
COUNCIL AGENDA 

Date: Item:
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Manager/Deputy 
Municipal Manager 

0

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

COUNCIL REPORT 

Date: April 15, 2026 
From: Lisa Berg, Senior Community Planner  
Subject: Development Proposal for 6404 to 6418 Bay Street 

RECOMMENDATION 

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

RECOMMENDATION 

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

RECOMMENDATION 

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

RECOMMENDATION 

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

RECOMMENDATION 

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

May 11, 2026 6.////////////////////// ////
June 9, 2026 PH

4.3 / R-1
4.3 / R-1
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Subject: Development Proposal for 6408 to 6418 Bay Street 

0

1.0 Purpose 

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

2.0 Legislation/Bylaw/Policy 

Provincial Legislation 

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

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

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

3.0 Council Strategic Objective(s)/Official Community Plan 

2024-2026 Council Strategic Plan 

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

Community-wide Directions within the Official Community Plan (OCP) 
include policies to support economic development and visitor 
accommodation within the community, including: 
Policy 2.3.3: Enhance Horseshoe Bay Village Centre as a local and 
regional destination with commercial land uses such as: a) Retail, service 
and restaurants centred on the waterfront; b) Regional transportation 
facilities; c) Visitor accommodation; d) Tourism and recreation; and e) 
Secondary office use. 
Policy 2.3.11: Incentivize hotel development and other major business and 
employment creation opportunities through bonus density provisions in 
appropriate locations. 
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The Horseshoe Bay Local Area Plan (LAP) includes policies to support 
economic development and visitor accommodation within Horseshoe Bay: 
Policy 3.5.2: Extending out from the intersection of Bay Street and Royal 
Avenue, this designation is the mixed-use building form that defines the 
Village. Active retail at the ground floor supports the vibrancy and livability 
of Horseshoe Bay. New buildings within lands designated Village Heart 
should be commercial and multifamily residential use with a: density of 
1.75-2.0 and a height of 3-4 storeys with commercial use at street level 
and residential above. 
Policy 3.6.15: Encourage provision of visitor accommodation where a 
building or substantial portion of a building is used for lodging purposes 
by: a) allowing this use in lieu of others; and b) considering an appropriate 
ground floor design that remains compatible with the street character. 
The site is located within the ‘Village Heart’ land use designation and the 
proposal is subject to the general and sub-area guidelines found within the 
LAP. A policy analysis is provided section 6.2 below. 

4.0 Financial Implications 

4.1 Community Amenity Contributions 
New developments are to deliver community amenities related to the 
impacts of development. The value of the amenity is proportional to the 
increased potential land use in comparison with existing zoning and land 
uses on the site. District policy defines a range of appropriate amenities, 
including housing affordability and diversity, childcare and cultural 
facilities, heritage preservation, public art, and public space, parks and the 
environment. 
District staff have reviewed the development proposal, considering the 
proposed visitor accommodation and commercial uses. It was concluded 
that a CAC is not applicable. 

4.2 Infrastructure and Servicing 
Staff confirmed through a utility modelling analysis that no offsite 
infrastructure upgrades to sanitary or water services are required to 
accommodate the proposal.  
Development Cost Charges (DCCs) would also be applicable in 
compliance with the District’s Development Cost Charge Bylaw and Metro 
Vancouver and Translink DCC Bylaws at the building permit stage. DCCs 
fund upgrades or provision of infrastructure services resulting from 
development. 

5.0 Background 

5.1 Previous Decisions 
Not applicable. 
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5.2 History 
Not applicable. 

6.0 Analysis 

6.1 Context 
The site consists of three properties located at 6408, 6412 and 6418 Bay 
Street, with a combined total site area of approximately 1,700 m² 
(18,299 sq. ft.). It is a primary commercial corner site, bounded by Bay 
Street to the north with Horseshoe Bay Park beyond, “Little Bay” lane to 
the south, Royal Avenue to the east, and a commercial property to the 
west. The site is relatively flat and is within the village context of 
Horseshoe Bay (Figure 1). 

Figure 1: Subject Site 

The site is developed with existing one and two storey commercial and 
office buildings with surface rear parking lots accessed from the lane. Bay 
Street has a temporary asphalt sidewalk while Royal Avenue was recently 
updated with a new sidewalk, street trees and gutter.  

