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INTRODUCTION: 

' ' 
The following is a transcript of public input during Phase 4 of the Official Community 
Plan (OCP) Review. Correspondence pertaining to requests of general information 
regarding meeting set up, times and schedules etc. are not included. 

These comments were provided by residents and stakeholders as part of the Official 
Community Plan Review consultation and this is a record of their feedback. Portions of 
this record are redacted in order to protect the personal information and identity of the 
residents and stakeholders. 
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SECTION I: WRITTEN STAKEHOLDER SUBMISSIONS 

Stakeholder outreach (including meetings and emails) generated 27 written 
submissions from the following (alphabetically): 

• Ambleside & Oundarave Business Improvement Association 
• Ambleside & Oundarave Ratepayers' Association 
• BC Ferries 
• British Pacific Properties Limited 
• . British Properties Area Homeowner Association 
• Community Housing Action Committee 
• OW\/ Community and Energy Emissions Plan Working Group 
• OW\/ Strategic Transportation Plan Working Group 
• OW\/ Upper Lands Working Group 
• OW\/ Working Group Chair Focus Group 
• Hollyburn Country Club 
• HUB North Shore 
• Lighthouse Park Preservation Society 
• MyOwnSpace Housing Society 
• North Shore Advisory Committee on Disability Issues 
• North Shore Community Resources Society 
• North Shore Disability Resource Centre 
• North Shore Heritage Preservation Society 
• Old Growth Conservancy 
• St. Stephen's Anglican Church 
• Translink 
• Vancouver Coastal Health 
• West Vancouver Blue Dot Committee 
• West Vancouver Chamber of Commerce 
• West Vancouver Foundation 
• West Vancouver Memorial Library Board 
• West Vancouver Seniors' Action Table (via Lionsview Seniors Planning 

Society) 
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IUS IN ~SS 1"4PROVEf,UNT A$$OC I ATION 

David Hawkins 
Manager. Community Planning and Sustainability 
District of West Vancouver 

March 291h, 2018 

Dear Mr. Hawkins: 
Subiect: Draft Official Community Plan 

Sent via e-mail 

I am writing to provide additionat comments on the Draft Official Community Plan (OCP) 
on behalf of the Ambleside-Dundarave Business Improvement Association (ADBIA). 
The ADBIA represents more than 700 businesses and property owners within the B1A 
boundaries. 

The Draft OCP is a good first step towards meeting the requirements to ensure that 
West Vancouver becomes a resilient community. It reflects the findings and 
recommendations of numerous community reports and surveys, and the key findings of 
the OCP specific engagement over the past 1 B months. The changes are long overdue. 
ADBIA is concerned that the report lacks an urgent call to action. The only specific 
planning documents attached to the plan are outdated and need to be urgently updated. 

To that end, the ADBIA initiated a study of the Ambleside Commercial area in the fall of 
2017 to review what would be required to ensure the successful Revitalization of the 
Ambleside Town Centre. Site Economics Ltd. was engaged to complete an Ambleside 
Revitalization Study, which lays the groundwork for a review of the town centre and the 
economic and market realities that need to be considered for successful implementation 
of the OCP principles. The Site Economics Ltd. report is attached. Its key findings 
should be integrated into the OCP, and lay the groundwork for the Ambleside Local Area 
Plan development. 

In addition to the Site Economics Ltd. report, the ADBIA provides the following specific 
comments on the Draft OCP: 

• Housing & Neighbourhoods 

While the numbers outlined in the Draft OCP may deliver on West Vancouver's 
commitments under the Metro Vancouver Regional Growth Strategy, it outlines some 

.. . page 2 
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of the lowest housing growth projedlons In the region. The Draft OCP Ignores the 
West Vancouver Community Foundation Vital Signs and Housing Research which 
concluded that one--thlrd of West Vancouver residents expect to move from their 
home in the next five years - showing just over half of residents are pessimistic that 
they will be able to find the right housing In West Vancouver when they move, and 
therefore will exit'the community. Almost 4-in-10 residents have family or mends that 
have had to leave West Vancouver because of lack of housing options1. There is no 
plan to meet the needs of these residents within the Draft OCP document, while also 
planning for attracting new residents into the community. 

The Ambleside Local Area Plan must move ahead urgently to fill the gaps in the 
OCP. To achieve progress -the economic realities of development, as outlined In the 
Site Economics Ltd. report, must be placed in the foreground, or there will be no 
implementation and a continued decline in the population and community. 

• Local Economy 

ADBIA supports the integration of the West Vancouver Economic Development Plan 
and Its principles into the OCP. While planning for visitors and expanded 
commercial activity in West Vancouver, the OCP must also acknowledge that there 
is a current labour shortage for businesses providing key services to West 
Vancouver residents. Businesses are reliant on employees continuing to commute 
into the neighbourhood. This is a particular challenge for restaurant and retail 
businesses, who rely on youth and part-time employees. The Final OCP must signal 
a commitment to provide new, diverse housing in the commercial areas in order for 
new businesses to be attracted to the area. 

• Transportation & Infrastructure 

The final OCP must ensure that the parking strategy is integrated into planning 
processes. Not only must public parking in the commercial areas be a priority -there 
must be a commitment not to reduce public parking unless and until it Is replaced. 
There must be recognition that public parking is an essential amenity in new 
development. 

As the District of West Vancouver plans to launch the first ever visitor strategy, the 
Impact of attracting new people into the neighbourhood must be measured and 
planned for. Public parking is a cornerstone of successful tourism, and must be 
recognized as such. 

• Parks & Environment 

The OCP must emphasize the need for waterfront parks to be activated to 
encourage social activity and well-being. Waterfront parks in particular are a draw 
for festivals, markets, and other high-energy gatherings. Evaluating the feasibility 
and requirements for expanded commercial activity at the waterfront should be a 

.. • page 3 
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priority under the OCP implementation. Best practices from around the world 
demand waterfront activation be achieved through planning in advance: 

•parks should not serve as the raison d'etre of the entire waterfront. Passive 
open space puts a damper on the inherent vibrancy of waterfronts, evident in 

· cities such as New York, Vancouver; and Toronto that have relied too heavily 
on •greening" their waterfronts without, mixed uses that draw people for 
different reasons at different times. The worlds' best waterfronts use parks 
as connective tissue, using them to link major destinations together. Helsinki, 
Stockholm, Sydney and Bait/more have employed this strategy to fine effect,Q 

• Social Well-being 

West Vancouver is currently a city where more than half of the population are 
evaluating not whether they can continue to call it home, but when and where to 
relocate. They already think it is too late. Unless urgent action is taken to correct 
this housing reality, the principles outlined In this area of the OCP will be 
unachievable. 

The ADBIA supports the Immediate adoption of a revised OCP as a framework 
document and the Imposition of clear deadlines for the development of the Ambleslde 
Local Area Plan. The Ambleside Local Area Plan is the basis on which the connective 
policies will be created to ensure that the Waterfront Plan and the OCP come together to 
realize not only a vision in principle, but that it is built and executed. The Initial economic 
analysis has been started by Site Economics Ltd. It is time to act decisively. 

Sincerely, 

s~« 
Stephanie Jones 
Executive Director, ADBIA 

CC: Mayor & Council 
ADBIABoard 
ADBIA Community Resilience Committee 

z "How to transform a Waterfron~ The Project for Public Spaces, 
www.pps.org/reference/turnwaterfrontaround/ 
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0 EXECUTIVE SUMMARY 

0 

This report was commissioned by the Ambleside Dundarave Business Improvement Association {BIA) in 
June 2017 and the analysis was completed in January 2018. The purpose of this report is to outline the 
primary retail strategy to revitalize the Ambleside Commercial Core. The report reflects some original 
research and assumes that the reader is generally familiar with most of the issues facing this area. At the 

client's instruction we have included findings from past reports and have used salient information from 
those reports where possible. 

The format of this report is a short executive summary followed by a more detailed, yet brief, 

backgrounder report and appendices. This assessment indicates the main direction and strategy which 
will revitalize the Ambleside Commercial Core and create an interesting and dynamic commercial "high 
street" for West Vancouver residents. 

For the purposes of this report, the name "Ambleside," when used by itself, will typically specifically refer 
to the Ambleside Commercial Core, which is delineated on the map shown below: 

Observed Issues: 

The Ambleside Commercial Core includes approximately 200 grade-level businesses, including one-of-a­

kind specialty stores, lifestyle and outdoor stores, food retail stores and various and numerous dining 
options and all manner of financial and personal services, and by all rights should be a highly successful 

retail precinct. Nonetheless Ambleside and its commercial tenants have continually struggled. This report 
sought to unravel several issues regarding Ambleside; 

• 

• 

The Ambleside Commercial Core area includes over 350,000 square feet of commercial space, 
or the equivalent of a regional shopping centre, yet its commercial draw seems to be limited to 
that of a neighbourhood-scale commercial facility. 

Real Estate in Ambleside has been stable and its key intersections offer some of the most 
attractive suburban street front retail locations in western Canada. Yet, the area cannot attract 

Site Economics Lid. 
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new quality retailers or anchor tenants. Indeed, retailers reportedly are choosing to locate (or 
relocate) to other commercial centres on the North Shore. 

• Given the higher-than-average and increasing residential vatues, this area should have seen a 
revitalization, yet this has not happened. 

• Ambleside is often considered the centre of cultural and social activities in West Vancouver, it is 
not so much for commercial activities, and while the commercial core is reasonably attractive and 

popular it is not as vibrant as it could be. 

Observed Facts: 

These paradoxes have been the subject of several , studies over the years, and these studies have 

contributed important facts and insights to the research done for this report. Between studies completed 

by GP Rollo and Associates, Urbanics Consultants and Site Economics, several facts and trends have 
been observed: 

• While the Commercial Core offers over 350,000 square feet of commercial space, it is important to 
notice that the average store size tends to be well less than 2,000 square feet, indicating more of a 
boutique retail presence. The tenant mix includes many local tenants and only a few regional and 

national chain stores. 

• The Ambleside Commercial Core has a lack of anchor (or sub-anchor) tenants. This is a common 
problem associated with commercial streets where their small parcels cannot accommodate the 
larger floor plates that anchor tenants require. Absence of anchors would certainly contribute to a 
smaller trade area. 

• Less than one kilometer to the east is Park Royal Regional Shopping Centre, a large and attractive 
super-regional shopping centre. among the largest in the nation. Park Royal Shopping Centre is 

approximately 1.4 million square feet in size, with over 280 stores and anchored by The Bay, Simons, 

London Drugs, Home Depot, Best Buy, Staples, Winners, Home Sense, The Brick, Sport-check, 
Osaka Supermarket, Whole Foods Market, H&M and Old Navy. The presence and proximity of such 
a competitor would surely relegate Ambleside to service the convenience needs of its immediate 
residential population and/or service highly-specialized niches not available at Park Royal. 

• Indeed, the Urbanics consumer intercept survey suggests this de facto neighbourhood-scale 
convenience-oriented role for Ambleside. The most popular types of stores respondents travelled to 
Ambleside for were grocery and food (32%), restaurants and cafes (23%), and pharmacies and 

personal care stores (11 %). This confirms that food and drug convenience retail is vitally important 
yet there are few stores to service even this limited demand. Other than for food, the majority of 
respondents reported doing their shopping at Park Royal. 

• Zoning in the Ambleside neighbourhood designates speciaHzed commercial zones which do allow for 

a broad range of commercial and, to an extent, residential uses. They are, however, restricted to 

relatively low densities. typically as low as an FSR of 1.0, increasable to 1.75 with the contribution of 
Amenity Units to the District of West Vancouver. Amb1eside is bounded on one side by the ocean, 
which limits its reach. Surrounding it on other sides are residential areas which are similarly limited in 

Site Economics Ltd . 
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density. Notably, other retail districts similar to Ambleside have been known to allow densities of at 
least 2.5, sometimes rising to 6.0. 

• The residential density on Marine Drive itself and within 2 blocks of the commercial area is low 
compared to other town centres in Metro Vancouver; this has the effect of reducing the potential 
population of the local trade area, limiting retail demand. 

• The trade area is effectively stagnant at approximately 14,640 persons total. The median household 
income in the trade area is well above the provincial average and the dominant household income 

category is over $100,000 per year. Another salient characteristic of this market is the large number 
of residents over 55 years of age: older people do not spend as much on typical retail goods. 

• We have completed a retail demand analysis to conclude that even with generous levels of market 
capture, the Ambleside retail trade area can only support about 308,000 square feet of retail now, 

growing to about 317,000 square feet by 2036. These values are significantly lower than the 350,000 
square feet of retail space within the Ambleside commercial area. 

• While several dozen new residential units have been recently added to the Ambleside area and a few 
more planned for the near future, they are too few to make an appreciable difference to the trade 

area. Interestingly, several hundred units have either been recently built or are currently planned for 
the area adjacent to Park Royal. 

Recommendations: 

Analyzing the observations above, several general and complimentary approaches present themselves. 

• First, the District must Increase allowed density In residential (and commercial) zones 
to Increase the number of customers In the Ambleslde trade area. 

• Second, the District must not Impede consolldatlon of retail parcels to create 
floorplates attractive to potential anchor or sub-anchor tenants. 

• Third, augment the existing tenant mix with presently under-represented retailers. 

Some details include: 

• The analysis has found that the most effective solution to enhance retail and commercial demand 
would be to increase the local population with more dense forms of developmenl This would also 
have the effect of creating new buildings with modern efficient retail premises. 

• If several small sites were consolidated into larger master planned developments they could more 
effectively create spaces and premises attractive to larger and more vibrant retailers who could act as 
anchor tenants and make the area more attractive to consumers. 

• Thus, a new a modem mixed-use density should be proposed for the Ambleside neighbourhood, 
especially near the commercial core, likely matching the regional standard of 2.5 on small sites and 
3.5 on larger sites. The District, like every other municipality in the metro Vancouver region, would be 
well positioned to capture a share of the resulting land value increase in new Community Amenity 

Charges. These funds can then be used to expand public amenities and service to limit any impact 
from the new density. 

Site Economics Ltd. 
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• As previously mentioned, there is an opportunity for an additional grocer/produce market. There is an 0 
opportunity for entertainment and night life venues, particularly if there was a link to or views of the 

nearby waterfront. It is suggested that some new tenants could seek liquor primary licenses 

combined with the ability to offer Jive music and later operating hours. 

• Other opportunities incfude shoe repair, fitness centre, optometrist, junior department store, general 

store, variety/dollar store, women's wear, men's apparel (high end), unisex, other apparel, jewellery, 

gardening, electronics, paint & wallpaper, antiques and art gallerles. 

• In general, there may be an opportunity to try and secure quality-of-life retailers who operate in a 

socially responsible and eco-friendly manner. These are often characterized by selling organic or fair­

t rade products. 

• In terms of regional retail , the Ambleside Commercial Core could support more restaurants, specialty 

retail, design/art and household/lifestyle furnishings stores. 

• In terms of neighbourhood retail, it could support many more food retail, and convenience retail 

stores. There is an opportunity for vintage clothing, for example; residents from across lhe North 

Shore would trade-in high quality well-kept older fashions if young people were present in the area to 

buy them. There is also demand for specialty food such as European delicatessens and high quality 

green grocers. 

• According to the Urbanics survey, some respondents mentioned that the majority of clothing and 

grocery stores are too expensive and they would like to see more affordable options in the area. 

Others mentioned there are too many Ksecond-rate~ restaurants such as fast-food and sushi and they 

would like to see more upscale restaurants in the area. Several respondents discussed the lack of 

retail, activities, or general draw for young people. The overwhelming number of hair, nail and beauty 

salons in the area was generally disliked. 

• Sidewalks and general pedestrian accessibility were often cited as problems in the Urbanics survey, 

particularly for seniors. Sidewalks and buildings were described as rundown: many of those surveyed 

woukJ like the area to more closely resemble Dundarave, w ith more decorative planters and 

landscaping. Respondents also felt that efforts should be made to add more parking by encouraging 

developers to include more on-site public parking in new large-scale buildings. New development 

and/or CACs could address these issues. 

The commercial vibrancy of the Amb!eside Commercial Core can only be enhanced with more local 

customers and by growing the local population base. This means increasing development density and 

permitting the redevelopment of single level retail with more traditional densities which like 2.5 and 3.5 

Floor Space Ratios rather than floor space ratios of under 2, which currently apply. 

Additional residential density with its new commercial premises, underground parking and additional local 

residents has brought back prosperity and vibrant commercial business activity wherever it has been 

permitted. Vancouver has had a traditional minimum standard density on arterial roads of 2.5 FSR and 

has had this for over 60 years, though many planners and analysts have argued that this figure is too low. 

Thfs density is readily increased by the city to 3.5 and higher w ith the payment of additional community 

amenity fees, and this density often accommodates a 4 to 6 storey building. 

Site Econom ics Ltd . 
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0 REPORT BACKGROUNDER 

1.0 LOCATIONAL CONTEXT 

C 

0 

The Ambleside neighbourhood contains West Vancouver's major commercial corridor and is ·shown 
below. Much of the Ambleside Dundarave Business Improvement Area lies within this broader area. 

AERIAL RENDERING OF THE AMBLESIDE NEIGHBOURHOOD 

Source: Ambleside Community Profile 

Though centred along Marine Drive, the Ambleside Commercial Core not just follow the main corridor, but 

it also includes an extensive area of residential and nearby side streets extending south to the ocean. 

Moreover, the Commercial Core is surrounded by both multifamily and single-family residential zones to 
the north, as can be observed in the aerial rendering above. 

The Commercial Core includes approximately 200 grade-level businesses, including one-of-a-kind 
specialty stores, lifestyle and outdoor stores, food retail stores and various and numerous dining options 
and all manner of financial and personal services. 

While reasonably attractive and popular it is not as vibrant a neighbourhood as it could be, attracting a 

young, active population with its nearby beaches. Ambleside's commercial draw is limited to that of a 
neighbourhood or community scale commercial facility. It does not have the appeal, scale or store 
selection to attract or serve a regional market. Indeed, its role and function on the North Shore is severely 

limited by its proximity to the extremely large and attractive Park Royal Regional Shopping Centre less 
than one kilometre to the east. 

Site Economics Ltd. 
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The Ambleside neighbourhood is a well-defined and established residential and commercial community. It 
has been a relative success in the past and has evolved a unique urban role both as a local 
neighbourhood and in a limited way, a community-wide destination. It is the "downtown" of the District of 
West Vancouver, hosting the police and fire station as well as Municipal Hall 

As can be seen in the land use map below, the Amblesrde Town Centre area consists of the multifamily 
residential areas and the commercial district as contained by the Commercial Core boundary. T he 
balance of the Ambleside neighbourhood is zoned for single-family residences and community-oriented 
uses such as parks, schools and recreational facilities. 

DESIGNATED LAND USES IN AMBLESIDE 

c::::J Ambleside Commercial Core 

MAPLEGE:~W 

l. 

. ' . 11 ...._ __ _, ~•!"lfllS 

• 
Sources: Ambleside Community Profile: Site Economics 

To the north are multi-family and single family residential buildings and to the south are public lands 
consisting of parks and beaches bordering on English Bay. The proximity to the ocean while a benefit in 
terms of providing a local attraction has the negative effect of reducing the number of residents within 
close proximity. A normal commercial area is surrounded by residential development serving residents 
from all sides (360 degrees) whereas Ambleside has residents only wUhin a 180-degree radius (primarily 
to the North and West). Examining land use in detail, our attention turns to zoning as shown below. 

Site Economics Ltd . 
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ZONING IN THE AMBLESIDE COMMERCIAL CORE AND VICINITY 

M1 
c::J Ambleslde Commercial Core 

Sources: Ambleside Community Profile; Site Economics 

The principal land use designations within the Commercial Core are AC1 and AC2, which are commercial 
use designations exclusively for Ambleside. While these zones do allow for a broad range of commercial 
and, to an extent, residential uses, they restrict density to a maximum of 1.0, increasable to 1.75 with the 
contribution of Amenity Units to the District of West Vancouver. 

Adjacent to the Commercial Core is residential zoned RM2, which permits 3-storey townhouses and 
apartment buildings up to 20-storeys, yet limits density to 1.7~ FSR. Moreover, apartment developments 
are limited to larger parcels measuring a minimum of 1,115 square meters, or 12,000 square feet. Beyond 
this area the balance of the Ambleside neighbourhood is zoned RS5, or single-detached homes. 

The primary form of multi-family housing in the area is strata, with rental housing making up only a small 
portion of dwellings. As a result, the area is not affordable for a younger demographic and does not 
attract large numbers of residents under 30 years of age: such households often can only afford to rent 
yet are also major shoppers and patrons of food service businesses. A younger demographic is typically 
an essential part of any vibrant commercial corridor or high street. The area has many amenities including 
scenic views , proximity to the ocean and a central location. In addition. the Ambleside neighbourhood has 
a surplus of public infrastructure, offering an ideal location for increased residential density. 

~Increasing local muitlfamlh,-- ~tr:a~ ~n.d ren~ I r~sl~'!nJJ~I w,dµI~-,fn~i"ea$_e· botf:1 .cus'lcimers _aiid 
potehtlitl:!rri_J?lo_¥ees for the retall component of new 'a1:1d iar1;1er,.sc BJT'.i~ -~sf pyJ_i~l~R.:5: ... 
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1.2 Community Amenities 

Amb'esidc O::,ndaravc BIA 
Revitalization Strategy 

Ambleside is a particularly attractive communfty which has a surplus of amenities including: 

• the seawall, 

• large parks, 

• sports fields, 

• large parks including the busy marine dog park 

• the library, the community centre, a senior activity centre and schools. 

Ambleside is the centre of cultural and social activities in West Vancouver but not commercial. The map 

below shows some of these public amenities with respect to the Ambleside Commercial Core area and 

the broader Ambleside T9wn Centre area. 

RELATIVE LOCATIONS OF AMBLESIDE AMENITIES 

.. 
i,;,.. ..... 

i 

c:J Ambleslde Commercial Core 

t 
0 

A 
ll 
l .. 

• 
Sources: Ambleside Community Profile; Site Economics 
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1.3 Access and Connectivity 

Ambleside Oundarave BIA 
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Regional and local access to the area is very good from every direction. Ambleside is well positioned to 

serve its own residents. 

• There is significant on-street parking which enhances accessibility to stop and shop and this could be 

enhanced wlth a public parkade. 

• Marine Drive is not a regional through route and thus most traffic is local. 

• There is only modest transit service along Marine Drive and this does not provide a significant source 

of patronage for the commercial stores. The main buses provide limited service. It would add to the 

area's vibrancy if there were better and more direct bus services connecting Ambleside to Downtown 

Vancouver. An express bus is expected to start operation and enhance access. 

AMBLESIDE TRANSPORTATION AND MOBILITY 

, 
l 
Ii ; i --;:; . 

CJ Ambleslde ,commercial Core 

MAPLEGEND 
cJ I 0 , 1 / 

. .... ( / 1.t •. ~ 

Sources: Ambleside Community Profile; Site Economics 

Site Economics Ltd . 
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1.4 Signage and Parking 

Ambleside Dundarave BIA 
Revitalization Strategy 

In general. exterior signage is one of the single most important marketing efforts a business can 

undertake. The signage for businesses on Marine Drive tends to be understated. New developments 

always use much larger signs and existing businesses should be encouraged to make more extensive 

use of signs. Changes to the sign by-laws are warranted, to encourage larger and more effective signage. 

This must be done in a manner which preserves the local character but allows businesses to become 

more visible to drive-by traffic. Potential customers coutd be induced to stop on their way home. by a 

bakery for example, if there was more effective signage and convenient parking, 

There are a substantial number of parking stalls on the street, but "lery few existing businesses can 

provide their own off-street parking. Efforts should be made to add more parking by encouraging 

developers to include more on-site public parking in new large-scale buildings. 

' - ~ ~-~--~----....--~~------.-: 
·tn general, some of the.physical recommendations and observations are: 

Improve connections to P.ark Royal1and Downtown Vancouver. 

Add a publlcipark~c;:le. 

0 

• Make the area niore attractive for locals by providing more outdoor seating and promoting~ Q 
events whlch·enhance community ~wan~ness of the area's gooc;ls,imc;I services; 

• lmP.roved lighting woul~ Increase c~nsumers• comfort level as well.as create a·more,posltive 

ambiance. 

·• To enhance the u~e of Am~leslde in poor weather, aria to help provltle year-ro und activity, 

y,~ t.!!,e.r.pJ otec! ion ~ver the s!ifewalk could be f?rovlded. 

1.5 Rental Rates 

The Ambleside Commercial Core has relatively low rents which reflect low sales. Base rents as high as 

$33/sf (plus $20/sf additional rent) have recenUy been reported on Marine Drive for retail spaces in the 

1,500 to 2,000 block range. Rents on Lonsdale and in competitive malls are typically a little higher and 

warranted because sales are stronger. 

S Ue Economics Lid . 
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0 2.0 URBANICS STUDY OF CONSUMER ATTITUDES 

0 

A Hmited consumer intercept survey was conducied by Urbanics Consultants in the Commercial Core on 
seven weekdays from April 17th, 2013 to May 10th, 2013. A total of 103 persons took part in the survey. 
The Urbanics survey provided some insights, and they are summarized in this subsection: 

2.1 Consumer Intercept Survey- Respondent Demographics 

• Of those surveyed, 41% were 65 + years old, 20% were 55 - 64 years old, 8% were 45 - 54 years 
old, 11% were 35- 44 years old, 13% were 25- 34 years old and 7% were 19 - 24 years old. It is 
well knowns that older customers tend to spend less than younger consumers in their peak spending 
years/ 

• 50% of respondents lived in two-person households, followed by 21% in three-person households 
and 19% in one person households. 

• 52% of respondents identified themselves as an established couple, empty nester or with adult 
children at home, 24% identified themselves as single, 9% as a couple with no children, 8% as an 
established single or two parent famtly, and 9% as newly with children. 

• 43% of respondents identified themselves as retired, 29% as working full-time, 18% as working part­
time and 10% as not working. 

• For total household income, 23% of respondents ranged from $0 - $30,000, 34% ranged from 
$30,000 - $60,000, 28% ranged from $60,000 - $100,000 and 15% ranged from $100,000 - $250,000. 

• 72% of respondents currently reside in West Vancouver, 21% in North Vancouver, 3% in Vancouver, 
3% in Surrey and 1 % in Richmond. This is a very localized trade area focussed on the immediate 
area. Of the postal codes recorded, 46% were from V7V or West Vancouver South, 14% were from 
V7T or West Vancouver Southeast, 10% were from V7W or West Vancouver West, 9% were from 
V7P or North Vancouver Southwest and only 4% were from V7S or West Vancouver North. 
Ambleside does not and cannot serve the entire city as it does not have the retail appeal or anchor 
tenants to draw consumers. Park Royal has regional appeal and can easily draw consumers form 
across the north shore and even downtown. 

Source: Urbanlcs Consultants 

Sile Economics Ltd. 

18 

537 



538 

2.2 Consumer Intercept Survey - Quantitative Results 

Amblcside Oundaravc BIA 
Revitalization Strategy 

• 49% of respondents shopped in Ambleside more than once a week, 31% shopped one to three times 
a week, a[ld only 21% shopped once or less than once a month. 

• The most popular types of stores respondents travelled to Ambleside for were grocery and food 
(32%), restaurants and cafes (23%), and pharmacies and personal care stores (11%). This confirms 
that food and drug convenience retail is vitally important yet there are few stores to services even this 
limited demand. 

• The least popular stores respondents travelled to Ambleside for were electronic stores (2%) and book 
stores (2%). 

• Other than for food, the majority of respondents do their shopping at Park Royal (56%), followed-by 
other shopping centres and main street retail in North Vancouver (21%). Park Royal is 
overwhelmingly dominant and competitive and there is no commercial action which would make the 
area more attractive that does not include major new redevelopments with modern retail premises 
and more local customers living in new higher density buildings. 

• Other main street retail areas often visited by respondents were Oundarave (34% visited), followed by 
Granville Island (17%) and Horseshoe Bay (15%). 

• 39% of respondents most often travelled to Ambleside by personal vehicle, 28% used public transit 
and 27% walked. This confirms the local trade area. 

0 

• 37% of respondents think Ambleside's parking facilities are average, 31% think they are poor and 

0 20% think they are good. 

• 53% of respondents think Ambleside public transit is good, 14% think It is average and only 8% think 
it is poor. 

• When considering walking distances while shopping, 44% of respondents believe 4+ blocks is 
reasonable, 32% believe 3-blocks, 18% believe 2-blocks and only 5% believe 1-block. 

• When asked what additional categories of retail they would like to see in the Ambleside area, the top 
categories chosen were clothing, apparel or shoe stores (30%), restaurants or cafes (26%), electronic 
stores (12%) and book stores (11%). The categories least chosen were hair and beauty salons (1%) 
and hardware or office supplies (1%). Despite this the core strength of street front retail is food and 
drug retail and services. If these can be optimized with large new chain stores perhaps other 
merchants can follow. The focus should be creating new developments and several large new retail 
premises. 

• The majority of respondents, 51%, would like to see more independent stores in the area, 23% would 
like to see more chain or national tenants, 11% would like to see more department stores and 15% 
had no preference. 

Source: Urbanics Consultants 

Site Economics Lid. 
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Q 2.3 Consumer Intercept Survey - Qualitative Results 

C 

Cited Advantages - An encouraging result from the customer intercept survey was the overall positive 
attitude respondents had toward their Amble~ide experience. 

• Functionality & Character - While many of those surveyed had suggestions for improvement, the 
majority of respondents were generally pleased with the current Ambleside environment. To many, 
the functionality of Ambleside was more important than the character of the area. The ability to have 
one's doctor, pharmacy, bank and a grocery store within a couple of blocks of one another creates a 
convenience and functionality that is vitally important to many of those surveyed. Others said it had a 
nice community-feel and the merchants and people were generally very friendly. This would only be 
enhanced with higher density development which makes all of this possible. 

Cited Disadvantages - Many of those surveyed could not think of any major disadvantages, believed 
major changes are unnecessary, or were generally against major development. Those with an opinion on 
the matter, however, answered as follows: 

• Urban Design & Structure - Of the disadvantages mentioned, parking was a common complaint. 
People fell into one of two diametrically opposed camps, those who felt there was ample parking and 
those who believed that it is extremely difficult to find parking. Though, 37% of respondents rated 
parking as average and 20% rated it as good. It is understood that the District may consider 
improving public parking by participating in the development of a civic parkade. Sidewalks and 
general pedestrian accessibility were often cited as problems, particula1ly for seniors. Sidewalks and 
buildings were described as rundown; many of those surveyed would like the area to more closely 
resemble Dundarave, with more decorative planters and landscaping. Too much traffic and too many 
people in the area were other common complaints. 

• Functionality as a Retall and Service Centre - While functionality was one of the major advantages 
for those surveyed, some forms of retail which help create this functionality were often cited as 
disadvantageous. The overwhelming number of hair, nail and beauty salons in the area was generally 
disliked. Many respondents could not think of what types of retail Ambleside is in need of. but were 
quick to say they did not need any more salons or banks. 

• Retail Mix - Some respondents mentioned that the majority of clothing and grocery stores are too 
expensive and they would like to see more affordable options in the area. Others mentioned there are 
too many "second-rate" restaurants such as fast-food and sushi and they would like to see more 
upscale restaurants in the area. Several respondents discussed the lack of retail, activities, or general 
draw for young people. A number of people mentioned they are in favour of a movie theatre in the 
area or more places for young people to hang out. 

Source: Urbanics Consultants 

Sile Economics Lid. 
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3.0 AMBLESIDE RETAIL SUPPLY 

Amb!eside Dundarave BtA 
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As stated previously, the Ambleside Commercial Core fncludes approximately 200 grade-level 
businesses, including one-of-a-kind specialty stores, lifestyle and outdoor stores, food retail stores and 
various and numerous dfning options and alt manner of financial and personal services. Ambleside 
represents a form of retail with market dominance over its immediate service area and thus distant retail 
competition is n9t critical to its continued performance or success. 

Of greater importance is simply fulfilling its readily viable economic role as a neighbourhood destination, 
given the opportunities and constraints of its location and built form. Despite this, competition can reduce 
potential retail sales and customer traffic, and limiting the number of anchor tenants available. In 
particular, Park Royal has the effect of limitrng the trade area to the East and it tends lo attract the larger 
anchor tenants which are strong retail traffic generators. 

The Ambleside'core Is notewortttyrand unusual In that lt' ls a relatively large commercial area-yet It 
only has on~ small sup, rmarket anchor tenant This lhdl~ates a weak competltlv1;t pos!tlon: 
CC?mP.ared to Rark Roy~I and the other retail altem~tlv~. It neect:s, B!ld ,the mark~t could SUP.port, a1 
:ne!!,!~permarket anchor but there are .!!_O lar~!._Bremlses avallable for rent. l 

Park Royal, which represents a very strong local and tourist retafl facffity, draws customers away from 
Ambleside and serves as an alternative food shopping destination. Conversely, it does create ideal 
customer traffic at the eastern end of the Commercial Core and stores could be oriented to better serve 
the high volumes of Park Royal customer traffic. 

0 

The commercial area's ground level tenants were recently inventoried, and several observations were 
made as to the retail role and function of specific areas in the Ambfeside Commetcial Core. Results Q 
indicated that the retail and service tenant mix varies in some important ways from the average for the 
BIA. The aerial image below zooms in on the area while showing the built form of its constituents. 

AMBLESIDE COMMERCIAL CORE AERIAL VIEW 

Sources: Google Maps; Site Economics 

0 
Site Economics Lid . 
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0 3.1 The Commercial Areas 

C 

The following outlines each area of Ambleside Commercial Core broken down by block and shopping 
district. which has its own retail focus and theme. A typical city block in the area ranges from 250 to 500 
linear feet. the larger blocks accommodating 33,000 to 55,000 square feet of commercial space and the 
smaller blocks hosting 2,000 to 14TOOO square feet. The average space in Ambleside measures only 
1,629 square feet in gross leasable area. The aerial view on the previous page can help the reader more 
readily locate the commercial areas recorded in the tables below; they summarize commercial inventory 
data collected by GP Rollo and Associates in 2013. While these data are a few years old they are not 
expected to have changed sufficiently to alter any conclusions drawn (e.g. a restaurant ls replaced by a 
different restaurant, a small retailer is replaced by a similar retailer. etc). 

The table below breaks down the entire Commercial Core and summarizes the amount of overall 
commercial space, the number of CRUs (or stores) and the average leasable area of each CRU. It should 
be noted that the Ambleside Commercial Core includes over 350,000 square feet of commercial space. or 
the equivalent of a regional shopping centre. 

RETAIL SPACE BY LOCATION -AMBLESIDE VILLAGE 

Location Total GLA Stores Avg. GLA Location Total GLA Stores Avg. GLA 
Grand Total 356,688 219 1,629 15th Street 
Marine Drive 200 Block 15th Street 1,000 1 1,000 

.1300 Block Marine Driw 14,500 13 1.115 300 Block 15th Street 2,000 1 2,000 
1400 Block Marine Driw 55,500 44 1,261 500 Block 15th Street 11,000 3 3,667 
1500 Block Marine Driw 41 ,000 32 1,281 15th Street Total 14,000 5 2,800 
1600 Block Marine Driw 33,188 13 2,553 16th Street 
1700 Block Marine Driw 56,000 16 3,500 200 Block 16th Street 10,500 6 1,750 
1800 Block Marine Driw 45,000 29 1,552 300 Block 16th Street 2,000 1 2,000 
1900 Block Marine Driw 14,500 15 967 16th Street Total 12,500 7 1,786 

Marine Drive Total 259,688 162 1,603 17th Street 
200 Block 17th Street 5,000 2 2,500 

Bellevue 300 Block 17th Street 3,000 2 1,500 
1400 Block Bellevue 10,000 9 1, 111 17th Street Total 8,000 4 2,000 
1500 Block Bellevue 13,500 11 1,227 Clyde 
1600 Block Bellewe 2,000 1 2,000 1400 Block ·clyde 12,500 9 1,389 
1800 Block Belle11Ue 9,500 4 2,375 1500 Block Clyde 15,000 7 2,143 

Bellevue Total 35,000 25 1,400 Clyde Total 27,500 16 1,719 

Sources: Site Economics; GP Rollo & Associates 

Nearly 73% of the commercial floor space in Ambleside is on Marine Drive, with another 10% on Bellevue 
Avenue with the balance on the interstitial streets within the Commercial Core. Moreover, it is important to 
notice that the average store size tends to be well less than 2,000 square feet, indicating more of a 
boutique retail presence. 

Site Economics Ltd . 
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The table below delves somewhat deeper and summarizes the types of businesses operating on Marine 
Drive on a btock-by-block basis by overall and average square footage and the number of businesses in 
each category . 

.'f ENA'H MIX BY CATE.GORY -A',rnLESID E \l!LLAGE- MARJNE DRIVE 
Tenant Cateaorv & Location Total GLA Stores A..-g. GLA Tenant Category & Location Total GLA Stores Avg. GLA 
1300 Block Marine Drive 1600 Block Marine Drive 

RestaullP!t - 6.000 1 ~000 Fmancral & Legal Ser.ices 13, ODD 3 - 4,333 

Othet Sel'l.ices 3,500 6 583 Other Ser.ices 9,000 4 2 250 
Home Furnishings & Accessones 2,000 2 1,000 Restaurant 6,688 3 2 229 
Va:-a11,t 1,500 2 750 Apparel 3.000 1 3 000 
Financial & Legal SeMces 1.000 1 1,000 Vacant 1,000 1 1,000 

Office 500 1 500 Grocery & Con1.enience 500 1 500 

1300 Block Marine Drive Total 14,500 13 1,115 1600 Block Marine Drive Total 33,188 13 2,553 
1400 Bloc:k Marine Drive ' 

Restaurant 17,500 11 --1,591 
1700 Block Marine Drive 

Groce,y & Conwnience 27,000 1 ·-- 27,000 

Othet Ser\ices 11.000 13 846 Restaurant 14 000 6 2,333 

Alcohol & Tobacco 5.000 1 5 ,000 Financlal & Legal Sen.ices 8,000 2 4,000 
Home Fumishings & Accessories 4,000 2 2,000 Vacant 3,000 3 1,000 

Financial & legal SeMces 3.000 1 3 ,000 Home Furnishings & Accessories 2,000 1 2,000 

Apparel 3,000 2 1,500 Olher Sen.ices 1.500 2 750 
Office 2,500 3 833 Health Ser.ices 500 1 500 

Grocery & Conwnience 2.000 1 2,000 1700 Block Marina Drive Total 56,000 16 3,500 
Vacant 1.500 2 750 1800 Block Marine Drive - . 
Health Sen.ices 1,500 2 750 Olher Senices 18,000 11 1,636 

Multimedia. Books, Music 1,500 2 750 Home Fumishrngs & Accessories 8.000 2 4,000 
Pub 1.000 1 1,000 Restaurant 4,000 4 1,000 

Eleclronics & Appliances 1.000 1 1,000 Financlal & Legal Ser.ices 4,000 3 1,333 
Footwear & Fashion Accessoriees 500 1 500 Apparel 3.000 2 1,500 
TcyslHobbies/Pets 500 1 500 Home lmpro1emenl , .coo 1 3,000 

1400 Block Marine Drive Total 55,500 44 1,261 Vacant 1.500 2 750 

1500 Bloc:k Marine Drive Footwear & Fashion Accessoriees 1..000 1 1,000 

Restaurant --- 12,500 - 8 1,563 Health Ser.ices 1,000 1 1,000 
Grocery & Conwnlence 6,000 5 ,1,200 Grocery & Comenience 1,000 1 1,000 

Apparel 5,500 5 1.100 Toys/Hobbles/Pets 500 1 500 
Other SerAces 3,500 4 875 1800 Block Marine [)Jive Total 45,000 29 1,552 
Health Sen.ices 3,000 3 1,000 1900 Block Marfne Drive 
Vacant 3,000 2 1,500 Other Ser\lces 4.500 5 900 
Toys/Hobbies/Pets 2.000 1 2000 Health Sen.ices 4.500 4 1,125 
Home Fumlsltngs & Accessories 2.000 1 2,000 Restaurant 3,000 3 1,000 
Home lm~ment 2,000 1 2.000 Electronics & Applrances 1.000 1 1,000 
Electronics & Appliances 1,000 1 1,000 Office 1,000 1 1,000 

Financial & Legal Ser\lces 500 1 500 Pharmacy 500 1 500 
1500 Block Marine Drive Total 41,000 32 1,281 1900 Block MaJlne Drive Total 14,500 15 967 

Sources: Site Economics; GP Rollo & Associates 

Restaurants of various kinds are generally the most common tenant type. Note the lack of larger tenants; 
as can be seen, there are few tenants over 3,000 square feet in size. The ~other Services" category 
includes beauty salons and hairdressers. as well as various services such as travel agents, reartors, 
florists and dfy cleaners, among others. 

S ite Econom i cs Ltd . 
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The tenant m ix includes many local tenants and only a few regional and national chain stores. It is very 
difficult to maintain a local character and at the same Ur,:,e generate high rental rates. Once an area 
becomes successful, the larger chain tenants tend to move in to fully exploit the more affluent wider 

market. The table below breaks the tenants down into local and non-local categories. 

TENANT MIX BY SCALE -AMBLESIDE VILLAGE 
Row Labels Total GLA Stores Avg. GLA 
Local 

Restaurant 

r _ _. .-. ....... ___________ 

59,188 32 1,850 
Other SeNces 57,500 54 1,065 
Apparel 25,000 19 1,316 
Health SeNces 20,000 18 1,111 
Home Furnishings & Accessories 17,000 10 1,700 
Office 13,000 8 1,625 
Electronics & Appliances 10,000 4 2,500 
Grocery & Conwnience 8,000 5 1,600 
Automotive Goods/Services 8,000 2 4,000 
Alcohol & Tobacco 5,000 1 5,000 
Fitness 5,000 2 2,500 
Restaurant 4,000 2 2,000 
Toys/Hobbies/Pets 4,000 4 1,000 
Sporting Goods 4,000 2 2,000 
Vacant 2,000 1 2,000 
Financial & Legal Sel"llices 1,500 3 500 
Footwear & Fashion Accessoriees 1,500 2 750 
Multimedia, Books, Music 1,500 2 750 
Pub 1,000 1 1,000 
Jewellery & Accessories 1,000 1 1,000 
Pharmacy 500 1 500 
Multimedia, Books & Music 500 1 500 

Local Total 249,188 175 1,424 
National 

Grocery & Conwnience 30,500 5 6,100 
Financial & Legal Sel"llices 28,000 8 3,500 
Restaurant 8,500 6 1,417 
Home Furnishings & Accessories 7,000 1 7,000 
Other Sel"llices 6,500 5 1,300 
Home Improvement 5,000 2 2,500 
Alcohol & Tobacco 5,000 1 5,000 
Financial Sel"llices 4,000 1 4,000 
Restaurant 500 1 500 
Office 500 1 500 

National Total 95,500 31 3,081 
Grand Total 356,688 219 1,629 

O Sources: Site Economics: GP Rollo & Associates 

Site Economics Ltd . 
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Marine Drive can maintain a loca9 character by try!ng to focus on its speciat location and unique aspects Q 
of design. Due to the competitive Influence of Park Royal, Ambleside's customer traffic is limited, and as 
such, it will always be able to offer reasonably priced space to unique, one-of-a-kind, and local tenants. 
Ambleside has a smalJ t rade area, and medium rents Hmit the number of potential tenants. 

