2023. 

Thank you for your feedback! 

Page 2 of 2 





WE VALUE YOUR OPINION 

6384 Bruce St, District of West Vancouver 

October 5th, 2023 

6. Do you have any other comments you'd like to share with us?

Contact Information Please Print: 

s 22(1) 

Name: 

s 22(1) 

Address: 

Phone: 
s 22(1) 

Email: 

Would you like to be contacted for future updates? (please leave an email) Yes/ No (circle) 

Please email your comment sheet to cassandra@amarchitects.com by October 11th, 2023. 

Thank you for your feedback I 
------------���
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WE VALUE YOUR OPINION 

6384 Bruce St, District of West Vancouver
October 5th, 2023

6. Do you have any other comments you'd like to share with us?

Contact Information Please Print:

Name:

s 22(1) 

Phone:
s 22(1) 

Email:
--

Would you like to be contacted for future updates? (please leave an email) 
Qo(circle)

Please email your comment sheet to cassandra@amarchitects.com by October 11th, 2023. 

Thank you foryourfeedbackl
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WE VALUE YOUR OPINION 

6384 Bruce St, District of West Vancouver 

October 5th, 2023 

6. Do you have any other comments you'd like to share with us?

'1' 

Contact Information Please Print: 

Would you like to be contacted for future updates? (please leave an email) {v':)1 No (circle)

Please email your comment sheet to cassandra@amarchitects.com by October 11th, 2023. 

Thank you for your feedback! 
------- - -----�---'

Page 2 of 2 



Appendix B

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

I strongly support this project

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

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

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

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

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

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

I strongly support this project

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

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

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

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

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

I love this project and strongly support it.

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

I support project

ARAVENA
Rectangle



PIM Summary

C o n t i n u i n g  t o  c r e a t e  a r c h i t e c t u r e  t h a t 

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

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

6384 Bruce St
West Vancouver

Public Information Meeting Summary Report
Meeting Date: April 9th, 2026
Report Issued: April 15th, 2026

Prepared by:

Appendix D
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Meeting Information

Awareness-Raising Activities and Materials

On Thursday, April 9th the office of Ankenman Marchand Architects hosted a public 
information meeting regarding the development application for 6384 Bruce Street. 
Throughout the evening approximately 25+ individuals visited between 5:15pm to 7:15pm. 
This meeting was intended to gather feedback from neighbours as the project moves 
forward in the development process. The following outlines the format of the meeting as well 
as the primary feedback that we received throughout the process.

As per the standard requirements for public information meetings, an advertisement relating 
to the meeting details was placed in the North Shore News editions of April 1st and April 8th 
and is reproduced here. The advertisement included a brief description of the project, the 
public information meeting date, time and location as well as a link to the project website.

Public Infomation Meeting



322260-22288 48th Ave

The project website was live from March 30th to April 14th, 2026 and it served to give 
details about the time, location and format of the meeting as well as briefly introduce the 
project. A feedback form was also available on the website to gather initial comments about 
the project and answer questions. The main landing page and additional contact page are 
reproduced below.
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Meeting Information

Presentation Boards

Meeting Space Location, Layout, Activities

The public information meeting was held in the Activity Room of the West Vancouver 
Seniors Activity Centre and ran from 5:15pm - 7:15pm using a drop-in format. Presentation 
boards were laid out in a circular fashion in the centre of the room and visitors, after being 
prompted to sign in at the front entry, were given clipboards and feedback forms to fill out as 
they circulated the presentation boards. Team members present from Ankenman Marchand 
Architects included Francois Marchand, Afshin Banafsheh and Cassandra Koechlin. 