6.2 The Proposal 
The applicant proposes to rezone the site to allow for a mixed-use 
development with commercial units at street level and a 42-room hotel 
above. The proposal consists of a four-storey building with a partial fifth 
floor (amenity space) above an underground parkade and a proposed 
Floor Area Ratio (FAR) of 2.4 (Figure 2 and 3). 
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Figure 2: Rendering of proposed building (corner of Bay St and Royal Ave) 

 
Figure 3: Rendering of proposed building (corner of Royal Ave and Lane) 

Building Design & Expression 

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

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

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

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

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

Vehicle access is via the rear lane (Little Bay) to an underground parkade 
that is designed to include 43parking spaces, secure bicycle storage, and 
other storage rooms. One accessible parking space is located on the 
property at the lane, for a total of 44 parking spaces. The parking will be 
managed by the developer for use by the hotel guests customers, and 
staff.  
In analyzing the proposed parking, for context, the zoning bylaw would 
require approximately 66 parking spaces for a mixed-use commercial and 
hotel building. While the proposal is for a total of 44 parking spaces, a 
parking reduction is supportable based on the site context, a shared 
parking strategy, transportation options, and the proposed uses.  

92



Date: April 15, 2026 Page 7 
From: Lisa Berg, Senior Community Planner 
Subject: Development Proposal for 6408 to 6418 Bay Street 

0

Horseshoe Bay functions as a compact commercial village with frequent 
pedestrian activity, ferry connections, and established transit service. The 
applicant submitted a Traffic Impact Assessment (TIA) which has been 
reviewed and accepted by staff. It indicates that a share of the hotel 
guests and commercial patrons are expected to arrive without a vehicle, 
reducing peak parking demand. Stays are typically short-term with a high 
parking turnover, allowing more efficient use of fewer stalls. Lastly, 
commercial and hotel use typically peak at different times of the day. This 
allows for the same parking supply to be shared rather than parking each 
use independently at its maximum demand.  
To ensure flexibility for the detailed building permit application stage1, the 
proposed zoning amendment bylaw requires a minimum of 42 vehicle 
stalls. The proposed reduced parking aligns with Horseshoe Bay’s 
pedestrian and seasonal tourist orientation and transit service. The 
proposal encourages active transportation while avoiding additional 
excavation and issues related to the water table. ‘Back-of-house’ services 
such as a loading and drop-off space, garbage and recycling rooms, and 
electrical transformers (PMTs) are in the lane.  
Public Realm 

The proposal will deliver frontage improvements including a new sidewalk 
and street trees on Bay Street. The mature street trees on Bay Street are 
proposed to be replaced with a new row of street trees, subject to review 
of potential underground service or street light conflicts. Parallel street 
parking on Bay Street is proposed to be maintained, and the angle parking 
on the north side of Bay Street next to the park would remain. One-way 
west-bound traffic on Bay Street would continue, with a bicycle share-row, 
and the corner bump-out that was installed by the District is to remain.  
On Royal Avenue, as the District recently completed updates along the 
frontage of the site including a new concrete sidewalk and street trees, the 
applicant worked with the District to redesign and deliver updates to the 
east side of Royal Avenue (the opposite side of the street from the 
project). The proposed design includes improvement to the boulevard 
including deletion of the separated bike lane and temporary planters and 
expansion of the public realm for pedestrians (Figure 4). 

1 To accommodate the potential expended spatial requirements for mechanical equipment or 
other necessary infrastructure for the commercial or hotel uses. 
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Figure 3: Rendering of public realm on Royal Avenue 

See Appendix G for the proposed development permit. 
Policy Context & Response 

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

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

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

A rezoning is required (Appendix F) to accommodate the proposal as site 
is currently zoned C1 (Commercial 1). While C1 allows for general retail 
use, the site is proposed to be rezoned to a Comprehensive Development 
Zone (CD92) based on the proposal for a mixed-use development with 
hotel use. To ensure flexibility and long-term viability of the development, 
and in response to the comments provided by the Planning Committee, 
the proposed CD92 zone for the site includes rental dwelling units as a 
permitted use that would be restricted to be located only on upper floors of 
the building. 
Staff recommend support of the proposed OCP amendment and rezoning 
as the proposed hotel and commercial spaces would directly support the 
local business economy and strengthen Horseshoe Bay as a commercial 
village. A well-designed mixed-use project will contribute to the 
commercial vibrancy and street-level activity in the area, supports transit 
ridership and tourism, and provides long-term municipal revenue via 
property taxes and business licenses. 
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Planning Committee 