The following table lists most of the grade lever commercial tenants by category. 

TENANT MIX -AMBLESIDE VILLAGE 

Type of Business Total GLA Stores Avg. GLA %ofGLA 
Restaurants 67,688 38 1,781 19.0% 
Other Sernces (Beauty , etc) 64,000 59 1,085 17.9% 
Grocery & Com,enience 38,500 10 3,850 10.8% 
Financial & Legal Ser11foes 29,500 11 .2,682 8.3% 
Apparel 25,000 19 1,316 7.0% 
Home Furnishings & Accessories 24,000 11 2,182 6.7% 
Health SerJces 20,000 18 1,111 5.6% 
Vacant 14,000 14 1,000 3.9% 
Office 13,500 9 1,500 3.8% 
Alcohol & Tobacco 10,000 2 5,000 2.8% 
Electronics & Appffances 10,000 4 2,500 2.8% 
Automotive Goods/Sernces 8,000 2 4,000 2.2% 
Fitness 5,000 2 2,500 1.4% 
Home lmpro-.ement 5,000 2 2,500 1.4% 
Restaurant 4,500 3 1,500 1.3% 
Sporting Goods 4,000 2 2,000 1.1% 
Toys/Hobbies/Pets 4,000 4 1,000 1.1% 
Financial SerJces 4,000 1 4,000 1.1% 
Footwear & Fashion Accessoriees 1,500 2 750 0.4% 
Multimedia, Books, Music 1,500 2 750 0.4% 
Pub 1,000 1 1,000 0.3% 
Jewellery & Accessories 1,000 1 1,000 0.3% 
Multimedia, Books & Music 500 1 500 0.1% 
Pharmacy 500 1 500 0.1% 

Grand Total 356,688 219 1,629 100°1. 

Sources: Site Economics; GP Rollo & Associates 

Comments on the merchandise mix are focused on new opportunities. As previously mentioned, there is 

an opportunity for an additional grocer/produce. There is an opportunity for entertainment and night life, 

particularly if there was a link to the nearby waterfront such as views. It is suggested that some new 

tenants could seek liquor primary licenses which provides the ability to offer live music and later operating 

hours. 

Other opportunities include shoe repair, frtness centre, optometrist, junior department store, general store, 

variety/dollar store, women's wear, men's apparel (high end), unisex, other apparel, jewellery, gardening, 

electronics, paint & wallpaper, antiques and art galleries. 

Site Economics Ltd . 
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In general, there may be an opportunity to try and secure quality-of-life retailers who operate in a socially 

responsible and eco-friendly manner. These are often characterized by selling organic or fair-trade 
products. 

In terms of regional retail, Ambleside could support more restaurants, specialty retail , design/art and 
household/lifestyle furnishings stores. In terms of neighbourhood retail, it could support many more food 
retail, and convenience retail stores. The vacancy rate is relatively low at under 2%. Some of the vacant 

premises are in peripheral areas but some are relatively prominent. It is clear that asking rents typically on 
the order of $25 to $30 per square foot (per year) are a reflection of the old and inefficient buildings and 

not the market, which could be as high as $45 per square foot. There is ample demand for 
neighbourhood retail in the core area and its continued success can be expected. 

There are many potential tenants who are needed and would be suitable, but some of them may not 

locate here as the location may not be suffict~ntly "high-profile". Tenants who would add significantly to 
the merchandise mix include ladies wear such as vintage clothing. People from across the North Shore 
would trade in high quality well-kept older fashions if young people would simply come to the area to buy 

it. There is also demand for specialty food such as European delicatessens and high quality green 
grocers. 

!Am6~iile ·coulcf~e -a, mpi;h more -attractive ·cc;frii-me_rclal area~hubbl!Slnes.ses sl111P,lY 'gonot• have• th' li!,111\Y Ip serve enquijfi QustomOrs. THe oilll( ellable·wll\''i'o !nJi!pc,~~ GUsloo\iOr. 6a.S~ JS ~ 
·lncrea~eittie•locat population with more 1denslfy. 
- --- - • ~: ......... 1-

AERIAL RENDERING OF THE AMBLESIDE OCEANFRONT 

Source: Rennie Group 
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3.3 Absence of Large Anchor Tenants 

In the retalJ development industry, anchor tenants are vital to the success of any grouping of stores. The 

larger, more numerous and more important the anchor tenants, the busier and more successful the 

commercial trade activity. Anchor tenants bring the followlng to a commercial district or shopping centre: . ' 

• An identity and reputation which has a positive impact on consumers' attitudes towards an area: 

• They define the commercial facility's role and function within the community; 

• They create a sense of stability, offering consistent operating hours with quality products and 

services. A new high-quality supermarket would be essential to the future of Ambleside; 

• They generate extensive customer traffic, for both themselves and nearby stores; 

• They are typically the only tenants to market 'and advertise independently and heavily; and 

• They are typically capable of securing large parking areas, which other nearby businesses are able to 
utifize. 

In most substantial commercial developments, the retail anchors are vital components. The lack of a 

larger anchor store, particularly a larger supermarket, is one of the primary reasons why the traditional 

commercial district can have difficulty attracting business. Ambleside has very few anchor tenants and its 

primary competitor Park Royal has a surplus of competitors with three supermarkets and other quality 

food retailers. The Ambleside Commercial Core's lack of anchors is a common problem associated with 

commercial streets and their small propertles which cannot accommodate larger floor plate businesses. If 

several small sites were consolidated into larger master planned developments they could more 

effectively create spaces and premises attracUve to larger and more vibrant retailers who could act as 

anchor tenants and make the area more attractive to consumers. 

Another important type of retain tenant is the Sub-Anchor. This tenant category consists of relatively large 

and successful businesses which do not have the scale or customer traffic of a major anchor such as a 

supermarket or department store, yet they are larger than typical smaa-scale shops and stores which line 

most commercial streets and shopping mall corridors. A sub-anchor typically generates its own customer 

traffic and does not rely entirely on the customer traffic of other nearby businesses. As such, sub-anchors 

are an important tenant category whose presence supports a dynamic and appealing commercial street. 

Examples of sub-anchors include drug stores, large bank branches, green grocers/ produce stores, busy 

restaurants, liquor stores, boutique consumer electronics (e.g. Apple Store), office supply stores, etc. 

While more sub-anchors are needed for Ambleside, many of them are regional, national, and even 

international chains and they cannot locate in the existing small and outdated premises being offered to 

rent. 

Slte Econom ics Ltd . 
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0 4.0 COMPETING RETAIL CENTRES 

This section of the study outlines the retail competition and its influence on the subject site. The North 
Shore is generally characterized by a lack of retail space and there is ample opportunity for retail 
development. The analysis will focus on the feasibility of a medium-large,scale neighbourhood shopping 
centre as the retail scenario is clearly feasible under any circumstances. 

Civic planning in West Vancouver has strictly limited retail development to Marine Drive and a select 
number of small areas. The limits placed on commercial space have allowed existing retailers to enjoy 
above average sales and dominate the market. Given the amount of growth that has occurred in the 
North Shore, more retail space is warranted. In addition, dated planning principles, which completely 

separated commercial and residential areas, and created large uniform residential subdivisions, have 

been discredited. Instead, new planning principles reflect the need for more proximate and convenient 
commercial facilities. It is now understood that no community should be deprived of access to commercial 

services if it is warranted by the market. Proximity to high quality retail space has sometimes become a 

measure of quality of life and it can create a sense of identity and place within the community. 

West Vancouver has permitted only six district villages and most of those are on the east side of the city, 
Park Royal, Ambleside, and Dundarave. Only two very small commercial villages are on the west side of 

the city, namely Horseshoe Bay and Caulfeild Village. There is clearly very strong underserved demand 

due simply to the restrictive planning policies of the District of West Vancouver. The proposed new 
Cyprus Village at Highway 1 and Cyprus Mountain has the potential to become a major neighbourhood c shopping centre, putting more competitive pressure on Ambleside. 

RENDERING OF PARK ROYAL REDEVELOPMENT (2015) 

0 
Source; parkroyalretail.com 
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The figure below illustrates some of the more fmportant retail facilities and for precincts on the North Q 
Shore and is followed by a description of each project. Vancouver's Pacific Centre and Robson Street, 
despite being across the Burrard Inlet, are regional destinations and were also included in this study. 

COMPETING RETAIL CENTRES 
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Ambleside faces heavy competition within West Vancouver, which has a strong retail presence with Park 
Royal Mall, the largest mall on the North Shore and several smaller neighbourhood serving retail villages. 
Less than 10 km outside of West Vancouver there are two additional malls, Capilano Mall and super 

regional Pacific Centre. 

West Vancouver is shaped by the geography of water and mquntains and due lo a shortage of flat 
development land it is under-served by retail stores. The subject site is at a unique location en route to 
the Cypress Mountain Sk; Resort with no residential development to the north. There is relatively fittle 
local competition West of Dundarave and limited lands with approved zoning for Jetail. 

The following are ietail centres which significantly Tmpact consumer demand for Ambleside retaflers: 

• Park Royal Shopping Centre is approximately 1.4 million square feet in s,ze. This regional centfe 
consists of 280 stores and is anchored by The Bay, La Maison -Simons, London Drugs, Home Depot, 

Site Economics Ltd . 
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Best Buy, Staples, Winners, Home Sense, The Brick, Sport-check, Osaka Supermarket, Whole 

Foods Market, H&M and Old Navy. The sixth-most productive shopping centre in British Columbia, 
this regional shopping centre completely dominates destination retailing on the North Shore, 

attracting many customers from Downtown Vancouver. The mall has several supermarkets and also 
serves West Vancouver's convenience retail needs. This has the most significant impact on retail at 
Ambleside. Customers who drive in from farther to the west will go to park royal as it is a huge mall 

with all their shopping needs. Ambleside cannot compete or offer an even moderate level of 
alternatives. 

• Dundarave Village is a small, one-block commercial area located on Marine Drive in West 
Vancouver. This retail district is anchored by a very small IGA supermarket and sub-anchored by a 
Shoppers Drug Mart. The street front retail has a wide variety of specialty food stores, coffee shops, 

and restaurants, as well as service stores for financial and insurance. This shopping centre is easily 

accessible and visible due to its location on the high trafficked Marine Drive. This has a minimal 
impact on retail at the subject site. 

• Capilano Mall is the second largest mall after Park Royal in the north shore. Anchor tenants include 
Sears (which is closing) and Walmart, along with many other smaller stores, service outlets, and 
professional offices. 

• Pacific Centre located in Downtown Vancouver is approximately 1.3 million sq. ft. Large tenants 
include Holt Renfrew, Sport Check and Atmosphere, H&M's Vancouver Flagship, and Nordstrom 

Department Store. It is consistently one of North America's most productive shopping malls, presently 
the third-most productive in Canada, with average sales of $1,531 per square foot in 2017. 

• Horseshoe Bay VIiiage Area located beside the Horseshoe Bay Ferry Terminal is a small strip of 

local businesses, food establishments, and community-oriented services along Bay Street in front of 
Horseshoe Bay Park. This commercial strip serves the local area of approximately 1,000 residents as 

well as the traffic at the BC Ferries terminal. There are approximately 50 businesses located in the 
complex, equating to roughly 50,000 sq. ft. of commercial space. Some notable tenants include 

Starbucks Coffee, Subway Restaurant, Boathouse Restaurant, and the Bay Market. 

• Caulfelld VIiiage The small Safeway anchor is well below 30,000 square feet in size and offers a 
limited selection. There are approximately 28 stores including sub-anchors such as Pharmasave, the 
BC Liquor store, and Bank of Montreal. There are other stores and services including Starbucks 

Coffee, Cobs, Subway Restaurant, medical and dental offices, beauty spa, hair salon, and an array of 
restaurants, retail stores, and specialty food stores. There is some fashion which is unusual for such 

a small mall and it reflects the high income of area residents. According to their leasing material the 
asking rents are currently listed at $45.00 per sq. ft. for typical space and this would likely include a 

tenant inducement of at least $22.5 per sq. ft. Caulfeild is now a successful and busy shopping centre 
which has a low vacancy rate and high asking net rents; this success however is largely based on the 

lack of retail competition and not on its own merits. It would appear that the success of this centre 
rises largely from an increasing residential population with no local alternatives. Even if Ambleside 
were able to become more attractive, it would still not be able to attract these customers from the far 
west side of West Vancouver. 

Sile Economics Ltd . 
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Though they are too small and far removed to compete with Ambleside for consumer demand, several 0 
smaller centres on the North Shore are becoming more attractive to Ambleslde retailers. While Ambleside 

struggTes to attract new retailers to its core, it also faces rosing existing retailers to these competitors: 

• Edgemont vmage is a small local outdoor shopping district along Edgemont Boulevar9 between 

Crescentview Drive and West Queens Road. The recently refreshed disttict has over 120 shops and 

services including Edgemont Market, numerous banks (BMO. RBC. TD), Pharmasave, Starbucks, 

Subway Restaurants, and other specialty stores. Also in the area are local institutions such as the 

Capilano Library. The area is home to a new 59-unit condo development just adjacent to Edgemont 

Village, and three more developments totalling 69-units are currently being contemplated 

• Lonsdale Quay and adjacent Parcels offer North Shore residents and ideal commercial rocalion at 

the waterfront. This is a functional market and tourist attraction and a nice place for North Shore · 

residents to shop for convenience needs. The facility may expand significanUy if adjacent city lands 

are developed with an attraction (such as a Ferris wheel) rather than expected multi-family 

residential. The area has. however, seen some 309 condominium units built since 2014. 

• Marlne-Norgate Commercial District is an area under significant redevelopment with many new 

and upcoming multiuse residential and commercial developments. There is a variety of stores rn 
within the local area, including large anchors such as Mark's Work Warehouse and Indigo, local 

businesses, food establishments, and car dealers, such as Mercedes Benz and Volkswagen. 

STREETSCAPE AT EDGEMONT VILLAGE 

Source: Vancouver Best Homes 
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0 5.0 AMBLESIDE RETAIL DEMAND 

0 

This section of the report outlines the local demand f~r all types of retail services. Local demand is large 

and growing slowly. Demand for retail goods is essentially a function of the trade area population and 

average consumer spending, modified if necessary, by residents' age and income characteristics. This is 
complimented by customers who come from outside the local area. 

5.1 Delineation of the Retail Trade Area 

When determining the geographic extent of the retail trade area, it is imp_ortant to define the type of 

shopping facilities and contrast the anchor tenants with other competitors in the region. Shopping centres 
and commercial districts are often defined by the size and type of anchor tenants they offer. Anchor 
tenants tend to give street retail areas and shopping centres their image and identity. Anchor tenants 

have traditionally been either department stores and/or supermarkets; however, many different types of 
specialty tenants (e.g., big box) are also anchors. 

Ambleside has essentially two anchor tenants, the Fresh St. Market and Shoppers Drug Mart. The area is 

essentially convenience and neighbourhood oriented with a large restaurant and personal service 

component. The trade area is limited by the IGA to the West and the Whole Foods and Loblaw's City 
Market to the East. The secondary trade area is all to the west and north however residents of these 
areas travel long distances to shop and drive well past the stud area for most of their shopping needs. 

A primary trade area is that geographic region from which residents could reasonably be expected to 

travel to th·e study area on a regular basis for convenience retail items, such as food and personal 
services or a limited selectfon of apparel and accessories. Note that this area is different from the 
Ambleside Commercial Core and the Ambleside Dundarave BIA boundary. 

The primary trade area is bounded as follows: 

• North: Highway 1 

• South: English Bay 

• West: 251h Street 

• East: 111n Street 

A map of these boundaries is shown below. 

Site Economics Ltd. 
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MAP OF AMBLESIDE TRADE AREA 
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Mathers Ave 

Dundaravc 

West Vancouver 

Source: Site Economics 

5.2 Trade area Population Projections 

Park Royal 

·Ambleside 
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Population trends, particularly immigration, form the core of the demand side of the real estate equation. 

Population growth can be related directly to reta~ and housing demand, and can serve as a proxy for 

broad economic statistics. 

The trade area is not growing appreciably and is approximately 14,640 persons total The current 

technical projections are for a population of 14,800 by 2026. If new development policies were put in and 

the area did grow this could likely rise to perhaps 15,000 by 2026. It is essential for any vibrant 

commercial area to have at least some popu1ation growth. Without population growth, retail cannot 

prosper. 

North Shore residents come through West Vancouver frequently and could make more effective use of 

the area's commercial facilities if they were about to five in West Vancouver. 
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5.3 Ambleslde Trade Area Demographics 
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According to the 2016 census, the trade area residents have the following characteristics: 

Total PopulaUon 

2012 estimated 14,537 
2017 estimated 14,640 
2022 Projected "14,766 
% Pop. Change (2012-
2017) 0.7% 
% Pop_ Change (2017-
2022) 0,9" 

2017 Total PopulaUon by 
Age 14,640 

Oto4yj!ars 333 
Sto 19years 1,869 
20 to 24 years 991 
25 to 34 years 951 
35 to 44 years 1,313 
45 to S4 years 1,866 
55 to 64 years 2,128 
65 to 74 years 2,259 
75 years & over 2,931 

Median Age 55.0 
2017 Total Census 
Families 3,814 

Average Persons Per 
Family 2.8 
Total Couples 3,340 

Without children at 
home 1,817 
With chlldren at home 1,523 

Lone-parent fa mill es 474 
Children Per Census 
Family 0.9 
2017 Educ:aUona I 
Attainment (15 years+) 12,938 

Less than a bachelor 
degree 6,621 
Bachelor degree & 

higher 6,318 
2017 Households 6,911 

Persons per house ho Id 2.08 
Average house hold 
Income $ 145,024 

2017 Occupied Dwellings 6,911 

Owned dwellings 4,521 
Rented dwellings 2,390 

Apartment, low and 
Dominant building type high rise 
Dominant period of 
construction 1961-1980 

Average household 
Income 

2012 estimated $ 127,856 
2017 estimated $ 145,024 
2020 projected s 156,971 
2022 projected $ 166,199 
2027 orolected $ 192,896 
Saurce;Slte Wise Statistics Canada 

Site Eco no mies Lid. 

2.3% 
12.8% 
6.8% 
6.5% 
9. 0% 

12.7% 
14.5% 
15.4% 

20% 

87-61' 

47.6% 
39.9% 
124% 

51.2% 

48.8% 

65.4% 
34.6% 

Primary Trade Area Residents Demographic 

Summary 

Several statistics are of note: 

• The median household income is well 
above the provincial average and the dominant 

household income category is over $100,000 per 
year. 

• Only one third of the homes are rented, 
2,390 which is typical of the provincial average. 

• The average number of people per 

household is 2.8 compared to a regional average 
of 2.6. As expected, there are far fewer children 
than average. 

• The salient characteristic of this market is 
the large number of residents over 55 years of 

age. Older people do not spend as much as 
young on typical retail goods. 

• The growth rate is effectively stagnant. 
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5.4 Retail Expenditures In the Ambleside Trade Area 
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In order to estimate retail demand, it is necessary to establish the average amount of 1etail donars spent 

by the trade area residents. This spending represents the retail expenditure potential that is available to 

the extsting and future stores located within the trade area. 

Total retail spending at each store type for all of B.C. is outlined in the Statistics Canada Retail Trade 

Journal. This total, divided by the number of persons in the province, reveals retail demand per capita. 

Average spending excluding automobiles is $9, 150 per year. Average spending at supermarkets and 

other grocery stores is $2,390. 

West Vancouver, however, is not an average BC market. with per-capita incomes over 80% higher than 

the provincial averages. Thus, it can be assumed that trade area residents will spend more per capita 

than their average BC counterparts. This average per capita spending, multiplied by the total trade area 

population reveals the overall level of demand over a series of years. 

Trade Area Retail Expenditures by Store Type 

RETAIL EXPENDITURES (2016 DOLLARS) TA Population 14,640 14,742. 14,846 14,950 15,054 

Expenditure category Per Capita 2016 Z021 2026 2031 2036 

Supermarkets and 0th.er groc.ery $ 4, 250..36 $62.225.300 $62,660.900 $63 099,500 $63,541 ,200 $63 986,000 

Convenience stores s 218.04 $3,192,100 $3,214.400 $3,236,.900 $3,259,600 $3 282,400 

Specialty food stores s 475.04 $6,954,600 $7.003.300 $7.052.300 $7.101 ,700 $7,151,400 

Beer, wine and liquor stores s 711.01 $10,409.100 $10,482,000 Sl 0 .555,400 $10,629,300 $10.703,700 

Health and personal care stores s 2,259.77 $33,083,000 $33,314,600 $33.547 ,800 $33.782,600 $34.019, 100 

Convenience Retarr Total $ 7,914.22 $115,864,100 $116.675 200 $117,491 ,900 $118,314,300 $119,142.,500 

Eating and Drinking Establishments $ 7,847.72 $114.890.500 $115,694,800 $116.504.600 $117,320,200 $118,141,400 

Clothing stores $ 1,785.23 $26,135.700 $26,318.600 $26,502,900 $26,688,400 $26,875,200 

Shoe stores $ 258.90 $3,790,300 $3.816 BOO $3,843,500 $3,870,400 $3.897,500 

Jewellery, luggage, leather goods $ 358.78 $5,252,500 $5,289.300 SS,326,300 $5,363,600 $5,401.100 

Sporting goods, hobby, book, music $ 813.24 $11 .905.900 $11.9B9.200 $12.073,200 $12,157,700 $12,242,800 

General merchandise stores s 2,750.47 $40,266,800 $40,548,700 $40,832,500 $41 ,118,400 $41,406.200 

Miscellaneous store retailers $ 710.81 $10,406.200 $10,479.100 $10,552,400 $10,626,300 $10.700,700 

General Retall Total $ 6,677.42 $97,757,400 $98,441.700 $99.130,800 $99.824,700 S100.523,500 

Electronics and appl I ance stores $ 1, 168.32 $17,104,100 $17,223,900 $17,344,400 $17,465,900 $17 .588.1 DO 

Furniture stores $ 722.22 $10,.573,400 $10,647,400 $10,721 ,900 $10,797,000 $10,872,500 

Home fumi shi ngs stores $ 450.50 $6,595,400 $6,641.500 $6,688,000 $6,734,800 $6 782,000 

Building material, garden equip., supplies s 1,228.16 $17.9BD.300 $18,106 200 $18,232,900 $18,360,600 $18,489,100 

Bulldlnl! Services Total $ 3,569.21 $52.253,200 $52,618 900 $52,987,300 $53,358,200 $53.731.700 

Source: Statistics Canada • Retail Trade Journal 63,005, Site Economics Ud. 

The preceding table indicates spending potential by retail category of the trade area population based on 
per capita spending. 

SI ie Econom ics Lid . 
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The following table merges the competition and demand data into a general estimate of the possible 
market shares by tenant category. Once the total expenditure by the trade area population has been 

estimated by category, those values may be divided by an industry standard average retail productivity of 
$300 per square foot and multiplied by a capture rate for retailers within the trade area. Goods for which 

there is much competition nearby or where consumers will want to compare options wfll have a lower 
capture rate than more convenience-oriented retailing. 

RETAIL SPACE SUPPORTED (SQUARE FEET) - BASED ON $300/SQFT PRODUCTIVITY 

Expenditure Category CAPTURE 2016 2021 2026 2031 2036 

Supermarkets and other grocery 60% 124,500 125 300 126 200 127,100 128 000 

Convenience stores 80% 8,500 8 600 8 600 8 ,700 8,800 

Specialty food stores 35% 8,100 8 200 8,200 8 ,300 8 300 

Beer, wine and liquor stores 60% 20,800 21,000 21 .100 21,3011 21,400 

Health and personal care stores 35% 38,600 38,900 39.100 39.4011 39,700 

Convenlence Retail Total 200,500 202,000 203 200 204,800 206,200 

Eatlng and Drinking Establishments 15% 57.400 57,800 58 300 58,700 59,100 

Clothing stores 10% 8,700 8 800 8,800 8,900 9,000 

Shoe stores 10% 1.300 1,300 1,300 1,300 1,300 

Jewellery, luggage, leather goods 10% 1,800 1,800 1,800 1,800 1,800 

Sporting goods, hobby, book, music 10% 4,000 4,000 4.000 4, 100 4,100 

General merchandise stores 10% 13,400 13,500 13,600 13,700 13,800 

Miscellaneous store retailers 10% 3,500 3,500 3,500 3,500 3,600 

General Retail Total 32,600 32,800 33,000 33.300 33,500 

Electronlcs and appliance stores 10% 5.700 5,700 5,800 5.800 5,900 

Furniture stores 10% 3,500 3,500 3,600 3.600 3,600 

Home furnishings stores l f.l'J' 2,200 2,200 2,200 2.200 2,300 

Buildlng:m1terial, garden equip,, supplies 10% 6,0CIO 6,000 6 ,100 6. 100 6 ,200 

Bulldln1 Services Total H.400 17,500 17,700 17.800 17,900 

Total, All Stores (non,automotlve) 307,900 310,100 312.200 314 600 316,700 

Soura; Statistics Canada • Retail Trade Journal 63,005, Site Economics ltd. 

Given the trade area population and market captures assumed, we estimate that the trade area can 
support about 308,000 square feet of retail now, growing to about 317,000 square feet by 2036. 

One can conclude that at present rates of growth, the Ambleside Commercial Core presently has more 

retail than its trade area population can support locally; as previously shown, the Commercial Core offers 

over 350,000 square feet of retail space. Also, since attracting larger anchor tenants is neither likely nor 
desirable, the only proactive option is to try to increase the local population. If there were more multifamily 
rental residential, there would be more customers and more potential employees for the retail. 

Indeed, it could be argued that the capture rates ascribed to the Ambleside trade area are generous, 

indicating an even greater difference between the amount of retail presently demanded and the amount of 
retail presently supplied. · 

Sile Economics Ltd . 
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6.0 RESIDENTIAL DEVELOPMENT NEAR AMBLESIDE 

There are reratively few ·multi-family projects in West Vancouver compared to other municipalities in 

metro-Vancouver. AU strata residential projects either recently sold-out, acUvely-marketing, or 
contemplated near or in the Ambleside neighbourhood are shown o.n the map below, relative to the 
Commercial Core. AU projects are concrete condominiums. 

CONDOMINIUM DEVELOPMENT IN WEST VANCOUVER 

B•llawe 
ii (2290 M.arine o,j 

ru · • I ' 

li Evilyn . 
Ev•lyn-CHtrald. Eat.at.- IZGll)""'-c-, c;;, Evelyft- Fcnnt's Edu• 12011~ 

..,,." ·n :a. i.t ,, 
1, 21 Ma,~a Or ii Evelyn - Fono1I'• Ed119 3 &. 4 

• I.I..... Evotyn - CIIH11do (2D12) 
•· •. '• ·• (9DI Keith) S _ 

\ •• r~ 14 ,. ,.. ~ ,., 

J •"l 1 ' , • • Pa.t Roydl 
V~OIIPi l.l'<l,ol O ? (in.MulM OIJ 

l>o,."\ J1oJf~ 0 !" Iii 
r AmblcstdQ Ou 1d,1r.Jvc BIA Bound.Jry 

Ai. ~~ 1~·· .. -...t :!'.~~ q.•..J~ I : : __ ~ lld_ou• _ : 

Sources: Urban Analytics; Google Maps; Site Economics 

The following tables provide details on recent multi-family condominium developments in the vicinity of 
the Ambleside Commercial Core. 

6.1 Recently Completed Projects 

Projects shown with red squares are completed and sold-out projects. The majority are near Park Royal 
and will have little effect on the Ambleside Commercial Core. One project sold out within the Commercial 
Core boundary, and that was Park View Place with 10 units averaging 940 square feet. The projects are 

all relatively small in terms of number of units, though the projects near Park Royal offered larger units 
than the project in Ambleside. 

Project Name & Address Neighbourhood Total Units Sold Out Months on Mkt Avg Size Avg Price Avg$ PSF 
~- ----- -- - . 

Evelyn • Cliffside 
Park Royal 

908,918,988 Keith Road 
38 30/06/2012 7 1515 $1,439,300 $950 

Evelyn· Cliffside Estates 
Park Royal 

Keith Road and Taylor Way 
23 30/06/2016 21 1556 $2,010,352 $1,292 

Evelyn · Forest Edge 
Park Royal 67 15/04/2016 53 1435 $1,363,250 $950 

Keith Road and Taylor Way 

Park View Place 
30/06/2014 Ambleslde 10 

1891 Marfne Drive 
58 940 $987,000 $1,050 

138 1441 $1,464,777 $1,016 

Sources: Urban Analytics; Site Economics 
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6.2 Actively-Selling Projects 
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Projects shown with green squares are projects actively being sold. Two projects fall within the 
Commercial Core and promise 98 large units of nearly 1,900 square feet on average. As of late 2017, 91 
of these units have been sold at impressive price points averaging $1,925-$2,491 per square foot. 

-,- - - - - - - -- . - .. - ----- - - .. ... -
Project Name & Address Neighbourhood Total Units Sold Avg Size Avg Price Avg$ PSF 

-~~------ _____ _ ______ _ _..... __ ~--- -- - y - -. --~--- - --·--

Evelyn- Forest's Edge 3 & 4 

Eveyln Dr & A Eri ckson Pl 
Park Royal 67 52 1296 $1,995,840 $1,540 

Ambleside 

1300 Blk Marine Drive 
Ambl eside 56 53 1879 $3,617,075 $1,925 

Ambleside 2 
Ambleside 

1300 Bl k Mari ne Drive 
42 38 1888 $4,703,008 $2,491 

Bellevue 

2290 Marine Dri ve 
Dundarave 35 28 2430 $5,613,300 $2,310 

The Peak British 
$4,757,944 $1,576 Properties 

14 12 3019 
2528 Burfield Place 

Horseshoe Bay 
Horseshoe Bay 158 111 1454 $2,098,122 $1,443 

6695 Nelson Avenue 

372 294 1687 $3,026,336 $1,793 

Sources: Urban Analytics; Site Economics 

A rendering of one of these two projects is shown below. 

RENDERING OF AMBLESIDE DEVELOPMENT (1300-BLOCK MARINE DRIVE) 

Source: Grosvenor 

Site Economics Ltd. 
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6,3 Actively-Selling Projects 
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Projects shown with aqua/blue squares are projects actively contemplated or are early in the 
development approval process. Two projects fall within the Commercial Core and promise 36 units of 
condo residential. On the other hand, an additional 550 units are being considered near Park Royal. 

- - . . . . . . ... -- - -- - -- - . . .. --- - - . . -

Prof(-d /',li, igh~;t,Q<><:' Own11t/Applft.wtl Tel.i i Unit,; Applf,~tion St.it,,. Commcn1, 
-- .._...., ~ ,_,..~,-..._i_ .:_..r~~----=---~-----·- ·--------..- ---- ,.-----'·----·-·- ... • • -..-

Ca y staff I ndicat• develope< ts worlu ng on 
revised plans for the developrnenL Staff are 
brln11ln1 forwud an Interim zonln& 

) IDMan MOt Palk ~C.,&1 oarw1.n lU Active-Rezone/OP In Proc .. , 
amendment policy where It ls e,cpected the 
appl cation wiO be plac~ on hold pendinil 
the outcome of the Marine DrJv.,contHt 
Study Toe plan 11 10 be col>lldered by 
council before the sum~. 

Forest Edie 3 & 4 launched In QZ-2016 
Keith Rd and 

'Pa1t:aa,,~ Ollnl 1'41 Acllve-Approved 
which Is an 8 storey bulldln1 comprlled or 

Taylor Way 67 units , Total l 60 units represents what I 1 
rerna ii nln11 to be rel eued for Evelyn. 

New Maune Orlve l.oc•I In• Pl ~n • nd 

Park ~oyal - 752 
Design Gu delints l>lve been adopted by 

Mar ine Or 
1'1rU:r,'1 l.111coC.av p 2N Acttve-Prellm the city of Wtst Vancouver. U Is ••i:ected 

th•t the appll~ nl wll I be tevisl n1 the 
p,opoul to comply with l!lt new area plan. 

Appliea U on for a seven storey bulldlnl 
comprl 1in1 of 20 units, 34 under1round 
residential parking stalls,and commer<i11 
at1rade was rl!jected by the ci ty after 

1763 Bel tevue Ave Ambleslde Newport Developments lO Aclive-Retone/OP !n P<oc .. , objectln1 to both th• bulldlna's h•l&ht and 
the project's failure to provtd• adequ•te 
commun,ty beneOt Counc~ requested the 
developer to ao back tot the drawln1 board 
to Include space for a community group. 

Development application subll'ltled 
propos ln1 • l·storey mixed use bu lding 

1327 M~rine Drive Ambleslde Al'tJIJ;,;,i.p lll Acllve-RHO!le/DP jn P<ocesi comprl sed of 16 un ts. Units nn1• from 
600-1.400 sq~are feet. Proposal Includes 
5,167 sqlt of ground fioo1 reta ~I . 

Development appUcation for the Rodgers 
Creek area. Site Is approved to have 2 
apartment sites with a current mulmum of 

2900 Block 
arltlsh Properlles British Pacific Properties 57 Active-Approved 

57 units .Site will also lnctude 14 duplc,xes 
Cypress Bowl and 15 slnale fami ly homes Approved for 

development on July 29, 2013 , Must now go 
throu1h development process for form• nd 
chartcter of each parcel . 

Sources: Urban Analytics; Site Economics 

p-tio~gll t he·re fs. some resldenlia~ ~velo9ment occ~m~g I~ or ~e~r. ~lie ~m~~~~~~ Co~~e~glall 
,CQre, ~he ~mall1numt?!!.! of un,l~added will ~o .11tt1, .to·,~equat~ly-stol<~iretiill aem_pnd. Many mqr:e~ 
residents will t;ie retj~lred. 
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0 7.0 DENSITY AND POTENTIAL ZONING CHANGES 

0 

As indicated in this and other reports Amblestde is subject to very strong competition which limits its 
potential to re~ch a regional population base. As such, its role and functiqn is limited to remaining a 
neighbourhood convenience commercial area. In order to improve and optimize its business function, the 
local population base must grow as the geographic area cannot. 

This means new and higher density buildings should be encouraged along Marine Drive and the 
surrounding commercial streets as possible to ensure Ambleside businesses have more local customers. 
Given the restraints of competition additional local customers are the primary means by which market 
demand can grow. 

In addition to more local residents, Ambleside requires more modern street front retail space and larger 
commercial premises, some of which offer underground and structured parking. Modern and efficient 
commercial space is what vibrant and successful retail chain tenants and retail operators need in this very 
competitive market. Major retail like street front location and they are looking for and need large modern 
premises before they can even consider an Ambleside location. 

Thus, it is important to build new higher quality mixed use residential and commercial premises in order to 
support revitalization. This section of the report outlines exactly why the current zoning is insuffic,ient and 
the permitted density must be increased if the area is to be improved and experience some badly needed 
redevelopment. 

tfhe lmP-llcatlgn Is that extremely l9w•dens~ deyei"opment patterns of om~ and'twQ stQrey,s and'Jt~ 
ra:~Ff'of under ·2.0(is not e~onomlcally or flnancTally feaslbie. 'A new paradigm for densities of 2.5 to 
:3°.S·FSR.is ~qulricMo generate iufflclenhevenues to encourage,wldespre~c;l 're'flevelopmehtalong 
Marine Drive. • • r===• tr Iii - ' -~---------........ -.. ....... ____ ... 

7.1 Density in Other Town Centres 

The current density throughout the area is about 1.2 FSR but this can generally be increased to 1.75 by a 
developer paying for and thereby securing density bonuses. This is a relatively moderate FSR and well 
below the typical density found in new developments in other areas around Metro Vancouver. 

For example, take the city of Vancouver and the city of White Rock, two municfpalities with similar 
geographic situations (focussed on the waterfront and the west side of the region) building densities are 
well over 2 FSR on small sites and often well over 3 FSR on large sites. As a result, there is extensfve 
redevelopment in both of these cities on most of their arterial roads (similar to Marine Drive). 

Vancouver has had a traditional minimum standard density on arterial roads of 2.5 FSR and has had this 
for over 60 years, though many planners and analysts have argued that this figure is too low. This density 

Site Economics Ltd. 

4-0 

559 



560 

Ambtesidll' Oundarave BIA 
Revltal•utlon Strategy 

is readily increased by the city to 3.5 and higher with the payment of additional community amenity fees. Q 
and this density often accommodates a 4 to 6 storey bulldlng. 

W~ite Rock with its lower land values has been compe[[ed to i~creases densities to well over 3.5 and 
often as high as 5.5 and 6 FSR. This accommodates their typica, 12-19 storey mid-rise condominium 
buildings. 

Our firm has comijleted ~o~en, of density ln~rease studies In ~oth cities an~ the resultln, 
buildings are considered a great asset- for t~e community and for each of th9 commercial areas 
whlc~ exP.erlence tile• redevelopment~ 

. . 
Additional residential density with Its new commercial premises, underground parking andl 
adc;flllonal local residents h.as brought back prosperity and vibrant commercial business activity 
whereyer It has been permitted. 

Thus, a new a modern mixed-use density should be proposed for the Ambleside neighbourhood and 
Commercial Core, likely matching the regional standard of 2.5 on small sites and 3.5 on larger sites. The 
District, ltke every other municipality in the metro Vancouver region, would be well positioned to capture a 
share of the resulting land value increase in new Community Amenity Charges. These funds can then be Q 
used to expand public amenities and service to limit any impact from the new density. 

7.2 Rental Residential 

The vast majority of new projects would likely be strata title residential condominiums, not unlike those 
previously mentioned, as such developments are often the highest and best rand use. New strata 
residential development in a community can create the potential to increase the number of rental 
residential units; this can often be done when the municipality requires that a specified percentage of the 
new units be rental. 

Alternattvely, for small projects municipalities can require financial contributions from developers equal to 
the value of 10% of their project and commit those funds to the construction of a single purpose built 
rental residential building. The financial contribution option ts typically employed when the projects are 
relaUvely small and have less than 60 units. 

It is not logical for renters or seniors to oppose new rental accommodation which is often provided as a 
condition for approval of the additional strata titre units. Rental residential is a very important land use and 
it adds to a local commercial areas vibrancy. If it is a priority for the Municipality they can readily make it a 
part of the community amenity contributions (CAC). . 
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It is important to note that the commercial area in Ambleside is relatively fixed and should not be made 
smaller or larger without very serious deliberation. The best way to adjust the commercial building area is 
to adjust the new building sizes but the mixed-use land area should remain the same. The total 
commercial area should remain relatively static in order to not Jose market share and become even less 
successful. The status quo is relatively low performing retail and it could be much better with more local 
residents and more modern premises. 

The typical functional commercial area on a city block is perhaps 1 O-to-12 legally-separate lots, each 
measuring approximately 60-feet deep by 30-feet wide. This often sums up to around 20,000 square feet 
of commercial space per block face, or between 40,000 to 50,000 square feet of commercial space per 
city block, including both sides of the street. In Ambleside, older premises are often much too deep to be 
useful and often underutilize their space. In addition, valuable corner premises are often not fully used ad 
thus cannot fulfil their role of making areas more vibrant. 

In Ambleside, the older ad hoc building patterns did not take steps to optimize space in terms or either 
utility or consumer appeal and new buildings would be much more effective and attractive commercial 
premises which on their own can dramatically improve business sales. 

The BIA has indicated that they feel a hotel would be a welcome addition to Ambleside; to be feasible, it 
would likely require a minimum FSR of 5.0 and accommodate at least 80 hotel rooms. This is the industry 
standard minimum size for a boutique hotel in order to have economics of scale. It is technically possible 
to have fewer rooms if the hotel were part of a strata title condominium hybrid building as the condos 
additional value could support and supplement the hotels performance. 

An important factor in all street front commercial areas are anchor tenants. These are typically larger 
scale anchor developments which give the area its identity and image. They could locate on larger 
properties which should have higher FSRs. This would often be the location of any land uses which are 
not residential but above grade such as hotels or office buildings which may be a component of a mixed­
use project with retail at grade, substantial residential, and a hotel or office portfon. It is important to note 
that most chain retailers would not go into Ambleside simply because they could not find a suitable 
modern premise within which they could do business. There are very few if any large or modern premises 
available for successful retailers and they are forced to locate in Park Royal to secure their optimal store 
module whether they want that location or not. 

1
1t Is vl~~lly Important th~t -~t least one -olj two- o(tha l argest commerclally,-ori~1tT:ed~~sli n] 
·prcimlnentfloc~(lon~ ~! _!ncqy ~g~~-~o ~ ffe~ijl9p,~w,lt'1~ ·~~p.e,irn'~rkit~ i:h)>P.911 th1f ~r.Q1,md lavel. 

I t *, d I --'),.,, r::.TEZZl.-1 • ..,.. "•zrt1a -~- __. ... ~ 
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7.4 Rezoning Effect on Land Value 0 
A primary objective of this sectton is to arrive at a vafuation of a typical site based on two types of 

possible housing configurations, duplex under current zoning and apartmenUtownhouse through 

rezoning. 

Pro Forma Values 

The following section provides the preliminary pro forma for the site under assumptions for either 

1) Existing (maximum) zoning FSR 1.75 - low level townhouse 

2) Concrete low rise 4 to 6 storeys proposed FSR 2.5 for small sites and FSR 3.5 for large sites 

The potential range of land values are outlined in the following land residual model. The values are all 
. . 

very different as density adds value to the site. The current existing zoning is so limited that the project 

return is not attractive enough to spur new development. It is strongly recommended that density be 

increased significantly to add enough value to encourage new development. Of importance is that the city 

can capture much of that additional value by charging the developer new and higher CAC's for density 

over 1.75. 

It should be noted that once these developments proceed -they wlil rem~ln In place for: tfle very1 
long term. It· Is best therefore to get significant density from prime sites as such density will be; 

warranted If not Immediately In the next 10' to 20 years. Density should tie higher than what It l~J 

now and reflect the needs of the very long term. 

A valuation has been prepared for the cu,rent zoning and for the proposed new zoning using reasonable 

assumptions about possible densities and values. In terms of current market conditions, the optimal 

development form is likely apartment residential with commercial at grade level. If there is some flexibility 

in zoning to reduce commercial and reduce risk then it is assumed townhouses would be more 

appropriate . 

. Costs and Revenue Assumptions 

Financial valuation includes a discussion of the financial costs, revenues, benefits, and sensitivities. A 

number of industry standard cost and revenue assumptions have been made for the preparation of this 

financial proforma analysis. Estimated costs and revenues can be refined as more information becomes 

availabfe for the development. 

These values reflect reasonable cost and revenue esttmates for comparable properties, plus or minus 

10% depending on the development plan and assumptions. This estimate is based upon very broad 

assumptions. Detailed costing can only be done once the project is ready to commence and more 

information is available. The two primary inputs are hard costs per sq. ft. and selling values per sq. ft. The 

hard costs are derived from the Altus Cost Guide 2017 inflated to reflect recent increases. The selling 

prices are derived from comparable past projects listed in this study. 
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Selling prices can also be derived from prevailing rents. Retail rents for street front space are at least $30 

per sq. ft. and often as high as $45 for a newer premise. This would be capitalized at 5% in a new 

building to determine the selling value. Thus, the selling price of new high-quality strata title commercial 

space would be on the orde~ of $900 to $1,000 per sq. ft. or higher. Selling values are alw,ays changing 

and mostly rising, rapidly. The Financial Analysis with typical industry standard costs and revenues is 

shown below. Clearly, Ambleside needs to make its zoning work for it and update densities to current 

market standards. 