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

Welcome

C o n t i n u i n g  t o  c r e a t e  a r c h i t e c t u r e  t h a t 

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

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

Welcome to our Public Information Meeting

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

Please

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

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

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

Our Experience

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

Our Approach

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

Our Recognition
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Site Context

Current Streetscape (not to scale)

6378-6380

Bruce St

6370-6372

Bruce St

6396 Bruce St Royal Ave

Map of Area Aerial with Rendering

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

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

Subject Site

Bruce St

Mixed-Use / 

Commercial

Residential

Residential

Residential

Subject 

Site
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Project Overview

What is the project proposing?
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6384 Bruce Street

6384 Bruce Street, West
Vancouver

Author Checker

Site Plan

PARKING

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

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

BICYCLE PARKING

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

Total: 7 spaces (6 Res + 1 Comm)

Visitor Bicycle Parking

Total: 2 spaces

SITE INFO

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

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

DEVELOPMENT INFO

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

Proposed Use:
Mixed-Use Commercial Daycare & Residential Development

Proposed Density:
Total number of rental units = 4
- 2 x 3 bedroom units - 1 x 2 bedroom unit - 1 x 1 bedroom+den unit

Proposed FAR:
7656 sf Total Area / 6857 sf  Site Area = 1.12 (1.2 Allowable)

Proposed Height:
3 storeys

The project proposes a 3-storey, mixed use building with a daycare on the ground level and four rental stacked townhomes above. 
Surface parking is located at the rear of the site with lane access. The daycare is a 16-seat facility that will have a program for eight 
Infant/Toddlers and eight 3-5 year olds. The stacked townhomes consist of one 1-bedroom+den unit , one 2-bedroom unit and two 
3-bedroom units ranging from ~950sf to 1350sf. The residential entries are located on the west side of the site off Bruce Street off an 
exterior stair, and the daycare entries are located on the east side of the site off Bruce Street.

The daycare takes up the entirety of the ground level and has a dedicated outdoor play area at the rear of the site. Landscape buffers 
are located to screen the parking area from the daycare outdoor play area and the common walkway that wraps around the building. 

The residential entry is located on the west side of the site, and individual unit front doors are accessed from an exterior stair, under 
which is located secure residential bike storage. The residential units are oriented to point north and south and feature spacious 
decks off the living areas. 
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Level 1 Plan Level 2 Plan Level 3 Plan

Project Overview

Design Concept: Missing 

Middle Housing

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

Daycare

Stacked Townhome 1

Stacked Townhome 2

Stacked Townhome 3

Stacked Townhome 4

* Daycare layout 
has been reviewed 
and approved by 
Vancouver Coastal 
Health
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Project Overview
Who is this housing for?

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

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

What is the importance of Rental Housing?

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

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

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

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

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

What is the “Vital Signs Report”?

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

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

What the District of West Vancouver 

Child Care Action Plan (2021-2031)?

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

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

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

Key Takeaways from the Child Care Action Plan

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

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

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

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

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

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

What is an OCP?

An Official Community Plan (OCP) is a local government bylaw that provides 
objectives and policies to guide decisions on planning and land use management 
within the area governed by the plan. The District of West Vancouver unanimously 
supported a new OCP (June 25, 2018) with a strong directive in their new polices 
to allow for smaller, more affordable infill homes under policy 2.1.4 - 2.1.8, which 
is what this proposal is responding to.

What is a Local Area Plan?

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

How does this project align with the Horseshoe Bay LAP and other 

District Policies?

18

Figure 3.3   Land Use Designations - Village

LAND USE DESIGNATIONS & POLICIES

19

3.5  Village Designation
Horseshoe Bay’s vibrancy is best served by a mix of uses and range of building 

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

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

area ratio (FAR) and height:

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

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

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

designated:

Village Townhouse

should be multifamily residential use with a:

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

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

and/or lock-off suites at street level.

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

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

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

Bay. New buildings within lands designated:

Village Heart

should be commercial and multifamily residential use with a:

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

street level and residential above.