The proposal was considered by the Planning Committee at its meeting on 
November 26, 2025, and the Committee passed the following motion: 
THAT the Planning Committee support the application subject to further 
review of the following items by staff: 
1. Consideration to ensure the scale and massing of the development is

human scaled and relates to its Village context; and
2. Consideration for how the zoning and development permit are drafted

to ensure viability for the proposed uses to achieve the objectives for
HSB for the hotel use (e.g. design flexibility to allow for longer term
stay).

In response, and through feedback from the public and staff, the applicant 
proposed refinements to the design: 
1. The linear glass canopy has been replaced by fabric awnings, which

emphasize the pedestrian level and reduce the scale at the sidewalk.
2. Warmer materials have been brought down to grade, including a wood

shake texture that provides additional detail and interest, and highlights
the lobby entrance (Figure 4).

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

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

In response to the Committee’s second recommendation regarding project 
viability, it is proposed that the CD92 zone permit flexible visitor 
accommodation use that would allow the developer/hotel operator the 
opportunity to lease suites either on a nightly basis (traditional hotel use), 
or for periods of times greater or less than 30 days. However, the CD92 
zone would not allow for strata residential development. 
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Figure 4: Lobby Entrance on Royal Ave 

6.3 Climate Change & Sustainability 
The proposal promotes sustainability and low-carbon transportation 
options (e.g., walk, bike and transit) and deploys transportation demand 
strategies. With the site’s strategic location within the Village Heart of 
Horseshoe Bay, the proposed development provides the opportunity to 
connect to local pedestrian and transportation networks, including the ferry 
terminal. It will utilize existing infrastructure such as roads, sewer, 
stormwater drainage and water connections.  
In general compliance with the District’s Building Bylaw and the 
Sustainable Building Policy, the applicant has proposed to achieve: Step 3 
+ ZCSC EL-32 for the ground floor commercial units and Step 2 + ZCSC 
EL4 of the Zero Carbon Step Code for the hotel units on the upper floors. 

6.4 Public Engagement and Outreach 
Public Information Meetings 

Prior to formal submission3, the applicant held a preliminary public 
consultation meeting to gather feedback from the public on July 17, 2025. 
Subsequently, upon formal submission of the rezoning application, the 
applicant held another public information meeting in compliance with the 
Development Procedures Bylaw on November 20, 2025. Summaries of 
those meetings and feedback received by the applicant are attached as 
Appendices C and D respectively and are available on the District’s 
website. The feedback from the public was primarily supportive of the 
proposal, citing benefits such as updated accommodations, improved 

 
2 EL-3 is considered “Strong Carbon Performance” and in most cases will require decarbonization 
of both space heating and domestic hot water systems or potential for full electrification of a 
building. 
3 In compliance with the Preliminary Development Proposal and Public Consultation Policy 
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retail activity, and broader economic contributions to Horseshoe Bay. 
Constructive and critical feedback focused primarily on the building’s 
design character and architectural expression, and construction impacts. 
Public Hearing and Notification 

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

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

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

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

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

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

7.0 Options 

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

7.2 Considered Options 
Council may: 
a) give first reading to the proposed bylaws and set an alternative date (to 

be specified) for a public hearing and concurrent public meeting; or 
b) defer consideration of the proposal pending receipt of additional 

information (to be specified) to assist in the consideration of the 
application; or 

c) reject the application. 
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8.0 Conclusion 

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

Author: 

Concurrence: 

Lisa Berg, Senior Community Planner 

Michelle McGuire, Senior Manager of Current Planning and Urban Design 

Appendices: 

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

5451, 2026
F. Zoning Bylaw No. 4662, 2010, Amendment Bylaw No. 5452, 2026
G. Development Permit No. 25-099 (with schedules)
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APPENDIX B – PROJECT PROFILE 

  0 

(at April 15, 2026) 
 
Project 6408 – 6418 BAY STREET (TROLLS SITE) 

Application File No. 25-099 (PDA02963) 
Applicant Northwest Realty Inc on behalf of KM 8 Canada Holding Ltd 
Architect Yamamoto Architecture Inc 
Landscape Architect M2 Landscape Architecture and Arboriculture 
Site: 