Residual Land Value for Three Development Zoning Scenarios 

STANDARD DEVELOPMENT SCENARIO PROFORMA CURRENT ZONING STANDARD ZONING LARGE SITE ZONING 

AMBLESIDE LOW DENSITY MEDIUM DENSITY HIGHER DENSITY 
DEVELOPMENT SPECIFICATIONS FACTOR ACTUAL FACTOR ACTUAL FACTOR ACTUAL 

NETSITE AREA N ACRES/SO FT 0.28 12.000 0.2B 12.000 055 24,000 

FLOOR SPACE RATIO 1.75 2 50 350 
GROSS BULDINGAREA (SQ. FT) 21,000 30000 84,000 

BULDNG EFFIC ENCY/ NET BU LO ING AREA 90% 1B.990 90% 26.864 BB% 74,068 

NET COMMERCIAL 95% 7,600 95% 7,600 95% 7.600 
NET RESOENTIAL 85% 11,390 86% 19.264 B7% 66,468 

AVG UNlr SIZE SQ. FT./ NO. UNITS 14 814 24 803 83 B01 

DEVELOPMENT HARD COSTS 
SITE PREPARATION COSTS $ 50000 $ 50.000 $ 75.000 

BULONG CONSlRUCT. CONCRETE COSTS@ SQ. FT. s 350 s 7,350,000 s 360 s 10 800,000 s 360 s 30 240.000 

OFF SITE SERVICES ESnMTE s 50,000 s 50,000 s 75.000 

TOTAL HARD COSTS s 7.450.000 s 10.900.000 s 30,390.000 

DEVELOPMENT SOFT COSTS 
COMMUNITY AMENITY CHARGE 1 TO 1.4 FSR s 15 s 163,200 s 15 s 163,200 s 15 s 325,400 
COMMUNITY AMENITY CHARGE 1 .4TO 1 75 FSR s 50 s B19.000 s 50 s 819,000 s 50 s 1,638000 

SCHOOL SITE ACQUISITION CHARGE PER UNIT s 600 s 488,143 s 700 s 561 ,867 $ 700 s 560,573 
GVRD DEVELOPMENT SEWER CHARGES PER UNIT s 807 s 656,552 s 807 $ 647,752 s 807 s 646.261 
MUNl DEVELOPMENT COST CHARGES COMMERCl'L s 9 ,196 s 34,945 s 9.196 $ 34,945 $ 9,196 s 34,945 

MUNl DEVEt..OPMENT COST CHARGES RESDENTIAL $ 9 ,196 s 128.744 s 9,196 s 220,704 s 9,196 s 763.21:la 
GVRO OEVEt..OPMENT CHARGES COMMERC l'L s 0.81 s 6 ,164 s OB1 s 6 ,164 s 0.81 s 6,164 

ARCH./ PERMITS @TOTAL HARD COSTS 8 5% $ 633250 9.0% $ 981 000 90% S 2,735.100 
D ISPLAV ANO MARKETtlG (It UNIT s 7500 $ 6 1017B6 s 7.500 $ 6 ,020,000 s 7,500 S 6,006,145 

BULDNGFNANCNGCOST 10.0% $ 745,000 10.0% $ 1,090,000 100% S 3,039,000 

OTHER SOFT COSTS 5 0% S 372.500 5.0% S 545,000 5.0% $ 1,519.500 
CONTINGENCY HARO COSTS 5.0% S 372,500 50'-' S 545.000 5.0% S 1,519,500 

TOTAL SOFT COSTS s 10,521 783 s 11,634,631 s 18,794.856 

TOTAL DEVELOPMENT COSTS s 17 971 783 s 22,534,631 s 49,184,856 

DEVELOPMENT REVENUES & LAND VALUES 
AVG. SALE PRICE PER SOFT. I PER UNlr ESTMATE s 1 900 s 1,545,786 s 2.000 s 1 605,333 s 2,000 s 1.601,639 

COMMERCIA.L s 1.000 s 7.600,000 s 1000 s 7,600,000 S 1.000 s 7.600.000 

RESDENTIAL s 21 ,641 000 s 38,528000 $ 132.936,000 

GROSS REVENUES s 29.241 000 s 46,128,000 S 140,536,000 

SElLNG COSTS C!1 UNIT s 40.000 s 560,000 s 42,000 s 1,008,000 
r s 42,000 s 3,486,000 

TOTAL VALUE I NET REVENUE s 28,681 000 s 45,120.000 S 137,050,000 
PROFIT '" OF COSTS AND INTEREST ON EQUITY 17.5% S 3,145,062 

r 
17.5'-' S 3.943.560 20.0% S 9.836971 

LAND VALUE s 7,004,155 s 17633,801 s 74,542,173 

LAND VALUE @ UNIT $ 8,609 s 21 969 s 93,082 

LANO VALUE !91 BULDABLE SQ. FT. s 334 s 581 s 887 

AS IS ZONING LITTLE VALUE 2.5 MUCH BETTER HIGH BETTER 

'~.ezon n~1 fpr,,@g,iie.r c£8ll~lty c lea'lly JdE~a~li.§,!h_g t!!il~ I valy!!, •9.f t! ~!t 1lariij ~n~ ffil;s gqylq ~~ 

used ~s-a tool 1>1~t11e~D1strlct~to lh_c;entl~lze,!lit,~te!op.meti,to:i~ea!!f~9 {>r.lrig tti! 1nWA~§~iit 1gr:ltt~ i 
:mass~of resl~~n~-,~ h~ Amblesld~ n~l~h~gu_r~ ~-- ···--· , ______j 
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Every commercial district or shopping centre is developed with a defined role and function. The format for 

retail may be neighbourhood, destination, convenience, tourist, regional, downtQwn, entertainment or any 

other type of grouped commercial development. A retail trade area is a geographic region within which 

residents demonstrate a discernible consumer behaviour pattern, for example the catchment area for a 

neighbourhood supermarket. 

Due to very strong competition from Park Royal and the limited scale of the commercial component, 

Ambleside Commercial Core retailers will need to focus either on serving the immediate community (i.e. 

as a Mneighbourhood~ shopping district, anr;f/or focus on niche goods and services otherwise not available. 

at Park Royal. 

Park Royal is less than a kilometre away and offers an unusually wfde range of goods and services and 

has a particularly large neig.hbourhood convenience retail component with three supermarkets and two 

large drugstores and most of the financial institutions. This has the effect of dramatically shrinking the 

Ambleslde trade area and market capture potential. As a result, the Ambleside Commercial Core has 

more square footage of retail space than U has the demand, both currently and for the foreseeable future. 

0 

Th~ Ambleslde comm~rclal-area ts severely restricted In terms of having a s~all trade area ; nd1 

limited customer appeal offering only convenience retail. Thus, the most reliable way to Improve) Q 
sales Is to add local customers to the Immediate area In ever larg~r new ~ rm~ of mixed u~e 

lmultl~mlly development. No other action can measura~ly Increase Its appeal t9 the wldeJ 

·"l'!!:l~P.!lfty ~ ~ t he__!£al~1 ,!C~pe <!"Ji proxlm~y of P! rk Roy_.a-1. ____ ...__ ________ ~ 

One of the functional problems with the built form of many areas is that they are spread out over a 

relatively large geographic area. As a direct result of distance and the poor visibility which results, it is 

difficult for businesses to generate mutual synergy (customers using several businesses at the same time 

because they are located in close proximity). In addition, excessive scale can dilute the positive influence 

of strong and attractive anchor tenants (supermarkets, department stores, etc.) who draw customers into 

the area. 

Ambleside' commercial focus on Marine Drive is logical and weU-designed as a linear strip. Retail 

development industry standards are a reflection of the expected patterns of consumer behaviour. It is 

widely accepted that typical consumers are unwilling to walk much more than 350 metres or 2 standard 

city blocks in one direction when shopping on a commercial street. Thls pattern is evident in most 

commercial districts where only two or three blocks in the core area are truly vibrant and attract premium 

shops which pay the highest rents. This core area tends to have major retail tenants, and chain stores. 

The balance of the commercial district. which is outside the main consumer strolling area, often consists 

of secondary retail, much of which can me marginal or struggling financially. 
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0 Marine Drive clearly reflects this pattern wherein the central portion is the most vibrant and the eastern 

and western ends are less vibrant. Prevailing rental rates reflect this change and are lower in areas which 

are more distant from the commercial core and its anchor tenants, Fresh St. Market and Shoppers Drug 

Mart; It is expected that the eastern areas will grow more vibrant wit~ the forthcoming addition of the large 

new Grosvenor mixed-use commercial and residential building. 

0 

Ambleside clearly requires a large new supermarket and higher-quality smaller green grocers in order to 

better compete with the massive competitive influence of Park Royal. Each one of Park Royal's 

supermarkets likely has sales greater than all of Ambleside's food retail businesses combined. 

iThus, after anal~lngtne available facts, we recommend 'several 'general and complliifentary~ 

r pproach~es~ - .. - . . ~ ~. . . . . . . . i-

i
. ,F'.lrs.t, lncrease-~.'!~wed -densl~ In resldentl~l (ai,d comm,ri;l~I) ~s,n~. to 'f ni;~~se. ltt{e n(!ml;»e1· 

ofrcustomersfln the Ainbleslde retail :tratieta'rea: 

·• ~~qn~1-alloY'!consoUdatlo'n of retall r>arceJs,to create floorplates attractive to:potentlalran·cliolj 
or, s.l!b-anchor',t!!_ru~·nts. J 

1• :fhlEd, !U[_lll,!iiHtie exls_.tlng ~enant m1x·w1t~ prC:_s.!!!t!J~~nder-represented retalli~ ~--~..__ 

Some details include: 

• The analysis has found that the most effective solution to enhance retail and commercial demand 
would be to increase the local population with more dense forms of development. This would also 

have the effect of creating new buildings with modern efficient retail premises. 

• If several small sites were consolidated into larger master planned developments they could more 
effectively create spaces and premises attractive to larger and more vibrant retailers who could act as 

anchor tenants ·and make the area more attractive to consumers. 

• Thus, a new a modern mixed-use density should be proposed for Amb1eside, likely matching the 

regional standard of 2.5 on small sites and 3.5 on larger sites. The District, like every other 
municipality in the metro Vancouver region, would be well positioned to capture a share of the 
resulting land value increase in new Community Amenity Charges. These funds can lhen be used to 

expand public amenities and service to limit any impact from the new density. 

• As previously mentioned, there is an opportunity for an additional grocer/produce. There is an 
opportunity for entertainment and night life, particularly if there was a link to the nearby waterfront 
such as views. It is suggested that some new tenants could seek liquor primary licenses which 

provides the ability to offer live music and later operating hours. 

• Other opportunities include shoe repair, fitness centre, optometrist, junior department store, general 
store, variety/dollar store, women's wear, men's apparel (high end), unisex, other apparel, jewellery, 
gardening, electronics, paint & wallpaper, antiques and art galleries. 
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• In genera,, there may be an opportunity to try and secure quality-oHfe retailers who operate in a Q 
socially responsfble and eco-friendly manner. These are often characterized by selling organic or fair-
trade products. 

• In terms of regional retail , Ambleside could support. more restaurants, specialty retail , design/art and 
household/lifestyle furnishings stores. In terms of neighbourhood retail, it could support many more 

food retail, and convenience retail stores ... Vintage clothing. People from across the North Shore 
would trade in high quality well-kept older fashions if young people would simply come to the area to 

buy it. There is also demand for specialty food such as European delicatessens and high quality 
green grocers. 

• According to the Urbanics survey, some respondents mentioned that the majority of clothing and 
grocery stores are too expensive and they would like to see more affordable options in the area. 
Others mentioned there are too many "second-rate~ restaurants such as fast-food and sushi and they 

would like to see more upscale restaurants in the area. Several respondents discussed the fack of 

retail, activities, or general draw for young people. The overwhelming number of hair, nail and beauty 
salons in the area was generally disliked. 

• Sidewalks and genera, pedestrian accessibility were often cited as problems in the Urbanics survey, 
particularly for seniors. Sidewalks and buildings were described as rundown: many of those surveyed 

would like the area to more closeSy resemble Dundarave, with more decorative planters and 
landscaping. Respondents also felt that efforts should be made to add more parking by encouraging 

developers to include more on-site public parking in new large-scale buildings. New development 
and/or CACs could address these urban realm issues. 

The commercial vibrancy of Ambleside can only be enhanced with more local customers and by growing 
the local population base. This means increasing development density and permitting the redevelopment 

of single level retail with more traditional densities which like 2.5 and 3.5 Floor Space Ratios rather than 
floor space ratios of under 2, which currently apply. 

Additional residential density with its new commercial premises, underground parking and additional local 

residents has brought back prosperity and vibrant commercial business activity wherever it has been 
permitted. Vancouver has had a traditional minimum standard density on arterial roads of 2.5 FSR and 
has had this for over 60 years, though many planners and analysts have argued that this figure is too low. 

This density is readily increased by the city to 3.5 and higher with the payment of additional community 
amenity fees, and this density often accommodates a 4 to 6 storey building. 
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As the focus of this m~rket study is retail, it is important to have an understanding of the basic nature of 

shopping centres versus com~ercial streets. Recent retail development trends have focuss~d on open 

shopping centres, anchored by la,ge format discount stores, supermarkets and even promotional 

department stores. The standard mall classificatk>ns are as follows: 

Mall: Maus are typically enclosed, with a climate-controlled walkway between two facing strips of stores. 

The term represents the most common design mode for regional and super-regional centres and has 

become an informal term for these types of centres. 

Strip Centre: A strip centre is an attached row of stores· or service outlets managed as a coherent retail 

entity, with on-site parking usually located in front of the stores. Open canopies may connect the 

storefronts, but a strip centre does not have enclosed walkways linking lhe stores. A strip centre may be 

configured in a straight line, or have an "L" or "U" shape. 

Neighbourhood Centre: This centre is designed to provide convenience shopping for the day-to-day 

needs of consumers in the immediate neighbourhood and, it is typically anchored by a supermarket. A 

neighbourhood centre is usually configured as a straight-fine strip with no enclosed walkway or mall area. 

although a canopy may connect the storefronts. 

Community Centre: A community centre typica11y offers a wider range of apparel and other soft goods 

than the neighbourhood centre does. Among the more common anchors are supermarkets, super 

drugstores, and discount department stores. Community centre tenants sometimes contain off-price 

retailers selling such items as apparel, home improvement/furnishings, toys, electronics or sporting 

goods. 

Regional Centre: This centre type provides general merchandise (a large percentage of which is 

apparel) and services in full depth and variety. Its main attractions are its an~hors: traditional, mass 

merchant, or discount department stores or fashion specialty stores. A typical regional centre is usually 

enclosed with an inward orientation of the stores connected by a common walkway, and parking 

surrounds the outside perimeter. Oakridge Mall is an example of a regional centre with plans to expand 

from 600,000 to 1.2 million sq. ft. within the next four years. 

Super-regional Centre: Similar to a regional centfe, but because of its larger size. a super-regional 

centre has more anchors, a deeper selection of merchandise, and draws from a larger population base. 

As with regional centres, the typical configuration is as an enclosed mall, frequently with multi-levels. 

Fashion/Specialty Centre: A centre composed mainly of upscale apparel shops, boutiques and craft 

shops carrying selected fashion or unique merchandise of htgh qualfty and price. These centres need not 

be anchored, although sometimes restaurants or entertainment can provide the draw of anchors. The 
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Q physical design of the centre is very sophisticated, emphasizing a rich decor and high-quality 

landscaping. These centres usually are found in trade areas having high-income levels. 

Power Centre: A centre dominated by several large anchors, including discount department stores, off­

price stores, warehouse clubs, or "category killers," i.e., stores that offer tremendous selection in a 

particular merchandise category at low prices. The centre typically consists of several freestanding 

(unconnected) anchors and only a minimum number of small specialty tenants. 

Theme/Festival Centre: These centres typically employ a unifying theme supported by the individual 

shops in their architectural design and, to an extent. in their merchandise. The biggest appeal of these 

centres is to tourists; as they can be anchored by large restaurants and entertainment facilities. These 

centres, generally located in urban areas, tend to be adapted from older, sometimes historfc, buildings, 

and can be part'of mixed-use projects. The locations tend to have some sort of natural feature such as 

water, or a tourist attraction. 

Outlet Centre: Usually located in rural or, occasionally, in tourist locations, outlet centres consist mostly 

of manufacturers' outlet stores selling their own brands at a discount. These centres are typically not 

anchored. A strip configuration is most common, although some are enclosed malls, and others can be 

arranged in a ~village" cluster. 

r In terms of street front retail districts, they tend to be in the following general categories: 

~ 

0 

• Historic Heritage District and Retail Areas such as Gastown. These tend to be tourist oriented. 

• Neighbourhood Commercial Streets, such as West Broadway at MacDonald, and Fraser Street 

near 49th Avenue or 4th Avenue at Vine Street in Vancouver. These retail centres are typical of 

urban areas across North America, and are where local residents obtain most of their food, 

services and other convenience needs. 

• Fashion Districts, such as Robson and Alberni Streets in Vancouver. These areas have 

overcome the negative impact of enclosed malls and are thriving. 

• Entertainment Districts, such as the emerging Granville Street with its cinemas, restaurants and 

nightclubs. 

• Business-Serving Retail Districts, such as on many downtown streets and part of Broadway 

Avenue in Vancouver. These areas are dominated by restaurants and personal or business 

services. 

Site Economics Lid . 
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APPENDIX - Rl;TAIL TRENDS 

Ambleside Oundarave BIA 
Revitalization St rategy 

As with any retail market study, it is important to address a number of important retail development trends 
influencing the region: 

SHOPPING MALLS AND NEIGHBOURHOOD CENTRES 

• Regional enclosed malls have lost retail market share to other forms over the past 15 years. They 

tend to be costly to operate and inconvenient to shop at for the majority of customers. This is due 

to such factors as their lack of convenience for many residents within the mall's large regional 

trade area. Regional enclosed malls are a declining form of retail development and very few have 

been built in North America since 1990. Despite this, they have maintained dominance over some 

segments of the industry, particufarly apparel. Without a large apparel selection, this type of retail 

development is not effective. Without full line department store anchors, this type of development 

is inconvenient without the end benefit of shopping there. Regional malls can rely on infrequent 

but substantial vehicte based shopping trips by rural residents. 

• Matis can be ineffective premises for retailers due to their inconvenient locations and/or 

inconvenient space within mall area plans. Internal-only locations with weak exposure to major 

arterials do not offer sufficient visibility for retailers seeking the maximum exposure to potential 

consumers. 

• Stand-alone anchors or anchors with just a few anc~lary stores are becoming more common due 

to their simplicity, convenience, and low operating costs. 

• Modern malls have high anchor-to-CRU (commercial retail unit) ratios. This trend is evident in 

virtually every recent development. 

• Neighbourhood centres anchored by supermarkets and drugstores play a very strong role within 

the local community. They generate high and consistent rental revenue and have low associated 

leasing risk. These are a very popular form of retail development. 

• Big-box specialty retail anchors which sell product lines such as books, crafts, toys, office 

supplies, computers, electronics, sporting goods, shoes, pet supplies, home furnishings, furniture, 

and home improvement merchandise, have grown to dominate shopping centre development. 

Big-box stores are now seeking out street-front retail locations in urban markets and are 

modifying their floor plans for these locations. These big-box tenants tend to locate on their own 

stand-alone sites when possible. 

STREET-FRONT RETAIL 

• Commercial streets are increasingly attractive locations for retailers as they offer maximum 

0 

0 

customer convenience and independence from mall landlords. They also allow retailers to o 
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Revitalization Strategy 

become an integral part of customers' ever more differentiated lifestyles. Mass marketing is 

growing less effective than in the past and customers seek more unique and socially diverse 

experiences. 

• Street-front retailing is making· a major comeback, in part, because it is convenient and it offers a 

number of unique and interesting owner-operator tenants. The large chains are all trying to get 

locations on good, high traffic streets in order to get closer to their customers, both physically and 

in terms of their lifestyle. This trend is only expected to grow as it gains its strength from the ever 

more pressing need for convenience for the local population base. 

• Street-front commercial districts, with their more numerous, finer grain retail, are being 

differentiated from malls, and offer a favourable and complementary shopping alternative. Dozens 

of retail impact studies have been conducted when large new stores enter older communities with 

established retail and generally there has not been any measurable impact. 

• There is strong demand from supermarkets for in-fill sites in inner-urban areas. The supermarkets 

tend to thrive with the associated denser population base and higher traffic volumes that such 

locations provide. This would spin off benefits to the immediate area and make related 

businesses viable. The major drawback is when there are few large vacant sites available. 

RETAIL DEVELOPMENT 

• Virtually every major high-profile retail development site in urban areas is being proposed as a 

mixed-use development. Whenever the site is near rapid transit or at a highway interchange, 

developers are proposing street front retail, anchor tenants, structured parking, and extensive 

residential above or around the periphery of the retail facility. A pure retail development is no 

longer deemed viable or the highest and best use for high quality locations. 

• Most new retail projects are inner urban, mixed use and high density. Many new urban projects 

have a substantial multi-family component. In general, this form of retail is ever more specialized 

and focused on specific customer needs. There is less speculative building than in the past. 

RETAIL SALES 

• The wholesale to retail industry, typified by stores such as Costco, is still doing very well. 

• The large discount chains are doing better than full price chains during the recession. Wal-Mart 

has done relatively well and taken major steps to "improve" and "green· their practices and 

image. 

• Internet shopping is still growing steadily and is serving an ever increasing function in the market. 

It has radically transformed the retail landscape and has reduced retail demand. Retail rents and 

Site Economics Ltd . 
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Ambleside Oundarave BIA 
Revita~zation Strategy 

space have become less valuable as major online retailers such as Amazon rapidly take ever 

increasing market shares. 

While there is very little demand for anchor tenants in Ambleside the following table provides a list of all 
the smaller stores and retail categories. 

List of Typical Retail and Service Tenants by Category 

FOOD AND DRUG RETAIL 
SUPERMARKET 
GROCER/PRODUCE 
GROCER SPECIALlY/ETHNIC 

CONVENIENCE STORE 
FISH MARKET 
MEAT MARKET 
BAKERY 

PHARMACY 
DRUGSTORE 
FOOD SERVICE 
LICENSED RESTAURANT 

FAST FOOD 
RESTAURANT/ CAFE 
RESTAURANT ETHNIC 

SPECIAL lY COFFEE/TEA 

OTHER FOOD RETAIL 
SERVICE 
BARBER+ BEAUlY SALON 

lRAVELAGENCY 

VIDEO RENTAL 
SHOE REPAIR 

DRY CLEANER/LAUNDROMAT 

PRINTING I COPY 
ENTERTAINMENT 
FllNESS CENTRE I YOGA 

VETERINARIAN/PET GROOMING 

OTHER 
OFFICE/FINANCIAL 
STREET FRONT MEDlCAUDENTAL 

INSURANCE/REAL TOR/INVEST. BROKER 
FINANCIAUBANK/CREDIT UNION 

ACCOUNllNG/LEGAUNOTARY 
BUSINESS SERVICES 
OPTOMETRIST 

OTHER 
GENERALMERCHAND$E 
JUNIOR DEPARTMENT STORE 
GENERAL STORE 

GENERAL STORE ETHNIC 
VAREivlDOLLAR STORE 
APPAREL AND ACCESSORIES 
MEN'S APPAREL 

MEN'S APPAREL HIGH END 
MEN'S APPAREL ETHNIC 
LADY'S APPAREL 
LADY'S APPAREL HIGH END 

S lte Economk s Ltd . 

LADYS APPAREL ETHNIC 
UNISEX 
UNISEX ETHNIC 

CHILDREN'S APPAREL 

CHILDREN'S APPAREL ETHNIC 
FABRIC 
BRIDAL 

MATERNITY 
THRIFT/SECOND-HAND MERCHANDISE 
UNIFORMS 

OTHER APPAREL 

JEWELLERY 
SHOES 
HOUSEHOLD I FURNISHINGS 

HOUSEWARES 

SMALL APPLIANCES 
LARGE APPLIANCES 
HARDWARE STORES 

GARDEN SUPPLIES 
ELECTRONICS / HOME ENTERTAINMENT 
FURNlnJRE / HOME FURNISHINGS 
DURABLE GOODS/PAINT & WALLPAPER 

AUTOMOTIVE 
GAS STATION 
TIRES/PARTSIACCESSORIES 

AUTO SERVICE 
AUTO I MOTORCYCLE SALES 
SPECIAL lY RETAIL 
SPORTING GOODS 

BICYCLE SHOPS 
BOOKSTORES 
TOYS/HOBBIES' 

OFFICE SUPPLIES 

HEAL TH & BEAUlY ITEMS 
CARDS & STA llONARY 
BEDDING & LINEN 
ART GALLERY/FRAMING 

CAMERAS / FILM / PHOTO 
ANTIQUES 
GIFTS 

OPTICAL 

PETS & PET SUPPLIES 
LIQUOR STORE / BEER AND WINE 
FLORIST 
RECORD & CO STORES 

MUSICAL INSTRUMENTS 

CELLULAR TELEPHONES 
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APPENDIX - DETAILS OF NEARBY CONDOMINIUM PROJECTS 

Q3-2017 ACTIVE CONCRETE CONDOMINIUM PROJECTS 
WEST VANCOUVER I •• ' 

Ambleslde 2 

GENUAL PIIOjEC:T INFO 

Delll!loper: 
Description: 
Storeys: 
Othat U1u: 

Architect: 
lnhlrlor Designer: 
Hotne Warranty: 
Genen.l Cantr .. ctnr: 
Site Area: 
FSR/FAR: 

Gros.vcr.clt 

Mi>c'<.t·U~I? LR 

6 
Retall 

J4111e1, c1,~ 119 
l-4rlc hell Frl!L'Gl~1 •J 

lrav~lur5 
Lo<kor 

2.94 

1300 Blk Marine Drive 
Ambleslde 

5ALES lo MAllkrnHG 

Salas start Dote: 
C Ul'l'llnt Mkt11 Status: 

Sal IIS Office: 
Opan Days/Hn: 
SDln Of flee Address: 
Sales Dtflce Phan.: 
Pn,ject Mar\\eting: 

12n 1r.rn1& 

B~ Appl 

Plus Cc11tc1 
By A~pl 

1350 M,Hlnl! Drlvl! 
(60o11 922-1.180 

Rcnnl~ M 81 kellfl!I 

lnu,nthre s: 

RMltor 
Comm,t 

R.alti,r 
Bonus: 

WALie SCOllll 92 

1>1a 
J .!,!,'r./1 1625'5. 

11/a 

Total Deposit: 20'!. 

1• Dap: S% 2"" Dap: s,;. 3n1 Dap: lll% 

Web URL: ,..,..wi. q1CY.venor,1rn1>1~~ul<l co1t1 

QUAIO'EIILY SAW 

lSO 

IUNDED Al/If SPSF CONSTRUCTION STATUS ANtHITIU 6 STIIATA IU:1 

JOO 

~ 
.!' 

I' 

0 -- --
"' .... ... 
~ .. .. 
0 .:. ... 

0 0 

52.560 
Launch Pru- Amenltle1: co1"1erye. 24 Hr. 

52,520 
Status: Cctislt utll~I I FIU,u~ Ar~'il. l.Du1'9'1. 
Curr1tnt l'rc Strata fee S0.54 $2,480 
Status: tor:s! t UCIIDn lp1U: 

' s:?.440 
S2 400 1" IOJIJ'J/201!1 

,.. 
"' .... ... ... Dccup11ni:y: 

~ ~ '? ~ ... Standing 0 
"' ! ~ B ,;, 

lnventary, 0 0 0 

INTERIOII FINISHING MISC. l'IIODUcr D!TAILS 

Bmldlua Cauotl!tS .Appll1DCl:5 l!1l5c. 
kltChl!l'I: Vloutl Kltch1tn: [Ju.1ru Finish& ll'lL'l!IJlell ceUlng H el ght: 9' 
Entry: Wood MDln Bath: M~1blt1 Fridg1t: ecu111n Frc'OZcr Parking Stall Si 11/ol 
Lllllng: Wootl Enll.1lte: MJrlllt, Stov.: (i~~ Strge Loeb r. v~ 
Main llalh: n .. C11blebi Mkraw.1111t: Yes Strge Loclcu $: II/a 
Ensulte: ld!! finish: WC>Oll Brands: Mlel!, Su b-Zc, o, Heat Source: Rall1a1•t li\'I 
Bedrooms: Vlooil Woll AC: Control 

PLOOIU'LAN bATA 

Plan Type llhs 41 Stall$ IUsd % Sold Unsold Min SF Mas SI' Min$ Mnl MIii Spit Mait$pst 
1 Bil l n/U 7 17~ 7 0 B39 1149 Sl,195.000 Sl,395,000 51424 S164l 
2 lld n/;, 11/1 22 SZ'lf, 2Z 0 llBCi 25BO sz.~s.uoo S6,400,000 usu S24Bl 
3 lld '3 "'' 6 H?. 6 D 249S 2!!06 SS,900,000 57,900,000 S2l62 SlOll 

Panll\oUr.c "'~ J 3 7'll, 2 l 1827 24!U U.5YS,ll00 SIS,!l'J!>,900 S1968 S&42J 
TH-2 lld 2 5 rJa 4 10~ 1 l 1979 2002 54,495,000 S4.595,000 S2271 S2295 

Totat./A1111ragH1 42 lll 4 1111 $4,703,001 $2.Ctl 

Site Economics Ltd. 
54 

573 



574 

Q4 - 2017 CONTEMPLATED CONCRETE CONDOMINIUM PROJECTS 
WEST VANCOUVER 

1763 Bellevue Ave 
Ambleside 

APP'UCATION INFORMATION GHISIAL PROJECT INFO 

Appllcant/Developer~ 

Descrlptlon1 

Newport Oe~elopmt!ll'1 ls 

low R~ 
Permit St.1tu5: Acl,ve ·Rl!lCn~/DP In 

P,oce5,; 

PIIOPEIITV 

Site Arco: 
FSR/FAR 

Proposed: • untts: 20 
Slo reys: 7 
Oth11r uses: n rll' 
Pkg S talls P ropo1nd, 34 

SOLD OUT: 
Q2-2014 

Park View Place 

E.st , Approv11.I/Uunch. 
Tim ing: 

6 l2 month~ 

SOLD OUT CONCRETE CONDOMINIUM PROJECTS 
WEST VANCOUVER 

1891 Marine Drive 
Amble side 

!l&IU • M&IIJCnltlG 

WAUC SCORE: !JG 

1 Ul'J11 
28 

'I I 

W&i.lC SCOI\!: ,0 GENll'l&i. PIIIOJtcT IN,CI 

De11eloper: L~•do Du,vei Sale1 Start D.118: D1/06fl00~ lncentlvat: P,•to or r,~al llD"1• lndutld, 
De1crlpt1an: 
Sto111y1: 
ot'111rUses: 
An:hlttct: 
tnt11rlar Dti1lgnar: 
Hama Wamrnty: 
Gen•r:.I Cantractari 

SlleAr1111! 
1'51\'FAII: 

&IISDIUOTION AH.U.VSIS 

120 

SD 

•10 I 

D I 
' · .. ~ ! u 

I _ .!_ I 

Luw RISI> 
J 
rJa 
~o1rl GU>IJ11"'r 

11/a 
NallcNl 

t,/J 

Pi ,... NNNN,._,.,,.,,.,.1/Z' ................................... ea.ssatssstaa 
INn-.Oll fUll5111NO 

fJ.lw}nu l:!Wmm:s 
ICltd,an: w- Jtltch•n• 
Efttry: WOOd ....... llath~ 
U•lng: VIODII Ens1dm: 
Main Bath: m .. Clb.imlb. 
1!111ulte: 11111' Plnllh: 
a.dra111ms: t a, '1Cl 

FtoORl'lMI DATA 

Plan 1\lpa lths # Staib IUsd "' lBd 1 1 1011. 

HCUJ\ l l 10% 
21111 2 1 5 50% 

2H>vn 2 10% 

J ; !>en 2 l 2 2011. 
Totall/Averasras1 1D 

Sile Econom lcs Lid. 

C Mn'Bnl Mktg Statlt9: 

511la Offlca: 
Open DaysM rs: 
SalH Oftlu Add,eu : 
501111 DIile• Phon•c 
Prajact MDrk• tlng; 

Launch 
Stat11•1 
CUn'ant 
Status, ~ tu wet 
1•• Dl/11 /2 009 
Occwponcy: 

Sci~ O~I 

Olspl~/ S..ltc R11111tor 

~ ld Uul Cam,n • .:: 

On SIi e Roaltar 

I ED4 I Bl 7.8Bl2 Ban1u: 

R'l! J lor Tatal Deposit: 

&HUim rs • S'111.ff& nr. 

AmenlUes: N111~ 
Strata Pn ~g.,-5 
Cpsf): 

l~T. 

l 22".:..rt lS I. 

"1J 

, .. 

MISC. PIIODUCJ DEl'AllS 

&Dpll1DCl!5 WK. 
ll/ .. ..... ,.h! S1o1ll1l1.» Calling Haight: 
Gl il lt.U Prld11•: ll~UDIT1 r,~~w Parking st.n $: 

Gra,.tu Sto11•: C»• Slf'II• Ladtar: 
Mk rawe1111: v~-. St,ge Locker.$: 

v,oo~ Brartd1: 1'41~1,•, Stib-Zeru Haat5ource1 
AC: 

9 
lo/J 

,·u 
,w 
G~l/~IL'<l 
Not1C 

Sold U1111old Min SP Mu.5,F Min C MH$ Mins psi Mn.pal 
0 760 160 noo.ooo §700 000 S9ll 5921 

0 999 999 597~ .00CI S9 75 DOO sn& U76 

5 Q 981 1151 ~970 000 Sl,25D,000 S9ll!J Sl086 
1 Q 1252 12!>4 n.~ 00.000 Sl 400,DUO n ue Sllltl 

z 0 1315 1325 Sl.J 60.0DD Sl.499.900 fl OJ.1 U lll 
10 0 940 S!1117,oOO Sl,050 

0 

0 
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Q4 - 2017 CONTEMPLATED CONCRETE CONDOMINIUM PROJECTS 
WEST VANCOUVER 

1327 Marine Drive 
Ambleslde 

APPUCATIONINFORMATION GENERJU. PROJECT lltfO 

Appllunt1D1111a1oper: 

Description: 
#Units: 

l\ttl Grt:u.1µ 

Mi~Cd·U~c LR 
16 

P11rmlt Status: A, 11ve R~ZDIU!/DP Jn 
Prn,o,s 

Est. Approval/Launch 6 • 12 montlls 

l'ROPl:ATY 

Sita Area: 
FSR/FAR 
Proposed: 

WAut SCORE: U 

15.636 

l .S9 

Storeys: 3 Timing: 

OtherUsesa R~t~il 
Pkg Sbllls Prapos~d: 38 

Q3 -2017 ACTIVE CONCRETE CONDOMINIUM PROJECTS 
WEST VANCOUVER ... .. J 

Ambleslde 

• CldlllllAL PaDJrCT INFO 

DII w lo P11 r: 
DucrlptJon: 
5tDNlfl! 

OlherUIHI 
Architect: 
In 18rlor D111lgnar: 
Harn.1 Warnnty: 
Genaral Contracmr: 
Site .area, 
fSll/f.&R, 

QU.utULY SAUS 

l ~D 

Gr~vellDI 
Ml.,111-U.., MR 

' Relilll 

Jame-. Cl>o!1>9 
Mll.r.holl Fru11Janc1 

Trave er~ 

LJ,c1c,,r 

2!16 

S2 000 
100 SUISO 

U ,920 

so / ~ 1 r r ;: .. c •i ~ \) ~'1.B80 

0 •-•• l I I I I , Sl.B4D 

INlUJGII FIIIISIIIMG 

.fhulrlnu Clul.lU.lla 
ICltchtn1 Wood Kltch•n: 
Entry: Wood Main Beth: 
Living: Wood En.ulta: 
Main Bath: ne CA.ltlnats 
Ens1.11t111 Tl~ flnllh: 
Bednioms: 11/ood 

fLDDlll'\AM DATA 

Plall-,Ype iru.s Htajls ll11d 
l BIi 1 l ll 

1+01111 '2 l 5 

2Bcl • 2 B 
1 tOentF~mllm 2 5 2 20 

H Dl!t'ltl'amllm J .5 2 IS 
PH-2 8d 2 2 2 

Pl~3 BJ .3 .5 3 2 

TotalS/Avenogtia: 16 
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1300 Blk Marine Drive 
Ambleslde 

SAUi ~ MUUTIIIG 

5aln Start D.lta: 
C11rrant Mktg Stetu1: 
Sain Offica: 
Open Da~I/H~t 
Sahs otllce Addrass: 
5• res Olllce Phone: 
Projad M•ketlng: 

01/112/2 015 
By AIJjlt 

Markaler's om,~ 
By Appl 

ll~O r.b rr11, Orlvw 
160-11922-llBO 
Rdrmle MJr~ellrp 

Launch 
Status: 

W&Lk ICOll(a •z 

I nnnt Iva st 11/a 
R .. llar l.5!/1152-5 
C01n1n. : 

Realtor M/J 
llor111-, 
Tatal Deposit: 201, 

1" Dap: ~ ... 2.,. Dap: s, .J'" Dep: 10\, 

WebUIIL: v,wv, ,vro;.v1i,ar.,nrblnldti. corn 

.&MrNlnu 1, ST11ATA ,tt, 
< 

- Cl.lrnnt 
Status: 

Pro­
Cor6t~~l~n 
Fr1rd11g 
Ccr,plftt 

01JD4/201B 

.amenities, l.oll"9e, Corc'.ler~24 
Ht, FkneuAl'l!a 

Strata FH J O 54 

0ll3ru 

Marblv 
M~r~lt 

WO<XI 

""' ~~ 
2l'loo 1l 

9% 5 
U l' B 
l Mi 18 

11'1/o 5 
4~ 2 

411,, 1 

SJ 

1" 
Occupancw: 
St11ndlng 
ln1111ntory: 

Cpsl): 

0 

1'USC. l'IIODIICT nnAJU 

"211ll111c1:1 Mbc. 
Fltllsh: h•tevrat...J C.ldng Height: g· 

Prldge; llot tom F r. ,u,ir Parking Sbld S: nl• 
Stove: GH Strge Locker: Yes 
MlcraW&IHI: Y,-i; Strge Locker .$1 rJ• 
Br:ind&I M,alo!, Wulf, Sub 11 .. t5ource1 Rac!Jant ltW 

Zaro AC: CtillJ ~I 

Uft&ald MIIISJI M~SF k"'* M~f Ml11fr,d Mn f pd 
0 7Bl 1031 '925.SOO SlJDD,001) 11182 $1H 7 
D 1030 1365 SM5,000 sun 
0 1139 1492 $1,300,000 n2a 
2 1300 29114 $1,990,000 S6,59D,OOD U !l,31 S2208 

24,a lU.3 SS,589,000 S6,00D,ODO S22l7 S1758 
0 l4lg J4!NI SU95,D00 Sl ,OOD,000 S21U S20Ql 

0 ]894 4193 Sll 000,000 U U OD,000 u12, S2623 
3 i!l79 ' .ii,&11,075 $1,925 
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APPENDIX - ASSUMPTIONS & LIMITING CONDITIONS 

This market, economic, land use or development report/ study has been prepared at the request of the 
client for the purpose of providing an estimate of economic feasibility or fmpact, devetopment strategy or 
range of possibre market values. It is not reasonable for any person other than the person or those to 
whom this report is addressed to rety upon this report without first obtaining written authorization from the 
client and the author of this report. This report has been prepared on the assumption that no other person 
will rely on it for any other purpose, and all liability to all such persons is denied. 

This report has been prepared at the request of the client, and for lhe exdusive (and confidential) use .of 
the recipiel\t as named hefein and for the specific purpose and function as stated herein. The crient has 
provided much of the site information and has represented that such material. such as ownership, rents, 
siz~. etc. is reliable. All copyright is reserved to the author and this.report is considered confidential by the 
author and the client. Possession of this report, or a copy thereof, does not carry with it the right to 
reproduction or publication in any manner, in whole or in part, nor may it be disclosed, quoted from or 
referred to in any manner, in whole or in part, without the prior written consent and approval of the author 
as to the purpose, form and content of any such disclosure, quotation or reference. 

Without limiting the generality of the foregoing, neither all nor any part of the contents of this report shall 
be dtsseminated or otherwise conveyed to the publrc In any manner whatsoever or through any media 
whatsoever or disclosed, quoted from or referred to in any report, financial statement, prospectus, or 
offering memorandum of the client, or in any documents filed with any governmental agency without the 
prior written consent and approval of the author as to the purpose, form and content of such 
dissemination, disclosure, quotation or reference. 

If an estimate of economic, market or financial value of the real property I subject site which is assessed 
in this report is provided then it pertains to the approximate and general range of possible values of the 
freehold or fee simple, or leasehold or leased fee estate in the real property, based on vacant possession 
or subject to terms and conditions of the existing tenancy as described in this report. The property rights 
exclude mineral rights, if any. 

An estimate o.f economic, market or financial value, if any, contained in this report is founded upon a 
thorough and ditigent examination and analysis of information gathered and obtained from numerous 
sources. Certain information has been accepted at face value., especially if there was no reason to doubt 
its accuracy. Other empirical data required interpretive analysis pursuant to the objective of this report. 
Certain inquiries were outside the scope of this mandate. In addition, any economic or financial estimates 
in this report are approximations only and may vary from final and actual market values. For these 
reasons, the analyses, opinions, and conclusions contained in this report are subject to the following 
contingent and limiting conditions. 

The property has been assessed on the basis that title to the real property is good and marketable. 

The author of this report cannot accept responsibility for legal matters. questions of survey, opinions of 
title, hidden or unapparent conditions of the property, toxic wastes or contaminated materials, soil or sub­
soil conditions, environmental, engineering or other technical matters whfch might render this property 
more or less valuable than as stated herein. If it came to our attention as the result of our investigation 
and analysis that certain problems may exist, a cautionary note has been entered in the body of the 
report. 

Sile Economics Ltd. 
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The legal ·description of the property and the area of the site was obtained from sources which are 
deemed to be reliable. Further, the plans and sketches contained in this report are included solely to aid 
the recipient in visualizing the location of the property, the configuration, and boundaries of the site and 
the relative position of the improvements on the said lands. 

. . 
The property, if any, has been described on the basis that the real property is free and clear of all value 
influencing encumbrances, encroachments, restrictions or covenants except as any be noted in this 
report and that there are no pledges, charges, lien or socia, assessments outstanding against the 
property other than as stated and described herein. 