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

Heart, this designation provides for housing with particular attention given 

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

buildings within lands designated:

Bay Street Residential

should be multifamily residential use with a:

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

LAND USE DESIGNATIONS & POLICIES

Figure 1. Village Townhouse Designation from 

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

The proposal meets the Village Townhouse land use designation 
by limiting the building height to 3-storeys and by proposing a 1.12 
FAR which is below the allowable FAR of 1.2. 

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

How does this project align 

with the OCP?

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

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

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

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

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

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

Subject Site
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Feedback Overview
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Planning Process

We are currently at Step 5 of the graphic to the right. This proposal consists of development plans that have undergone 
generalized feedback from city staff as well as feedback received from the first public information meeting held in 
October 2023. What we heard from you was concerns regarding building height, need for smaller units, lane congestion 
and daycare drop-off and pick-up. Since then we have lowered the building height, diversified the unit mix to provide 1-3 
bedrooms and we have relocated daycare drop-off and pick-up to the front of the site off Bruce St. This public information 
meeting is the second of the development process and an opportunity to reconnect with surrounding neighbours and 
residents of West Vancouver to receive feedback across all aspects of the project and how the design and planning has 
evolved. Based on this engagement, the project team can move forward with the proposal incorporating public feedback 
and ensuring this project responds to the needs of the community it serves. 

Where are we in the planning process?

Daycare Drop-Off and Pick-Up

ANKENMAN MARCHAND  A R C H I T E C T S  1 16384 Bruce Street, West VancouverPublic Information Meeting Presentation

Key Benefits
Rental housing

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

Housing for families and young professionals

Sensitive infill

Childcare Facility

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

Smaller, townhome units with 1-3 bedrooms provides housing choices suitable for young families and young 
professionals who struggle to establish themselves in West Vancouver amidst poor housing diversity and 
exorbitant prices. Housing diversity benefits residents at various stages of life.

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

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

assisting us in shaping the potential redevelopment of your community. Please take a moment 
to fill out the feedback form and submit it to the labelled box or one of our team members.

Thank you for your participation

Feedback

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

The website collected 178 page views from unique visitors and we received 20 online 
feedback comments on the project. (19 in support, 1 in opposition*)

A total of 24 people signed in at the public information meeting and 24 in-person feedback 
forms were collected. 

*The online form submitted in opposition also submitted an in-person feedback form.
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Questionnaire Summary

Of the 24 total feedback forms received in-person: 

100% of respondents indicated they lived/rent/or worked in West Vancouver/
Horseshoe Bay

96% supported adding 16 childcare spaces to Horseshoe Bay (4% of respondents 
indicating opposition)

88% supported (or felt neutral about) a proposal that combined childcare with family-
oriented housing (with 12% indicating opposition)

96% supported (or felt neutral about) the pick-up/drop-off strategy on Bruce St as a 
reasonable way to manage traffic and lane congestion (with 4% indicating opposition)

Respondents indicated that the aspects of the proposal they most supported (in order) 
were:

1. Childcare Spaces (17)
2. Combination of Daycare and Rental Housing (11)
3. Daycare Pick-up/Drop-off on Bruce St. (9)
4. Rental Housing (8)
5. Family-Oriented Housing (8)
6. Frontage Improvements on Bruce St. (5)
7. Stacked Townhome Housing Type (4)

See Appendix A for the in-person feedback forms
See Appendix B for online feedback forms
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Suggested improvements
71% of respondents indicated no suggestion for changes or improvements to the proposal. 
The following is a summary of comments recieved from respondents who did indicate a 
suggestion for improvement.

Daycare Hours and Staff
- Suggest to add additional hours and staff members to daycare program

Concerns
80% of respondents stated no concerns with the proposal. From those who listed a concern 
with the proposal, the following summarizes the major topics respondents identified.

Height
- (too high) in comparison to the rest of the neighbourhood

Traffic
- Lane congestion

Parking
- Street parking is already in high demand

Not enough childcare space
- Project should provide more childcare space and a larger outdoor play area

Healthy and safety for children
- Building materials and design should prioritize childrens health and/or safety

The following summarizes concerns identified but not directly related to the proposal.

Lengthy Approval Process
- Long and complicated municipal approvals process
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Comments
The respondents were prompted to provide any “general” comments that might not have 
been addressed in other sections of the survey. The following is a summary of comments 
received here:

-Concern for construction Noise
-More support needed from municipality to expedite and provide project approvals 
-Daycare spaces are needed in the Horseshoe Bay community and providing local spaces 
would alleviate demand and long commutes local parents endure to seek childcare outside 
of Horseshoe Bay.

Project Size
- Suggest to increase to provide more daycare spaces and residential units

Building signs and lighting
- Suggest to increase building lighting and signage

Review childcare demand in the local area
- Review proposed number of spaces relative to local demand

Traffic and Parking Management
- Suggestion to improve generally
- More parking for drop-off and pick-up

The following summarizes improvements identified but not directly related to the proposal.

Lengthy Approval Process
- Quicker approval process would be better

ISOZAKI
Rectangle

ISOZAKI
Text Box
 project size and provide more daycare spaces and residential units
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Appendix ASummary

When asked about their overall support for the proposal proceeding to council (in-person 
feedback forms)
90% of responses indicated support for the proposal
5% of responses indicated they feel neutral about the proposal
5% of responses indicated they oppose the proposal

Of the 19 comment cards we received from the website:
95% of the responses indicated support for the proposal 
5% of the responses indicated opposition for the proposal

The results of the survey responses (both in-person and online) indicate strong overall 
support for the proposal, particularly for the addition of 16 childcare spaces in Horseshoe 
Bay. Support was also positive for the combined childcare and family-oriented rental 
housing concept. Responses to the proposed Bruce Street pick-up/drop-off and overall 
parking approach were more mixed, suggesting that traffic and parking remain the primary 
area of community concern. Overall, the majority of respondents supported or strongly 
supported the application for proceeding to council consideration.

Based off of concerns and suggestions for improvements that were highlighted by feedback 
forms, the project team will pay particular attention to the following items as the project 
progresses into design development and construction documentation:

Childrens health and safety - the design of the daycare spaces (both indoor and outdoor) 
will continue to meet all licensing regulations and best practices 

Healthy materials - the material selection choices will prioritize occupant health and safety 
with particular attention to the childcare spaces

Building Safety and Visibility - as design development progresses the project team will 
ensure that building lighting, visibility and signage meet all appropriate requirements in 
accordance with CPTED principles.



1 122260-22288 48th Ave

Appendix A

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





WE VALUE YOUR OPINION 

6384 Bruce St, District of West Vancouver 
April 9th, 2026 

7. What changes would improve the proposal?

8. Any other comments?

9. Overall, do you support this application proceeding to council consideration?

□ Strongly Oppose □ Oppose □ Neutral □ Support �ongly Support 

Name: 

Address 

Phone: 
s 22(1) 

Email: 

Would you like to be contacted forfuture updates? (please leave on email) Yes/ No (circle) 

If you are taking this sheet home, please email your responses to cassandra@amarchitects.com by April 13th, 2026. 

Thank you for your feedback I 
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Appendix B
Appendix B
Online Feedback Forms (Personal information has been withheld)

•	 I already submitted a written questionnaire at your Public Information Meeting 
last Thursday April 9thn. On further reflection, I would like to add a few additional 
observations. In addition to the logistical chaos created by the back lane being open 
at only one end (the east end being closed to vehicular traffic at Keith Road) and very 
limited parking on the 6300-block of Bruce Street, there is also a BUS STOP right in 
front of your 6384 Bruce Street (the south east corner of Bruce and Royal Streets)--
which, by definition, is a NO-STOPPING zone. Both rental housing and daycare facilities 
are admirable concepts; this location, however, is profoundly ill-advised. For the above 
reasons, I remain STRONGLY OPPOSED to the proposed project.