The property if any, has been described on the basis that there are no outstanding liabilities except as 
expressly noted herein, pursuant to any agreement with a municipal or other government authority, 
pursuant to any contract or agreement pertaining to the ownership and operation of the real estate or 
pursuant to any lease or agreement to lease, which may affect the stated value or saleability of the 
subject property or any portion thereof. 

The interpretation of any leases and other contractual agreements, pertaining to the operation and 
ownership of the property, as expressed herein, is solely the opinion of the author, and should not be 
construed as a legal interpretation. Further. any summaries of these contractual agreements, which may 
appear in the Addenda, are presented for the sole purpose of giving the reader an overview of the salient 
facts thereof. 

The property, if any, has been described on the basis that the real property complies in all material 
respects with any restrictive covenants affecting the site and has been built and is occupied and being 
operated, in all material respects, in full compliance with all requirements of law, including all zoning, land 
use classification, building, planning, fire and health by-laws, rules, regulations, orders and codes of all 
federal, provincial, regional and municipal governmental authorities having jurisdiction with respect 
thereto. (It is recognized there may be work orders or other notices of violation of law outstanding with 
respect to the real estate and that there may be certain requirements of law preventing occupancy of the 
real estate as described in this report. However, such possible circumstances have not been accounted 
for in the reporting process.) 

Investigations have been undertaken in respect of matters that regulate the use of land. However, no 
inquiries have been placed with the fire department, the building inspector, the health department, or any 
other government regulatory agency, unless such investigations are expressly represented to have been 
made in this report. The subject property must comply with such regulations and, if it does not comply, its 
non-compliance may affect the market value of this property. To be certain of such compliance, further 
investigations may be necessary. 

The property, if any, has been assessed and possibly valued in a general analysis on the basis that all 
rents referred to in this report are being paid in full and when due and payable under the terms and 
cond~ions of the attendant leases, agreements to lease or other contractual agreements. Further, it is 
assumed that all rents referred to in this report represent the rental arrangements stipulated in the leases, 
agreements to lease or other contractual agreements pertaining to the tenants' occupancy, to the extent 
that such rents have not been prepaid, abated, or inflated to reflect extraordinary circumstances, and are 
fully enforceable notwithstanding that such documentation may not be fully executed by the parties 
thereto as at the date of this reporting, unless such conditions have been identified and noted in this 
report. 

Site Economics Ltd. 
58 

577 



578 

The data and statistical information contained herein were gathered from reliable sources and are 0 
believed to be correct. However, these data are not guaranteed for accuracy, even though every attempt 
has been made to verify the authenticity of thTs information as much as possible. 

Any estimated ~conomic or market or financial value does not necessarily r~present the value of the 
underlying shares, if the asset is so held, as the value of the shares could be affected by other 
considerations. Further, the estimated market value if any does not include consideration of any 
extraordinary market value of the property, unless the effects of such special conditions, and the extent of 
any special value that may arise therefrom, have been described and measured in this report. 

Should title to the real estate presently be held (or changed to a holding) by a partnership, in a joint 
venture, through a co-tenancy arrangement or by any other form of divisional ownership, the value of any 
fractional interest associated therewith may be more or less than the percentage of ownership appearing 
in the contractual agreement pertaining to 1he structure of such divisional ownership. 

In the event of syndication, the aggregate value of the fimited partnership interests may be greater than 
the value of the freehold or fee simple interest or leasehold interest in the real property, by reason of the 
possible contributory value of non-realty interests or benefits such as provision for tax shelter, potential 
for capital appreciation, special investment privileges, particular occupancy and income guarantees, 
special financing or extraordinary agreements for management services. 

Should the author of this report be required to give testimony or appear in court or at any administrative 
proceeding relating to this report, prior arrangements shall be made therefore, including provisions for 
additional compensation to permit adequate time for preparation and for any appearances that may be 
required. However, neither this nor any other of these contingent and limiting conditions is an attempt to o 
limit the use that might be made of this report should it properly become evidence in a judidal proceeding. 
In such a case, it is acknowledged that it is the judicial body which will decide the use of this report which 
best serves the administration of justice. 

Because market conditions, including economic, social and political factors, change rapidly and, on 
occasion, without notice or warning , the estimate of market value expressed herein, as of the effective 
date of this report, cannot necessart1y be relied upon as any other date without the subsequent advice of 
the author of this report. All macro economic data has been obtained from reliable sources however major 
changes in the economy are possible which could move entire markets and a reported value, if any, 
would move up or down with that market. The report typically assumes stable background economic 
conditions. 

If any economic, market or financial value or measure has been expressed herein it is in Canadian 
dollars. 

SIie Economics Ltd . 
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0 APPENDIX - PROFESSIONAL RESUME 

SITE ECONOMICS LTD. 

( 

Richard Wozny, Principal 

Experience 

Site Economics Ltd. provides real estate development consulting services to developers, 
land owners, investors and the public sector. We have completed over 1,250 major 
projects with a cumulative value of over $120 billion. We have very extensive experience 
in all forms of large scale commercial, industrial, residential and institutional land 
development projects. 

Richard Wozny, the principal, has conducted hundreds of development and financial studies of shopping 
centres and commercial districts. He has worked on the development of thousands of acres of industrial 
buildings, including complex logistics parks, thousands of acres of residential sub divisions and hundreds 
of high density residential buildings and office towers. Richard has also conducted hundreds of store 
location and feasibility studies for retailers and financial institutions. Richard combines a creative project 
vision with pragmatic development analysis. 

Past Employment and Education 

Richard's past work experience includes: Vice President and Manager of Advisory Services, Cushman & 
Wakefield Inc.; Principal, Site Economics Ltd.; Manager of Retail Development for Western Canada, 
Marathon Realty Company Ltd.; and Senior Consultant for Shopping Centre Developments, Thomas 
Consultants Inc. Richard completed a Master's Degree in Regional Science at the University of 
Pennsylvania, Philadelphia, PA, a Master's Degree in Religion at Temple University, Philadelphia, PA. 
and a Bachelor's Degree in Philosophy at the University of British Columbia, Vancouver, BC. 

Strategic Real Estate Services 

• Market Analysis 

• Financial Analysis and Site Valuation 

• Highest and Best Use Studies 

• Development Feasibility Studies 

• Development Strategies & Optimization 

• Supply and Demand Assessments 

• Absorption and Price Assessments for 
Major Developments 

Site Economics Lid. 

• 

• 

• 
• 

• 

• 

• 

Proforma/ Discounted Cash Flows 

Property Acquisition and Disposition Strategies 

Strategic Review of Redevelopment Options 

Shopping Centre / Downtown Revitalization 

Market Impact Studies for Major Developments 

Market Input for Land Use Planning 

Site Selection and Location Assessment for 
Retailers and Landowners 

Site Economics Ltd. 
Suite 1500- 701 West Georgia Street 

Vancouver, BC V7Y 1 CG Canada 
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SUna H•nson MUI' MM 
Pl;ann11g Analyst I C.slllcl or Wost Vancouv$1 
1 604·921·3-1591~1. 

From: 
Sent: March-07-18 l :46 PM 

To: Oav1d Hawkins <dhawkins@lwestvancouver ca.-
Cc: 

Subject: Input from AORA 

Dear Mr. Hawkins -

Please find attached the electronic copies of documents we referred to on March 1st. 

We request that you reconsider the March 1 slh deadline and extend the consultation period as necessary unlit it 
can be reasonably demonstrated the public not only clearly understands the draft OCP but supports it as a 
reflection of the community's vision fo1 the future of West Vancouver. 

The sheer volume of questions and comments that have resulted from our one stakeholder meeting alone 
suggest the Draft will. in all likelihood, require more than just a few "tweaksff to produce an end policy that is 
understood and endorsed by the community. 

Furthermore, we wish lime to share the answers and information we expect to receive from you with our 
members. 
This will likely provoke additional questions and we would like to ensure those too are answered. 

A better informed public will provide better informed feedback so in addition we repeat the following requests: 

• An OCP summary document to provide a dear portrait of the OCP in a form the public can readily 
understand. e.g. Indian Reservation #5 - (IRS) Master Plan Summary- just a few pages and very 
clear. hUp·flwww,SQttaroish .ne11w0: 
.coruent1tpoadsl2013lO:WR5_CapJlanoMastetelan..Pecemtter2004...Sing:tePageYe:tsion...Oec2Ql5_.web™ pcff 

• A charUdocument to compare the draft to the former OCP. Illustrate what has changed, what rematns the 
same, and what is pendtng or anticipated to change as Part 2 and Local Area Plans are drafted. 

• Highlight any changes made to the draft OCP for easier public reference. e.g. d ifferent coloured font. Most 
OCPs require a bit of back and forth - consult/edit repeat. We expect ours will be no different. 

• Provide models and picture to demonstrate changes proposed . 

• Make print copies of Part 2 available to the public and provide context and relationship to Part 1. 

• Hold public town hall meetings to educate and answer questions about the OCP. The size may require this 
be done for each chapter. i.e. Housing. Transport. Then a general town hall to discuss other aspects 
including yet addressed components such as arts & culture, public lands and infrastructure. 

• Include the context to the Regional Growth Strategy (RGS). If this is important we need this now- not after 
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the fact. This must include IRS information because RGS includes them in \/'N. 

Our preference is to see a comprehensive OCP doc:ument that has detailed components that will accurately 
measure and manage both current and projected : 

• traffic congestion (base on levels of service) 
• parking 
• historic/cultural resources 
• housing - (include metrics for affordable, family, supportive, seniors & rental - size, type, tenure, cost) 
• flooding/area sea level rise 
• fresh water supply 
• storm water/erosion 
• views and view corridors 
• privacy 
• noise 
• support of small independent shops and services 

Each of the above must demonstrate baselines, targets, recommended acttons for achieving targets, and the 
factual basis for the effectiveness of each proposed action. 
If the above components are only to be forthcoming in local areas plans (where it has been alluded the factual 
basis for effectiveness will be made known) or other yet determined policy, the following draft OCP components 
are inappropriate and should be removed: 

• All numeric housing unit targets in Section A . 
• 2.1.1.5 from page 15. 

Sincerely, .... 
Ambleside & Dundarave Ratepayers' Association. 
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r _...a... Ambleside Dundarave Ratepayers Association 
--.Jl~ Piemving 1~d re1italizing lhe neighborhoods nf Ambleside and D1nda1m u viUliU by the sea _..,_ias.s-_ 

SUMMARY OF COMMENTS 
FEB. 21, 2018 DRAFT OCP MEETING 

("X" followed by numeral indicates how often this comment repeated) 

1. Does this draft OCP provide adequate measures to support and retain 
small independent shops and services in our villages? (Reference page 33, 
item 2.3.18.) 

• What are commercial nodes? X14 

• Where are these commercial nodes? {Map?) 

• Need specific supports for small , local, independent shops. X2 

• We are missing policies to address staffing & workforce. 

• Does not adequately deal wfth lack of parking. 

• Does not deal with high/f ncreasing rents/leases. X2 

• Problems: employee transportation & inadequate transit; No measures for 
affordable housing; Land and zoning. 

• Was the economic development plan meant to address this? 

• Rents/Leases, parking, staffing are the big three challenges and are only 
exacerbated - not helped - by new developments. What existing small business 
could move into Grosvenor? None. X2 

• New developments forcing out the shops and services needed by locals 
(barbers, shoe repair, dog grooming, etc.) will force locals to drive elsewhere 
making traffic worse. We don't need luxury shops or big chains. 

• Want provisions to keep variety of small business not just hi-end or chains. X4 

• Increasing rents is biggest issue and not addressed X23 

• Concern development will result in higher rents and force out small business. 

• More development will create more competition and the small businesses will 
loose to the chain stores. 

• Rents will always be high due to land values. 

• Traffic issues hinder small business. X23 

• Rents are outstripping capacity of small business. i.e. only so many dogs to 
groom. 

• Want provisions to keep variety of small business not just hi-end or chains. X4 

• Need increased parking - not less. 

• Need parking to support businesses. Businesses will fail without provisions for 
parking. X22 
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• Park Royal competition and concentra tion. X2 

• Retail competition with online. 

• Construction workers taking business parking is an issue x4 

• Too vague X26 

• Do not understand. 

• Planner's jargon X2 

• Want specifics about how small businesses/shops supported. X3 

• Compare costs of business licenses to other areas. X3 

• Suite license is highest in lower mainland. 

• Review Busin~ss taxes 

• Employee recruitment not addressed. Low pay retail/service jobs will not be able 
to llve/rent here. X 13 

• How will you measure support of small business? X3 

• Need specific supports for small, local, independent shops. X2 

• We are missing policies to address staffing & workforce. 

• Does not adequately deal with lack of parking. 

• Does not deal with high/increasing rents/leases. X2 

• Problems: employee transportation & inadequate transit; No measures for 
affordable housing; Land and zoning. 

• Was the economic development plan meant to address this? 

2. Will provision of more diverse housing, including mixed 
residential/commercial, help support and retain small, independent shops 
and services in our villages? 

• Not necessarily. Independent business need lower rents and new buildings will 
cause an increase in rents. X2 

• What is the impact of mixed housing on commercial rents? Need lower rents for 
small business. 

• Yes - to a degree. 
• We need specific housing for our priorities of seniors & young families. 
• What kind of housing for seniors & families? 
• What kind or incentives/development can be made to retain shops? 
• What is the impact of mixed housing on commercial rents? 
• Difficult to create affordable housing and affordable retail units based on todays 

rates. 
• District needs to create opportunities for developers. 
• Concern about workers & staff. 
• Need affordable rental housing for employees. 
• How can we be expected to believe more housing will save business when no 

new housing is planned for Dundarave? X2 
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• Can only help if occupied and not empty (i.e. investment home) X5 
• No provision to ensure they are occupied. 
• Needs adequate parking X 13 
• Only occupied homes have opportunity to support businesses 
• More low-end townhouses. 
• More density is not a solution to failing retail. X4 
• Unaffordable housing will not help retail. X6 
• Customers are not dependent on housing cost or income. 
• Just drop in bucket. 
• Will not make significant impact. Will not produce enough walk by traffic. 
• Need affordable. X6 
• Not affordable for staff X4 
• Not affordable for families. 
• Not catering to seniors. 
• Will provide housing for staff. X2 
• More commercial space will hinder existing business. 
• Rents 
• No brainer. 
• Good idea. 
• Density brings elements. 
• Will increase. commercial rents. X3 
• Dependent in parking availability. X3 
• Too many antidotal assumptions - i.e. we need new 3 bedroom homes to house 

young families - but they can't afford it. We are only building for very rich. 

3. Traffic congestion (current and projected) is not addressed in the draft 
OCP (pg. 35-36). Should this be addressed in the draft? 

• No doubt - this needs addressing in draft. 
• Impact of "centre" expansion on traffic and parking needs addressing. 
• Crucial to explore LRT and water taxi 
• Parking X3 
• Impact on development on parking availability. X2 
• Customer parking taken away with development. 
• Speed limits in Horseshoe Bay 
• BC Ferry terminal expansion needs consideration 
• Cycling lanes is a non-starter. 
• Increase in population will cause more traffic congestion. 
• Projected traffic patterns need to be bold enough to contemplate driverless cars. 
• More collaboration with provincial & federal authorities. 
• How can we be expected to believe more housing will save business when no 

new housing is planned for Dundarave? X2 
• Can only help if occupied and not empty (i.e. investment home) X5 
• No provision to ensure they are occupied. 
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• Needs adequate parking X 13 
• Only occupied homes have opportunity to support businesses 
• More low-end townhouses. 
• More density is not a solution to fa iling retail. X4 
• Unaffordable housing will not help retail. X6 
• Customers are not dependent on housing cost or income. 
• Just drop in bucket. 
• Will not make significant impact. Will not produce enough walk by traffic. 
• Need affordable. X6 
• Not affordable fo r staff X4 
• Not affordable for families . 
• Not catering to seniors. 
• Will provide housing for staff. X2 
• More commercial space will hinder existing business. 
• Rents 
• No brainer. 
• Good idea. 
• Density brings elements. 
• Will increase. commercial rents. X3 
• Dependent in parking availability. X3 
• Too many antidotal assumptions- i.e. we need new 3 bedroom homes to house 

young families - but they can't afford it. We are only building for very rich. 

4. Does this draft OCP provide adequate measures to prevent the 
construction of "monster" homes? (Reference page 16, items 2.1.8 to 
2.1.11.) 

• Should limit square footage and establish new regulations. 

• Should not allow combined lots for single family use. 

• Stop lot consolidation. 

• Increase fines for illegal tree cutting. 

• Must include all housing types. Not only square footage. 

• Establish new regulations to control development consistent with existing 
character. 

• Keep wise of residential types. 

• Reduce permitted square footage on large properties. 

• Should be for all. Look at Mt. Pleasant examples. 

• Need new regulations for all areas. X2 

• There is a need to control the size of homes. 

• The high level issue is addressed but needs more detail in specific plans. 
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• Only adequate if District enforces their own bylaws (see part 2). 

• Need demonstration of bylaw enfocement. 

• Duplexes/Triplexes/apts etc. can be versions of monster homes. 

• Building up of iots to increase height must be regulated. X3 

• Limit height and size. (FAR) X16 

• Need for smaller more affordable homes. X3 

• There are many examples of too large homes. X15 

• Many of these are vacant. X10 

• Developers/real estate have too much influence 

• Amalgamated lots need regulations with regards to setbacks, etc. X4 

• Prevent consolidation of lots. X12 

• Heritage conservation should apply to all neighbourhoods. X5 

• Blocking views should be prevented. 

• Bylaws/ enforcement are not adequate. X15 

• Lack of detail. X5 

• Infill, coach houses preferable to monsters. X3 

• Make character houses into several strata suites. 

• Expropriate Monster on Mathers. 

• Bonus density allows too many exceptions and variances. X15 

• Eagle Island should not be exempted. X2 

• Why is Eagle Island exempt? 

• Oversized homes are offensive and environmentally unsound. X12 

• Inaction to date (to prevent) unacceptable X7 

• Should limit square footage and establish new regulations. 

• Should not allow combined lots for single family use. 

• Stop lot consolidation. 

5. Does this draft OCP provide adequate measures to protect the unique 
character and heritage of Ambleside and Dundarave commercial centres? 
(Reference pg. 15, item 2.1.5; pg 19 1 item 2.1 .14, pg 201 item 2.1.19; pg 31-
331 it~ms 2.3.1, 2.3.4, 2.3.6 - 2.3.21.) 
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• How about something for Horseshoe Bay other than a street scape plan? 

• I have faith that commercial centres will thrive and continue to be values for the 
essence of WV which would not be lost in plan implementation. 

• Heritage committee to guide. 

• Is it possible to specify construction materials etc. al. la Whistler? 

• Both are a hodge-podge with no redeeming qualities. 

• These areas will only be protected by low-rise development that is controlled and 
regulated. The scale is the most important factor. 

• Character is very missed. Shack to recent built with no linking character. 

• Street scape is important. 

• Select some recent Ambleside & Dundarave developments in scale and height 
and style to preserve a village atmosphere. 

• Lack of defined term. 

• Not by increasing density page 32 2.3.11. 

• We should have Ambleside like LaConner. Retain old buildings and build new to 
fit in a set character. X3 

• DNV policy forces upgrades when renovation of more than 10 sq. metres. X2 

• Want seaside village. 

• No more Grosvenors. X18 

• I don't want to be told we heard you don't want another Grosvenor but then .get 
stuck with something just as big but a different shape. 

• We need redevelopment but in appropriate design/character, but will likely be too 
expensive for small business. X2 

• Dundarave being preserved. Ambleside not. X3 

• Dundarave nicer than Ambleside. X8 

• Bonus density will remove heritage. 

• Retain the low height in commercial centres. XS 

• If LAP changes heights and density we will lose character. 

• Hi-rise & Mid rise in commercial area will kill character. 

• Need specific height limits. Not stories. X9 

• Need specifics X4 

• District lands should not be sold. 

• Citizens rather than council should decide if public lands sold. 
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• District lands should not be sold but rather, leased. 

• Neighbourhood boundaries are being changed arbitrarily by District. 

• Where.did Hollyburn go? 

• Developers will continue to exploit. 

• Developers not interested in heritage preservation. X2 

• Owners need to be forced to do improvements on existing buildings. 

• Property owners must be prevented from conducting demolition by neglect. 

• Heritage is now lost. Too late. X2 

• Unique character lost. 

• We are not maintaining character now and will get worse if we increase height & 
density XS 

• Number of units for each area should not exceed 20% of current. After 5 years 
conduct citizen review and decide if further increase. 

• Need to use lanes for small shop fronts. 

0 

6. QUALITY OF LIFE The draft OCP touches on quality of life in broad terms 
(reference pg 5, 1.3; pg 49, 2.9.7), but does not address protection of Q 
specific quality of life factors which affect the livability and enjoyment of 
your home, such as protection of privacy, views, view corridors and 
sunlight. Should the draft address these specific quality of life factors? 

• Monster houses (2380 Lawson) must be addressed. X2 

• Must post picture of project at front of property. Allow timely arbitration of 
complaints. 

• Views are valuable and paid for. They should be reasonably protected. 

• Cluster high-density, medium high rise residential in areas with the least impact 
of views. For instance - North and behind existing high-rises. 

• In Japan they have sunshine laws. If sunlight access restricted by new 
development monetary compensation must be provided. 

• Very complicated with no clear solutions. 

• I found plenty of attention to views and privacy in LAPS. 

• I think careful thought should be given to larger structures that could impede 
views. Let's do what we can to preserve our natural setting. 

• Adding proposed number of units will detract from QofL 

• Quality of life is why we live here. X18 0 
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• Quality of life is best part of WV X3 

• We need details. Very important. X1 

• Need protection of view corridors. X 8 

• Need protection of views X13 

• Need protection of views, privacy & sunlight. X 9 

• Need protections in perpetuity. X4 

• Need financial compensation for own 

• Need more green space in commercial areas. 

• Art, artists, poetry readings desirable. 

• Waterfront & LAPS need to address views. 

• How were target number of units arrived at? X3 

• Not through community consultation. 

• Must address privacy, views, greenery. X3 

• Tree bylaw is all about views and privacy. Same consideration should apply to 
buildings. 

• Difficult to address. 

• Be specific with the factors. Ask the public what Qol factors THEY prioritize. 

• Photography properties and consult neighbours first. 

• WV residents guide says consult neighbours to preserve views, privacy etc. this 
needs strengthening on OCP. 

• Has always been in past OCP and is in resident guide. Needs to be in current 
OCP. 

• Property values are related to views X3 

• Buildings oriented on east west basis produce more shadow. X2 

• We should not allow empty homes owned off shore. 

7. FAMILIES & SENIORS The draft OCP refers to evolving housing needs 
and a priority to house young families and seniors (page 7, last paragraph 
and page 14, 15, & 19, 20), but does not demonstrate how specific 
percentages (page 14) and numerical targets for new housing units 
(Section A, pg. 15-30) will achieve this, how this will be measured or how 
expectations compare t~ existing policies. Do you wish to see these (or 
other) details in the draft OCP? 

• Explore Abbeyfield. Single residence for several seniors with shared facilities . 
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• Need infrastructure prior to increased development 

• Infrastructure needs to be planned and pr1iced. 

• What is definition of affordable? 

• Needs specifics re: priority housing. 

• How will this address priority needs of seniors and young families? 

• How can you cram so many units in Ambleside? How high are you expecting to 
permit? 

• District needs to promote affordable housing to promote balanced generational 
mix. 

• We need more gentle densification. 

• We need smaller homes. 

• I think the OCP is fine as high-level but need separate community specific plan. 

• Need details/ specifics. X21 

• Without specific it will not occur. Do not negotiate, rather specify 

• Need definitions of affordable. X4 

• Present bylaws not sufficient for much of Ambleside & Dundarave 

• Need specific increased square feet. 

• Need specific info & rational on population growth. X4 

• What are plans if population does not grow as predicted? We are shrinking. What 
if that continues? 

• Nowhere for elderly in big houses. 

• Is affordable in WV realistic? X3 

• District lands only viable source of low cost housing. XS 

• Need wider range of options than what is presented. 

• What is baseline and how will it be measured? X6 

• Really cheap rental is not desirable. 

• Rental is only way to (relative) affordability. 

• All new mixed use should be 50% rental. 

• All new mixed use should be 100% rental. 

• Support for low rise. Not for hi-rise. 

• Need definitions of affordable 
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• Nor sure OCP can achieve this. 

• Not economic to subsidize families. X2 

• Our populations is too small to diversify for every possible demographic. 

• Number of units for each area should be set by citizens. After 5 years conduct 
citizen review and decision if further increase. 

• I would like ability to have fourplex for my extended family. 

• 1500 Block is district land. Make it multi-everything. Child-care, housing, etc. 

• Senior demographic growing in all of Canada not just WV. Need senior specific 
homes. xa 

• Need long-term care beds X2 

• We need to retain green space in areas with higher density. 

8. RENTAL The draft OCP contains specific numerical targets for new rental 
housing or special needs housing will be attained. The expectation is this 
will be articulated in yet to be drafted Local Area Plans. Should details on 
how much rental and/or special needs housing and how such housing will 
be attained, be included in this draft OCP? 

• Fine to have broad targets, but each community is unique and different and 
needs to be studied carefully for what addition unit numbers make sense X2 

• Should be specific to LAPS 

• Does the draft have a moratorium on existing rental?. ls there are replacement 
requirement? 

• Well defined numbers but not with ability to fudge density with carrot amenities. 

• Timing is critical. No more lengthy delays. 

• Specify percentage that would be required in all new developments. 

• Make all mixed-use rental only. 

• Increased density cannot be supported by present infrastructure. 

• With present zoning (part 2) this is not achievable. 

• Make developments designate units for rental/special needs. 

• Rental is only way to (relative) affordability. 

• All new mixed use should be 50% rental. 

• All new mixed use should be 100% rental. 
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• There should be a moratorium on building any multi-family housing that is not 
rental only. Do this for 1 O years (minimum) and your force out speculators. 

• Support for low rise. Not for hi-rise. 

• Need smaller rental townhomes and housing for downsizers. 

• Need ground-oriented housing. 

• Municipality lands for low income housing. 

• Need details/ specifics. X16 

• Without specifics it will not occur. Do not negotiate, rather specify 

• Need definitions of affordable. 

• Need to know where it will be. X14 

• LAP will have their hands tied. X3 

• Do not agree with projected number of units. 

• Where did the number of units come from? 

• You cannot force a strata to allow rentals. 

• We quit allowing rentals in my building because it did not work out. 

• Do not force stratas to have rentals - rather build rental only/ rental specific 
buildings. X3 

• Need to address empty homes. 

• Special needs housing, group homes, needs addressing. 

• Really cheap rental is not desirable. 

• District Lands (at Gordon) should be jewel to incorporate housing of all needed 
types, facilities such as childcare, senior care, etc. X2 · 

• Number of units should be determined by community in LAPs. 

9. CLARITY / CERTAINTY Does the draft OCP provide a satisfactory degree 
of clarity and certainty about what may be built and where? (Section A, 
pages 15-30.) 

• Too many motherhood statements. 

• Not enough specifics. 

• Focus on priority housing and broaden it from centres to other neighbourhoods. 
X2 

• Impact on infrastructure needs addressing X2 
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• Sense of distrust in way the draft has been vaguely presented. The cart has 
already gone. The horse is trying to catch up. 

• The draft needs flexibility to not tie the hands of council about what can be built in 
future. 

• Leave to LAPs to sort. 

• There is no time to understand part 1 let alone how it impacts part 2. The 
combined parts 1 and 2 need to be publicized and understood. 

• You cannot approve until there is at minimum draft LAPS. 

• Page 19, 2.1.14 - (prepare LAPs) it is very vague. 

• I need more time to answer. 

• There is difference between read and digest. X3 

• Not enough specific information X7 

• Not a clear picture of how we will grow. What we will look like. X2 

• General and vague. X7 

• Too much guessing. 

• Lacks clarity. 

• T co may motherhood statements. 

• We deserve clarity - both residents and developers. 

• Too much dependence on LAPS- cannot be considered without that context. X4 

• As is it merely allows council to approve anything and everything. 

• Words used are without meaning, i.e. "review", uconsider" X3 

• Lack of specifics may allow more flexibility. 

• Need to know how enforced. 

• Ne~d more info and area specific plans 

• Ensure public input influences any re-zoning, not just OCP X2 

• Needs a comparison with previous OCP - list and illustrate changes - X3 

• It assumes many things will be addressed at actual time of development. This is 
not good enough. 

• Bonus density mentions too many times and not described. X3 

• Clear H&D restrictions needed. 

• Clarify actual height of "story". 

74 

593 



594 

1 o. TIME FRAME Is the time frame (Feb 13 - March 16) 
adequate for the public to digest and provide comment on 
the draft OCP? 

• Much more time is required to assess full impact of OCP and disseminate to 
broader community for comment. 

• Who decided this time frame? Way too short. 

• Not adequately advertised. 

• A sense of urgency is useful. 

• Keep this process moving. 

• Keep open until mid-April. 

• The process is unwieldy. Get on with decisions and execution. 

• I have not had adequate time to absorb and comment. 

• Way to short especially if Planning will not address groups X11 

• Need large public info meetings. 

• Most people at table 5 had not read this. 

• Needs to be reviewed by more people and in town hall /group format. X14 

• How will public input be used? 

• When is public hearing? 

• No allowance for informed comment in such a short time frame. 

• Only allows time to scan. 

• Too serious an issue to limit input to abut 30 days. 

• Need more opportunities to discuss with planners., neighbours, others. 

• This is purposely rushed to avoid public comment. 

• Why so quick at this - the MOST important phase? 

• Time is adequate if citizen has been involved and this has been properly 
advertised. • 

11. Are there other issues you wish to address? 

• Why do we need to increase population? What will be the benefit? WV will be a 
less livable community. 

• A vibrant community needs a cross section of demographics and residents who 
are less affluent. 

0 

0 
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• WV needs to provide low-cost accommodations. 

• The scope of the OCP is far too great. 

• Improve centre parking - sensibly. 

• Plan for growth outside of transit corridors and centres. 

• Focus on missing middle near schools and improve transit to support these 
areas. 

• Factor Park Royal into Ambleside commercial potential. 

• Overall very happy with OCP. Hope it keep moving. 

• Traffic management is such a huge public concern but largely beyond municipal 
jurisdiction. However visible local efforts to influence Translink are essential to 
keep faith in OCP process 

• Need more detail on parks and trails. 

• The 1200 feet height limit or building on the mountain. The hope was to have this 
dealt with directly in the OCP, instead the language is vague and leaves room for 
developers 

• Not enough time in relation to such an important document. 

• Need minimum 3 months to learn & digest before comment. 

• So important OCP should be referendum item. X2 

• A point raised by our table in comparing the original OCP which was much more 
community oriented. That one was done by council, says our table, while this 
one was done by planners. A big difference says our table and it shows. 
"We want the people to plan our community" 
"Why done by planners?" 
"Because our mayor believes in using 'experts' = our planners." 

• Planner DHawkin at a recent NS Housing meeting said that WV resists 
development and council is afraid to take control. 

• How can we trust planners that do not seem to respect community or council? 

• How did the Monster on Mathers happen? What can be done to prevent another? 

• How did the great wall of Lawson happen? What can be done to prevent' 
another? 

• Such a huge outlay of effort and money to create a plan that works toward a 
future WV designed by planners and developers, and ignores the wishes of the 
population. 

• Where is the listing of our heritage assets and how we will protect them? 
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• Unless part #2 has been read and understood it is impossible to support this 
portion X17 

• Part #1 is a mere glossing over of what part #2 must detail. 

• Page 16, 2.1. 7 - No! - Protect present values of adjacent properties and views. 

• Page 19, 2.1.13 - No! - affect on traffic is too large. 

• Page 19, 2.1.16 - No! - developer will give up profits, the only way to affordable 
housing is if the district owns and rents it. (see 2.1.20) 

• Page 26, 2.2.3 - No! - This will open the door to go higher. The height of 
structures at 1200 ft. needs to be specified. i.e. no hi-rise at 1200 feet. 

• Page 32, 2.3.11 - No to increased density by "bonus". 

• Page 35, The 2 bridges need upgrading and a 3,d crossing added. 

• Page 36, 2.4.23 - Why should we pay for the fuel of low emission vehicles? 

• The draft does not provide multiple options and the benefits of each option. 

• Changes to laws, government programs, and other mechanisms required to 
achieve the community's desired pattern of growth; and infrastructure 
improvements, like new schools, needed to achieve the benefits of growth with 
fewer pains. 

• OCP and LAPs need to be done together. Need LAPS and other details. X 15 

• Need to define each area clearly. 

• Lack of transparency in large developments. 

• Too broad to be of use. Not enough clarity. 

• To full of platitudes and generalities. Not a Planning document. 

• Use of words such as "encourage" and "considern allows too much discretion for 
planners. 

• Need to define affordable. 

• Who are we building for? 

• I notice that storm drains are not handling run off in big storms and heavy rainfall. 
(They spew water out rather than take it away - last storm dozens of examples in 
Ambleside & Dundarave} New development will put even more pressure on the 
storm water system. What is the current capacity? What is the forecasted 
capacity needed? Who will build it? How? Where? How much? Shouldn't this be 
in place before we start saying how many new units we should add and where? 

• I thought the whole rationale for allowing development in the upper lands was 
because Ambleside and Dundarave has been "built out" to the desired maximum. 

0 

0 

• This demonstrates a disconnect between the desires of residents and Planners. Q 
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• Need to ensure reflects values & needs of community. Not convinced this has 
occurred X3 

• Young families not sufficiently addressed. 

• Boutique hotels not a solution. 

• No provisions to· control character of villages & town centres. 

• Real estate dirty money & empty houses not addressed. 

• Need more council responsiveness to public rather than developers. 

• Bylaws need enforcement. 

• Trees 

• No mention of Squamish Nation land or how future development of IR5. This has 
potential to solve part of our high-density housing. 

• Cannot discuss our OCP in isolation of Squamish Lands. X4 

• Lease on Park Royal Towers (huge stock of rental housing) is expiring in a few 
years. This needs discussion. 

• Site specific planning is done at expense of community and benefit of 
developers. 

• Any financial benefit of zoning should go to \f\N not developer. Should be neutral 
for property owner and benefit to district. 

• Not enough citizen input. 

• 1 % of \f\N pop. Took part in phase 1,2,3, & 1 /3 were children. This is inadequate. 

• Philosophy of Planners is not reflective of values of citizens. 

• We are not beholden to Metro Vancouver growth strategy. 

• We need specific and enforced. Not like how current OCP eroded. X2 

• How high is a story? X4 

• What is the rationale behind the assumed population growth of about 12,000? On 
the population graph the slope looks as though it is following the long term 
average but over the past 45 years the rate of growth has been slowing and is 
tending to "plateau". 

• What about FAR's in the Ambleside area with the prospect of multi-story towers; 
the basic premise, i.e. the higher the building the more open space is left around 
it, should be followed, otherwise the neighbourhood could become a 
slum. Infilling, as approved at 21S1/Bellevue/Argyle, I believe was a retrograde 
step. 

• Low cost housing by private development is not really a realistic option, the 
developer has to make a profit and the property still has a market value which will 
become active when the units are sold or the whole complex is sold. The market 
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value is basically the land value and with the situation in the Vancouver area, any Q 
subsidies for the structures are almost irrelevant. The best option for low cost 
housing, I believe, has to be on municipal land and the housing provided by the 
municipality, who would thereby subsidize rent levels· from overall tax revenue. 

• Not enough attention is being paid to vehicular ·transportation - Ambleside 
currently is a mess and can only get worse, bicycles are not the answer in this 
area, too many seniors. Thought has to be given to more arterials, particularly 
East/West, including crossings of the Capilano River." 

• I note with alarm that view protection has been severely weakened in the draft 
OCP. 

• it is very disapppinting that the planning department were not prepar~d to attend 
the meeting and answer questions from interested citizens. 

• I am concerned with the short time the draft plan has been published and the 
short submission date for comments - March 16 . Many residents have no idea 
what this plan might mean for them. I think that there needs to be at least three 
months of review and many community meetings before plan goes to council. 

• I think the focus group meetings that were held this summer tended to drive 
people to certain conclusions and has given the planning department some 
unfortunate feeling that in fact we all want more development (related 
construction) and density - fewer single family homes and a lot more townhomes 
and apartments. While I think that we do have citizens nearing retirement who Q 
want these types of properties I believe that there are plenty of apartments 
available - the gap perhaps is larger three bedroom plus apartments and low rise 
townhomes or coach house (duplex, triplex developments) The idea of strong 
demand from younger citizens is I think misguided as it seems unfortunately that 
such apartments, townhouses or coach houses would remain unaffordable to 
them. 

• Most people I think are concerned about traffic gridlock on the North Shore and if 
there are to be changes in density they want to understand how it impacts their 
neighborhood. The other issue they are concerned about is neighbourhood 
character and how this has been eroded over many years with very little concrete 
action to try to resolve. Affordability is also a concern but I fear there are no easy 
solutions to this one- recent steps taken by BC NDP may help a little here. 

• The 53 page draft plan contains a huge amount of motherhood and apple pie but 
very little that deals with traffic issues and very little explaining the need for 
increased density and the impact on traffic and neighbourhoods of such 
increases. The plan also has very little to say on neighbourhood character. 

• Some more specific thoughts and questions where it would have been really 
useful for some member of Council or Planning department at the meeting to 
answer. 

• Pages 3-6 try to explain the increased population forecast which I believe is the 
driver in the draft OCP for the need for increased density. Given that our 
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population has been flat to declining I am not sure why we are now forecasting 
the population of West Vancouver to start rising again? I almost feel the draft 
OCP needed to justify increasing density and population growth is what was 
required. This seems to be a critical assumption and think needs to be well 
thought through as much of the following pages depend on this assumption. We 
need to understand the demographics of the forecast population growth surely to 
determine the type of housing they may need or.want. 

• Page 7 & 8 deal with Housing affordability and diversity- Firstly nowhere in this 
draft OCP do we define what our definition of affordability is - affordable to B.C. 
citizens at large, those who already own homes and are downsizing, younger 
people in B.C. ? With very high land prices more diversity of housing will not 
necessarily make our housing affordable !3Xcept to foreign investors or a wealthy 
minority of the BC population. We have built Grosvenor one 7 floor and to be built 
one 6 floor building and have under construction Cressy a 20 story? We also 
have the Horseshoe Bay development and also under plan The Residences on 
Marine -from $1.9 million to 2. 75 million. None of these would be affordable at all 
to the vast majority of 8.C. residents and likely only affordable to those with 
inheritances, downsizing from an existing home or foreign investors. So 
increased density will not provide affordable housing only housing that is 
marginally more affordable than a single family home. 

• Employees of businesses will still have to commute to West Vancouver as even 
the higher density smaller homes will remain unaffordable to most if not all- so 
what we need is to make it easier for those employees to travel to the North 
Shore by transit and road!!! 

• Page 10 where we are in the process- as stated above I think the first three 
phases and the discussions led by planning surprisingly led participants to the 
solution that planning was directing residents to- I am not convinced that in many 
instances this is really what residents of West Vancouver are looking for. 

• Page 15- 2.1.1 - I think the concept here is valid but wording a little unclear- my 
read is that draft OCP is saying throughout most of West Vancouver larger lots 
will be able to be subdivided and also coach houses built - what is not clear are 
actual minimum lot sizes (assume 33 foot) or minimum lot size where coach 
House could be built. 
Are we also saying that basement suites would be allowed anywhere as 
well. 

• Page 15 & 16 2.1.4 to 2.1.7 This seems to be what is defined as the Marine Drive 
Transit Corridor which you are defining essentially goes along Marine Drive from 
Park Royal all the way to Horseshoe Bay- all along this corridor Triplexes, 
Duplexes and townhouses should be permitted - this would be up to three stories 
- I am sure many 
residents of single family homes along this corridor would have concerns re the 
developments and impacts on views , traffic etc. 

• 2.1. 7 seems to essentially permit Council to spot zone certain sites- I realize that 
Council wants flexibility but I think that Grosvenor ( with a very split Council) did 
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not set a good precedent to grant Council this flexibility- (was pushed through Q 
with the vast majority of residents opposed.)- maybe would be OK if Council had 
a 75% majority to approve such cases. 

• 2.1.8 - this really is the only small section ( two small paragraphs) that talks about 
respecting neighbourhood character for most residents- I think this is a real 
priority for most of the community and therefore ideas to provide this respect 
should be spelled out in more detail and given more prominence in the draft 
OCP. This has been a major concern for most residents for many years and very 
little if any action has been taken by our Council. 

• 2.1.13 - Ambleside Town Centre 1,000 -1,200 new units or about a 25% 
increase!!! Seems quite high. I note that 2.1.14 looks at confirming area of 
Ambleside Town Centre which seems a larger area than would be currently 
zoned for townhomes and apartments etc? The second point states "Determine 
densities, heights. building forms that respond to neighborhood contest and 
character"- what does this really mean - I think residents want to know where 
high rises can be built and townhomes, duplexes etc. and how that may impact 
them. Not clear to me here. · 
Next paragraph states "Prioritizing mixed-use and apartment forms in core areas 
and ground oriented multi family forms (e.g. townhouses, duplexes) to transition 
to adjacent single-family neighborhoods- Again using the Amblesde Town centre 
Map I think residents want to understand where Apartments can be built and to 
what height , where townhomes can be built and to what height and where 
duplexes etc. can be· built- this is not clear to me from reading the plan. Q 

• Section 2.1 .16 re Advancing housing affordability, accessibility and sustainability­
all sounds good in principal but who is going to pay for subsidies and how do you 
determine who is worthy and who is not? it is interesting that we had some lower 
rental housing and Council approved demolishment and building of Cressey 
Apartment tower with unite selling well over $3 million each? 

• 2.1.20 re Use of District Owned Lands to create affordable housing -but again 
there is a clear cost to taxpayers and how do we decide who is to benefit 
therefrom? 

• Planning of the new Cypress West Neighborhoods-starting at 2.2.7 -all sounds 
good but should we not determine what we will do with additional traffic- are 
there plans to add another link to the Highway? If not we are creating a traffic 
problem at the Cypress Bowl junction? we are of course adding to the Upper 
Levels Highway Gridlock. 

• 2.3 Local Economy and Employment- All sounds good but very general 
statements that need an action plan and specifics to determine what , if anything, 
the Municipality can actually do. The focus on more retail and restaurants sounds 
wonderful but think of Amazon- Retail stores are struggling unless they can 
create a real experience that makes people want to visit. We also have many 
restaurants that struggle already- will adding more really help- with no growth in 
population in West Vancouver customer growth will have to come from attracting 
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visitors from elsewhere in Lower Mainland- this will add to traffic gridlock and 
discourage those form coming. 

• Our businesses and employer on the North Shore struggle today to get those 
willing to commute to North Shore- we are unlikely to be able to make it 
affordable to live here so we need to make it easier for those employees by 
transit and road to get here!!! 

• 2.3.10 Supporting tourism and visitors- Again sounds good but how do you 
execute - also need to improve transit and road access to North Shore if you 
want to attract tourists and visitors. The Evening Entertainment sounds again 
wonderful but who are the customer base? We have an ageing population so not 
sure who we are catering to? Have we good feedback from our residents that 
they want this? cypress Park is great but again it is attracting huge volumes of 
traffic and therefore this brings us back to the inadequacy of our road systems. 

• 2.4 Transportation and Infrastructure - Surprising to me that we start of with 
walking and cycling? We are an ageing population living on the side of a 
mountain- is this really our top priority and that of our residents? I hope we are 
not following Vancouver by adding bike lanes and creating further traffic gridlock. 
Yes it would be good to have improved transit to connect communities and to 
other parts of Lower Mainland and not just downtown- not really sure of need for 
transit along Marine drive within West Vancouver- the demand I think is to make 
it easier to get to other Municipalities in lower Mainland 

• Expansion of the Ferry Terminal should be resisted without the Province 
investing in improved transit and road access ( third crossing or additional lanes 
on our bridges)- The Ferry traffic is a major contributor to the Gridlock. 

• 2.4.12 Enhancing road network and sustainability I support but there is no real 
mention of what ought to be the very top of the list- A third crossing or additional 
lanes to our bridges- we need to get the Provincial and Federal Government to 
realise that the most significant volume of traffic to and from the North Shore is 
through traffic to ferries, Squamish and Whistler and visitors to Grouse Mountain 
and Cypress Park- It is highly unlikely that they would use transit. 

• 2.4.21- Prioritize sustainable transportation options and seek to reduce auto 
dependency in private and public development projects- a great goal but how do 
you actually get construction workers out oft heir cars? 

• Bike sharing , car and ride sharing ? Have you actually asked residents if they 
would use that? I cannot see the demand for that now or in the medium future. 

• Provide infrastructure for electric vehicles- do we really want to subsidize Tesla 
owners? 

• Our clear priority needs to be firstly improved road systems including more lanes 
of traffic to get on and off the North Shore and across the North Shore, Improved 
Transit would be next. 

• 2.6= Parks and Environment- I think fair to say one of the joys of living here in 
West Vancouver is our Parks and Access to the waterfront- lets keep that but 
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also when we want to expand areas of plantings in our Parks be concious of Q 
maintenance- I think often we cannot maintain adequately existing planted areas. 
We do need also improved Parking at Lighthouse Park. 

• 2.8 Social Well being- Section seems to be largely all Motherhood and Apple Pie­
yes all worthy but how do you action and what are costs versus benefits. 

• In general as taxpayers we have seen significant increases in our taxes and 
added billings for utilities- It is incumbent on our Municipal Government to 
manage costs and staffing demands very carefully to ensure the services are 
really meeting community wants and needs. 

• In summary i think Residents priorities are: 
1) Traffic c~allenges and gridlock- we need a solution for reside.nts, 
employees of our businesses and those passing through our community 
2) Neighborhood character and concrete actions 
3) Provision of more housing options but not large apartment developments 
4) More affordable housing but I think recognised that there is no 
easy solution that is not very costly •. 

• I do not think the draft OCP really deals with these issues very well 
or clearly. 

• We are already experiencing water shortages in the summer. We need clear and 
specific plans to demonstrate How much water we use now, how much is 
projected to be used in future, how future development will impact this and most 
importantly WHAT are the plans to ensure we have adequate water supply. 
Where is the scientific data? 

• We need maps to show areas that may impacted by rising sea levels and the 
plans to address this. 

• I thought it was a requirement for an OCP to specifically address affordable 
housing specifically defined as costing no more than 30% of average income. We 
should know that amount and where are the plans for that type of housing. (what 
we have now, how much more we will need, how we will obtain it, where it will 
go) 

• The plan should indicate how anticipated growth will impact our parks and 
recreation facilities. A huge portion of users are not residents 

• This is not an OCP. It is a war of attrition. First we were told our vision, values & 
concerns would be addressed later, and later, and still later in OCP consultation. 
Still not done and now we have a draft OCP and we are told we must wait until 
Local Area Plans are developed to address issues we have wanted to table since 
this whole (redacted) started! This is not good enough. 

• I have yet to learn if the beautiful view I enjoy from my home now will be retained 
or if I should sell now. I have participated at every point of the OCP process and 
now I read this and I still don't know. 

• It will entail how many more public hearings on LAPs etc.? 
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• The plan does not provide criteria to assess both past and anticipated growth on 
current and projected : 

a) traffic congestion . 

b) parking 

c) historic/cultural resources. 

d) affordable housing (size. type, tenure, cost) 

e) flooding/area sea level rise 

f) fresh water supply 

g) storm water 

h) rental units (size, type, cost) 

i) supportive housing 

j) seniors housing (size, type - include public long term care 
beds, tenure, cost) 

k) family housing (size, type, tenure, cost) 

I) views and view corridors 

m) privacy 

n) noise 

o) support of small independent shops and services 

p) taxes & costs of infrastructure expansion. 

We must have detailed components for each of these topic. We must 
accurately measure and manage current and projected metrics for each. THIS 
is what an OCP is supposed to do! 

• All this plan does is provide for building more. This has not and is not a solution 
to our problems. This is not a means to achieve our goals. 

• I have attended an "info-booth" and all Planning could say about every deficiency 
I brought up is "We take our direction from Council". Maybe Council, Planning or 
both should be replaced. 

• Building new housing will not stop, but must be recognized as the most 
expensive housing option available. More thought must be given to preserving 
existing housing stock in all areas and forms. 

• At Cressy where we exchanged somewhat affordable units for unattainable 
luxury. 

• Without part 2 this is meaningless, but this was not available at the information 
booth I attended. I was told it was online but it is too big for my computer to open. 
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r" - - ~ Ambleside Dundarave Ratepayers Association 
~ merving and mitaliring the neighborhoods of Ambltsfde ind D1ndarm as villages by the so .__ ...... ...., .... 

The draft OCP was released on Feb 13th and. the public has been given 
until March 16th to provide their input. · 

The Planning department is holding information sessions with individuals 
and board/directors of groups (up until March 2), but not with groups 
themselves. 

ADRA felt it was critical to gather member feedback in order to provide their 
comments & questions to staff by March 1st; so a meeting for Feb. 21 was 
quickly arranged. 

We were disappointed Planning Department would not attend and speak to 
our group about the draft OCP, or that no summary document or chart of 
changes (from old OCP to new draft) was available from the district. 

0 

In the absence of this, ADRA volunteers prepared a worksheet with 
questions based on issues commonly raised by members. To the best of 
our ability (and where they existed) we provided references in the 53-page Q 
draft document. 

Meeting attendees were dispersed to table groups to conduct short 
discussions on each question before recording their comments on their 
individual worksheets. 

Worksheets were gathered at the end of the evening with some attendees 
opting to provide their comments later by email. 

A total of 67 people registered for this meeting (include 4 from Chamber of 
Commerce), and 57 attended. 
Given the snowy weather, the short notice and a gold-medal hockey game 
it can be surmised that there is significant community interest in the draft 
OCP. 

From these we received a total of 49 responses. 
38 of the respondents identified as ADRA members. 
11 of the respondents were not ADRA members or did not identify. 
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41 identified as living in West Vancouver and 7 identified as working in 
West Vancouver 

Supplementing this data are two further documents: One summarizing 
participant comments, the other participant questions. 

1. Does this draft OCP provide adequate measures to support and 
retain small independent shops and services in our villages? 
(Reference page 33, item 2.3.18.) 

YES NO Don't Not an Not 
Know/ Issue for Answered 
Unsure Me 

ADRA 1 32 4 
MEMBERS 

3% 84% 11% 
OTHERS 3 5 2 

27% 45% 18% 
TOTAL 4 37 6 

8% 76% 12% 

2. Will provision of more diverse housing, including mixed 
residential/commercial, help support and retain small, 
independent shops and services in our villages? 

YES NO Don't Not an 

1 

3% 
1 

9% 
2 

4% 

Not 
Know. Issue for Answered 
Unsure Me 

ADRA 8 20 9 1 
MEMBERS 

21% 53% 24% 3% 
OTHERS 6 1 . 4 

55% 9% 36% 
TOTAL 14 21 13 1 

29% 43% 27% 2% 
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3. Traffic congestion (current and projected) is not addressed in 
the draft OCP (pages 35-36). Should this be addressed in the 
draft? 

YES NO Don't Not an Not 
Know/ Issue for answered 
Unsure me 

ADRA 34 2 2 
MEMBERS 

90% 5% 5% 
OTHERS 9 2 · 

82% 18% 
TOTAL 43 2 2 2 

88% 4% 4% 4% 

4. MONSTER HOMES: Does this draft OCP provide adequate 
measures to prevent the construction of "monster" homes? 
(Reference page 16, items 2.1 .8 to 2.1.11.) 

YES NO Don't Not an Not 
Know/ Issue for answered 
Unsure me 

ADRA 1 34 2 1 
MEMBERS 

3% 89% 5% 3% 
OTHERS 2 6 2 1 

18% 55% 18% 9% 
TOTAL 3 40 4 2 

6% 82% 8% 4% 
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5. Does this draft OCP provide adequate measures to protect the 
unique character and heritage of Ambleside and Dundarav~ 
commercial centres? (Reference pg. 15, item 2.1.5; pg 19, item 
2.1.14, page 20, item 2.1.19; page 3 j-33, items 2.3.1, 2.3.4, 2.3.6 
- 2.3.21.) 

YES NO Don't Not an Not 
Know/ Issue for answered 
Unsure me 

ADRA 1 28 3 6 
MEMBERS 

3% 74% 8% 16% 
OTHERS 2 6 1 1 1 

18% 55% 9% 9% 9% 
TOTAL 3 34 4 1 7 

6% 69% 8% 2% 14% 

6. The draft OCP touches on quality of life in broad terms (reference 
page 5, 1.3; page 49, 2.9.7), but does not address protection of 
specific quality of life factors which affect the livability and 
enjoyment of your home, such as protection of privacy, views, 
view corridors and sunlight. Should the draft address these 
specific quality of life factors? 

YES NO Don't Not an Not 
Know/ Issue for answered 
Unsure me 

ADRA 32 4 2 
MEMBERS 

84% 11% 5% 
OTHERS 5 3 2 1 

45% 27% 18% 9% 
TOTAL 37 3 6 3 

76% 6% 12% 6% 
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7. The draft OCP refers to evolving housing needs and a priority to Q 
house young families and seniors (page 7, last paragraph and 
page 14, 15, & 19, 20), but does not demonstrate how specific 
percentages (page 14) and .numerical targets for new housing 
units (Section A, page15-30) will achieve this, how this will be 
measured or how expectations compare to existing policies 
Do you wish to see these (or other) details in the draft OCP? 

YES NO Don't Not an Not 
Know/ Issue for answered 
Unsure · me 

ADRA 27 2 4 1 4 
MEMBERS 

71% 5% 11% 3% 11% 
OTHERS 4 4 1 2 

36% 36% 9% 18% 
TOTAL 31 6 5 1 6 

63% 12% 10% 2% 12% 

8. The draft OCP contains specific numerical targets for new rental 
housing or special needs housing will be attained. The 
expectation is this will be articulated in yet to be drafted Local 
Area Plans. Should details on how much rental and/or special 
needs housing and how such housing will be attained, be 
included in this draft OCP? 

YES NO Don't Not an Not 
Know/ Issue for answered 
Unsure me 

ADRA 25 2 5 6 
MEMBERS 

66% 5% 13% 16% 
OTHERS 4 3 1 3 

36% 27% 9% 27% 
TOTAL 29 5 6 9 

0 
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I sso/o I 10% I 12% I I 1 ao/o 
9. CLARITY/ CERTAINTY: Does the draft OCP provide a 

satisfactory degree of clarity and certainty about what may be 
built and where? (Section A, pages 15-30.) 

YES NO Don't Not an Not 
· Know/ Issue for answered 
Unsure me 

ADRA 29 6 3 
MEMBERS 

76% 16% 8% 
OTHERS 3 7 1 

27% 64% 10% 
TOTAL 3 36 6 4 

6% 73% 12% 8% 

10. TIME FRAME: Is the time frame (Feb 13 - March 16) adequate for 
the public to digest and provide comment on the draft OCP? 

YES NO Don't Not an Not 
Know/ Issue for answered 
Unsure me 

ADRA 2 34 2 
MEMBERS 

5% 89% 5% 
OTHERS 5 5 1 

45% 45% 10% 
TOTAL 7 39 3 

14% 80% 6% 
.. 
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,..,.. _ ...... Ambleside Dundarave Ratepayers Association 
__J~ P,tstrving ;ind revitalizing the nei9hborhaods of Alnbluide and Dundarm as ,illilgts \ythe sea _, __ ....,._ 

OFFICIAL COMMUNITY PLAN DRAFT: 
QUESTIONS FOR PLANNING 

. 1. Why is draft so very general in every aspect other than housing unit 
numbers? 

2. Will the Local Area Plans be obligated to meet housing targets · 
outlined in the draft OCP? 

3. How rigid are these housing unit targets? 

4. What if the Local Area Plans e.g. Ambleside state that there is not the 
capacity to·absorb the proposed number of new units? 

0 

5. What basis do the proposed number of units (1,000-11200 Ambleside) Q 
have with land availability? With neighbourhood character? 

6. How is neighbourhood character defined? How will neighbourhood 
character be evaluated? 

7. Conceivably 1000-1200 new units equates to 10-12 more Grosvenor 
developments. What will this look like? 

8. The report to council about the release of the OCP draft spoke to 
buildings up to 12 stories and above 12 stories in our village centres 
but there is no mention of this draft OCP. Why? 

9. Are buildings above 37.5 feet a possibility in Ambleside? Are buildings 
above 37.5 feet a certainty in Ambleside? 

10. Can the housing unit targets be reached without changing current 
zoning? If not where might zoning changes occur? Which zoning 
changes might occur? 
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11. Can the targets be reached without significantly changing current 
restrictions for a) heights? 

b) density? 
c) setbacks? 

12. What changes do you anticipate for a} heights? 
b} density? 
c) setbacks? 

13. Where do you anticipate each of these changes? 

14. Why are no new housing units suggested for Dundarave? 

15. Page 31 indicates Ambleside will change from a village to an "urban" 
area. However, small village character is repeatedly listed as one of 
Ambleside's most desirable assets. (Recent Town Centre survey) 
Why this disconnect? 

16. Quality of Life: 
a) Quality of Life in general was the central point of last OCP. 
b) All former OCPs had provisions to specifically address views 

and view corridors. 
c) Quality of Life is a key measurement in Community 

Satisfaction Surveys. {while still ranked high) has been 
declining. 

d) Quality of life was deemed the key element of any successful 
OCP by ALL three ( expert) speakers at the meeting held by 
the Community Centres Society. 

e) Key elements (views, privacy, light) in 2016 West Vancouver 
Residents Guide identifies the preservation of views, view 
corridors, privacy and sunlight as important quality of life 
factors when building or renovating. 

f) Tree Bylaw group meetings reflect a keen interest in views and 
view preservation. (Page 41, 2.6.5, "Balance tree retention, 
replacement or compensation for their ecological value with 
consideration to access to sunlight and significant public 
views." 

Yet, this draft does not define or measure quality of life factors. 
Why does this OCP not 1) clearly define Quality of Life elements 
and 2) provide a means to measure each for progress or decline? 
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Why does OCP not address publicly owned lands such as 15th Q 
and Fulton Avenue, Klee Wyck, and other areas? Please provide a 
map. 

17. How many of the following do we currently have and how many 
unit of each do we need? 

a) supportive housing units. 
b) rental housing units. 
c) long term care (beds) 
d) affordable housing units (based on 30% of average income) 

18. All recent developments have been described as providing 11diversity" 
and options for both young families and downsizing seniors. However 
they have not evidently achieved this. What verifiable data do you 
have to indicate specific needs and options? 

19. Why is there no summary document for the draft OCP? (IRS Master 
plan summary provides clear portrait of growth) 

20. Why is there no comparison sheet to illustrate differences between Q 
old and new OCP (what is same, changed, pending change and 
demonstrate why changes are improvements.) 

21 . How is vibrancy measured? If this is an objective, how will we know 
When it is achieved? 

22. What do the terms "explore" and "consider" mean in the context of the 
draft OCP? Are they merely suggestions? 

23. Metro Vancouver Growth Strategy includes IR5 (Indian Reservation 
5) in WV projections. 
Their proposed market housing and current rental housing (Park 
Royal Towers - lease ending soon) have direct impact on WV 
housing needs. Why is this not addressed? 

24. What is the source for the above data? What are the projected 
numbers based on? 

25. What are the baselines and measurement criteria for targets on 
page14? How were these criteria established? What other 
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measurement criteria were considered? 

26. (page 14) Does "30% more diverse housing" include any new 
housing units? . 

27. (page 14) How have these been evaluated? i.e. Are we measuring 
right thing? 
Measuring a 20% increase in participation in programs. Could this be 
achieved with a population increase? Would it count only West 
Vancouver residents or include the large portion of program users 
residing elsewhere? Why not measure of new West Vancouver 
participants not previously enrolled in programs? 

28. If this is supposed to be a high-level document, why does it have 
prescribed numbers of housing units? 

29. What are the alternatives to density bonuses? 

30. Pg. 3 data uses 2011 numbers. Why not the more recent 2016 data? 
(2016 census data was available early 2017.) 

31. Whose vision is represented on p 13? This has been articulated by 
Planners rather than community 

32. How/when was VISION specifically developed by COMMUNITY? 

33. How/when was the VISION validated by the COMMUNITY? 

34. What is future for Klee Wyck? 

35. How will the provisions to reduce off street parking requirement affect 
congestion? 

36. Why does the Transportation section not mention: 
a) mobility pricing? 
b) congestion? 
c) levels of service? (measurements of delays at key points 

and all intersections with a light.) 

37. Do we have baseline level for service data? 
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38. Should the OCP incorporate North Shore Transportation Planning Q 
project findings? If the study doesn't produce any short term, 
substantial solutions to traffic congestion, will projected number of 
new ho~sing units be reduced? 

39. Eagle Island is exempted from change (coach houses) yet twice 
Planning has endorsed a coach house proposal. Why this 
inconsistency? What has changed? 

40. Why will staff prepare report indicating how we fit into regional 
context statement only after Draft OCP is approved? (Page 4.) 
Would like to see report indicating how WV fits into regional context 
statement as part of Draft OCP, not after Draft approved. 

41 . Page 7 indicates three quarters of the workforce and students 
commute to West Vancouver from other areas, but does not provide 
numbers of how many West Vancouver residents commute to other 

areas. Why this omission? Do we have these numbers? Can they be 
included in the Draft report? 

42. How do our numbers differ from other areas in the GVRD? 

43. Please define 0 underutilized11 as per page 19, 2.1.16. 

44. What is a "commercial node"? Where are commercial nodes? 

45. How will you measure support of small business? 

46. How high is a '1story"? 

47. How will another monster on Mathers or great wall of Lawson be 
prevented? 

48. Page 19, 2.1.15 lifts the moratorium on development while Local Area 
Plans are pending. Why would we allow development when further 
certainty is pending? 

49. What other groups has Planning met with re: draft OCP? What are 
their issues? Do you have a list of their Questions and Answers? 
How did they poll their members for input? 
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0 50. Is there a compilation of Questions and Answers from the Information 
Booths and other individual engagements with Planning? If so can 
this information be circulated to the public so they may have time to 
read and comment? (i.e. extend March 16 d~adline) 

51. Will the statement "responding to neighbourhood context and 
character" apply to all neighbourhoods (including commercial)? 
If not, why not? 

52. Why is there no summary document for the draft OCP? (IRS Master 
plan summary provides clear portrait of growth) 

53. Why is there no comparison sheet to illustrate differences between 
old and new OCP which would demonstrate why changes are 
improvements. 

54. Why is Phase 4, arguably, the most important, so rushed? 

55. Other than a public hearing, why is there no plan for public input to 
.,,.- any edited plan? 

0 

56. How will changes to the draft be made known to the public? 

57. Can any changes to draft plan be highlighted? e.g. coloured font 

58. Will the next phase go straight to a public hearing without further 
public input.? 

59. Will any changes to Section 2 require a public hearing? 

60. Why is there no plan for public town hall meetings on this critical 
document? 

61. Why would Planning not meet with a large group of citizens 
interesting in learning more about the draft OCP? 

62. How can this draft OCP be assessed by the public without 
considering all of Section 2? 

63. Why was Section 2 not made available to many members of the 
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public who requested a copy? 

64. How does the Waterfront Strategy fit into this plan? 

65. When will we have an opportunity to discuss location of an Arts 
Centre? 

66. All former OCPs had view protection provisions. Many people want 
them strengthened, but they have been removed. Why are there 
none in this OCP? 

67. How/When did the view protection provisions in the former OCP 
(Part 2?) get removed? Please provide date of public hearing, and 
motion. 

11Po/icy BF-C-4- Buildings up to three stories above the 
adjacent street in the Ambleside Town Centre may be 
considered to encourage meritorious design. Building design 
should contribute to visual street interest, not significantly 
reduce views from existing residential uses generally, maintain 

0 

the overall /ow scale village character, not significantly impede Q 
available sunlight to the street, and not increase the total 
building floor area that would otherwise be permitted in a two-
story building. " 

68. The library recently disposed of historic OCPs making research 
challenging. They provide historical context and chart changes. Can 
Planning provide the WV library with copies of all historical ·ocPs and 
amendments? 

69. The justification to develop the upper lands was that Ambleside was 
built out to desired capacity. What was the criteria for this original 
decision, what has changed and when? 

70. What does "informed by" on p. 9 mean? 

71. How is vibrancy measured? If this is an objective, how will we know 
when it is achieved? 

72. What do the terms 11explore" and 11consider· mean in the context of the 
draft OCP? Are they merely suggestions? 

97 

0 



0 

C 

0 

(12)(b) 

From: ADRA(Google) < adrawestvan@gmail.com > 
March-29-18 4:52 PM Sent: 

To: 

Cc: 

Michael Smith; Mary-Ann Booth; Craig Cameron; Christine Cassidy; Nora Gambioli; 
Peter Lambur 
MayorandCouncil · 

Subject: Request to strengthen community 

Dear Mayor and Council, 

We continue to have concerns with the limited time-frame for public input on the Draft 
OCP and feel the timelines for consultation following the second draft are extremely 
tight. There is public desire for a better understanding of this important document and a 
well-informed community is better equipped to provide knowledgeable feedback. As 
such, we respectfully request that a public hearing be scheduled only afterthe following 
takes place: 

• The new (second) draft OCP document include (1) a plain language Summary 
document and (2) a Comparison document specifying the substantive or key 
changes between the existing (2004) OCP and the new draft. Ideally the Summary 
and Comparison documents as well as the following suggestions, should be vetted 
by the Community Engagement Committee. 

• The new (second) Draft and accompanying Summary and Comparison documents 
be widely publicized and circulated. The community would greatly benefit from 
having hard copies made readily available at Municipal Hall, Gleneagles and West 
Vancouver Community Centres, the Seniors Centre, the Library, etc. Ideally the 
Summary document will also be made available in a translated copy. 

• Once the (second) Draft plan, Summary and Comparison documents have been 
circulated throughout the community it would be helpful to hold a series of 
Neighbourhood Town Hall meetings to both educate and obtain informed feedback. 
To reach as many people as possible we suggest three Town Hall meetings held in 
the following geographic areas: (1) Ambleside/Dundarave/Altamont; (2) British 
Properties/Cedardale/Sentinel Hill; (3) Horseshoe Bay/Gleneagles. All West Van 
neighbourhood associations should be encouraged to have their members 
attend. It is also suggested the District utilize the SFU Centre for Dialogue to 
conduct these meetings. 

• The westvancouverlTE online forum be used as one means of capturing and 
sharing public Input. The value of sharing comments, questions and ideas cannot 
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be underestimated. We feel this is an integral aspect that stimulates public 
participation and allows people to consider and build on other ideas. 

• The above endeavours to educate and obtain informed public input be held over a 
minimum 6 weeks (similar to the time frame provided for initial OCP public input). 

• The results of the above engagement process will then be incorporated into a third 
OCP draft, including a revised Summary and a Comparison document specifying 
changes from the second draft. 

We anticipate these endeavours will move us significantly closer to obtaining a broad­
based understanding of the Draft OCP - a key factor before public support can 
be ascertained - but acknowledge that will be determined by Council at the conclusion of 
the·proposed process. 

Scenery Slater 
on behalf of 
Ambleside & Dundarave Ratepayers' Association 

Please do not redact above 
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March 27, 2017 

District of West Vancouver 
Municipal Hall 
750 17th Street 
West Vancouver 
BC, V7V 3T3 

Dear Sir, Madam: 

File: TDP _HSB_2018-03-18 

DISTRICT OF WEST VANCOUVER OFFICIAL COMMUNITY PLAN (OCP) - DRAFT 
PLAN 

Thank you for consulting BC Ferries on the next stage of the OCP review - Draft Plan. As 
a key stakeholder In .the community, major employer and land owner in West Vancouver, 
BC Ferries once again welcomes the opportunity to be engaged In the review of the 
District's OCP. 

Overview - BC Ferries Services Inc. 

BC Ferries Is one of the largest ferry operators In the world, providing year-round vehicle 
and passenger service on 24 routes with 47 termlnals, and a fleet of 35 vessels. We 
recognize the Importance of the coastal ferry system In the lives of the customers and 
the communities the Company serves. Sustainability of the ferry system and affordability 
of fares are key objectives at the forefront of all of the Company's decisions and plans. 
We are the stewards of safe, reliable and sustainable marine transportation, providing an 
essential service that connects residents, business travelers, visitors and cargo safely to 
Its destinations across Brltish Columbia. 

BC Ferries Is a commercial organization governed by an Independent Board of Directors 
appointed by the BC Ferry Authority. 

BC Ferries understands that having a safe, reliable and affordable ferry system continues 
to be the most Important consideration for our customers. 

BC Ferries Vision 

Our vision Is as follows: 

To provide a continuously improving West Coast travel experience that 
consistently exceeds customer expectations and reflects the innovation and 
pride of our employees. 

100 

619 



620 

BC Ferries Response 

In addition to our comments submitted in our response dated September 1, 2017, and 
December 17, 2017 BC Ferries submits the following comments : 

Horseshoe Bay ferry terminal has been providing a key local and regional transportation 
service between the mainland, Vancouver Island, Bowen Island and the Sunshine Coast 
since the 1960's. The termlnal serves over ? million customers annually, which Is likely 
to Increase In the future, particularly wlth growth in the number of foot passengers. The 
t erminal Is a significant contributor to the local economy both directly and indirectly. As 
an employer In the local community, BC Ferries' provides jobs for over 500 staff and 
contributes significantly to the local and reglonal economy through the purchasing of 
locat goods and services. BC Ferries' customers a,so help support the many local 
businesses in the Horseshoe Bay vil lage. 

Horseshoe Bay wm continue to be the major ferry terminal connecting communities and 
customers between the lower mainland, Vancouver Island, Bowen Island and the 
Sunshine Coast. With growing volumes of foot and vehicle passengers and aging 
Infrastructure at the terminal, It Is highly likely that, In the future, the terminal will need 
to be significantly Improved and modernized. BC Ferries has recently commenced a 
significant engagement process with the community, key stakeholders and First Nations 
to help us develop a new long term development plan for Horseshoe Bay. More 

0 

Information on this Init iative can be found at https://www.bcferries.com/about/hsbvlsion/ o 
Draft OCP 

BC Ferries has reviewed the Draft OCP. We are disappointed that the existing role and 
the opportunity to enhance Horseshoe Bay ferry terminal as a regional and local 
transportation hub is not specificaHy mentioned. It Is therefore important that the OCP 
provldes policies which acknowledge the Importance of the Horseshoe Bay ferry terminal 
to the local and regional transportation system and economy and that policies will 
support the future modernization of the terminal, particularly given that the majority of 
the terminal Is legal non-conforming under s.528 of the Local Government Act and any 
significant redevelopment Is likely to require rezoning and Development Permit 
applications to be submitted. Whtie we are aware that the intent Is to produce a Local 
Area Plan for Horseshoe Bay, the proposed boundary for local area planning In Horseshoe 
Bay excludes the majority of the terminal and therefore It would be helpful If the OCP 
also provides policy context given the significant contribution that this terminal makes 
to the local and regional economy and which will support Its future modernization 
and enhancement. 

Spectfic policy comments are as follows: 

Section 2.3 Local Economy and Employment 

2.3.3 Enhance Horseshoe Bay Village Centre as a regional gateway destination with 
commercial land uses, including 9l:J6ff 85: 

• Retail, service and restaurants centred on the waterfront; 
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• Enhanced intermodal regional transportation facilities; 

• Visitor accommodation; 

• Tourism and recreation; and 

• Secondary office use. 

Supporting tourism and visitors 

Add new policy to section 2.3.10 as follows: 

Support the redevelopment and modernization of the Horseshoe Bay terminal as a key 
gateway for visitors to and from the Sunshine Coast, Bowen Island and Vancouver 
Island. 

Section 2.4 Mobility and Circulation 

Amend policy 2.4.10 as follows: 

Support the continuation of existing rail aRe fetPJ' transportation services 

Add new policy 2.4.11 

The District will work with BC Ferries to produce a new Terminal Development Plan for 
Horseshoe Bay to improve access to, frequency and efficiency and support the 
modernization of the ferry terminal to improve customer experience and service 
reliability. 

In addition, there Is a significant opportunity for the OCP to strengthen the collaboration 
between BC Ferries, the District of West Vancouver and TransUnk to ensure an overall 
better and connected lntermodal transportation service/mobility hub for our growing 
number of foot passengers. 

We would welcome the opportunity to meet wlth you to discuss our representations to 
date and to Introduce our terminal development planning process for Horseshoe Bay. 

Yours Sincerely, 

Brian Green, MCIP, RPP, MRTPI 
Manager, Terminal Development 
E: hd an ,a,:een@hcferrJes.co m 
P: 250 978 1479 
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March 29, 2018 lllllTISH PACIF JC 
l'ROl•EllTIES LIMITED 

District of West Vancouver 
7 50 - 17.., Street 

5\I ITE 1001 , JOO l•Ant,: 110\'AL 

WEST \ 'ANCOUVl:11, Bl"~ Y7T IA:: 

T 60,J.!)!5,!)000 West Vancouver, B.C. 
V7V 3T3 naini un nrf:IITI ES. COAi 

Attention: David Hawkins, M.Plan., LEED-AP 
Manager, Community Planning· and Sustainability 

Dear Sir: 

Re: Draft Official Community Plan Reyiew 

Thank you for the opportunity f'or British Pacific Properties Limited (BPP) to review and 
to provide comments on the Draft Official Community Plan (OCP) dated February 13, 
2108. 

The District has done a commendable job in seeking input on the review and update of a 
critical community document that is now over 14 years old and consulting with the 
community on the future direction of the municipality. We support the drafi: OCP's 
policies that build on the vision of the Rodgers Creek Working Group and the Upper 
Lands Study Review Working Group (ULWG) to t.-stablish Cypress Village as a mixed­
use gateway to mountain recreation with a diverse range of housing cypes, commercial 
uses and amenities with Cypress West as a complementary supporting community. 

We bave several comments below that we would ask you to consider as the OCP is being 
finalized. 

1. Map 8 - "Undeveloped Lands below 1200 ft" should include the District-owned "Lot 
F" (PIO 009-406-921)t the parcel immediately to the west of StoneclifF, between 
Cypress Bowl Road and Highway 1. 

2. Map 9 -

a) "Cypress Village Planning Area Boundary" should include the District-owned 
"Lot F" (PID 009-406-921), the parcel immediately to the west of StoneclifF, 
between Cypress Bowl Road and Highway 1. 

b) we request that the ••cypress West Planning Area Boundary" be extended to the 
Nelson Creek watershed boundary (as shown on Map 13) until such time as a 
robust, ground-trothed environmental inventory has been completed in the Inter­
creek area. 

Page: 1 of 3 
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3. Map 12- The proposed Road connection between Cypress Bowl Road and Cypress 
Park Estates should be clear that it connects with the top of Nonhwood Drive, 
consistent with the 2004 OCP and previous planning and infrastructure work. For 
example, Northwood Drive was designed and constructed as a future collector road to 
seivice Cypress West and a section of the proposed Road connection (referred to as 
the "1000 foot connector" in the 2004 OCP) was constructed to sub-grade when the 
District constructed their cross-country watennain through these lands in the 1990's. 

4. Map 14 - to be consistent with the UL WG Recommendation 3.1.2.1 (b), municipally­
owned lands below 1200 feet and west of Eagle Creek should be shown in addition to 
municipally-owned lands above 1200 feet. 

Policies 

5. Sec 2.2.3 - "conservation of !ands below 1200 feet west of Eagle creek" should be 
considered a demonstrable conununity benefit; therefore, consider adding this clause as 
an example of a demonstrable community benefit. 

6. Sec 2.2.5 - in the second bullet, consider adding "below 1200 feet" after "public 
lands" for clarification and consistency with Sec 2.7.7. 

7. Sec 2.2.'11 - we note that ULWG Recommendation 3.1.2.1 states that the area west 
of Eagle Creek be re-designated for "Limited Use and Recreation" and public land 
west of Eagle Creek be protecccd as dedicated parkland. It did not mention public 
acquisition or park declication of privately-owned lands. Furthermore, some Council 
members have recently expressed concern about the liabilities associated with 
acquiring additional parkland. Therefore, you should consider: 

a) replacing "Acquire public ownership of' to "Permanently protect environment.al 
values or' as is used in Sec 2.7 .9 and UL WG Recommendation 3.1.2.1. 

b) adding "privately-owned" before "lands west of Eagle Creek" for clarification. 

c) replacing ''dedicate them as public parkland" with "pcnnanently protect the lands 
as publicly-accessible open space through the establishment of a non-profit 
conservancy, park dedication or other means to minimize impact on existing 
caxpaycrs." 

8. Sec 2.2.12 - consider replacing "public acquisition" with "permanent protection" as 
above. 

9. Sec 2.7.3 - clarify what and where "Province-owned land at the Westport Road 
loop" is. 

10. Sec 2.7.9-

a} UL WG Recommendation 3.1.2.1 (b) should be added to this section to make it 
consistent with the UL WG's report recommendations. 

b) consider adcling "below 1200 feet" after "lands west of Eagle Creek" for 
clarification and consistency. 

Page: 2 of3 
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11. Sec 2. 7 .11 - consider adding "authorized District" before "trails." 

12. Sec 2.7.12 - consider adding "District•• between "authorized" and "trails." 

~ Please call me at 604-925-9000 if you have questions or · if you would like to meet to 
discuss the above in more detail. 

We look forward to seeing the final draft of the new OCP. 

Sincerely, 
BRITISH PACIFIC PROPERTIES LIMITED 

Geoff Croll, P.Eng. 
President 
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Q Dear Council Members and The OCP Planning Department: 

0 

We would like to give some thoughts and feedback on Phase 4 of the Official Community Plan, 
which now provides as a concrete basis for us to better understand the proposed changes to 
our community. 

After hearing from some of our residents and reaching out to others, we find that many are still 
unaware of the OCP, let alone the specifics of the recent Phase 4 Draft. This is concerning after 
the number of events (workshops, stakeholder meetings,·world Cafes, and Youth Brainstorms) 
that have tried to engage the whole community. Our Association has been reaching out to 
inform our residents, but find asking them to read a 53-page document and give feedback, is 
very onerous for mi;lny. It does not seem to be an effective way of soliciti.ng feedback, 
particularly when most residents have extremely busy lives, and many have English language 
difficulties. We have heard a number of suggestions that if the main details of the Phase 4 Draft 
were summarized into a much shorter written form (instead of a visual form) on changes 
compared to the old OCP, contained some information in Mandarin and Farsi and sent out to 
each household to inform them and then have them respond or comment, feedback would have 
been received from a larger group of our residents. 

We are concerned that residents not providing feedback may be interpreted as having a 
positive response when we are finding that so many of our residents have a complete lack of 
knowledge about the plans in place. 

For an Official Community Plan that will significantly change our community, this process 
seems very rushed. The 2-week extension to March 291

h is not enough time to make much 
difference when it happens to coincide with Spring Break and many families are away on 
vacation. Surely, Phase 4 of the OCP should be given as much time as necessary to ensure all 
residents have been informed of the details and have their views listened to. 

The purpose of this letter is not to take a position on the many new details in the Phase 4 draft 
of the OCP. It is to convey some of the feedback we have had from our residents, and further, 
to express our concern that Phase 4 appears to be the most important Phase to date because it 
is more detailed and comprehensive, yet the time lines have been very tight. 
Despite the good efforts of the Planning Department to engage West Vancouverites, it is 
disturbing that we are finding that many of our residents are still unaware of the many changes 
planned for their own community. Further, the feedback process at this Phase 4 stage in the 
process is very onerous, particularly for our residents with language barriers. 

Please consider slowing this process down to ensure that all West Vancouver residents are 
fully informed, and able to more easily give their feedback on Phase 4 of the OCP before it goes 
any further. 

Yours Truly, 
British Properties and Area Homeowners Association 
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Dear Council Members and The OCP Planning Department: 

We would like to give some further feedback on Phase 4 of the Official Community Plan, which 
now contains the detail needed to better understand the proposed changes to our community. 

Again, we ask that this process not be rushed , as we find many of our homeowners are still 
unaware of the changes proposed for their community. We have tried to reach out to a number 
of our residents, to inform them and get some thoughts and feedback from them. It is a difficult 
task and we are wondering why it has become the responsibility of a Homeowner's Association 
to inform their residents on behalf of the District? As mentioned in our last letter, we feel that 
asking them to read a 53-page document and give feedback is very arduous for many as most 
have ext~emely busy lives, and a good number of them also hi;ive English language difficulties. 
We have heard a number of suggestions that if the main details of the Phase 4 Draft 
were summarized into a much shorter form, contained some information in Mandarin 
and Farsi and mailed out to each household to inform them and then give options to 
respond or comment, feedback could be received from a larger group of our residents. 

This Official Community Plan will significantly change our community, yet it has been saddled 
with a very tight timeline since the Phase 4 draft was released. Again we feel that it is extremely 
important that this most important stage of the OCP to date, be given as much time as 
necessary to ensure all residents have been informed of the details and have their views 
listened to. 

Homeowners Feedback-
In speaking to our homeowners. we have noticed a marked discrepancy between what is being 
proposed in Phase 4 and what most view as desirable. Many of the residents we have spoken 
to say that they actually chose to live in West Vancouver because of the lack of density- the 
park like, village atmosphere and the feeling of safety when one has a smaller, stable 
population. They do not want any major changes; they like the way things are. We have also 
heard concerns that those who have a financial stake in this plan and those who do not reside. 
here may have as much influence as the taxpayers who live here. Because of these concerns, it 
seems that feedback from West Vancouver residents should be prioritized, as they will be the 
ones affected by changes to their community. 

The second concern we have heard is that the serious traffic congestion we already have will 
become much worse. During the past few years, It has become commonplace to hear 
residents complaints about traffic delays, bottlenecks and the inability to go almost anywhere 
after 3 PM in the afternoon. The main solution that has been presented is to get people out of 
their cars to walk or use public transportation. This is not at all practical or even optional for 
those who live in the British Properties. Our residents will be those who are stuck in their cars 
on Taylor Way during the proposed construction and long after. It is not practical or realistic to 
ask residents here to take a bus down to Marine Drive to get their groceries or to use the bus 
system to ferry their children around the North Shore to their after school activities or tutors. 
Even for those trying to utilize public transportation to get to Vancouver, getting to the 'Park and 
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Ride' at Park Royal to connect with bus lines on Marine Drive will be extremely difficult. Until 
there is a realistic plan to ease the current congestion t they do not want to see any more large 
and disruptive construction projects, or an increase in the population of West Vancouver. 

This letter has conveyed much of the cohesive feedback we have heard to date from our 
residents. We also continue to express our concern that Phase 4 needs more time to be 
digested and commented on by a greater number of our residents. It is the most important 
Phase to date because it is more detailed and comprehensive; yet the time lines continue to 
be very tight. 
People should have a say in the future of their own communities and if many are unaware of 
these proposed changes to their community then it seems that the Municipality has failed to find 

. successful ways to engage them. . 
Again we ask that you consider slowing this process right down to ensure that all West 
Vancouver residents are fully informed, and able to give their feedback on Phase 4 of the OCP. 

Yours Respectfully, 
~d Area Homeowners Association 
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Mayor and Council 
District of West Vancouver 

March 2gth, 2018 

Dear Mc;1yor and Council: 

Re: Community Housing Action Committee Support for the OCP Draft Plan 

Community Housing Action Committee (CHAC), a program of North Shore 
Community Resources, congratulates the District of West Vancouver on 
bringing this Official Community Plan (OCP) forward: it is most timely and 
represent s a courageous, significant accomplishment, which fulfills the 
promise and commitment Council made to the people of West Vancouver. 

CHAC unanimously endorses the Draft OCP and looks forward to voicing 

our support at First Reading and Public Hearing. 

As well, we make the following general observations about the Draft Plan 
and expect to speak in more detail at both First Reading and Public Hearing, 
when scheduled. These observations are based on CHAC's extensive 
participation in the twenty-month public engagement, which has been 
broad, deep, and varied--most recently its presentation to Council on 
February 15. Primarily, CHAC will comment on the Draft's responses to "the 
unaffordable and limited housing options" facing the municipality. 

1. The Plan is thorough. It speaks to the importance of regenerating 
neighbourhoods, to infill options and new forms~ to respecting the 
importance of neighbourhoods, the importance of local plans, and to 
the critical issues of affordability, accessibility and sustainability. It 
recognizes the serious housing situation in West Vancouver, 
especially rental, which is a crisis of both supply and demand. 
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2. We support the aims of subsections 2.1.12 through 2.1.23, with 
some suggestions for strengthening, such as: providing targets, and 
some tax relief to support upgrading, reducing parking 
requirements, the use of District-owned lands, the use of Housing 

'Agreements, and increasing the minimum provision of accessible 
and adaptable units, to name a few examples. 

3. CHAC recommends the OCP include the early development, through 
public consultation, of a contemporary Housing Action Plan, which 
would specify policies and incentives for the securing of below­
market housing for low and moderate income families, including the 
use of CAC funds to support affordable housing, and policies that 
recognize the needs of d.isadvantaged renters, such as the disabled, 
young adults, and the aging population in West Vancouver. 

This Housing Action Plan should be a very high priority for the 
District and the Draft OCP should state this priority. 

4. CHAC also recommends the OCP include a commitment to 
establishing a vision, policy and strategies of affordability, again 
through public consultation, to guide the District, the public and 
developers, as the Plan becomes more specific over time. While 
there are many models of such policies of affordability, elsewhere in 
Metro Vancouver, this one must be made in West Vancouver, for 
people at different stages of their lives, of different incomes, who 
live and work here. 
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S. We approve of the directions in the ufuture Neighbourhoods" 
section of the Plan1 especially 2.2.51 which requires that the 
community should benefit from (all) financial and/or in-kind 
contributions, including the provision and protection of parkland, 
and of other amenities. 

CHAC urges the Council to make as its highest priority the 
implementation of this OCP, adopting it before the expiration of its 
mandate. 

Again, we congratulate the District of West Vancouver on this exciting 
accomplishment, and look forward to assisting, however we can1 in the 
development of housing policies and strategies as the District moves to put 
the OCP into action. 