•	 Yes

•	 I believe this project has strong potential to positively serve families and strengthen the 
neighborhood, and I encourage its thoughtful development

•	 As someone who has two children and has been living in the West Vancouver area for 
a long time, I am aware that there is a shortage of daycare in this region, and I strongly 
support the implementation of this project.

•	 My name is (redacted) and I have been living in West Vancouver for the past 40 years. 
Over this time, I have become very familiar with the community and have a strong 
understanding of the needs of local residents. I would like to express my strong support 
for this project, particularly the inclusion of daycare facilities. There is a significant 
need for childcare in the Horseshoe Bay area, and this development would provide an 
important service to local families. I am confident that this project will help parents remain 
in the community rather than being forced to relocate to other areas due to a lack of 
childcare options. In addition, the proposed rental units will help address housing needs, 
especially for workers such as BC Ferries crew members who rely on accommodation 
close to their workplace. Overall, I believe this project will make a valuable contribution to 
the community and meet important local needs. Sincerely, (redacted)
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•	 This proposal has major public benefit for residences of Horseshoe bay and west 
Vancouver in may ways. The concept of building a day care and four non apartment 
rental units are both beneficial to the community at large and daycare Vancouver.

•	 I strongly support this project in Horseshoe Bay. Access to licensed child care in the 
area is very limited, and these new spaces would be a great benefit for local families. 
The addition of rental units is also important for supporting essential workers and 
strengthening the community. I believe this project will have a positive and lasting 
impact.

•	 I agree with the plan and development mentioned in above site. I hope all the formal 
procedures necessary for starting the project is done asap

•	 I am a resident of West Vancouver and I am writing in support of the project proposed 
for 6384, Bruce St., Horseshoe Bay. The child care facility as well as the rental units 
are much needed in the area. The design is beautiful and the building will be a positive 
addition to the urban landscape of the area. I hope the project receives approval from 
the council.

•	 I have been a resident of west Vancouver for the past 40 years and have raised my kids 
in this area. I am in full support of this project as I am aware of the non-existence of a 
day care in the Horseshoe Bay Area and the shortage of it in West Vancouver as well. 
The rental units above are also much needed in the community. I am fully in support of 
the design and rationale behind the project

•	 With a general review of this project in the West Vancouver area, and considering 
the shortage of daycare spaces and the long waiting lists for enrollment, I believe this 
proposal is both reasonable and well justified for the community. Given the number of 
children this facility would be able to accommodate, compared with family-run daycares, 
it could provide better-managed services through trained staff holding the appropriate 
licenses and qualifications. In addition, the inclusion of play space and child-friendly 
facilities would further enhance the quality of care offered. This project could also reduce 
the need for parents living in the area to travel to other neighborhoods in search of 
daycare placement for their children. Furthermore, the rental units included in the project 
could help, to some extent, ease housing challenges for employees working in the 
area, such as daycare staff and BC Ferries workers. Therefore, as a resident of West 
Vancouver, I would respectfully like to express my support for this project, which also 
features an attractive architectural design. (redacted)
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•	 I am writing in support of the development application at 6384 Bruce Street in 
Horseshoe Bay. The project — a 16-space child care centre paired with four rental 
units — addresses two needs that are real, immediate, and too often overlooked in 
smaller communities like ours. The absence of licensed child care in Horseshoe Bay is 
something many families feel acutely. Right now, parents who need child care have no 
local option — they either manage without it or travel outside the community to find it. 
That is a real cost, in time, money, and stress, and it falls disproportionately on families 
who are already stretched thin. Sixteen new licensed spaces would not solve every 
problem, but they would make a genuine difference to the families who need them. It 
would mean parents can work, knowing their children are cared for nearby. That matters. 
The rental housing component is just as important. Horseshoe Bay depends on workers 
— ferry workers and others — who often cannot afford to live in the community they 
serve. The four proposed rental units are a small but meaningful contribution to changing 
that. Communities work better when the people who keep them running can afford to 
be part of them. I appreciate that development decisions involve many considerations, 
but I hope the clear community benefit here carries weight. This project is modest in 
scale and straightforward in purpose: it would give families access to child care and 
give workers access to housing. Both outcomes make Horseshoe Bay a stronger, more 
complete community. I respectfully ask that this application be supported, and I thank 
you for taking community input into account as part of this process.