Don Peters 
Chair, Community Housing Action Committee 

Cc: David Hawkins, Manager of Community Planning 
Murray Mallard, Executive Director, North Shore Community Resources 

The Community Housing Action Committee is a volunteer advocacy group 
dedicated to the security of appropriate and affordable housing on the 
North Shore. 
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Mayor and Council 
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District of West Vancouver 

75017th Street 

West Vancouver BC V7V 3T3 

RE: FEEDBACK ON THE DRAFT OCP, dated February 13, 2018 

Dear Mayor and Council, 

Congratulations on an excellent Draft OCP, Part One for West Vancouver - the extensive public 

engagement that supports this plan is unprecedented. The CEE Plan Working Group is very pleased to 

see climate change as a Key Trend, with numerous comments on energy and carbon emission 

reductions in each section. This focus puts a high level of emphasis on the very critical issue of 

reducing our carbon emissions, particularly as West Vancouver has the highest emissions per capita in 

the Lower Mainland. 

The Working Group has reviewed the Draft OCP dated February 13, 2018 and are very excited with the 

'real action' within this draft the majority of which coincides with the CEE Plan recommendations 

which were previously adopted by Council. However, we would like to suggest a few minor 

amendments (see attached). 

With sincere thanks for a good and thorough public consultation process and in hopes that the Draft 

OCP will (with minor amendments) finally be approved by the present Council. We believe that even 

with the current wording, the OCP will significantly advance our community energy plan and we urge 

Council to approve it before the next municipal election. Let's get it concluded and then move on with 

making West Vancouver the best community it can be for everyone - 'creating a better climate for our 

prosperity, our health and nature'. 

Community Energy and Emissions Plan Working Group including: Charlotte Mclaughlin {Choir), Rick 

Amontea, Jennie Moore, Fredo Pagani, Peter Scholefield, Maciej Sobczyk, Tarah Stafford, David Van 

Seters 

Attachment 
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Attachment 

Detailed Comments on the Draft OCP dated Feb 13 2018 

from the Community Energy and Emissions Plan Working Group 

1.3 KEY TRENDS 

In Section 2 Community Wide Directions on page 19, it is stated that transportation challenges are 

among those that need to be responded to, therefore ADD -Transportation as another key trend - OR 

add a reference to transportation issues such as increasing traffic congestion and needed 

improvements to transit options ..•• 

2A. HOUSING & NEIGHBOURHOODS 

2.1.19 CHANGE - add "long term" in front of rental restrictions in new strata•titled developments and 

add "unless this contradicts existing legislation" (suggesting we do not want to encourage short-term 

rentals, i.e. Airbnb) 

2.1.22 ADD NEW POINT- "Encouraging provision of opportunities for residents to share household 

goods" (e.g. sharing sheds like a 'Thingery' http://thethingery.com/) 

2.1.23 CHANGE "promote., to "require" and ADD "and carbon reduction" after "climate adaptation" 

2.2.4 ADD under bullet 7 - an identification and analysis of how the proposed development 
integrates with, impacts and enhances the community's existing transportation network, including 

walking, cycling, and transit, with consideration to access and parking "and show how the new 

community will have greatly reduced dependency on single occupant vehicle transportation." 

2.2.13 ADD - Establish Cypress Village as a unique gateway to mountain recreation "with strong links 

to the rest of West Vancouver" incorporating distinctive uses and features {such as unique retail, a 

civic plaza, community and recreational facilities, and other public amenities) in addition to 
commercial and institutional uses that serve the local community. 

ADD 2.2.17 "Require a certain number of jobs to be created as a function of t he rezoning" 

2B. LOCAL ECONOMY 

2.3.5 ADD -Plan for a range of commercial uses in the new Cypress Village to create a successful 
mountain "gateway" village, to support local residents "and offer permanent local jobs". 

2.3.16 ADD under 2nd bullet-Technology-based employment creation in commercial areas where 

appropriate "including opportunities for energy innovation". 

2.3.16 ADD a bullet- "Actively explore opportunities to reduce carbon emissions in ways that also 

create jobs, e.g. retrofitting homes and apartments." 
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2C. TRANSPORTATION & INFRASTRUCTURE 

After 2.4.6 ADD another bullet- "Encourage local business to increase biking infrastructure. including 

bike parking. and showers and lockers for employees." 

2.4.11 CHANGE - Partner with stakeholders, including Translink, BC Ferries, neighbouring 
municipalities, First Nations, Metro Vancouver and senior governments to advance inter-municipal 

connectivity for all travel modes and explore alternatives (e.g. lower level road, rail, and ferry and 
water taxi services, and rapid transit connections and another transit crossing for Burrard Inlet) 

2.4.17 ADO- Develop parking management strategies in Town and Village Centres to meet community 

needs and support more sustainable modes of travel, "such as electric vehicles and bicycles". 
. . 

After 2.4.24 ADD another bullet -"Monitor trends in electric autonomous vehicles and plan for the 

physical and institutional changes required." 

After 2.4.24 ADD another bullet - "Expand access for all ages to the existing shuttle bus (free or bv 

donation) between Dundarave and Park Royal." 

2.5.1 ADD - Continue to monitor and address emerging needs of municipal utility systems (e.g. water 

supply and distribution, liquid and solid waste removal, drainage systems, "and energy supply and 

distribution") and infrastructure to ensure the long term sustainable provision of reliable services. 

2.5.10 CHANGE - Enable to "Expand" organics and food waste reduction through on-site home 
composting and reuse and ADD "for single families and multifamily homes, while monitoring 

technology to take advantage of composting and using compost closer to 'home'." 

2.5.11 ADD - Facilitate reductions in demolition waste through source separation and diversion, 

"including whole-building demolition or deconstruction." 

2.5.18 ADD - Lead by example through actively pursuing ''energy and" water conservation, waste 
reduction and recycling within civic facilities. 

2.5.19 CLARIFY- definition of 'corporate' in relation to District targets (which are given in different 

numbers) 

2.5.20 CHANGE - 'Consider using' to "Use" annual carbon tax refunds to support community-wide 
emissions reduction initiatives. 

20. PARKS & ENVIRONMENT 
After 2.6.6 ADD a bullet - "Encourage naturalization of landscapes more suitable to our local climate 

and soil conditions to reduce water demand and to support local ecosystems." 

2.6.21 COMMENT - we suggest that the 'green roofs' are not the best solution for the creation of 

energy efficient buildings. Recommend removing this from the footnote. 
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2E. SOCIAL WELL-BEING 

2.8 Subtitle CHANGE - "Supporting demographic and cu ltural diversity" 

2.8.7 ADD -Support the delivery of programs services, events and activities that celebrate the full 
spectrum of cultural "and ethnic" diversity of the Di.strict. 

ADD 2.8.21- "Strive to address the issues raised in the Vital Signs report. which is prepared every t wo 

years by the West Vancouver Community Foundation." 

ADD 2.9.14 - "Support the link between community health and reducing energy emissions. such as 

active transportation including walking and biking" 

Prepared by CEE Plan WG, March 23, 2018 
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Comments from the DWV Strategic Transportation Plan Working Group - Submitted by Working 
Group Co-Chair Peter Scholefield 

~ Sticky Note- [Peter Scholefield] 2 17 2018, 12:19:20 Pt.I 

2.4.7 Expand parking and related destination infrastructure for cyclists. 
•• .. .... ·-~~-· ::----,,,ac..- ~~ -

TRANSPORTATION & INFP A.~TRl_l ~TI , ~~ 
c:=i Stkk.. 2 17 201e., 1 H 6. 

2.4 Mobility and Circulation Address identified gaps 
and complete .... 

Enco~ ing walking & cycling I 

2.4.1 ompfete the pedestrian and cycling network with integration to transit, Town and Village 
Centres, community facilities, pa rks and trails system (see Map 11 ). 

2.4.2 Provide attractive a1lernatives to driving by enhancing the safety. a~,. ... ~~ihllih, ::inrt 

connectivity for pedestrians and cyclists through measure such as: c::J Stic.. 2!17n 01B, 11 :3.. ~ 

• Key new connections: 'i)~tected instead ~i-iEI 
~ er and weather-protected sidewalks: and I dedicated bike lanes 13 ~dicated bike lanes. 1 --- . - ~ 

2.4.3 

2.4.4 

2.4.5 

2.4.6 

~ 

Use road rights of way to expand urban connector trails~ throughout the community and 
enhance north/south connections across Highway 1 for pedestrian and cyclist. 

Develop minimum pedestrian and cyclist design and infrastruclure guidellnes to guide new 
private and public development projects. 

Provide road space reallocation and Infrastructure improvement opportunities in public and 
private development proje~ support the pedestrian and cycling network and movement. 

Expand wayfinding features n .. "Id around centres and key neighbourhood hubs (e.g. 
schools. parks. churches and con. "Tiunity facilities}. 

Supporting transit moblllly and regional c,·nnections 

2.4.7 Work with Transllnk to improve transit infra~•ructure, service area, frequency and efficiency 
and support the expans!on or frequent transit ~ ~rvices. prioritizing connections between Park 
Royal and Dundarave. 

2.4.8 Expand bus priority measures and lransltrsupportivt. road treatments along Marine Drive to 
support Increased efficiency of transit service . 

2.4.9 Continue to develop and refine streetscape design guldel1.•es to support transit and active 
transportation prioritization in Town and Village Centres and around neighbourhood hubs. 

2.4.10 

2.4.11 

Support the continuation of existing raU and ferry transport sef\ 'ces. 

Partner with stakeholders. including Transllnk, BC Ferries. neighv>uring municipalities, First 
Nations, Metro Vanoouver and senior governments to advance Inter "TlUnicipal connectivity 
for all travel modes and explore altemaUves te.g. lower level road, rah, and ferry and water 
taxi servrces}. 

CJ Sticky No_ 2/17/2018, 1 '1;02.:53 A.. ·~ 

0 Sticky Note · [Peter Sch .• 211712018 11:44·22 AM :·: 
1 

on the pedestria~ an~ cycling ,1R1:-1 
- -y f -- - networks. espec1 ally m and .:_i 4 

2.4.12 Work with other North Shore munici- 1 
r I around.... El 

palities and Translink to plan for a rapid ---
transit Crossing Of ~~i@rg Inlet. DRAFT February 13, 2018 Page 35 or 53 
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~ Sticky Note - [Peter Scholefield) 2., 171 Wla, 11 :2;::iS AtJ1 

with protected bike lanes 

Enhancing road networ• ac,;c:;sH 11Utyt safety and efficiency 

, , I 

2 .4 .12 Malntaln the ro~ o rk. fa the satety am retiabl!ity of all road usefs, and seek tp expand 
proposed road =- ctions .:1s opportunitiet arise (see Map 12}, including: 

• Access roads to the ~ sed Cypress V lfage area: 

• The low Level Road o bypass the Lio{i:)te Bridge: and 

• A Clyde Avenue-Klahanle Park crossing over lhe Capilano River. 

2.4 .13 Deliver road network enhancements through public and private devetopment opportunities. 

2.4.14 Incorporate universal access design principles in sidewalk, pathways. transit. and road 
lmprov,ement proiecls for pedestrians and eye.lists of all ages and abili ties. 

2.4.15 Optimize safety and v isibility of arterial roads and intersections for all road users. 

2.4.16 Develop traffic calming guidelines to manage streets serving priman1y local traffic and 
residential access. 

2.4.17 Develop parking management strategies In Town and Vlnage Centres to meet community 
needs and support more sustainabte modes of travel. 

2.4 .18 Facilitate effective and efficient goods movement on the transportaUon network. 

2.4.19 Explore and implement options to reduce traffic impacts associated with construction 
throughout the community. 

2.4.20 Collaborate with Transllnk, Provincial government, First Nations, neighbouring 
munrcipal.Ues, and schools to improve transportation safety and network to facilitate the 
movement of people and goods in the District and the North Shore. 

Promoting sustalnabltity and innovation 

2.4.21 Priori tize susta[nable transportation options and seek to reduce auto dependency In private 
and public development projects. 

2.4.22 Support blke sharing, car and ride sharing in Town and Village Centres, and explore 
collaboration with neighbouring municipalities, lnstitutlonal, commercial and community 
partners. 

2.4.23 Provide infrastructure for electric and low-emission vehicles. including charging stations as a 
requirement of new development and preferential parking options. 

2.4.24 Use health Impact assessments to evaluate public health consequences 'of transportation 
planning decisions (e .g. air quality. injury prevention, physical activity). 

DRAFT February 13. 201 B Page 36 of 53 
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Q Feedback from the ULWG to the Draft OCP 

0 

Former members of the Upper Lands Working Group Present: Heather Johnston, Brian Walker, 
Afan Bardsley, Graham Nicholls, Andy Krawczyk, Mike Fillipoff and Rebecca Buchanan 

At the conclusion of the Upper Lands Working Group process and after robust public 
consultation, the ULWG recommended several amendmen'ts to the then OCP affecting the 
future of the upper lands of West Vancouver, namely: 

• At item 3.1.1.1, the ULWG recommended that the current restriction preventing 
residential development above the 1200-foot contour line be maintained without 
further consideration of a 1200.foot contour variation. 

• At item 3.1.1.2, that municipally owned lands above 1200-feet be permanently 
protected as dedicated parkland. 

Having individually reviewed and considered the draft OCP policy and having met, discussed 
and come to a consensus, the former members of the ULWG make the following comments 
with respect to the draft OCP policy items directly affecting the Upper Lands: 

• At proposed item 2.2.10, the draft OCP is a clear departure from ULWG 
recommendation 3.1.1.1, which was generated after 2 years of analysis of 
environmental information, feedback from stakeholder groups, robust public 
consultation and clear direction from the community members in West Vancouver. The 
members of the ULWG are disappointed that the work of the group and the lengthy 
community consultation on this particular issue have been ignored in favour of a less 
robust recommendation. 

• If recommendation 2.2.10 remains, the UILWG wish to emphasize that any residential 
development above 1200-foot boundary must follow a thorough planning process, as 
articulated at 2.2.3. In this regard, the ULWG looks to the recommendation articulated 
in the Parks Master Plan for the deaccession of parkland for the purpose of acquiring 
new parkland that greater meets the needs and values of the community. 

• That said, the former members of the ULWG strongly endorse proposed item 2.2.11, 
which mirrors the group's recommendation at 3.1.1.2, to dedicate lands above 1200-
feet as parkland. 
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Dear Mayor & Council: 

The undersigned were asked by the District of West Vancouver to serve as an OCP Focus Group advising the 
Manager of Community Planning & Sustainability and his team on the Official Community Plan process. As past 
Chairs and Co-Chairs of Working Groups whose mandates covered various land use issues, we brought forward 
a dej;!p body of research, community engagement, findings and recommen~ations that has advised the past four 
Councils in the following areas important to West Vancouver's future. and for the fast year has advised the OCP's 
progress on: 

• Housing & Neighbourhood Character 
• Transportation 
• Climate Change 
• Parks 
• Strategic Planning 
• Heritage 
• Energy 
• Upper Lands 

We are agreed on West Vancouver's urgent need to implement a new OCP. While the Province recommends 
reptacing an OCP every 5 years, we've been without a new one for 14 years. During that time, West Vancouver has 
seen a radical decline in housing stock suitable to maintain or attract a demographic diversity that sustains our future, 
a decline of transportation vitarity and rapid climate change. Our population is simultaneously agfng and declinlng; 
thus we fail to fulfill our commitments to the Regional Growth Strategy or support our chatrenged business 
community's desperate need for staff and sates. It has been so long since we've experienced the process of 
modernizing our OCP that we've forgotten the Province intended it as a policy guide not strictly constructed 
law. Thus our community dissoJves into erroneous pitched legal battles whenever new housing is proposed. Council 
passed a little known housing moratorium last year, preventing from consideration existing and new housing 
applications with variance requests, other than those offering significant disability units. The cumulative result 
is; West Vancouver has delayed housing so long that need has become crisis, and crisis is now emergency. Status 
quo or dithering in an emergency sabotages our ability to survive as a community. 

Our Draft OCP is in the final stages of community review and input, having sustained the most extensive, lengthy and 
thorough community engagement in West Vancouver's history-equal or superior to OCP engagement in our 
neighbouring, corridor or regional districts. At least 30 stakeholder groups have been visited individually, their 
suggestions added. A Town Hall and a Public Hearing have been scheduled for even more community revfew. Yet 
we are aware there a complaint has been lodged that this two year process is" moving too quickly," that West 
Vancouver needs even more than two years to advise and review this draft, that the OCP should be delayed until 
mid-2019 or later, even though Council recenUy considered and rejected this request, heard from the public on it. and 
unanimously passed a motion to keep the OCP on schedule. 

We are writing to urge you to focus on the facts not the war cries of those who wish to see our OCP trampled and 
indefinitely delayed, thereby exacerbating our housing crisis and stalling the healthy benefits of the slow, modest 
housing growth the OCP recommends over decades. The facts are that OCP engagement has been lengthy, robust. 
thorough with historic engagement levels, well advertised and open to everyone in a process spanning more than 24 
months. The facts are that the need for housing has never been greater, that adding housing moderately will ease 
alarming rises in costs and keep our tax bases healthy. The facts are that the leaders of delay were actively [nvolved 
in every well-attended engagement roundtable, but their positions represented the sltmmest minority of voices around 
those tables. By far, the vast majority of our citizens, evidenced by years of District engagement, are ready to 
address these critical issues. The facts are that those who demand delay are-by accident or design-supporters of 
soaring house prices, massive profits, opaque investment property ownership and the disappearance of our middle 
class family demographic and decline of our businesses desperate for staff. Our government must not allow a small 
group of naysayers to force on an entire community their idea of a future emptied of vision, families. shelter, mobility 
or fiscal responsibility. 
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We urge you to continue to stand firm on the resolution you passed last month not to delay the OCP timetable. We 
urge our Mayor, Council., CEO and Staff to maintain your courage to progress this policy document toward passage­
on schedule, on lime-for the good of West Vancouver and the vast majority of its citizens. If there was ever a need 
for leadership, keepfng our OCP on schedule is that leadershlp issue and the time is now. 

Respectfully, 

Maggie Pappas 

Joined by OCP Focus Group members: 

Christine Banham 
Alan Bardsley 
Rebecca Buchanan 
Jacqui Gtjssen 
Andy Krawczyk 
Charlotte McLaughllin 
Graham Nicholls 
Freda Pagani 
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March 14, 2018 

Mr. David Hawkins, M.Plan., LEED-AP 
Manager, Community Planning & Sustainability 
District of West Vancouver 
750 17111 Street1 
West Vancouver, BC V7V 3T3 

Dear David: 

d ~---
HOLLYBURN 

C:OUNT"Y CLUI 

950 Cross Craek Road, West Vancouver, BC, Canada V7S 2SS 
T 604-922.0161 F 604-922-98 t 1 W HOLL YBURH.ORG 

RECEIVE_D 

MAR l 5 2016 

Plannlng & oevetopment services 

RE: OFFICIAL COMMUNITY PLAN REVIEW - DRAFT 
POLICY REGARDING LAND USE CONTRACTS fLUC'S) 

On behalf of the Hollybum Country Club (HCC), and further to our meetings with yourself and 
Lisa Berg, and related correspondence concemlng the above, we write to provide comment on 
the Draft LUC policy wording for Luc•s. 

The existing HCC LUC was executed between the District and HCC on October 1, 1971, and 
amended September 8, 1983 and November 23, 1990, and provides specific rules for country 
club purposes, building development and site rules and temporary buildings. We are aware that 
on May 29, 2014 the Local Government Act and Community Charter was amended by Bill 17, 
which Included early termination of Land Use Contracts (LUC) as applicable in all BC 
Municipalities, and that the affected LUC lands must be zoned by June 30, 2022, and the LUC 
tenninated by June 30, 2024. A Zoning Amendment is necessary to replace a tennlnated LUC 
and to implement a revised OCP policy. 

We believe that termination of the LUC and rezoning on the Hollybum Country Club site offers 
an opportunity to review and establish new rules for continued evolution of the Club buildings 
and lands, Including the vacant south portion of the site, while meeting future community needs. 

On March 13, 2018 at Its monthly meeting, the HCC Long Range Planning Committee met to 
review and consider the proposed Draft LUC Policy under Section 2.1.21 of the February 13, 
201 B Draft OCP, which states: •create new regulations prior to 2022 that replace expiring Land 
Use Contracts, meet community housing needs, and respond to neighbourhood context and 
character.• 

The HCC's Executive Board Committee adopted the following motion: 

"The Committee supports as drafted, the proposed Draft OCP Policy wording regarding LUC's 
under Section 2.1.21, which states "Create new regulations prior to 2022 that replace expiring 
Land Use Contracts, meet community housing needs, and respond to neighbourhood context 
and character. , ... This motion was duly moved, seconded and adopted by the Committee. 

21 ..••..• 
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Hollyburn Country Club 
letter to the District of West Vancouver 
Re: Draft LUC Policy Wording 
March 14, 2018 

Page 2 

We trust you will advise District staff and Council accordingly, and we rook forward to working 
with you and the community over the coming years to explore and confirm a mutually beneficial 
process, vision and plan for our site. 

Yours truly, 

Ed McLaughlin 
Chief Executive Officer 
Hollybum Country Club 

Roz Seyednejad, 
Chair, 
Hollybum Country Club Long Range Planning Committee 

. . 
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Your Cycling Connection 

604.558.2002 

info@bikehub.ca · 

bikehub.ca 

March 10, 2018 

Mayor. and Council, District of West Vancouver 

RE: Draft OCP Feedback 

Dear Mayor and Council, 

HUB Cycling is a charitable organization working to get more people cycling, more often and making cycling 
safer and better through educ_ation, action and events. More cycling reduces greenhou$e gas emissions. 
relieves traffic congestion and means healthier, happier and more connected communities. 

We have reviewed section 2.4 Mobility and Circulation which covers pages 35 through 38 of the Draft OCP. 
We are pleased with the attention being given to measures to improve and encourage active transportation, 
especially cycling. Nonetheless, we would like to suggest some opportunities for improvement. 
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1. Encouraging walking & cycling 

o HUB has identified a number of gaps in the West Vancouver cycling netwo;rk through its 
UnGapTheMap project. To emphasize the need to address these gaps, it is suggested in sub­
section 2.4.1 to add the wording "address the gaps" in addition to "completing the network". To 
reduce traffic congestion around schools and encourage more active transportation among Q 
students, HUB has a Bike to School program that features bike education and events for community 
schools. For this reason,. we suggest that "including schools" be added to the last line of sub-section 
2.4.1. 

o In sub-section 2.4.2, to emphasize safety for cyclists, we would prefer to see the term "protected 
bike lanesn rather than "dedicated bike lanes". The Transportation Association of Canada (TAC) 
defines a protected bike lane as: "an exclusive on-road bikeway delineated by a vertical barrier 
element or equivalent separation from motor vehicle travel lanes". We also suggest adding to this 
sub-section: "cycle highways" which, at 5-20+ kilometres in length, are a desirable and very safe 
type of protected bike lanes adjacent to major transportation corridors. An example of a shorter­
distance cycle highway is HUB North Shore's vision for a protected two-way cycleway connecting 
Ambleside through Park Royal to the north end of the Lions Gate Bridge. 

o It was good to see "wayfinding features'' mentioned in sub-section 2.4.6, but they are also needed 
along the cycling and pedestrian networks in addition to: ~in and around centres and key 
neighbourhood hubs". 

o We feel that currently there are not enough bike racks in the commercial districts of West 
Vancouver. Additionally, the installation of secure parking facilities, lockers and showers at 
business locations would help encourage more people to cycle. Therefore, we suggest adding the 
following sub-section: "2.4. 7 Expand parking and related destination infrastructure for cyclists". 

2. Supporting transit mobility and regional connections 

o There are some excellent points in this section. We feel that along with the improvements to transit, Q 
whether it be bus, ferry, train, 1rapid transit or gondola, these forms of mass transit need to be able 
to accommodate people and their bicycles. 

81 - 343 Railway St, Vancouver, B.C. V6A 1A4 
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3. Enhancing road network accessibility, safety and efficiency 

o We feel that protected bike lanes are key to making cycling safer and encouraging more people to 
take up cycling for transportation. Therefore, we suggest adding the words "with protected bike 
lanes" to each of the three bullets in sub-section 2.4.12. 

4. Promoting sustainability and innovation 

o We feel that all new developments should include sufficient secure bicycle parking facilities, not just 
for occupants but also for visitors, so suggest adding this provision to sub-section 2.4.23. 

5. MAP 11 ACTIVE TRANSPORTATION 

o Highway 1/99 is a significant route for cyclists through West Vancouver, including Exit Oat 
Horseshoe Bay. Cypress Bowl Road and the lower elevation section of the Capilano Pacific Trail 
are oth~r popular bike routes. Even though they do not belong to. the District, we feel that they 
should somehow be marked on the map. On the District's 2012 Cycling Network Map, green is 
used to mark other jurisdiction routes. We are also wondering about the approximate location of the 
future Spirit Trail between 18111 and 25111 Streets along or close to Marine Drive. Can this be clarified? 

o We are very pleased to see numerous future bike routes on the map and would suggest adding our 
proposed vision for a protected two-way cycleway connecting Ambleside through Park Royal to the 
north end of the Lions Gate Bridge. To be consistent with our recommended addition to the first 
bullet of sub-section 2.4.12, we would like to see a future bike route along the bottom section of 
Cypress Bowl Road connecting the proposed location of Cypress Village to Highway 1. We would 
also like to see the existing improved multi-use path along the lower elevation section of the 
Capilano Pacific Trail extended up to Keith Road to connect to the 3111 Street bike route, so suggest 
adding this improvement as a future bike route. 

o We noted that that there is no future pedestrian/cycling connection shown on the map associated 
with the location of the Low Level Road to bypass the Lions Gate Bridge that is mentioned in sub­
section 2.4.12 and shown as a proposed road on Map 12 Transportation Network. We suggest that 
a future pedestrian/cycling connection at this location be added to Map 11. 

Yours truly, 

Tony Valente, 
Chair, HUB North Shore 
HUB: Your Cycling Connection 
northshore@bjkehub.ca 

Peter Scholefield 
Vice-Chair, HUB North Shore 
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From: 
To: 
Subject: 
Date: 

Ughthcµsi: Park ff?.'2tvalion Society 
OCP B CYl"Yf P!Plect 
Official Community Plan 
March·29-1B 5.09:52 AM 

The Lighthouse Park Preservation Society agrees one hundred percent with the response to the 
following 
IO key points of the Official Community Plan so far received from the community. 

I. Review construction regulations and development controls to minimize the impact of new 
houses 
and enhance protection of creeks, streams, riparian and foreshore habitats. 

2. Use new development to restore the environment and enhance ecosystem services. 

3. Identify and protect environmentally sensitive areas and actively manage natural assets 
in recognition of the ecosystem services they provide. 

4. Maximize upper lands forest protection by creating compact neighbourhoods and 
restricting 
development above 1200 feet. 

5. Seek to acquire new active parks and trails that meet community needs through new 
development. 

6. Acquire strategic lands to enable active management of and access to the waterfront 

7. Apply best practices in managing parks. 

8, Advance climate strategies on land uset buildings1 transportation and waste. 

9. Enhance the foreshore to prevent erosion, preserve habitat and increase resiliency to 
climate change 
impacts. 

I 0. Review policies and regulations to manage potential environmental hazards. 

Our Society believes natural areas must be supported in a way to facilitate their ecological 
integrity. 
Our Society recommends higher funding for Parks to retain well trainedt qualified staff on a 
permanent basis 
to actuaUy ensure the OCP goals are authentically honoured, especially the goals of 
2.7 Parks & Trails "Managing_ our valuable parks system .. 

Best regardst 

Alexandra Mancini 
President 
Lighthouse Park Preservation Society 
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March 3, 2018 

The revised OCP is a huge step forward. As a representative of MyOwnSpace Housing 
Society, I welcome the opportunities that may follow from this point forward for 
affordable housing, especially specialized affordable housing. The work that has been 
done towards the local area plan in the Park Royal area is progressive and much 
needed. 

I am a former Jong time resident of West Vancouver, and continue to reside on the 
North Shore. 

Constance McCormick 
MyOwnSpace Housing Society 
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Development and Inclusion Subcommittee Report: 
District of West Vancouver: OCP Review - Phase 4 uDraft Pia nu 

Report Date: March 29, 2018 

Meeting Date: March 2, 2018 

Meeting Time: 3:30 p.m. 

Meeting Location: DNV - 355 West Queens Road, North Vancouver 

ACDI members in attendance: Shayne DeWildt, Alexis Chicoine, Tom Crawford, Kamelia 
Abadi, Gardiner Dye 

ACDI Staff in attendance: Stina Hanson, Planning Analyst, DWV 

Author of Report: Alexis Chicoine 

Discussion Topic: District of West Vancouver OCP Review - Phase 4 ~Draft Plann 

Part 1: Summary and Background Information on Presented Project 

Project Details: 

The District of West Vancouver is currently reviewing its Official Community Plan. The OCP 
Review is proceeding through two main engagement streams: The first is a high-level review of 
policy chapters and the second is the preparation of more detailed local area plans for key 
centres and corridors including Marine Drive at Taylor Way, Ambleside Town Centre, Cypress 
Village, Horseshoe Bay Village and the Upper Taylor Way Corridor. Components of these two 
engagement streams will be referred to the ACDI separately. 

The Policy Chapter Review process includes four phases: 

COMPLETE COMPLETE COMPLETE ONGOING 

JAN - APR JUUE - SEPT OCT - DEC. FEB . JUNE 2018 

·····) ·····) ·····)® 
The first three Phases are now complete .. Each included a range of engagement opportunities: 
stakeholder meetings, surveys and workbooks, youth events, World Cafes, Ideas Forums, 
Directions Workshops and Pop-Up offices across West Vancouver. The ACDI has previously 
provided input in Phases 2 and 3. 
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Accessibility Components of the Draft OCP: 

The OCP Review does not include a separate chapter or dedicated section regarding 
accessibility, rather accessibility is embedded into each OCP topic arid therefore is referenced 
throughout the Draft OCP. 

Part 2: Recommended Changes and Additions to the Draft Plan by the ACDI: 

In Phase 4 a Draft OCP has been released for public review and comment. The· Development 
and Inclusion subcommittee discussion focused on the draft policies of the three Draft Plan 
chapters with the most references to accessibility: Housing & Neighbourhoods, Transportation 
and Social Well-being. 

Housing & Neighbourhoods: 
Section A.1: Regenerating our neighbourhoods with an estimated 300 - 400 new 
sensitive infill units 

• Need to make sure that any incentives offered to encourage these kinds of new unit 
types (coach houses, and duplexes) do not limit accessibility as given the demographics 
included in the Draft Plan West Vancouver will be in increasing need of accessible units 
provided in a range of housing types; 

• Continue to include information on adaptable design as part of the guidelines for coach 
houses; 

f • Consider variances if required to achieve better accessibility (e.g. to promote single-
\._.. level coach houses). 

0 

Section A.2: Expanding missing middle (e.g. triplex townhouse, mixed-use) options 
with an estimated 300 - 350 new units 

• Need to consider requiring a minimum percentage of accessible townhouses that are 
pre-built to DNV Level 2 and level 3 standards; 

• This should include elevators to remove the burden on persons with disabilities to 
retrofit the units after purchase; 

• Townhouse guidelines need to consider visitability (the ability of anyone to visit these 
units) and the impacts that front stairs and landings have on this. The District has an 
opportunity to set new standards for townhouse development and this should be a key 
component of any townhouse guidelines going forward. 

Section A.3: Respecting character and protecting heritage: 

• Review of regulations for single-family dwellings should be referred to the ACDI for · 
review; 

• Need to make sure that any incentives offered to encourage these kinds of new unit 
types (those encouraged or allowed through Heritage Revitalization Agreements) do not 
limit accessibility as given the demographics included in the Draft Plan West Vancouver 
will be in increasing need of accessible units provided in a range of housing types; 
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Section A.4: Strengthening our centres & corridors through local area plans: 

• The ACDI looks forward to being consulted on the remaining Local Area Plans for 
Ambleside, the Taylor Way Corridor and Horseshoe Bay. 

Section A.5: Advancing housing affordability1 accessibility and sustainability: 

• Support for provisions that support current renters including the prohibition of 
stratification of rental buildings with more than four units and encouraging tenant 
assistance for renters when displaced through the redevelopment of rental apartments; 

• Secured market and non-market rental housing units should also include accessible 
units for persons with disabilities; 

• Support for provisions that support new market and non-market rental, seniors and 
supportive housing units, however; · 

o Reducing off-street parking requirements should only apply to non-accessible 
parking stalls. Rental buildings should contain the number of accessible stalls 
that would be required had all parking been constructed 

• Support for increasing the minimum provision of accessible and adaptable units; 
• Housing developed on surplus District-owned land should include accessible units for 

persons with disabilities. 

Transportation: 
Section C1: Encouraging walking & cycling: 
• Improvements to the pedestrian network must also consider accessibility; 
• New Urban Connector Trails should be accessible for those using mobility aides and 

feature signage and wayfinding that is appropriate for those with low-vision or vision 
loss (including tactile walking surface indicators) where appropriate. 

Section C2: Supporting transit mobility and regional connections: 
• Support for partnerships with Translink to improve public transit service across the 

District of West Vancouver. 

Section C3: Enhancing road network accessibility, safety and efficiency: 
• Support for policy "2.4.14 - Incorporate universal access design principles in sidewalks, 

pathways, transit and road improvement projects for pedestrians and cyclists of all 
ages and abilities'' this should include: 

o Translinks Universal Accessible Bus Stop Design; 
o Accessible Pedestrian Signals; 
o Tactile walking surface indicators; 
o the City of Vancouver standard for curb-cuts and letdowns 

• Parking management strategies should not include any reduction in the number of 
accessible parking spaces. 
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Social Well-being: 
Section E.1: Supporting Demographic Diversity: 
• Policy 2.8.2 should be changed to read ulncorporate universal accessibility design in 

public space, public facilities and programs to allow barrier-free access, inclusive of 
users of all ages and abilities"; 

• Policy 2.8.4 should be changed to read "Provide services, programs and facilities that 
are inclusive of and encourage seniors and people with disabilities to function in a 
barrier-free environment"; 

Section E.2: Enhancing public facilities and spaces: 
• Need to ensure new civic facilities or facilities where civic services are being provided 

are accessible, which includes having an adequate number of designated accessible 
parking spaces. 

Motion: 
ACDI appreciates the opportunity to provide input on the District of West Vancouver's Draft 
Official Community Plan during Phase 4 of the OCP Policy Chapter Review. The above 
Development and Inclusion subcommittee report dated March 29, 2018 includes 
recommended changes and additions to the Draft Plan as part of Phase 4 consultation. The 
ACDI looks forward to seeing the Proposed Plan and participating in the final consultation on 
the Official Community Plan this spring. 
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Mayor and Councilors 
District of West Vancouver 

Dear Mayor and Councilors: 

March 23, 2018 

RE: NSCR Support for the District's Draft Official Community Plan 

0 

North Shore Community Resources (NSCR) is pleased to provide this submission in response to Q 
the District of West Vancouver's (the "Districn Draft Official Community Plan (the "Draft Plan"). 

NSCR congratulates the District for bringing forward this tmportant and critical blueprint for the 
District's future. We are strongly supportive of the Draft Plan. Our comments will focus on the 
Social Well-Being and Transportation aspects of the Draft Plan. Please note that NSCR's· 
Community Housing Action Committee will provide a separate submission focused on Housing 
and Neighbourhoods. 

Before we provide specific comments, we would like to emphasize the importance of the vision set 
out in the Draft Plan: "to build upon our extraordinary assets to become a more complete, 
connected and inclusive community with diverse housing, a vibrant economy, and outstanding 
amenities so that we can ensure our social, economic and environmental sustainability.n 

This vision is important to reflect upon when considered in the context of some of the District 
trends outlined in the Draft Plan. As with all municipalities in Metro Vancouver, the District is 
expected 'to experience population growth in the coming years though at a slower rate compared 
to other Metro Vancouver municipalities. That said, as you know. the District's population 
decreased by 0.05% from 2011 to 2016. a strong cautionary note for the future. 

Capilano Mall - Suite 201- 935 Marine Drive, North Vancouver, BC V7P 1S3 
Tel: (604) 985-7138 Fax: (604) 985-0645 www.nscr.bc.ca 
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As noted in the Draft Plan, this loss of population is due in part to an aging population. Current 
trends suggest that over half the population of the District will be over 55 by 2041. 

Concomitant with an increasingly older population, the District is shrinking in a critical age 
· category: younger adults and families. According to 2016 Census data, the District lost 455 
people aged 30-44, a reduction of 8.3%. This is a key demographic that is required to sustain the 
community's vitality. In the view of NSCR, this trend will result in an unsustainable community that 
will not achieve the vision as stated above. The loss of younger generations will have a profoundly 
negative impact on the economic and social sustainability of the Di_strict. 

To address the District's future and advance the District's vision, the Draft Plan must address and . . 
respond to these trends. We believe that the Draft Plan includes important strategies to address 
these negative trends. 

NSCR would also like to recognize the robust and thorough community engagement process that 
has been undertaken by the District in the development of the Draft Plan. NSCR has participated 
in the process and can speak to the strength of the process. Whatever one's views of the Draft 
Plan, it is clear that the community has had ample opportunity to provide meaningful input into the 
Draft Plan. In NSCR's own experience of the process, we have personally witnessed, with some 
llmited exceptions, there has been overwhelming support for strategies and actions that address 
the urgent needs with respect to housing diversity and "attainability", local economy, 
transportation, the environment and social well-being so that younger families can remain in or 
move to the District while allowing older residents to continue to live in the municipality they call 
home. 

Comments Regarding Social We/I-Being 

We support the strategies outlined In the Draft Plan. We reiterate though that a critical social 
determinant of health and well-being is housing. Thus, if the District is seeking to maintain and 
enhance social and community well-being, a key driver will be the Draft Plan successfully 
achieving enhancements in housing diversity across the housing spectrum including 
"affordability". 

We have several recommendations. First, we recommend including specific reference to 
Increasing uchild care spaces". Accessible and affordable child care is very important to young 
families. The District can play an Important role in ensuring new development Includes adequate 
and appropriate child care space. 

Second, taking into account the demographic shift to an aging community, there is an incredible 
opportunity to develop more intergenerational social programming and housing that would move Q toward the District's vision in the Plan. Bringing together younger and older generations in social 
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and living space, when done appropriately, provides real community benefits by building social Q 
cohesion, trust and reciprocity while diminishing seniors' social isolation. For example, NSCR 
organizes intergenerational Mother Goose events where parents with young infants come 
together to sing and play in the context of seniors' residences such that seniors can participate In 
the workshop. Through observation and participant feedback, these sessions are very valuable· for 
enhancing social connections, reducing seniors' isolation and improving general social well-being 
while providing young families with tangible connections to older generations. 

An intergenerational approach will enhance the Draft Plan's vision of creating a "complete, 
connected and inclusive" community. 

. . 
Third, we note the District is unique in being neighbours in such close proximity with the Squamish 
Nation. This presents an Incredible opportunity for the District and its residents both in terms of 
learning from and developing positive relationships with the Squamish Nation and It members. 
This relationshrp Is an important opportunity to develop the cultural assets of the community as 
well as potentially positively impact housing diversity and affordability. Forging stronger 
relationships with the Squamish Nation merits inclusion in the Draft Plan. 

Finally, as with CHAC's comments on the Housing section of the Draft Plan. we recommend that 
Draft Plan specify that the District develop a Social Well-Being Action Plan to identify specific 
strategies and actions to implement the higher level goals of the Draft Plan in a timely manner. Q 
Comments Regarding Transportation 

NSCR also supports the Draft Plan with respect to strategies related to Transportation. The 
growing challenge of the District in the context of the current reality is that the people who work 
{ and Increasingly go to school) in West Vancouver typically do not live in District. And the people 
who live in the District do not typically work in the District. This provides growing pressure on the 
District's transportation infrastructure and systems. The solutions to this challenge are of course 
as much to do with importance of local economic development and housing diversity and 
affordability (or "attainability") as they have to do with transportation infrastructure ahd systems. 
As such. NSCR supports the Draft Plan's emphasis on the importance of transportation strategies 
that build meaningful and efficient modes of transportation that reduce reliance on automobiles 
while recognizing that cars will of course remain part of the transportation system. This emphasis 
should also influence decision making on areas of the Draft Plan including housing (e.g. reducing 
requirements for parking spacing in residential development). Local Economy (moving people and 
goods efficiently) and Parks and Environment (how to access nature using a mode of 
transportation other than an automobile). 

We have one recommendation. The Draft Plan should include and prioritize the creation of a 
District wide Transportation Action Plan, subsequent to the approval of the Draft Plan, which 
would include specific actions and targets to achieve the Draft Plan's overarching strategies. 
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In conclusion, we again congratulate the District of West Vancouver on its Draft Official 
Community Plan. It will be an important framework for District Council and staff to make decisions 
regarding community development in the future. It represents a long and thoughtful conversation 
with the community about how best the District will positively evolve into the future. We commend 
you for demonstrating the leade'rship required to present this Draft Plan to the community. 

We look forward to your continued leadership by approving this new Official Community Plan 
during your current term in elected office. 

Executive Director 

Cc: David Hawkins. Manager of Community Planning 
Don Peters, Chair. Community Housing Action Committee 

North Shore Community Resources' (NSCR) mission is to design and deliver programs and 
services that enhance well-being, social connections, empowerment and community participation. 
Our vision is a thriving North Shore community. For more information about our organization, 
please see our Annual Report: http://www.nscr.bc.ca/pdf/NSCR annual%20 re.nort 2017.pdf 

Contact Murray Mallard, Executive Director 
604-982-3305 / murray.moUard@nscr.be.c,e 
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NORTH 
SHORE 
DISABILITY 
RESOURCE 
CENTRE 

Stina Hanson MUP, MFA 
Planning Analyst I District of West Vancouver 
Municipal Hall 
750 17th Street 
West Vancouver BC V7V 3T3 

Dear Stina: 

3158 Mountain Highway 
North Vancouver 
British Columbia V7K 2H5 
Telephone 604·985·5371 
Facsimile 604·9B5·7594 
E-mail: nsdrc@nsdrc.org 
Web Site: www.nsdrc.org 

February 27, 2018 

NSDRC Response to District of West Vancouver Draft Official Community Plan 

The North Shore Disability Resource Centre (NSDRC) Association was established in 
1976 by parents, professionals and advocates to ensure that people with disabilities could 
live comfortably in their communities. Since that time, the NSORC has continued to 
expand both its mandate and services. We continue to work to ensure that people with 

0 

disabilities have the opportunity to participate actively as contributing members of a Q 
community that is free of physical, financial, and attitudinal barriers. 

The NSDRC serves almost 2,000 Infants, children, youth, adults and seniors with 
disabilities each year, as well as their families. We make every effort to ensure that their 
voices are heard, and that they are supported to participate in their community as fully and 
independently as possible. 

Our general response to the draft report is very positive as we support many of the ideas 
documented in the plan. Our main areas of interest in the draft OCP report include 
housing, accessibility and diversity. 

We have owned and operated a fully accessible group home on Gordon Avenue in West 
Vancouver since 1982. The house is home to 4 residents living with various disabilities. 
They pay rent geared to income levels in order to make the home affordable to them. This 
rent Is well below market rents which creates financial challenges for us. 