•	 I am writing to express my strong support for the proposed development at 6384 Bruce 
Street in Horseshoe Bay, which would create a 16-space licensed child care centre 
along with four rental housing units. This is exactly the kind of thoughtful, community-
centred project that Horseshoe Bay needs, and I urge the District to look favourably 
upon this application. Access to licensed, affordable child care is one of the most 
pressing challenges facing families today, and Horseshoe Bay is no exception. At 
present, there is no child care centre serving this community, leaving local families with 
few options beyond lengthy commutes to find licensed care. This gap places a significant 
burden on parents — particularly working parents — who must choose between careers 
and caregiving simply because the infrastructure does not exist nearby. The addition of 
16 licensed child care spaces would directly address this need. It would give families 
in Horseshoe Bay and the surrounding area a real, reliable option, and would make 
it meaningfully easier for parents to participate in the workforce while knowing their 
children are safe, supported, and close to home. The four rental units proposed as 
part of this development are equally important. Rental housing in Horseshoe Bay is 
scarce, and this scarcity falls hardest on the essential workers who keep the community 
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running — including ferry workers, who play a vital role in connecting Horseshoe Bay 
to the region. When essential workers cannot afford to live near where they work, entire 
communities become less resilient and less equitable. These new units would offer a 
meaningful, if modest, step toward addressing that imbalance and ensuring that the 
people who serve this community can also live in it. Taken together, this development 
represents something greater than the sum of its parts. Child care and rental housing are 
foundational to a livable, inclusive community. By combining both in a single, modestly 
scaled project, the applicants have put forward a proposal that is pragmatic, responsive 
to local need, and aligned with the kind of community that Horseshoe Bay aspires to be. 
Small communities thrive when they invest in their families and their workers, and this 
project does exactly that. I encourage the District and the reviewing body to support this 
application. I believe it will have a meaningful and lasting positive impact on Horseshoe 
Bay, and I am glad to see community members advancing solutions to challenges that so 
many families face. I hope this letter helps demonstrate the depth of community support 
for this project.

•	 I am writing to express my strong support for the proposed development at 6384 Bruce 
Street. I believe this project represents a positive and thoughtful addition to the West 
Vancouver community. It is encouraging to see a proposal that prioritizes livability, 
appropriate design, and the long-term potential of the neighborhood. Developments like 
this are essential to ensuring our community continues to evolve in a sustainable and 
balanced way. From what I understand, this project aims to make efficient use of the 
space while respecting the character of the surrounding area. Thoughtful densification 
and well-planned development contribute to stronger communities, increased property 
values, and improved local amenities. I also appreciate the effort to involve residents 
and gather community feedback. This collaborative approach reflects a commitment to 
responsible development and transparency. Overall, I support this project and believe it 
will be a valuable addition to West Vancouver.

•	 I strongly support the proposed rezoning and development at 6384 Bruce Street in 
Horseshoe Bay. The project provides valuable community benefits, particularly through 
the addition of licensed childcare spaces and purpose-built rental housing. These 
features address important local needs by supporting families and offering more 
accessible housing options. The mixed-use design also aligns well with the vision of a 
more walkable and complete village centre. Overall, I believe this proposal will positively 
contribute to the community and should be approved.