Vancouver Coastal Health provides funding to cover the costs of employees who provide 
minimal supports to the residents. Residents are otherwise independent in the community. 

BC Housing has provided facility costs, Including property taxes, rent subsidies, 
replacement reserves and other capital costs. This agreement expires in September of 
2018 after which no facility costs or rent subsidies will be paid. With the expiration of the 
BC Housing Operating Agreement and without the exemption of the property taxes, the 
home becomes less and less financially sustainabre. 

Working for a communlry for all 
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i\lSDRC Response to District of West Vi:lncouver Draft Official Community Plan 

We are therefore very supportive of the Idea in Section 2.9.10 of the report which 
suggests·· ... permissive tax exemptions to encourage long~term sustainable operation of 
community organizations that support West Vancouver residents. ·· We believe that tax 
exemptions recognize the unique contributions of community resources such as Gordon 
House and provide the financial flexibility that is crucial for sustained operations. 

. ' 

Section 2.1 Existing Neighbourhoods, touches on many areas important to us including 
enhancing affordability, accessibility and sustainability. In general, we support efforts to 
develop affordable housing across the North Shore. People with disabilities and their 
families are faced with a housing crisis, as there are few places to live. We also employ 
over 200 people and face the challenges of many employers of retaining employees due 
to the high cost of living especially in West Vancouver. 

Allowing coach houses and suites on the same property makes sense to us. 

Section 2.1.18 and 19 on maintaining existing supportive housing and increasing 
affordable and adaptable units is an idea we fully support. 

Promoting employment initiatives and efforts to improve the safety and accessibility of 
transportation networks is also important to us. 

Section 2.8 Access and Inclusion touches on our core mission and values of working for a 
community for all and valuing inclusion. 

Overall we are quite pleased with the report and applaud the District for taking the initiative 
to update the OCP; a significant undertaking. 

We would be very happy to discuss the draft OCP in more detail if you would like more 
direct feedback on our agency and the impact of the proposed OCP on us. 

i, 
~ rliz Barnett, Executive Director, 

CC: NSDRC Board of Directors 

\\s1 .nsdrc.local\data\GFS\2017·201B\07Community & Advocacy\07-04 Munlclpal\NSDRC Response to OWV Draft 
OCP.docx Page 2 of 2 
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Locinne WalJace, North Shore Heritage Preseivation Society 

This ts shared feedback from the North Shore Heritage Preservation Society. In regards to the 
OCP's Section 2.1.8 Respecting Character and Protecting Heritage, we would like to forward 
several suggestions: 

1) Expedite the Heritage Advisory Committee. We are happy Council and Municipal 
Hall are in support of this. 

2) Development permits for the retention of heritage p.roperties need to be approved 
more quickly. Time is a financial resource for a property owner to consider 
retention vs demolition. 

3) Provide financial tax incentives for retention of heritage properties (exemptions 
for a portion of property taxes or waive other municipal fees, such as 
development permit fees) 

4) Provide technical advice for property owners to consider retention of heritage 
resources. 
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From: 
To: 
Subject: 
Date: 

David Hawkins 
Stina Hanson; Maeve Bennlngham: Winnie Yip 
FW: Feedback on the OCP dra~ from the Old-Growth Conservancy Society (OGCS) 
Aprll-03·18 7:50:10 AM 

From: Mike Fillipoff 
Sent: March-29-18 9:10 AM 

Subject: Feedback on the OCP draft from the Old-Growth Conservancy Society (OGCS} 

March 29, 2018 
Dear David and Jim 
The Board of Directors of the Old-Growth Conservancy Society (OGCS) requests that the 
following be added to Section D new section iv under the title of Old-growth Forested Areas: 
QUOTE 
Old-Growth Forested Areas 

Protect all remaining old-growth forests in West Vancouver under municipal control by: 

• Identifying the locations of the old-growth tree stands including remnants within 
younger stands 

• Prohibiting the cutting of or damage to old-growth trees under municipal control. 
Any exceptions would require public consultation with specific approval by WV 
Council 

• Preventing any development or activity that may damage the ecological integrity 
of remaining old-growth stands. Any exceptions would require public 
consultation with specific approval by WV Council 

The maintenance and care of the forest resources in West Vancouver on public lands including 
old-growth forests and trees is of paramount importance to the community. The longer-term 
actions to execute this include the following: 

UNQUOTE 

• Encourage and support the continuation of the stewardship groups involved in 
the preservation of the old-growth forests and trees 

• Educate the public in appreciating and preserving this vital resource 

• Provide permanent protection of the old-growth forests in the District of West 
Vancouver by including them in the future dedicated parks in the Upper lands 

• Encourage the education of the public regarding the environment, forests, old­
growth forests and their role in maintaining quality of life and mitigating climate 
change 

The above is sent on behalf of the OGCS Board of Directors. 
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Mike Fillipoff, Board Member 
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From: 
To: 
Subject: 
Date: 

Jonathan LLOYD 
ocp Rev/ew omfect 
Feedback to OCP 
March-16-1B 2:57:16 PM 

------------------------------------
From: Canon Jonathan LLoyd, Rector of St Stephen Anglican Church (and resident of West 
Vancouver) · 

The Anglican Church of St Stephen started in 1913 and we therefore have over I 00 years of 
history as a community of people and as a community-hub building (in two different 
buildings) serving the people of West Vancouver. Much has changed in our local community 
in the years from 1913 to 2018, as well as in the world (including two World Wars) and it is 
good to ponder what changes challenge us now and in the future and to be engaged in these 
important debates and conversations. The members of St Stephen's Church and other local 
churches are active residents of West Vancouver and stand ready to take part in building 
vision and supporting plans that benefit the whole community. 

As Rector, I welcome the OCP and thank West Vancouver Disrict for its bold vision and plan 
for the coming decades. As a Christian leader, I welcome the emphasis in the OCP on social 
wellbeing, housing, sustainability and climate change. The needs for our local community to 
be a balanced, thriving, dynamic, and fair society are rooted in our Christian tradition. 
Spiritual wellbeing is related to our local environment. As people of faith we are called to 
work for a society in which there is balance, harmony, beauty, and opportunity for all. It is a 
concern to me that many people cannot find affordable homes to live in, whilst so many 
properties are empty or under.used. Action is needed now, in my view, to stop the population 
reduction and to find a future that brings sustainability. 

I am pleased that the OCB ackowledges the importance of our local churches as 
neighbourhood-hubs, and it is important to note that our churches are not only for the 
'religious' but are used by a wide range of people across West Vancouver- for Children's Day 
Care, music and community choirs, health and wellbeing classes, voluntary organisations such 
as Scouts and AA. We also support homeless people, and those in distress from all walks of 
life whio may fall through the net of other helping agencies. 

We are ready to explore possible partnerships and synergies (as suggested in 2.1.6) and to play 
an active part in the future health and balance of the wider community of West Vancouver. 

Thank you. 

Canon Jonathan LLoyd 

Rector, St Stephen's Anglican Church 
West Vancouver, British Columbia, Canada 

Tel: 604 926 4381 
www.ststephenscfwrro&1 
www.xallkmnc~rJm~;I jean.ca 
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March 21, 2018 

Jim Bailey 
Director of Planning & Oe\/eropment Services 
District of West Vancouver 
75017th St . 
West Vancouver, BC V7V 3T3 

Dear Mr. Balley: 

TransUnk 
400 • 287 Nelsen's Court 
New Westmlmler, BC V3L OE7 
Cima da 
Tel 778 .US 7500 
ttanslink ca 

South Co~st British Columbia 
Transportation Authority 

RE: The District of West Vancouver's Official Communlty Plan: Part One Higher-Level 
Objectives and Policies 

Thank you for the opportunity to provide input on the draft District of West Vancouver Official 
Community Plan (OCP). We have reviewed the plan materials dated February 18., 2018, and our 
comments are based on: 

• Our legislated mandate in the South Coast British Columbia Transportation Act to review 
Official Community Plan updates fo r implications to the regional transportation network, 

• Our legislated mandate to support Metro Vancouver's Bggionat Growth Strateqy (RGS) .• 
• Our Re,gional Transe,ortotlon Stroteqv {RTS) direction to work with partner agencres to 

align transportation and land use. 

The District's draft OCP Is a strong and clear document that supports overall the alignment of land 
use and transportation in a way that will help to advance the goals of the Regional Transportation 
Strategy. We believe the positive outcomes for the regional transportation system can be further 
strengthened in the key ways discussed befow, both in terms of land use and transportation 
alignment and regional goods movement. 

Land Use and Transport Integration 
Translink supports the policy direction in the draft OCP to focus growth in the Ambleside Town 
Centre (the RGS designated Municipal Town Centre) and the Marine Drive Local Area, given 
existing Frequent Transit Network level of service along Marine Drive as well as the Marine-Main 
8-Llne that will be Implemented in 2019. The intensification of growth In these areas will help to 
advance the goals of the RTS and RGS, and aligns with the recently completely Marine-Ma;n 
Frequent Transit Corridor Study. 

In terms of housing diversity within these growth areas, we suggest including specific policy within 
the local area p,ans to secure affordable housing options close to transit, given confirmation from 
Metro Vancouver's recently completed Transit-Oriented Affordable Housing Studv that people 
living in renter households are more likely to use transit. 
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Jim Balley 
March 21, 2018 
RE: The District of West Vancouver's Official Community Plan: Part One Higher-Level Objectives 

and Policies 

We also suggest these housing policies respond to Metro Vancouver's Regional Affordable 
Housing Strategy which lays out specific municipal actions for housing affordability. 

Translink acknowledges the draft OCP's objective to concentrate development around Cypress 
Village and Cypress West. From a transit perspective however, we reiterate our previous 
comments (see attached May 12, 2016 correspondence) regarding the focusing of growth at 
Cypress Village, and expectations around future transit service. The Cypress Village and Cypress 
West neighbourhoods are not located along a reasonably direct corridor connecting other transit 
destinations, one of the key principles of the Transit-Oriented Communities Design Guidelines. 
,:hey are also not located In or near a designated Urban Centre or i:llong the Frequent Transit 
Network (FTN). Given their location, it would be difficult to serve these proposed neighbourhoods 
cost effectively, particularly with more than a basic level of service. 

Goods Movement and the Major Road Network 
Transllnk supports the OCP's direction to facilitate effective and efficient goods movement within 
the transportation network, and to support walking and cycling. Noting several policies that 
provide road space reallocation and infrastructure improvement to support the pedestrian and 
cycling network, we suggest the addition of wording in the OCP to clarify that TransUnk has a 
statutory role to approve actions that: 

i. Reduce the people moving capacity of the Major Road Network {MRN); and/or 
Ii. Prohibit the movement of trucks on any road {except for provincial highways); regardless 

of whether or not that road Is part of the MRN. 

For any changes that might affect the MRN and/or truck movements, Transllnk staff are able to 
work with District staff to review any such proposals (lncludi_ng, but not limited to, lane reductions, 
traffic and pedestrian signalization, traffic calming etc.) and to work towards achieving a mutually 
supported outcome. 

We have attached to this letter further details on the above Items, as well as additional comments 
on the draft OCP. Thank you again for this opportunity to provide Input into the District's draft 
OCP update, and we look forward to remaining involved as the plan evolves. If you wish to discuss 
the comments further, please contact Joanna Brownell, Manager, Partner Planning, at 778 375 
7863 or ioanna.brownell@transHnk.ca. · 

Sincerely, 

- ~ 

Sarah Ross 
Director, System Planning 

cc James Stiver, Manager, Growth Management and Transportation, Metro Vancouver 

Page 2 of 2 
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Jim Bailey 
March 21, 2018 
RE: The District of West Vancouve{s Official Community Plan; Part One Higher•Level Objectives 

and Policies 

Additional Detailed Comments on the Draft Official Community Plan 

As noted above, Trans link sees the overall direction of the draft OCP as advancing the goals of the 
Regional Transportation Strategy. We acknowledge the efforts to encourage housing diversity and 
locate multifamily housing close to translt as outlined in Section 2.1. We have highlighted below a 
few key areas for further comment and suggested changes. 

2.1 Existing Neighbourhoods 

1. Consider including language about strengthening last mile connections (cycting and 
pedestrian improvements) to existing transit service for those neighbourhoods located at 
a distance from the Frequent Transit Network. 

2. Map 2 on page 18: Please clarify what is meant by Marine Drive HTransit Corridor'', noting 
that none ofTransllnk's plans Identify frequent transit on Marine west of Oundarave. 

3. Translink acknowledges the linkages made between proposed growth, the Frequent 
Transit Network and Municipal Town Centres. To further strengthen this connection, we 
suggest considering the additional focus of development within 400·800 metres of future 
B-Line stops. 

4. Consider including specific po,lcy in the local area plans to secure affordable housing and 
diversity of housing tenure close to transit, In particular future B·Llne stops, and to 
respond to suggested actions outlined In Metro Vancouver's Regional A/fordable Housing 
Strategy (RAHS). Municipal actions outlined in the RAHS include: 

• Goal 2j: establlshlng bedroom mix objectives in new condominiums and purpose built 
rental housing. 

• Goal 3q: allocating housing reserve fund to affordable housins projects based on 
clearly articulated and communicated policies. 

• Goal 4g; establishing transit-oriented lncluslonary housing targets for purpose built 
rental and affordable housing within 800 metres of new or existing rapid transit 
stations and 400 metres of frequent bus corridors that are anticipated to 
accommodate enhanced residential growth (paraphrased}. 

2.4 Mobility and Circulation 

Encouraging walking and cycling 

1. Consider strengthening cycling related language to Identify that cycling facilities should be 
comfortable for all or most people. Such facilities may be eligible for various TransUnk cost­
share funding programs. 

2. As previously noted, TransLink has a statutory role to approve actions that: 

• Reduce the people moving capacity of the Major Road Network (MRN); and/or 
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• Prohibit the movement of trucks on any road (except for provincial highways); regardless 

of whether or not that road is part of the MRN. 

Supporting transit mobility and regional connections 

' ' 
1. Consider Including language that emphasizes the critical role of transit along Marine Drive, 

and reallocating road space for transit priority, particularly In reference to the future Marine­
Main B-line service. 

2. Consider including language about investment in pedestrian connections to and from future B­

line stops, and supportive TOM and parking policies around B-Llne stops to encourage transit 
ridership. 

3. We look forward to continued work together on upcoming transit improvements. Phase One 

of the 10-Year Vision (2017-2019) includes the following transit improvements for the District 

of West Vancouver and surrounding North Shore: 

a) Bus improvements: 

• In 2018 service is planned to be increased on the 229. 

• In 2019 a B-Llne is planned to be implemented along Marine Drive/Main corridor. 

b) SeaBus improvements: 

• In 2019, with a new Sea Bus vessel, service is planned to be Increased to every 10 

minutes during the peak. 

c) Facilities improvements: 

• In 2019, upgrades to Phibbs Exchange and Lonsdale Quay Bus Exchange will complete. 

The upgrades will result In improved customer experience, transit efficiency and 

safety, and better Integration with the surrounding neighbourhood. 

4. Note that walking and cycling Initiatives could potentially be proposed as candidates for 

Translink various cost-share funding programs. 
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. May 12, 2016 

David Hawkins 
Manager, Community Planning 
District or West Vancouver 
7 50 17th Street 
West Vancouver, BC 
V7V3T3 

Email: dhawklns@westvancouver.ca 

Dear Mr. Hawkins, 

Re: Cypress Village 

Transllnlc 
400 • 287 N~lson's Court 
New Westminster, BC V3L 0:7 
Canada 
Tel 778.375.7500 
iranslinlc ca 

Scuth Coan BrltiSh Columbia 
Trilrnportation Authority 

We understand that British Pacific Properties is In the early stages of preparing a development 
application for Cypress Village in the District of West Vancouver's Upper Lands, and that there is 
interest from the District, the developer and members of the public about the potential for transit 
service to this proposed community. 

In previous communication with British Pacific Properties and the District-including a meeting on 
September 25, 2015, email correspondence on November 26, 2015 and a subsequent phone 
call-Transllnk responded to inquiries about the potential for transit on this site. This letter is 
Intended to provide additional clarity from Translink and to inform the upcoming public events 
being held by the developer. 

Based on our understanding of the characteristics of the proposed Cypress Village, transit service 
to this area Is not likely in the foreseeable future, because of the following: 

• TransLlnk currently has no funding for service expansion; 
• ff and when funding Is available, e>Cpansion priorities for transit have been identified in 

the North Shore Area Transit Plan and tile Mayors' Council Transportation and Transit 
Plan, which do not identify Cypress Village as an area for new or improved service. 

The following are considerations for inclusion In future Translink plans: 
• It would be difficult to serve this area cost•effectlvely because it is located away from 

existing services and activity centres and ls not on the way to a transit-oriented 
destination; 

• It ts not located In an identified Urban Centre or Frequent Transit Development Area, and 
it Is not on the Frequent Transit Network; and 

• The characteristics of the proposed Cypress Village, as we understand themt indicate this 
area could warrant basic service (every 30-60 minutes)-subject to prioritization in a plan 
and funding. 

As further background, I have provided additional information below regarding considerations for 
transit service declslons: 

0 

0 

0 



0 

C 

District of West Vancouver 
Moyl2, 2016 
Page 2 of 3 

Alignment with Plans 
Decisions on transit service Investments consider needs across the region. As funding allows and 
demand warrants, Translink staff looks for opportunities to make improvements and implement 
plans. A key Input are Transllnk's Area Transportation Plans (ATPs), which identify investment 
needs within each part of the region, including the North Shore Area Transit Plan. These needs 
are then prioritized in a regional plan that balances needs across the region such as the Mayors' 
Council Transportation and Transit Plan, which Identifies regional priorities for service expansion 
over the next ten years. 

Translink supports the alignment of land use and transportation infrastructure, which includes 
concentrating growth in Metro Vancouver's designated Urban Centres and Frequent Transit 
Development Areas, Identified in the Regional Growth Strategy, and along Translink's existing 
Frequent Transit Network (FTN). Development along the FTN is supported by frequent transit 
service (every 15 minutes or better). 

Consistency with Guldellnes 
Transllnk regularly monitors the network to identify new and emerging needs based on 
established guidelines. 

The design of a neighbourhood Influences how well transit Is used and how much transit service 
can be provided in a cost-effective manner. Transllnk's Transit-Oriented Communities Design 
Guidelines highlight the attributes of community design that support walking, cycling and transit 
using the 'Six Ds': Destinations, Distance, Design, Density, Diversity, Demand Management. Note 
that: 

• The 'Six Os' are stated In order of permanency, as some aspects of the built form-such as 
location and street network-become very difficult to change over the long term. 

• 'Destinations' is the most important of the 'Six Ds' and it is particularly relevant to Cypress 
Village, given its location. It includes coordinating land use and transportation so that 
destinations are 'on the way' to other destinations, making them easier to serve cost­
effectively. 

• No single measure ls effective In isolation and for a community to be considered transit­
oriented, it would ideally be consistent with the attributes of all the 'Six Ds'. 

• There are no thresholds for the 'Six Os' that-once achieved-would automatically 
produce certain travel outcomes. Instead, they work together to support higher levels of 
service. 

In addition, Translink has Transit Service Guidelines (TSGs) that outline the quality and performance 
expectations of the transit services provided to inform network planning and management 
decisions. The TSGs are currently being updated with anticipated completion in fall, 2016. 

Given tha·t Translink's existing plans do not prioritize a service to the proposed Cypress Village, 
British Pacific Properties could consider applying to Transllnk to operate an Independent Translt 
Services (ITS), which can improve transportation options for markets or areas in Metro Vancouver 
that are not served by Translink's e>elsting transit network. Transllnk has an ITS Policy to ensure 
the Identification, evaluation and approval of such services are done In a consistent and 
transparent way. 
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District of West Vancouver 
Mav 1.Z, ZOlfi 
Page 3 of 3 

Thank you for your consideration of the above. We request that vou provide a copy of thls letter 
to British Pacific Properties and woutd be happy to meet to discuss it In more detail. We look 
forward to remaining Involved In these discussions as the proposal evolves. 

Sincerely, 

~ -
Sarah Ross 
Manager, Partner Consultatfon 

cc Margaret W.ttgens, Director, System Planning & Consultation 
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Vancouver - ___.... 
Coas ta LHealth 

March ·22, 2018 

Mr. David Hawkins 
Manager of Community Planning & Sustainability 
Planning & Development Services 
District of West Vancouver 
750 17th St, West Vancouver, BC V7V 3T3 

Via email: dhawkins@westvancouver.ca 

Dear Mr. Hawkins, 

Office of the Medical Health Officer 
Vancouver Coastal Health - North Shore 

5th Floor, 132 West Esplanade Ave. 
North Vancouver, BC V7M 1A2 

Telephone: 604-983-6701 
Facsimile: 604-983-6839 

RE: District of West Vancouver Official Community Plan: Part One (2017-18 OCP Review) 

Healthy communities are places that are safe, contribute to a high quality of life, provide a strong 
sense of belonging and identity, and offer access to a wide range of health-promoting amenities, 
infrastructure, and opportunities for all residents. Official Community Plans (OCPs) provide local 
governments with the opportunity to establish a vision and plan for a healthy community. 

Vancouver Coastal Health (VCH) would like to thank you for the opportunity to review the District of 
West Vancouver Official Community Plan: Part One, dated February 13, 2018. 

The document was reviewed by the Medical Health Officer, North Shore Population Health, Health 
Protection, and the Healthy Built Environment Team. Please accept the following comments for 
your consideration: 

The draft OCP is comprehensive and has highlighted many areas of the built environment and 
social determinants of health that are known to be linked to health outcomes. The OCP is relevant 
to the changing needs of the District and incorporates a number of policies that aim to help the 
community respond to these changes. 

Complete, Compact, Connected, Mixed Use Neighbourhoods 
Mixed land use helps create environments that encourage physical activity, reduce vehicle use, and 
positively influence overall health and mobility1

• The draft OCP mentions the creation of local area 
plans that have mixtures of buildings, uses, and housing types, and emphasizes the need to 
provide connections to the existing active transportation networks. The creation of full and complete 
transportation networks that enable individuals to get to places of interest is essential for 
encouraging the use of active modes of transportation, as well as to enable individuals to connect 
with their neighbours and the environment around them. 

Housing 
The draft OCP has strategically focused on the need for affordable and diverse housing options to 
meet the changing demographics of the District. Healthy housing includes providing affordable 
homes that provide sheller, are free of hazards. and enable residents to engage in activities that 
support health 1. The draft OCP has provided sections specific to provision of rental housing and 
housing that looks to meet the changing housing needs of persons aged 65 and older. The draft 
OCP has also stated policies that may help address housing affordability such as provision of a 
range of unit sizes and specific emphasis on providing "missing middle~ housing options to alleviate 

1 Prcvtncl .. d Uulth Strvlcirs Authgrlty (' HSA> ~2014, October) Ht>ahhy BuJt En..-lronment Unk;11e1 A Joorklt for D~slan, Pl~nnln1, Hulth (Rep). Retrieved hlnuuy 09, 20tl!I, from 
Provine~! He.al1h Sen,lc111 Au1horlty IPHSA) website tMritlbr:er f;ei:T WJi:?rumrcnlin,.11.tJt'Nl'~,cnltp¢pctl§ ,ra,t ty1 P!# 
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the costs for the significant proportion of households spending more than 30% of their income on 
housing 2. The draft OCP works towards creating neighbourhoods that support aging in place and 
providing individuals with the opportunity to access amenities through modes of active 
transportation. The OCP could strengthen its policies around the creation of neighbourhood hubs to 
ensure healthy and efficient land use by providing a stronger connectfon between housing, 
commercial opportunities and existing transportation networks to provide a variety of options for 
residents to travel to, from. and within neighbourhoods. 

Transportation 
The health benefits of active transportation (walking, cycling , and use of public t ransit) include 
fmproved mental and physical health1

• The draft OCP identifies several opportunities to improve the 
streetscape, complete pedestrian and cycling networks to encourage physical activity and active 
transportation, and work with a variety of agencies to develop alternative transportation options in 
the Dfstrict. However, active transportation policies could also be embedded throughout the 
document - for example, by including an active transportation lens in the Local Economy section. A 
stronger accessibility lens could also be applied to the Mobility and Circulation seclfon to ensure 
that the needs of the young, frail , elderly, dementia, special needs, and others with physical, visual, 
hearing, and cognitive impairments are me( A focus on programs or enhancement of routes to 
provide safe routes to destinations could help enhance this section. 

Social Connections and Place-making 
Social connections have great impacts on individuals' mental and physical health, adoption of 
health behaviours, and risk of death3

• The draft OCP provides some opportunities for the creation 
of open or public space in key locations, and the discussion of neighbourhood hubs. However, the 
benefits of public spaces - such as providing space to congregate and connect with others - could 
be articulated more explicitly throughout the document, particularly when mentioning features that 
serve the local community and development of neighbourhoods and corridors. Opportunities exist in 
the development of local area plans, enabling the opportunlty to speak to enhance the sense of 
community and belonging throughout the District. The OCP can leverage the opportunity to foster 
social connections through place-making in the public realm, recognizing that this benefits not only 
visitors and tourist to the area, but also residents. 

Demographic Trends 
The OCP has considered the resident and projected populations and what can be done to better 
accommodate their needs, particularly with respect to housing. However, the title "Aging 
population" does not adequately convey the demographic trend facing the District. It implfes the 
solution is to focus on seniors when that might actually worsen the situation. A better title would be 
"Aging population and loss of young families'' as the solution will involves improving affordability 
and living conditions for young families in the District. The needs of the frail, elderly, dementia, and 
special needs populations must of course also be considered. Ensure both seniors and young 
families are included as stakeholders when consulting with the community to acknowledge the 
challenges faced by these key populations and how they can be accommodated. 

Health Lens 
A health lens can be used to heighten support for different initiatives, particularly with respect to the 
development of mixed-use facilities, well-connected networks, and ways to promote social 
cohesion. Health language and rationale can be incorporated more tho.roughly throughout the 
document or in opening paragraphs to illustrate the impacts and significance that some policies 
might have on health. 

J Ggy1rnmer,1.0J C.rN.dli Sti1tJ1Ucs ~nad,a. ·ctll!:f.UI Profile; 2016Censu,We1t Vancow •rr Ohtrict rnunklpi l!ty (Ce,:,ius :1"bdwlwrn] , BrJtiihCotumbbi and 9i i11;,2ii tabtfill• 
tProv,ncitJ • Gov.mmenl ~f C..na~. St~1litks Ca!Md.a, l6 Nov. 2D1'1'r 1¢4' /Jwmr,IU, tlfflt!'Gr[we&Uts,mr'Qznsf?Rlf/,IC; 
PVntcY#rt.a•Yf'e,.r.f.Cl!?lt l!C"['-91121•£51US'ffll"HIW:SGeWPJ'llts+2ir$·1J&SW1::CJNr1l11!:A'liif-:! l•WrttlQVt'.a~ r5,ee:1iry~Pp,tOJ!OJ•A1:!t 
~ ot.-1•~8&Goato.Jo•~ !Sl!SS&t,w.o•l 

Umb.non, D1br1 and J1nnlru1K1n1 Monlei ".SCcla~Rebtit;:nshJps ind Htrahh A Fl.ul':p-o lnt fc:ir He, llJii Po1q • ID\lm.d of Hu lth .and Socl,a l BeNvlars vol. ~l . ni>. l _tuppl,. 2Dl0, 
l ollO 1177/0022146Sl0l8J501. 
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Please see the attached document for additional more specific comments. 

VCH looks forward to continuing to work with the District of West Vancouver as it continues the 
OCP review process. If there are any further questions regarding the comments provided, please 
contact Medical Health Officer, Mark Lysyshyn 

Sincerely, 

#- -"> 
Mark Lysyshyn, MD, MPH, FRCPC 
Medical Health Officer 
Vancouver Coastal Health, North Shore & Sea to Sky 

Attachment 1: 2018-03-16.DWV OCP Comments 
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Attachment 1: 2018-03-16.DWV OCP Comments 

. .., 
PDF Policy OCP OCP OCP Section Language Comment /Issues/Description / 

' Page # Section Subsection Suggested Changes 
# Title 

Providing a list of plans, guidelines, 
bylaws, etc with links t o the documents 
could be he9pful - perhaps in an append~x. 
This would allow readers to understand 
how the OCP links to other more specific 
and prescriptive plans beyond the 
neighbourhood area plans that are to 
come. 

It would be very helpful to have some 
preamble prior to each section as to why 
the section is considered, what the issues 
currently are and what the overall goal of 
each objective section is. 

1. Introduction -
8 1.1 Community These important This section has provided a great overview 

Context physical and social of the community; woutd maybe augment 
characteristics support the section to include a few of the values 
our community's of the community. 
enjoyment of a high 
quality of life. Our 

() natural setting has 
shaped how we have 
developed and grown 
over a century, and it 
will also inform our 
opportunities and 
responsibilities as we 
plan for the future. 

8 1.1 Community Timeline: West The t imeline is easy to read and provides a 
Context Vancouver milestones good historical context of DWV. 

11 1.3 Key Trends West Vancouver is Nice way to address the need for change. 
shaped by the 
mountains, forests and 
coasts that define our 
sense of place. Our 
cultural and socia1 
assets, recreational 
opportunities, local 
businesses, 
transportation 

' 

infrastructure, 
neighbourhoods and 
Town and ViHage 
centres define our -
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community within this 
natural setting. 
Considered together, 
these features create 
the quality of life that is 
cherished and that we 
look to protect. 
However, no community 
is static, and many 
changes are occurring in 
West Vancouver, with 
challenges that extend 
to the region and 
beyond. Some key 
trends are highlighted 
below. Long-term 
planning is an essential 
tool to ensure that we 
protect what is valued 
while continuing to 
thrive into the future. 

[ ... ] 

West Vancouver's 
population trends 
influence how we plan 
for the future. For 
example, the preference 
among many seniors to 
age in place in the 
community in which 
they are familiar 
suggests a need to 
ensure that there is 
appropriate housing and 
services available. This 
includes adaptable, 
single-level living, more 
supportive 
transportation options 
and accessible services 
that are conveniently 
located. At the same 
time, if we wish to 
encourage a more 
balanced demographic, 
we will need to provide 
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more housing options L 
for younger adults to lay 
down roots here and 
provide ,and uses that 
support our local 
economy and local 
employment 
opportunities. 

11 1.3 Key Trends Aging (Section Title) The tiUe "Aging population" does not 
Populatton adequately address the demographic 

trend. It implies the solution is to focus on 
seniors when that might actually worsen 
.the situation. A better title would be 
"Aging population and loss of young 
families" as the solution involves 
improving affordability and conditions for 
young families. 

12 1.3 Key Trends Aging • The average There is a mention of decline of 
Population household size is population here while pages 3/4 (pdf pgs 

declining and is lower 9/10) indicate expected growth. Is it worth 
than the regional addressing that there is a discrepancy 
average; here? 
• West Vancouver is the 
only munfcipality in the C region with a declining 
population, losing 0.5% 
between 2011 and 2016 
while the region grew 
by6.5%. 

11 1.3 Key Trends Aging West Vancouver's Appreciate the recognition of the need for 
12 Population population trends more housing options for younger adults 

influence how we plan and to provide land use opportunities to 
for the future. For support the local economy. 
example, the preference 
among many seniors to 
age in place in the 
community in which 
they are familiar I 

suggests a need to 
ensure thatthereis 
appropriate housing and 
services available. This 
includes adaptable, 
single-level living, more 
supportive 
transportation options 
and accessible services 
that are conveniently ( 
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located. At the same 
time, if we wish to 
encourage a more 
balanced demographic, 
we will need to provide 
more housing options 
for younger adults to lay 
down roots here and 
provide land uses that 
support our local 
economy and local 
employment 
opportunities. 

13 1.3 Key Trends Housing Housing affordability is a It could be beneficial to see the dollar 
affordabilit principal challenge amounts here to get a better 
yand across Metro comprehension of scale; however, 
diversity Vancouver. Within this understandable if it is not seen as 

context, West reasonable to add it in. 
Vancouver has the 
highest average housing 
costs for both 
homeowners and 
tenants. The median 

C household income in 
our community-the 
highest in the region- is 
only half that required 
to finance the average 
apartment and roughly 
one-sixth that required 
to finance the average 
single-family home. 
With the region's lowest 
rental vacancy rate 
(0.4% in 2017)2 it is 
difficult to find rental 
accommodation in West 
Vancouver. This . 
constrained supply 
results in higher overall 
rental costs than in 
other Metro Vancouver 
municipalities. 

13 1.3 Key Trends Housing like how the need for affordable and 
affordabilit diverse housing options is clearly 
yand identified. It has also noted reduced 
diversity services but with shorter commutes, 
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recognizing that peopte are going toot 
\ 

parts of the region for work. 
. 

13 1.3 Key Trends Housing Is ,t possible for rezoning of residential 
affordabilit areas to allow for multiple fam ily 
y and dwellings? (e.g. City o f Vancouver has 
diversity created pockets of higher density in their 

residential areas such as row houses, a 
collective of smaller homes to create a 
small strata). 

14 1.3 Key Trends Climate It is positive that buildings and 
Change t ransportation have created the greatest 

GHGes. May be worthwhile to include a 
movement towards inclusion of education 
and pubUc awareness to change 
behaviours to reduce GHGes. 

14 1.3 Key Trends Climate This is a great opportunity to perhaps 
Change broaden the cl imate change actions 

beyond the current workplan currently 
dated 2010 

(https ://westva ncouve r .ca/ sites/ defa u It 
/files/Climate%20Action%20Working%2 
0Group%20Final%20Report.pdf). (e.g. 
education and stewardship) 

2. Community Wide Directions . -

20 Community How will each objective be measured? '- ) 
·Wide Does the OCP link with the Vital signs 
Directions report at all? 

Where are the baseline indicator 
measurements? It would be great to have 
an idea of where these measurements are 
currently. Would be nice to see a bit of a 
matrix later maybe in an appendix to show 
how each of the pol icies would work 
towards each of the targets. · 

A. Housing and Neighbourhoods 
-- . 

21 2.1.2 Existing Regenerati Update zoning Good to see that consideration is given to 
Neighbour ng our provisions to increase allow for coach houses and basement 
hoods neighbour the supply of coach suites in a single lot 

hoods with houses ("detached 
an secondary suites") in 
estimated existing detached 
300-400 residential areas (see 
new Map 1) by: 
sensitive • Allowing coach houses 
infill units to be stratified to 

increase home 
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0 ownership 
opportunities; 
• Providing floor area 
exemptions for rental 
coach houses secured 
through Housing 
Agreements; and 
• Considering allowance 
of a coach house and a 
basement suite on a 
single lot 

21 2.1.3 Existing Regenerati Expand opportunities Good to see that rezoning applications will 
Neighbour ngour for duplex housing by: be entertained for duplex construction. 
hoods neighbour • Reviewing regulations 

hoods with to ensure the economic 
an viability of the building 
estimated form; 
300-400 • Continuing to allow a 
new basement suite in a 
sensitive duplex; 
infill units • Identifying areas 

appropriate for rezoning 
to allow duplex 

C 
construction; and 
• Considering site-
specific rezoning 
applications to allow 
duplex construction 
appropriate to the 
subject site 

21 2.1.4 Existing Expanding Increase "missing This presents a good opportunity to 
Neighbour missing middle" housing options include connectivity/ proximity to mixed 
hoods middle with ground-oriented use development 

(e.g. multifamily on 
triplex, appropriate sites along 
townhouse the Marine Drive Transit 
, mixed- Corridor (see Map 2) by: 
use) • Considering proposals 
options for sites adjacent to 
with an "neighbourhood hubs" 
estimated such as schools, places 
300-350 of worship, parks, 
new units recreational facilities, 

21 2.1.4 Existing Expanding local commercial nodes, · Good to see the neighbourhood hubs are 
Neighbour missing and existing multifamily emphasized; this promotes social 
hoods middle uses; connections, increases walkability and 

(e.g. • Reviewing proposals in physical activity 
triplex, relation to site 
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townhouse characteristics (e.g. site ) 
, mixed- area, configuration, 
use) access) and 
options compatibility with the 
with an neighbourhood context . 
estimated and character; and 
300·350 • Considering one or 
new units more of a range of 

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

21 2.1.5 Existing Expanding Encourage mixed.use Again, it is great to see the mixed-use and 
Neighbour missing and live-work live-work development; this also reduces 
hoods middle development on existing GHG emissions and each neighbourhood 

(e.g. commercial use sites has a mix of land uses and densities that 
triplex, Districtwide (see Map provide options to live, learn, work and 
townhouse 10) by: play. More intensive land uses are 
, mixed- • Permitting residential connected and focused around transit, 
use) uses above street-level alternative transportation modes and 
options commercial; and parks. All citizens can easily assess daily 
with an • Allowing a maximum shopping and recreational needs in their ( 
estimated of three storeys where neighbourhood regardless of mode choic 
300-350 there is not a height 
new units limit established 

through Local Area Plans 
or Guidelines. 

22 2.1.9 Existing Respecting Protect buildings, Allowing for infill options on the same lot 
Neighbour character structures and is another solution for affordability 
hoods and landscapes on the 

protecting District's Heritage 
heritage Register by: 

22 2.1.9 Existing Respecting • Allowing the Highlight and capture views that 
Neighbour character conversion of single- emphasize the important characteristics of 
hoods and family homes into a neighbourhood (street fa~ade, urban 

protecting multifamily use (e.g. park, urban square, village green, 
heritage duptex, triplex); boulevard, laneway, etc.) that can create a 

• Allowing infill options strong sense of communlty. 
I (such ·as cottages or 

coach houses) on the 
same lot; 
• Varying siting to 
protect valued trees and 
landscapes; 

' 
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0 • Encouraging 
protection through 
bonus density; 
• Considering financial 
incentives (e.g. the 
reduction of 
development fees or 
charges, tax incentives); 
• Reducing off-street 
parking requirements; 
and 
• Securing protection 
through Heritage 
Revitalization 
Agreements 

22 2.1.10 Existing Respecting Support the Lower This section· has a very specific objective 
Neighbour character Caulfield Heritage and seems to be one of the few, why? 
hoods and Conservation Area by: 

protecting • Reviewing proposals 
heritage against neighbourhood 

guidelines; 
• Consulting with the 
community on all 

C proposals requiring 
significant change of a 
park, public right-of-way 
or boulevard; and 
• Ensuring all tree 
cutting on public land 
complies with the Tree 
Bylaw and Caulfield Park 
Management Plan. 

25 2.1.14 Existing Strengthen Prepare local area plans Creating a local area plan with a mixture of 
Neighbour ing our by: buildings, unit sizes and housing types. 
hoods centres & • Confirming boundaries Housing options provide choice within the 

corridors and new unit estimates neighbourhood, appealing to a range of 
through through the local area incomes, family types and opportunities 
local area planning processes (see for "aging in place''. 
plans Maps 5-7); 

25 2.1.14 Existing Strengthen • Determining densities, Would there be an appetite to include consideration 

Neighbour ing our heights and building of open or public space here for the purposes of 

hoods centres & forms that respond to strengthening the sense of community through 

corridors neighbourhood context 
centres and corridors in the local area plans? 

through and character (e.g. 
local area topography, natural 
plans features, site area, 

0 
transportation and 
amenities); and 
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• Prioritizing mixed-use 
and apartment forms in 
core areas and ground-
oriented multifamily 
forms (e.g. townhouses, 
duplexes) to transition 
to adjacent single-family 
neighbourhoods. 

2S 2.1.16 Existing Advancing Support rental housing Nice focus on rental-specific housing 
Neighbour housing and renter households 
hoods affordabilit by: 

y, • Prohibiting 
.accessibilit stratification of existing 
yand rental buildings with 
sustainabili more than four units; 
ty • Encouraging additional 

infill rental units 
through bonus density 
where there is 
underutilized site area; 
• Encouraging tenant 
assistance for renters 
when displaced through 
the redevelopment of C rental apartments; 
• Enabling full or partial 
replacement of rental 
units through bonus 
density for the -
redevelopment of rental 
apartments; and 
• Securing market and 
non-market rental 
housing units through 
Housing Agreements. 

26 2.1.17 Existing Advancing Promote new market Good to see that new market and non-
Neighbour housing and non-market rental, market rental, seniors and supportive 
hoods affordabilit seniors and supportive housing units will be located relatively 

y, housing units in close to transit and amenities. These 
accessibilit appropriate locations amenities will provide a built environment 
yand close to transit and more conducive to health and social 
sustainabili amenities by: interaction. 
ty • Encouraging new 

rental units through 
bonus density; 
• Considering cash-in-
lieu contributions to the -
District's Affordable { . ) 
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0 Housing Fund when 
preferable for meeting 
the District's housing 
objectives; 
• Considering financial 
incentives (e.g. the 
reduction of 
development fees or 
charges, tax incentives); 
• Reducing off-street 
parking requirements; 
and 
• Securing market and 
non-market rental 
housing units through 
Housing Agreements. 

26 2.1.19 Existing Advancing Ensure that new multi- Supportive of the family friendly 3 
Neighbour housing family and mixed-use bedroom units; however, it is also 
hoods affordabilit housing development important to create universally accessible 

y, meets the community's units 
accessibilit needs by: 
yand • Requiring a range of 
sustainabili unit sizes (from one to 
ty family-friendly, three-

26 2.1.19 Existing Advancing bedroom units); Good foresight illustrated in the desire to 
Neighbour housing • Supporting a variety of increase accessible and adaptable units 
hoods affordabilit housing forms, including 

y, lock-off units, that allow 
accessibilit housing to adapt to suit 
yand different life stages of 
sustainabili residents; 
ty • Prohibiting rental 

restrictions in new 
strata-titled 
developments; and 
• Increasing the 
minimum provision of 
accessible and 
adaptable units. 

26 2.1.20 Existing Advancing Use surplus District- Clear desire to work towards more 
Neighbour housing owned lands to increase affordable housing has been integrated 
hoods affordabilit the availability of more throughout the draft OCP. 

Y, diverse and affordable 
accessibilit housing 
yand 
sustainabili 

0 
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26 2.1.22 Existing Advancing Advance community Pleased to note the support for alterna ) 
. Neighbour housing energy efficiency and transportation options before movement 
hoods afford ab ilit reduce GHG emissions towards improved energy efficiency, but 

y, by: also that there is a focus on reducing 
accessibilit • Supporting alternative GHGs. 
yand transportation through 
sustainabili housing location and 
ty parking requirements; 

• Increasing the share of 
efficient building forms; 
• Requiring leading 
energy efficiency 
standards and 
considering site design 
and orientation; 
• Encouraging 
renewable energy 
generation; and 
• Supporting building 
retrofits for improved 
energy efficiency 

32 2.2.3 Future Managing Determine through a Suggest a commitment to using a multi-
Neighbour new planning process, factor lens in this analysis to capture the 
hoods developme including technica l non-quantitative values that might impa 

nt ,n the analysis and public the results (e.g. such as health, social 
Upper input, if there are cohesion, sense of community, safety) -
Lands demonstrable this will prevent everything being driven 
through community benefits that by a numeric or financial dominance. Ideas 
Area would warrant might include the need to use value-based 
Developm consideration of: decision making tools (e.g. structured 
ent Plans • any exceptions to the decision making, multiple account 

restriction on residential evaluation). 
development above 
1200 feet; or 
• any increases to the 
overall residential 
density provisions below 
1200 feet. 

32 2.2.4 Future Managing Ensure Area Good to see the integration of existing 
Neighbour new Development Plans transportation network of walking, cycling 
hoods develop me incorporate (but are not and transit with the new proposed 

nt in t he limited to): development. 
Upper • an identification and 
Lands analysis of how the 
through proposed development 
Area integrates with and 
Developm impacts the 
ent Plans community's existing ' ~ -
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0 32 2.2.4 Future Managing transportation network, Ensure Area Development Plan provides 
Neighbour new including walking, real mobility choices for residents to travel 
hoods developme cycling, and transit, with to, from and within the neighbourhood. 

nt in the consideration to access Streets and trails are well connected to 
Upper and parking encourage active modes of travel. Traffic 
Lands and parking are managed and do not 
through dominate the area. 
Area 
Developm 
ent Plans 

32 2.2.4 Future Managing Ensure Area These have good general connection to 
Neighbour new Development Plans smart growth principles, but it would be 
hoods developme incorporate (but are not great to emphasize how transportation 

nt in the limited to): isn't just for recreation but the importance 
Upper • an approved area of creating full and complete networks 
Lands defined by major that lead to places. This is also an 
through features that is opportunity perhaps approach a point 
Area sufficiently large to specificially on the inclusion of public 
Developm permit the proper spaces/ neighbourhood park space for the 
ent Plans planning for road purposes of creating community, and not 

networks, public to just visually/ aesthetically frame and 
facilities and parklands, connect neighbourhoods 
and comprehensive 
neighbourhood designs; 
• a proposed land use 
plan with types of 
commercial and housing 
uses (including rental 
and non-market), and 
any lands required for 
community facilities 
(including consideration 
of the need for school 
sites), that relates the 
proposed land use to 
the terrain, including 
type of development, 
anticipated site 
coverage and overall 
square footage; 
• the location and 
intended function of 
parks and open spaces 
(for example, active, 
passive, preservation) 
and the use of natural 

( 
and landscape features 
(such as creek corridors 
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and greenbelts) to l 
~ . 

frame and connect 
neighbourhoods and 
achieve an irregular 
mountain outline or 
"soft edge" to 
development; 
• the location and 
preliminary design for 
major roads and trail 
systems and other 
public infrastructure 
requirements and a 
description of how road 
and driveway 
configurations are sited 
to respond to terrain; 
• an identification and 
analysis of how the 
proposed development 
integrates with and 
impacts the 
community's existing 
transportation network, -) including walking, 
cycling, and transit, with 
consideration to access 
and parking; 

33 2.2.S Future Managing Ensure the community Is there a current "Community Amenity 
Neighbour new benefits from new Contribution" (or the like) document that 
hoods developme development by: exists that clearly lays out what exactly is 

nt in the • requiring equitable considered to be a community benefit? 
Upper and proportional Who are the community benefits intended 
Lands financial and/or in kind for? (e.g. if there is a higher density 
through contributions and the dwelling unit, is providing services to 
Area provision of necessary those who live in it sufficient for a CAC?) 
Developm parkland, infrast ructure, 
ent Pfans housing, amenities and 

facilities from private 
development; and 
• maintaining the value 
of public lands as 
potential development 
sites or as sites to be 
protected as parkland 
whose development 
potential can be 
transferred to more 
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o. suitable locations, 
where appropriate. 

34 2.2.13 Future Planning Establish Cypress Village Good to see the distinct identity fostering 
Neighbour the new as a unique gateway to community pride and a sense of 
hoods Cypress mountain recreation, belonging. Arrival features, focal.points, 

Village and incorporating distinctive natural elements, public art and other 
Cypress uses and features (such symbols of the community are integrated 
West as unique retail, a civic at important intersections and other 
Neighbour plaza, community and locations within the neighbourhood. 
hoods recreational facilities, Architecture and site design express 

and other public creativity a distinct "look and feel" for 
amenities) in addition to each neighbourhood, including 
commercial and relationships between buildings and public 
institutional uses that space, size of homes, street widths, block 
serve the focal size, choice of materials and architectural 
community. character. 

34 2.2.13 Future Planning Recommend each neighbourhood to be 
Neighbour the new designed to use land wisely and efficiently. 
hoods Cypress Higher density housing is clustered and 

Village and located with commercial and institutional 
Cypress uses and public transit stops. Higher 
West density areas gradually transition to lower 
Neighbour density areas. Density supports a mix of 

( hoods uses and viable transit ridership . 
34 2.2.13 Future Planning There is an opportunity illustrate the 

Neighbour the new advantages of creating social connections 
hoods Cypress through open space/ public spaces 

Village and 
Cypress 
West 
Neighbour 
hoods 

B. Local Economy - -- , __ - -·-· - ... -·~·.j-, ti"-" 

Could an active transportation lens be 
added to this section? 

ts there an opportunity to include how to 
get here/ any of these areas, particularly 
the more commercial uses? (e.g. ensure 
the uses listed are accessible to all; also 
accessible from different modes of 
transportation • so connecting to 
alternative forms of transportation / 
routes/ well connected streets?). 

37 2.3.1 Local Strengthen 2.3.1 Emphasize Nice focus to identify the core identify 
Economy ing our Ambleside Municipal (also for 2.3.2, 2.3.3). It is positive that 
and 

C 
commercia Town Centre as the there is a focus on providing mixed 
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Employme I centres heart of West purposes in Ambleside. Could be an 
nt and nodes Vancouver with opportunity to speak to the benefits of 

commercial land uses, providing mixed use (including 
such as : residential). 
• Retail, service and 
restaurants centred on a 
v,brant, urban "main 
street"; 
• Arts and culture 
spaces; 
• Offices; 
• Civic services and 
facili t ies; 
• Visitor 
accommodation, such as 
boutique hotels; and 
• Waterfront recreation. 

37 2.3.1 local Strengthen 2.3.1 Emphasize Can these sections have reference to safe 
2.3.2 Economy ing our Ambleside Municipal routes, active routes, and active 
2.3.3 and commercia Town Centre as the transportation trails? Particularly to 

Employme I centres heart of West Ambleside Centre, Park Royal, and 
nt and nodes Vancouver with Horseshoe Bay? 

commercial land uses, 
such as: () • Retail, service and 
restaurants centred on a 
vibrant, urban "main 
street"; 
• Arts and culture 
spaces; 
• Offices; 
• Civic services and 
facilities; 
• Visitor 
accommodation, such as 
boutique hotels; and 
• Waterfront recreation. 

2.3.2 Recognize Park 
Royal as the Regional 
Shopping Centre with 
commercial land uses, 
such as: 
• larger format retail, 
service and restaurants; 
• Entertainment; and 
• Offices. -

f 
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0 2.3.3 Enhance 
Horseshoe Bay Village 
Centre as a regional 
destination with 
commercial land uses, . 
such as: 
• Retail, service and 
restaurants centred on 
the waterfront; 
• Regional 
transportation facilities; 
• Visitor 

. accommodation; 
• Tourism and 
recreation; and 
• Secondary office use. 

38 2.3.13 Local Supporting Support placemaking Support place making in the public realm 
Economy tourism through an attractive which offers high quality public spaces, 
and and public realm and with a variety and mix of leisure and 
Employme visitors experience by: recreational opportunities. Open spaces 
nt • Incorporating inviting are well connected and integrated. Public 

public space features in space is accessible and suitable to a range 
Village and Town of ages and abilities. Active and passive 

C Centres; spaces provide areas to congregate, 
• Developing socialize, recreate, be physically active and 
streetscape plans in key spend time outdoors. 

38 2.3.13 Local Supporting commercial areas; Consider who placemaking is for and what 
Economy tourism • Developing a District - purpose it'll serve - placemaking can be a 
and and wide wayfinding plan to huge community asset for residents as 
Employme visitors guide visitors to well as tourists and visitors. 
nt commercial areas and 

other visitor attractions; 
• Encouraging new 
evening entertainment, 
cultural and special 
events. 

C. Transportation & infrastructure -;, . , .. , ·-·,~- ~-· 
~ .. J: • 

Provide an accessibility lens into this 
section to ensure the needs of the frail, 
elderly, dementia, special needs 
populations are met. 

Include a Safe and Active Routes to School 
section. 
Is there any work towards Vision Zero? 
(i.e. zero fatalities/ serious injuries as a 
result of traffic accidents). 
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Transportation, including accessible an 0, 
affordable public transport, is a key factor 
influencing active ageing. In particular, 
being able to move about the District 
determines social and civic participation 
and access to community and health 
services. 

41 2.4 Mobility Encouraging to see this section 
and emphasized as a priority. 
Circulation 

41 2.4.1 Mobility Encouragin Complete the Completing the pedestrian and cycl ing 
and g Walking pedestrian and cycling networks is fantastic. 
Circulation and cycling network with 

integration to transit, 
Town and Village 
Centres, community 
facilities, parks and trails 
system (see Map 11). 

41 2.4.2 Mobility Encouragin Provide attractive Very impressed that there is an 
and g walking alternatives to driving acknowledgement to needing to provide 
Circulation &cycling by enhancing the safety, attractive alternatives 

accessibility and 
connectivity for 
pedestrians and cyclists () through measure such 
as: 
• Key new connections; 
• Wider and weather-
protected sidewalks; 
and 
• Dedicated bike lanes. 

41 2.4.9 Mobility Supporting Continue to develop and VCH would support this initiative. 
and transit refine streetscape 
Circulation mobility design guidelines to -

and support transit and 
regional active transportation 
connection prioritization in Town 
s and Village Centres and 

around neighbourhood 
hubs. 

41 2.4.11 Mobility Supporting Partner with A seniors stakeholder group is missing 
and transit stakeholders, including from the ones listed 
Circulation mobility TransUnk, BC Ferries, 

and neighbouring 
regional municipalities, First 
connection Nations, Metro 
s Vancouver and senior -0 
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0 41 2.4.11 Mobility Supporting governments to VCH? School district? Disability group? 
and transit advance inter-municipal 
Circulation mobility connectivity for all 

and travel modes and 
regional explore alternatives 
connection (e.g. lower level road, 
s rail, and ferry and water 

taxi services). 

42 2.4.14 Mobility Enhancing 2.4.14 Incorporate Universal designs for accessibility is 
and road universal access design fantastic. 
Circulation network principles in sidewalk, 

accessibilit pathways, transit, and 
y, safety road improvement 
and projects for pedestrians 
efficiency and cyclists of all ages 

and abilities. 

42 2.4.14 Mobility Enhancing 2.4.14 Incorporate Roads are well-maintained, wide and well-
2.4.15 and road universal access design lit, have appropriately designed and 
2.4.16 Circulation network principles in sidewalk, placed traffic calming devices, have traffic 

accessibilit pathways, transit, and signals and lights at intersections, have 
y, safety road improvement intersections that are clearly marked and 
and projects for pedestrians have consistent, clearly visible and well-
efficiency and cyclists of all ages placed signage. 

0 and abilities. 

2.4.15 Optimize safety 
and visibility of arterial 
roads and intersections 
for all road users. 

2.4.16 Develop traffic . 
calming guidelines to 
manage streets serving 
primarily local traffic 
and residential access. 

42 2.4.15 Mobility Enhancing 2.4.15 Optimize safety Consider inclusion of Crim Prevention 
2.4.16 and road and visibility of arterial Through Environmental Design (CPTED) 

Circulation network roads and intersections principles in design? 
accessibilit for all road users. 
y, safety 
and 2.4.16 Develop traffic 
efficiency calming guidelines to 

manage streets serving 
primarily local traffic 
and residential access. 

42 2.4.20 Mobility Enhancing Collaborate with VCH? Seniors/ disability groups as well? 

0 
and road · Translink, Provincial 
Circulation network government, First 
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accessibilit Nations, neighbouring l ) 
y, safety municipalities, and 

~ 

and schools to improve 
efficiency transportation safety 

and network to facilitate 
the movement of 
people and goods in the 
District and the North 
Shore. 

42 Mobility Promoting Great to see this section and thinking 
and sustainabili progressively, as well to reduce GHGs 
Circulation ty and 

innovation 
42 2.4.24 Mobility Promoting Use health impact While the desire to want to use HIAs is 

and sustainabili assessments to evaluate admirable, approach with caution as to 
C.rcufation tyand public health complete an HIA well (often lacking 

innovation consequences of appropriate data to measure what we 
transportation planning want to measure). They are time 
decisions (e.g. air consuming and very resource intensive to 
quality, injury perform well. Recommend either 
prevention, physical referencing scoping an HIA or a rapid/ 
activity). desktop HIA, or commitment to have a 

health account in decision-making 
processes for example. 

42 2.4.24 Mobility Promoting Noted that HIAs were listed here for publi-
and sustainabili health consequences; very encouraging to 
Circulation ty and see! 

innovation 
45 2.5 .4 Municipal Applying 2.5.4 Review and Please remember the most vulnerable 

2.5.S Operations best enhance municipal populations are impacted by natural 
and practices utility systems' hazard r;sks and extreme weather events 
lnfrastruct for resi$iency to future 
ure municipi:11 climatic conditions and 

utilities extreme weather 
events. 

2.5.5 Consider potentia, 
community health, 
climate change and 
natural hazard risks 
when planning for 
municipae infrastructure 
and operations. 

4S 2.5.5 Municipal Applying 2.5.5 Consider potential Great to see the inclusion of the potential 
Operations best community health, community health risks for municipal 
and practices climate change and infrastructure and operations. 

for natural hazard risks .,. 
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0 lnfrastruct municipal when planning for 
ure utilities municipal infrastructure 

and operations. 
45 2.5.8 Municipal f. Water Encourage water May wish to incorporate more water 

Operations Conservati conservation through saving awareness campaigns at the earlier 
and on leak detection, water- years e.g. schools 
lnfrastruct metering and 
ure community-wide 

education programs. 
45 2.5.9 Municipal ii. Waste 2.5.9 Increase Recommend speaking to the local EHO for 

2.5.10 Operations Managem community-wide further information on this topic; also 
2.5.11 and ent& diversion rates to meet suggest the use of translations to educate 
2.5.12 lnfrastruct Recycling regional solid waste on waste reduction to various population 

ure management objectives groups 
of 80% diversion by 
2020 and work 
progressively towards 
maximizing diversion 
rates beyond 2020. 

2.5.10 Enable organics 
and food waste 
reduction through on-

C site composting and 
reuse. 

2.5.11 Facilitate 
reductions in demolition 
waste through source 
separation and 
diversion. 

2.5.12 Manage food 
waste attractants 
through education and 
enforcement to reduce 
human-wildlife conflicts. 

4S 2.4.15 Municipal iii. Sewage Employ alternative DoWV recognized the importance of 
Operations & Drainage storm water preparation for storm events; storm 
and System management management techniques 
lnfrastruct techniques such as 
ure infiltration, absorbent 

landscaping and natural 
environment 
conservation to reflect 
natural conditions and 

0 
preserve pre-
development cond it ions 
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D. Parks & Environment \ 
It would be great to incorporate naturae 
green features into new development or 
at least in proximity to a natural park area 

49 2.7.2 Parks & Managing Provide for open space, Continue to emphasize the importance of 
Trails our public realm public pathways that woutd complement 

valuable improvements and Hnear parks, multi•use trails, parks, plazas, 
parks greenway trails th rough greenways or continuous sidewalks to 
system the Town and Village form continuous pedestrian and bicycle 

Cenb'es planning networks and/or connections between 
processes. centres where possible; also try to create 

walking trails and parks which are 
universally accessible for all ages (usually 
keeping in reference ages 8-80) 

49 2.7.2 Parks & Managing Consideration of trails as an alternative for 
Trails our transportation, not just recreation 

valuable 
parks 
system 

51 2.7.15 Parks & Promoting Advance the Spirit Trail Good to see the link of the North Shore 
Trails trai ls and to provide a mult,-use municipa lities with the Spirit Trail (again as 

access to trail linking from referenced above) 
nature Horseshoe Bay to Deep 

Cove, in collaboration C wtth North Shore 
municipalities, First 
Nations and other key 
partners. 

51 2.7.15 Parks & Promoting Improve safety, This is quite important since the 
Trails trails and universal accessibility, population in DoWV has a higher ' 

access to and signage / proportion of older adults 
nature wayfinding to parks, 

open spaces, and trails 
for community 
members of arr ages and 
abilities . 

E. Socia l Well-Being 
. . ,;. ~- . - - -,-

-
It would be a benefit to explain why this 
section is important to the health and 
well-being of the population: 
• Community design impacts physical and 

I 

mental health and well-being through the 
role it plays on a person's sense of 
belonging to their community, their 
connection to nature, their social 
networks and their feelings of safety and 

. security. Planning and design decisions car,., 
I 

\._) 
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C influence the social and economic 
characteristics of a neighbourhood, which 
can disproportionately impact individuals 
who are disadvantaged because of their 
age, socioeconomic status, education, 
gender, culture or other qualities. 

53 2.8 Access and My Healthy My Community 
2.9 Inclusion neighbourhood results show that 25.4% of 

residents in the District live alone (more 
than both the Metro Vancouver and 
health authority) (see My Health My 
community Neighbourhood Atlas: 
http://www.fraserhea Ith .ca/M HMCAtlas/i 
ndex.html). This illustrates a need to 
enhance social inclusion through social 
well-being within the District. 

53 2.8.2 Access and Supporting 2.8.2 Incorporate Great to see this section address inclusion, 
2.8.3 Inclusion demograp universal accessibility equity, diversity of populations and how to 
2.8.4 hie design in public space address some of the proposed 
2.8.S diversity and programs to allow demographics for DoWV 
2.8.6 barrier-free access, 
2.8.7 inclusive of users of all 

ages and abilities. 

C 2.8.3 Improve access to 
services and resources 
for youth, seniors and 
persons with disabilities, 
including considerations 
for improved walking, 
cycling and transit 
connections and shuttle 
services. 

2.8.4 Provide services, 
programs and facilities 
that are inclusive of and 
encourage seniors and 
people with disabilities 
to function 
independently. 

2.8.5 Provide services, 
programs and facilities 
to support children, 
youth and families in 
meeting their diverse 
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needs and foster their ) 
sense of belonging. 

2.8.6 Review programs, 
. services and facilities to 

remove potential 
barriers and support 
orientation and 
integration of new 
residents and 
immigrants. 

2.8.7 Support the 
delivery of programs, 
services, events and 
activities that celebrate 

I 

the full spectrum of 
cultural diversity of the 
District. 

53 2.8.8 Access and Supporting Collaborate with North Good to see VCH listed as a collaborator 
Inclusion demograp Shore municipalities, 

hie Vancouver Coastal 
diversity Health, and key seniors' 

service organizattons to C develop pfans, programs 
. 

and services for aging 
adults with dementia 
and other cognitive 
challenges. 

53 2.8.9 Access and Enhancing Healthy, active communities can be 
54 2.8.10 rnclusion public promoted by: 

2.8.11 facilities a) planning public streets, spaces and 
2.8.12 and spaces facilities to be safe, meet the needs of 
2.8.13 pedestrians, foster socia l ;nteraction and 
2.8.14 facilitate active transportation and 
2.8.15 community connectiv ity; 
2.8.16 b) planning and providing for a full range 

and equitable distribution of publicly-
accessible built and natural settings for 
recreation, including facilities, parklands, 
public spaces, open space areas, trails and 
linkages, and, where practical, water-
based resources 

53 2.8.13 Access and Enhancing Use placemaking Cons,ideration of the util ity of p1acemaking 
Inclusion public strategies to promote to also promote community cohesion and 

facilities public space animation., promoting social connections. 
and spaces enhancement and 

management. 
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0 54 2.8.17 Access and Promoting Engage the community Encouraging to see that the community is 
Inclusion an in planning for services, involved in planning and municipal 

engaged programs, and faci lities, decision making 
communit and municipal decision-
y making. 

55 2.9.5 Community Enabling Provide accessible Good to see this section is addressing 
Health and an active recreational programs accessible recreational programs and 
Cohesion commun it and services to services for all ages, abilities and income 

y encourage physical and 
mental wellness for all 
ages, abilities and 
income. 

55 2.9.10 Community Enhancing 2.9.10 Use community Community health can speak also to 
2.9.11 Health and communit grants and permissive physical health (e.g. focus on physical 
2.9.12 Cohesion y health tax exemption to activity perhaps), mental health (e.g. 
2.9.13 encourage the long- focuses on provision of green space; areas 

term sustainable that might reduce stress - finding ways to 
operation of community encourage people to get outside for 
organizations that example), and social health (e.g. 
support West opportunities to increase social 
Vancouver residents. connections). 

2.9.11 Explore 
opportunities with 
community partners 
including Vancouver 
Coast Health, senior 
levels of government 
and School District #45 
to provide a full 
continuum of support 
services to address 
issues related to mental 
health, addictions, 
health services, housing, 
employment and food 
security. 

2.9.12 Support the 
development of an 
integrated food system 
for the District and 
North Shore with 
programs that provide 
access to safe and 
nutritious food choices, 

0 
including urban 
agriculture, community 
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gardens, farmers' 
markets, and other 
related initiatives. 

2.9.13 Support 
measures to increase 
community resiliency 
during emergencies, 
disasters and extreme 
weather events and 
mitigate impacts for 
vulnerable populations 
(e.g. children, seniors, 
homeless and people 
with disabilities). 

55 2.9.11 Community Enhancing 2.9.11 Explore Great to see this section 
2.9.12 Health and communit opportunities with 
2.9.13 Cohesion y health community partners 

including Vancouver 
Coast Health, senior 
levels of government 
and School District #45 
to provide a full 
continuum of support C services to address 
issues related to mental 
health, addictions, 
health services, housing, 
employment and food 
security. 

2.9.12 Support the 
development of an 
integrated food system 
for the Distrk t and 
North Shore with 
programs that provide 
access to safe and 
nutritious food choices, 
including urban 
agriculture, community 
gardens, farmers' 
markets, and other 
related initiatives. 

2.9.13 Support 
measures to increase 
community resiliency 

175 

694 



0 during emergencies, 
disasters and extreme 
weather events and 
mitigate impacts for 
vulnerable populations 
(e.g. children, seniors, 
homeless and people 
with disabilities). 

55 2.9.19 Community Enhancing 2.9.12 Support the May wish to incorporate some language of 
Health and communit development of an enhancing North Shore Food Policy and 
Cohesion y health integrated food system collaborating with North Shore Table 

for the District and Matters 

' North Shore with 
programs that provide 
access to safe and 
nutritious food choices, 
including urban 
agriculture, community 
gardens, farmers' 
markets, and other 
related initiatives. 

C 
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COMMENTS ON THE DRAFT WEST VANCOUVER OFFICIAL COMMUNITY PLAN 

FROM THE WEST VANCOUVER BLUE DOT COMMITIEE (WVBDC} 
LISA BRASSO, AILEEN MCMANAMON AND LORI WILLIAMS 

MARCH 14, 2018 

These comments about the proposed Official Community Plan (OCP) are offered as part of the WVBDC's 

commitment to working with the District of West Vancouver (The "District") to ensure that the District's 

Blue Dot Campaign Commitments are met. 

Introduction 

On July 20, 2015, the District adopted the B1ue Dot Campaign declaration and recognized the right to a 

healthy environment. The key aspects of this declaration are: 

• the right to breathe clean air 

• the right to drink clean water 

• the right to consume safe food 

• the right to access nature 

• the right to know about pollutants and contaminants released into the environment 

• the right to participated in decision making that will affect the environment 

The WVBDC will not make comments on the draft OCP relating to all of the above rights. Our focus will 

be on the District's obligations to its residents surrounding the right to breathe clean air and more 

generally, on the OCP's proposed measures to address the i~pacts of climate change and its own and 

the community's GHG emissions. 

In 2017, the Intergovernmental Panel on Climate Change stated that the next t hree years (2018-2020) 

will be crucial. The Panel calculates that if emissions can be brought permanently lower by 2020 then 

the temperature thresholds leading to runaway irreversible climate change will not be breached. If 

current GHG levels continue, the Paris Accord targets cannot be reached and the world is on pace for 

dramatic and life threatening changes. This is not hyperbole. This is the future for the residents of West 

Vancouver and the rest of the world. Now is the time to take decisive action and the OCP is the 

document with the potential to create meaningful change. 

l!...ttgs:llwww.11te1uacd.lao.mm/sdence:(2QJ6ftus/06(8lobal-wa,mlnt£.irget-m1ss-sr;tenMM1·wom 

In setting the Community Context, the Draft OCP states, "Our natural setting has shaped how we have 

developed and grown over a century, and it wile also inform our opportunities and responsibilities as we 

plan for the future. In light of the challenges we currently face, we suggest it is imperative that goals, 

objectives and measures taken today be as leading edge and ambitious as befits a municipality as 

naturally privileged as West Vancouver, so that it may grow, develop and thrive for another century. 
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Comments Relating to the Reduction of GHG Emissions 

We understand that the draft OCP is designed to be a document that "lays out high-level decision­
making framework for the future" and that its goal is to provide " ... o general statement of objectives 
and policies to guide planning and land use changes." In our opinion, even at a high-level, the current 

draft of the OCP does not contain a framework for the future that will guide decision makers to 

sufficiently reverse the District's contributions to greenhouse gas emissions (GHGs) of 6 tonnes per 

capita, which currently exceed the regional average of 5 tonnes per capita. This is already a significant 

indicator of underperformance, but even more alarming when one considers that West Vancouver has 

virtually no industrial contribution to this figure. 

Under.the heading "Climate Change" on page 8, the OCP sets out the_ reality that the District's current 

GHG emissions are higher than the regional average. This rate of emissions is made up of both 

Municipal (corporate) and household (community) contributions. Later in the document, the OCP sets 

out specific goals for both corporate and community contributions to GHGs. 

The District currently has two plans in place to deal with its GHG emissions: the "Corporate Energy and 

Emissions Plan" from 2012 and the "Community Energy and Emissions Plan" from 2016. Each plan has a 

different GHG reduction goal and timeline. 

Reducing Corporate GHGs 

The District emissions are from its buildings and infrastructure and its fleet and mobile equipment. 

These assets are completely within the District's control. Decisions can be made to reduce GHG 

emissions significantly if those decisions are made a priority. Financial concerns will always be raised as 

a rationale for slower progress toward greater efficiency. While steps have been made to reduce 

emissions to date (which have also led to significant cost savings), the WVBDC believes that more 

priority must be given to increasing the reductions as quickly as possible. Paragraph 2.5.19 of the OCP 

states: 

"The District hos a goof to implement corporate energy and emissions reduction initiatives to advance 
towards the District's Corporate GHG reduction target of 33% below 2007 levels by 2020 and 80% by 
2050". 

The long range target should not be seen as aspirational but as a target to be met and surpassed ahead 

of time. We believe that the OCP should encourage that kind of leadership. Thus, it is our suggestion 

this paragraph should read: 

'7he District hos a goal to implement corporate energy and emissions reduction initiatives to advance 
towards the District's Corporate GHG reduction target of 33% below 2007 levels by 2020 and 80% by 
2050 and will do its utmost to reach the 80% target significantly sooner than 2050. These reduction 
targets must be taken into account. ahead of pure fiscal considerations. when making equipment. 
in[rastructure. fleet and other procurement decisions due to the additional environmental and social 
return on investment of the more sustainable alternative.» 
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Reducing Community GHGs 

We know from the District's Working Group on Communtty Energy and Emissions Plan (CEEP) report 

from 2016 that the major sources of GHG emissions in t he District are: 

• The majority of West Vancouver's current GHGs ore from energy-related activity, primarily the 
combustion of natural gas for building energy and gasoline for transportation, generating 
carbon dioxide. 

• Over half of current GHGs are rn Buildings. This building-dominated emission profile is unusual in 
BC, and is attributable to the high share of older and larger single detached homes, and smaller 
household sizes. 

• Transportation is the second largest emission sector. Like other BC communities, transportation 
has been the fastest growing sector over the last twenty years due to the shift towards light 
trucks, mini vans and SU Vs, and longer driving distances. 

• The smallest share of West Vancouver GHGs is from the Solid Waste sector. West Vancouver's 
unparalleled leadership in recycling and curbside composting is rapidly shrinking these emissions. 
(page 1 of the Report) 

From the CEEP Report we also know that research shows that about 95 per cent of West Vancouver's 

GHGs are generated by the community. 54 per cent of those GHGs come from heating homes. The rest 

of the GHGs produced in the community (41 per cent) come from on-road commuting and solid was.te (4 

per cent). 

Under the t itle "Building Climate Resiliency", the OCP states at paragraph 2.6.18: 

''Implement community energy and emissions initiatives to advance towards meeting the District's . 
greenhouse gas emissions reduction target of 40% below 2010 levels by 2040." 

The WVBDC feels that this timeline is too slow. Given the rate of demolition and building, it may also 

miss an important window of building replacement that could significantly improve the municipality's 

current poor performance (120% of average) vis-a-vis other regional municipalities. We know that action 

must be taken more quickly to reduce GHG levels. The CEEP Report itself set out the need for greater 

reductions than its stated 50% emissions reductions by 2050 and the need to align them with the OCP 

80% reduction by 2050: 

"E Cl/MATE ACTION MONITORING & CONTINUOUS IMPROVEMENT 

• update the CEE Plan by 2025, renewing efforts and filling the gap between actions in this plan and its 
associated 50% emission reductions by 2050, and the official OCP 80% reduction target by 2050" 

By implementing a variety of tax incentives and building regulation changes, to name but two tools, the 

District has the abil ity to mandate more energy efficient homes through construction and retrofitting. 

The WVBDC committee believes that the goat set in this case, should be much more ambitious so that 

the reductions occur faster than the plan currently ·sets out. The community goal should be consistent 
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with the corporate goal to reduce confusion and to set truly aspirational goals for reducing GHGs in the 

District. Our suggestion for paragraph 2.6.18 is: 

"Implement community energy and emissions initiatives to advance towards meeting the District's 

·community greenhouse gas emissions reduction target of 33% ·below 2007 levels by 2020 and 80% by 

2041 and will do its utmost to reach the 80% target significantly sooner than 2041." 

Comments Relating to Other Climate Change Initiatives 

On page 42 of the OCP is the heading "Building Climate Resiliency" at paragraphs 2.6.18 - 2.6.21. These 

paragraphs address energy and emissions initiatives, land use regulations, enhanced creek corridors to 

deal with floods and the use of green infrastructure. The District has a report from the Climate Action 

WorkinE! Group which appears to have addressed GHG emissions but not an overall strategy for how the 

District will deal with additional threats. 

What is missing from the OCP are two requirements: first, a paragraph in which the District will 

comprehensively identify and assess the threats posed by climate change and set out specific steps for 

how to address and monitor those threats. The city of Halifax has created a comprehensive Climate 

Change Risk Management Strategy to prioritize its increased risks from higher sea levels and extreme 

weather that could be used as a guide. 

https://www.halifax.ca/s ites/ default/files/ documents/a bout -the-city/energy­

environ ment/M unicipa lCli mateChangeAct io nPlan Report.pd f 

The second missing paragraph is the requirement for all municipal departments to have a climate 

change risk management policy to addresses the health and safety of the residents in a changing 

climate. In 2014, Toronto city council passed such a requirement. 

https://www.toronto.ca/legdocs/mm is/2015/h 1/bgrd/backgroundfile-81509 .pdf 

Additional Comments 

Housing is, of course, a significant issue well beyond our municipal borders, and the plan is pointed in 

addressing the West Vancouver housing situation's specific climate impact. 

(Page 7, P 3) 'The limited supply of affordable and diverse housing directly impacts our transportation, 

environment, economy and social well-being.' 

WVBDC would only reiterate that many of the housing changes we have seen have disproportionately, 

adversely affected our climate given the overwhelming contribution by the community to our GHG 

emissions. The OCP, and many related working group reports that have coincided and informed the 

plan, is right to address this issue. We would however urge that it be addressed with incentives and 

disincentives, specifications as well as clear guideline, in light of its fundamental impact on every 

resident's quallty of life and on the future viability of the community - economically, environmentally 

and socially. 
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Many of the items outlined in the Housing section of the plan are sound. We would however suggest the 

following wording be considered where the GHG emisstons of housing are directly addressed: 

Paragraph 2.1.22 

Advance community energy effid ency and reduce GHG emissions by: 

• Supporting alternative transportation through housing location and parking requirements 

• Increasing the share of efficient building forms 

• Requiring leading energy efficiency standards and considering site design and orientation 

• Encourag•ng renewable energy generation; and 

• Supporting building retrofits for improved energy efficiency 

The WVBDC suggests that this wording does not reflect the ability that the District has to effect change 

in this area. In our view, the wording should be more assertive as follows: 

''Advance community energy efficiency and reduce GHG emissions by: 

• Requiring alternative transportation through housing Jocation and parking requirements, 

• Increasing the qercentage of efficient building forms, 

• Requiring leading energy efficiency standards and considering site design and orientation, 

• Requiring renewable energy generation; 

• Providing direct incentives for building retrofits for improved energy efficiency", and 

• Curtailing the disproportionate demand on municipal resources by single family dwellings to the 
detriment of the community as a whole bv encouraging multiuse dwellings and densification." 

Paragraph 2.5.5 

"Consider potential community health, climate change and natural hazard risks when planning for 
municipal infrastructure and operations.'' 

The WVBDC is of the view that this paragraph is not sufficiently assertive when the need to address 

community health and climate change are at issue. We suggest the following: 

"When planning for municipal infrastructure and operations investment. ,require community health. 

climate change and natural hazard risk impact assessments. alongside economic an_d fina_ncial 

considerations. Decisions must be informed by global best practices. leading environmental standards. 

UN and other social conventions and the Regional Growth Strategy." 
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March 27, 2018 

District of West Vancouver Planning Department 
Attention: David Hawkins 
Manager of Community Planning and Sustainability 
750 • 17th Street 
West Vancouver, BC 
V7V 3T3 

Subject: Draft Official Community Plan March 2018 

Dear Mr. Hawkins, 

Thank you for your recent presentation to our Board of Directors on the draft Official Community Plan. 

Founded in 1952, The West Vancouver Chamber of Commerce has more than 300 member businesses and is 
active in all business areas in the District of West Vancouver. The Chamber is dedicated to promoting, 
enhancing and facilitating local business in the interests not only of our members but of the health of the 
community as a whole. 

In order to ensure that our advocacy in this matter is objective, an ad-hoc Advocacy Committee has reviewed 
this draft policy and brought forward a recommendation for general support with recommendations for further 
refinement to the Board of Directors, which has been approved. 

Given the importance of this new community policy and the potential impacts - both positive and negative - it 
wilt have on our business community, we appreciate the opportunity to offer feedback at this stage in the 
Policy's evolution. 

A. Housing & Neighbourhoods - in general, we are supportive of the opportunities and incentives to provide a 
more diverse range of housing options which may allow more local employees to live in West Vancouver, as well 
as provide more opportunities for residential intensification near our Village Centres to support local business. 

Areas for improvement for consideration: 

• Recommend incentivizing the development of secured, rental housing by increasing the cap to 4 or 4.5 
stories along Marine Drive (outside of Village Centres) (2.1.5) 

• Include further incentives for secured rental housing as part of the "missing middle'' strategy (2 .1.4) 

• Recommend exploring fee-simple rowhome zones to further increase housing diversity (2.1.16) 
• Recommend strengthening language and incentives for securing market and non-market rental housing 

(2.1.16)- as you are aware, affordable options for employee housing is a severe challenge for our 
members. 

Phone: (604) 926-6614 Fax: {604) 926-6647 E-mail: info@westvanchamber.com 
2235 Marine Drive, West Vancouver, BC, Canada V7T lKS www.westvanchamber.com 
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B. Local Economy- in general, we are supportive of the high~level principles, supported by the Economic 
Development Plan. We appreciate the emphasis on our unique commercial centres and the direction and 
support of specific economic uses within, which will assist in differentiating the experiences w i thin each of the 
commercial centres and protect their unique identities and charm. 

Areas for improvement for consideration: 

• Supporting Tourism and Visitors: Explore opportunities to accommodate temporary parking/ pull over 
bays for tourism buses in Ambleside Municipa l Town Centre 

• Promoting opportunities and innovation: Given the sfgn ifrcant number homebased businesses, tech and 
film industry businesses, explore feasibility of a municipaS internet fibre network in West Vancouver (or 
North Shore) sim ilar to what has been done in Coquitlam and New Westminster 

C. Transportation & Infrastructure - in general, we are supportive of the commitment and increased 
investments in our road~ and public transit options in West Vancouver, as this will facilitate a better flow o f 
goods and services th roughout our municipality and to the rest of the region . 

• Policy 2.4.l 7 - Develop parking management strategies in Town and Villages Centres to meet 
community needs and support more sustainable modes of travel: Visitor parking remains to be an area 
of concern for our members. The Chamber is keen to understand how these parking management 
strategies will be developed and implemented. More information on th is is welcome. 

D. Parks and Environment+ E. Social WeJI-Being -The Chamber is generally supportive of the principles 
outlined in these remaining two sections of this Policy document as they encourage West Vancouver developing 
into a more livabte, diverse, complete community, and an increasingly desirable place to live which will benefit 
our local economy. 

We look forward to reviewing the next iteration ofthis important policy. Thank you for the opportunity to 
comment. 

cc: Mayor and Council 

Phone: (604) 926~6614 Fax: (604) 926-6647 E~mail: in fo@westvanchamber.com 
2235 Marine Drive, West Vancouver, BC, Canada V7T lKS www.westvanchamber.com 
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From: Farran. Nancy 
To: OCP Review project 
Subject: OCP Comments from the West Vancouver (community) Foundation ••• 

March-12-18 11:36:44 AM Date: 

--·---------.. ------- -.. ----·---·---------
The Board of Directors of the West Vancouver Foundation has had the opportunity to review and 
discuss the Draft Official Community Plan (OCP). We are pleased to see that there is much 
alignment between the contents of the Draft OCP and the West Vancouver Foundation's Vita1Signs 
research and reports. We encourage a swift approval and adoption of the Draft OCP as many of the 
issues it addresses are urgent and require immediate attention. 

We were also pleased to hear that the Vita1Signs reports acted as resources for the OCP Review and 
that key findings were referenced in the OCP process. Many of the themes that the Vita1Signs 
project surfaced appear to be similar to what the OWV Planning staff heard through the OCP 
engagement process (e.g., mental and physical health, aging population, barriers to belonging, lack 
of housing options). We note that many of these have been integrated into the Draft OCP such as: 

• Removing barriers and supporting orientation and integration of new residents and 
immigrants 

• Providing meaningful engagement, consultation and volunteer opportunities 

• Supporting community organizations that support WV residents through grants and 
permissive tax exemptions 

• Supporting programs, services, events and activities that support age diversity and celebrate 
cultural diversity 

• Supporting a variety of community activities through policy, facilities and grants 

• Enhancing information sharing and meaningful participation in civic affairs through 
accessible communication (i.e. universal access and multilingual considerations). The OCP 
Review Process demonstrated positive first steps here with youth events and a Chinese 
language workshop 

• Incorporating accessibility design in public spaces and programs for a barrier-free and 
inclusive public environment 

• Encouraging the participation of children, youth, families, seniors and people facing 
disabilities 

The VitalSigns research also highlighted the relationship between social well~being, the 
environment, housing, transportation and jobs. We note that these relationships are also addressed 
within the Draft OCP. ln particular, in relation to increased and better housing options, we note the 
positive additions of: 

• The regeneration of existing neighbourhoods with infill options (smaller homes on smaller 
lots, enabling coach houses and expanding duplexes) 

• Protecting heritage by allowing multi-family use and infill 

• Expanding the missing middle (triplex and townhouse options next to schools and parks; 
missed use and live-work in commercial areas) 

• Ensuring that new multi-family and mixed-use housing meet community needs (range of 
home sizes and more innovative, accessible and adaptable homes) 
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• Policies to protect existing renta l housing and to promote new market and non~market 

rental, seniors and supportive housing 

We commend the District of West Vancouver Planning staff for their commitment to engagement; 

their sensitive incorporation of important poHcies and recommendations; and their balanced 

approach. With its clear and actionable recommendations, we·believe that this OCP has the ability 

to protect what makes West Vancouver special, and develop the housing options, social programs 

and economic poHcies to ensure that West Vancouver becomes a vibrant and resilient community 

once again, where everyone is valued, contributes and feels they belong. 

With thanks for your diligent and hard work, 

The Board of Directors of the West Vancouver Foundation 

Nancy Farran, Board Chair 
West Vancouver Foundation 

775-lsth Street 

West Vancouver, BC V7T259 

I w: westvanfoundation.com I o : 604~925-8153 I t : @WestVanFdn 

WEST VANCOUVER 
FOUNDATION 
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1950 Marine Drive 
West Vancouver, BC V7V 1J8 
call: 604.925.7400 fax: 604.925.5933 
westvanHbrary.ca 

Mayor Michael Smith 
District of West Vancouver 
7S0-17th Street, 

. West Vancouver, BC V7V 3T3 

March 7, 2018 

Dear Mayor Smith and Council: 

(7)(a) 

I am writing on behalf of the West Vancouver Memorial Library Board to contribute to Phase 4 of 
the Official Community Plan Review. 

The Board appreciated the presentation made at their February 21, 2018 regular meeting by 
Manager of Community Planning and Sustainability, David Hawkins. Mr. Hawkins reviewed the 
planning process to date and highlighted key aspects of the draft plan, Including those that are 
most relevant to the Library. 

The Board commends the District for the planning process which has featured comprehensive 
consultation with stakeholders and the community and resulted In clear articulation of priorities 
and policy objectives. The Board supports the two objectives that specifically mention the Library: 

Enhancing publlc facilltles and spaces 
2.8.9 Maintain and optimize existing civic facilities (e.g. community centres and libraries) 
and manage space flexibly or potentially expand to meet changing needs. 

Embradng arts, creativity and lifelong education 
2.9.8 Support the West Vancouver Memorial Library as a key literacy and lifelong lea ming 
institution, community gathering space and resource centre for people of all ages. 

In addition, the Library supports many of the objectives in the Social Well-Being Section, such as: 

2.8 Access and Inclusion 
SupportJng demographic diversity 

2.8.4 Provide services, programs and facilities that are inclusive of and encourage seniors 
and people with disabilities to function independently. 

2.8.5 Provide services, programs and facilities to support children, youth and famllles In 
meeting their diverse needs and foster their sense of belonging. 
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2.8.6 Review programs, services and facilities to remove potential barriers and support 
orientation and integration of new residents and immigrants. 

Furthermore, the Library Board recognizes that advancement of the priorities in the Housing and 
Neighborhoods and Local Economy sections are vital for our workforce. The library Board urges 
Council to improve the options and availability of housing for District and Library employees so that 
we can retain and recruit our workforce. 

In closing, on behalf of the WVML Board, I would like to applaud Council for this very important 
community Initiative. The Board recognizes that the adoption of the new plan is essential for the 
well-being of our community and supports bringing the process to a conclusion in early 2018 so 
that implementation planning can move forward •. 

We would appreciate the final draft of the Official Community Plan including a reference to our 
Strategic Plan to raise awareness that the library is also guided by another significant planning 
document. 
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