ANKENMAN MARCHAND  A R C H I T E C T S1 6

•	 To Whom It May Concern, I am writing in support of the development application 
for 6384 Bruce Street in Horseshoe Bay. This proposal offers clear benefits to the 
community by adding both licensed childcare space and rental housing. These are 
important needs in West Vancouver, and this project would help support local families 
while adding more housing choice in the area. The mixed-use design is also a 
positive fit for Horseshoe Bay, contributing to a more complete, walkable, and vibrant 
neighbourhood. For these reasons, I respectfully support the approval of this application. 
Sincerely, (redacted)

•	 To Whom It May Concern, I am writing to express my support for the proposed rezoning 
and development application at 6384 Bruce Street in Horseshoe Bay. Based on the 
application materials published by the District of West Vancouver, this proposal for a 
three-storey mixed-use building including a 16-space childcare facility at ground level 
and four rental stacked townhomes above would provide meaningful benefits to the 
community. One of the strongest aspects of this project is the inclusion of licensed 
childcare space. Additional childcare capacity is an important community need, and 
creating new spaces for families in West Vancouver will help support working parents 
and make Horseshoe Bay a more complete and family-friendly neighbourhood. The 
rental housing component is also a significant public benefit. Purpose-built rental 
homes can help address local housing needs by providing more attainable and flexible 
housing options for residents who want to live in the community but may not be in a 
position to purchase a home. Adding rental housing in a small-scale format above an 
active community-serving use is a practical and thoughtful way to contribute to housing 
diversity. The proposed mixed-use form also appears to align with the broader planning 
direction for Horseshoe Bay by supporting a more walkable, vibrant, and complete 
village centre. Integrating residential use with childcare helps create a more active 
and useful site while making efficient use of land and existing infrastructure. Overall, I 
believe this application offers clear community value through the addition of both rental 
housing and childcare spaces. For these reasons, I respectfully support the approval 
of the development application at 6384 Bruce Street. Thank you for your consideration. 
Sincerely, (redacted)

•	 I support the project at 6384 Bruce street at horseshoe By which very much in need 
of the community. Young families in Horseshoe By and the communities close to the 
Horseshoe Bay need a group child care and the rental units needed especially for ferry 
employees.

•	 It’s vital to have a nursery in Horseshoe Bay area and we strongly support this project.
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District of West Vancouver 

 

Zoning Bylaw No. 4662, 2010, 
Amendment Bylaw No. 5455, 2026 

 
 
A bylaw to rezone property at 6384 Bruce Street for a mixed-use building with a 

daycare and stacked townhouses. 
 

Previous amendments: Amendment bylaws 4672, 4677, 4678, 4679, 4689, 4701, 
4680, 4710, 4697, 4716, 4712, 4737, 4726, 4736, 4757, 4752, 4767, 4787, 4788, 
4784, 4772, 4791, 4805, 4809, 4828, 4854, 4873, 4866, 4895, 4839, 4898, 4927, 
4944, 4905, 4974, 4967, 4982, 4962, 4928, 4992, 5001, 5021, 5024, 5028, 5009, 
4938, 5044, 5055, 5051, 5068, 5065, 5087, 5069, 5110, 5106, 5132, 5161, 5160, 
5013, 5122, 5155, 5169,5192, 5175, 5171, 5201, 5230, 5081, 5223, 5270, 5281, 
5328, 5338, 5336, 5351, 5293, 5347, 5339, 5206, 5361, 5356, 5353, 5279, 5380, 
5379, 5254, 5387, 5423, and 5297.  
 
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. 5455, 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 CD90 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 
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690 as the CD90 – Comprehensive Development Zone 90 (6384 Bruce 
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 RD2 (Duplex Dwelling Zone 2) to Comprehensive 
Development Zone 90 (6384 Bruce Street), as set out in Schedule A 
attached to this bylaw. 

Part 4  Amends the Table of Contents 

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

Part 5  Amends the Zoning Maps 

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

From: RD2 – Duplex Dwelling Zone 2 

To: CD90 – Comprehensive Development Zone 90 (6384 Bruce Street) 

 

Schedules 
 
Schedule A – CD90 - Comprehensive Development Zone 90 (6384 Bruce Street) 
Schedule B – Amendment to Zoning Maps 
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READ A FIRST TIME on [Date] 
 
PUBLICATION OF NOTICE OF CONSIDERATION 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 
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Schedule A – CD90 – Comprehensive Development Zone 
90 (6384 Bruce Street) 

 

690 CD90 (6384 Bruce Street) 

 

AMENDING 
BYLAW SECTION REGULATION 

   

 690.01 Permitted Uses 

 (1) accessory buildings, structures and uses 

 (2) child care 

 (3) community care 

 (4) townhouses 

   

 690.02 Floor Area Ratio 

 (1) Maximum: 1.2 FAR 

   

 690.03 Setbacks 

 (1) Bruce Street (Front): 1.4 m 

 (2) Lane (Rear): 12 m 

 (3) East (Side): 1.5 m 

 (4) West (Side): 1.7 m 

   

 690.04 Building Height 

 (1) Maximum: 11.5 metres 

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

   

 690.05 Number of Storeys 

 (1) Maximum: 3 

 690.06 Site Coverage 

 (1) Maximum: 40% 
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 690.07 Off-Street Parking 

 (1) Minimum of:  

  (a) Child care: 4 spaces 

  (b) Townhouses: 4 spaces 
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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 CD90: 

 
 
 
 



District of West Vancouver 
Proposed 

Development Permit No. 24-075 

CURRENT OWNER: SAEID ANSARI & SIMINTADJ BADR 

THIS DEVELOPMENT PERMIT APPLIES TO:   

CIVIC ADDRESS: 6384 BRUCE STREET 

LEGAL DESCRIPTION: 014-048-990 
LOT 3 BLOCK 37 DISTRICT LOT 430 GROUP 1 NEW 
WESTMINSTER DISTRICT 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 Village Townhouse
Development Permit Area to promote the transition between the
Neighbourhood and the retail and service centre of Horseshoe Bay, subject to
the General Guidelines, Sub-Area Guidelines 5.3 “Village”, and the Public
Realm 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 Zoning Bylaw No. 4662, 2010 is varied as generally shown in Schedule A.  

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

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

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

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

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

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

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

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

3.3 Submit off-site frontage streetscape designs and civil plans  

3.4 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. 

4.0 Prior to Building Permit issuance: 

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

(a) storm water management measures; 

(b) site service connections; 

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

5.0 Prior to Occupancy Permit issuance: 

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

6.0 Security for Landscaping 

6.1 Prior to building permit issuance, security for the due and proper 
completion of the landscaping set forth in section 2.0 of this Development 
Permit (the “Landscaping Works”) shall be provided in the amount of 
$85,000 (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.   

6.2 Release of the Landscape Deposit: 

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

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

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

i. any adjustments to retaining walls, 
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ii. changes to the mixture or sizes of any plant
materials or trees,

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

iv. any areas that received alternative treatment,

v. any paving changes, or

vi. any other additional or omitted plantings or
alterations,

together with a clear rationale and explanation thereof and stating 

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

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

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

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

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

6.3 Additional Landscape Security 

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

a. all of the Landscaping Works are completed, or

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

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

7.0 This Development Permit lapses if the work authorized herein is not commenced 
within 24 months of the date this permit is issued.  
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THE COUNCIL OF WEST VANCOUVER APPROVED THIS PERMIT BY RESOLUTION 
PASSED ON [  INSERT DATE] . 

 
 _________________________________ 

 MAYOR 
 
 

 _________________________________ 
 CORPORATE OFFICER 

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

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

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

 
 
FOR THE PURPOSES OF SECTION 7.0 THIS PERMIT IS ISSUED ON [  INSERT DATE] . 
Council Report: COUNCIL REPORT 05 11 2026 REZONING AND DEVELOPMENT 
PERMIT FOR 6384 BRUCE STREET.docx 
 
Schedules: 

A. Architectural Plans  
B. Landscape Plans 
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