 Address 6408 Bay Street 
 PID 013-115-251 
 Legal Description LOT 12 BLOCK 34 DISTRICT LOT 430 PLAN 2103 
 Address 6412 Bay Street 
 PID 013-115-227 
 Legal Description LOT 11 BLOCK 34 DISTRICT LOT 430 PLAN 2103 
 Address 6418 Bay Street 
 PID 014-049-376 
 Legal Description LOT 10 BLOCK 34 DISTRICT LOT 430 PLAN 2103 

Site Area (Combined) 1,700 m² (18,299 sq. ft.). 
Existing Zoning C1 
OCP Policy Horseshoe Bay LAP Policy 3.5.2 “Village Heart” and 3.6.15 
DPA Section 4 “General Guidelines” and Section 5 “Sub-Area 

Guidelines” 
Proposal To rezone the site to allow for a 5-storey mixed use retail and 

hotel building with underground parking 
 
Particulars Proposed Notes 
Floor Area Ratio (FAR) 2.4  
Building Height 19 m Excludes elevator overrun and rooftop 

mechanical equipment 
Number of Storeys 5 4 storeys + partial 5th floor 
Gross Floor Area 3,118.8 m² 

(43,031.5 sq. ft.) 
 

Number of Hotel Rooms 42  
Setbacks 0 m From all P/Ls 
Parking 44 43 within underground parkade 

1 accessible space at the lane 
Bicycle Parking/Storage 34 Complies 
EV Charging Level 2 Complies 
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LGDM-546724895-25931

District of West Vancouver 

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

(6408 to 6418 Bay Street) 

Effective Date: 

APPENDIX E
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Official Community Plan Bylaw No. 4985, 2018, 
Amendment Bylaw No. 5451, 2026 
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Official Community Plan Bylaw No. 4985, 2018, Amendment Bylaw No. 5451, 2026 1 

LGDM-546724895-25931

District of West Vancouver 

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

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

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

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

Part 1  Citation 

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

Part 2  Severability 

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

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

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

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

“Extending out from the intersection of Bay Street and Royal 
Avenue, this designation is the mixed-use building form that 
defines the Village. Active retail at the ground floor supports the 
vibrancy and livability of Horseshoe Bay. New buildings within 
lands designated: 
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Official Community Plan Bylaw No. 4985, 2018, Amendment Bylaw No. 5451, 2026 

LGDM-546724895-25931  

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

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

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

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

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

a) Allowing this use in lieu of others; 

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

c) Prioritizing an appropriate ground floor design that remains 
compatible with the street character. 
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LGDM-546724895-25931  

READ A FIRST TIME (MAJORITY VOTE IN THE AFFIRMATIVE) on [Date] 
 
PUBLICATION OF NOTICE OF PUBLIC HEARING on [Date] 
 
PUBLIC HEARING HELD on [Date] 
 
READ A SECOND TIME (MAJORITY VOTE IN THE AFFIRMATIVE) on [Date]  
 
READ A THIRD TIME (MAJORITY VOTE IN THE AFFIRMATIVE) on [Date]  
 
ADOPTED by the Council (MAJORITY VOTE IN THE AFFIRMATIVE) on [Date]. 
 
 
  

 Mayor 

 Corporate Officer 
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District of West Vancouver 

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

(6408 to 6418 Bay Street) 

Effective Date: 

APPENDIX F
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District of West Vancouver 

 

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

 
 

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

 
WHEREAS the Council of The Corporation of the District of West Vancouver 
deems it expedient to provide for an amendment to the Zoning Bylaw; 
 
NOW THEREFORE, the Council of The Corporation of the District of West 
Vancouver enacts as follows: 

Part 1  Citation 

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

Part 2  Severability 

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

Part 3  Adds the CD92 Zone and Rezones the Site 

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

3.2 The Lands shown shaded on the map attached as Schedule B to this 
bylaw are rezoned from C1 (Commercial Zone 1) to Comprehensive 
Development Zone 92 (6408 to 6418 Bay Street), as set out in Schedule 
A attached to this bylaw. 
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Part 4  Amends the Table of Contents 

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

Part 5  Amends the Zoning Maps 

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

From: C1 – Commercial Zone 1 

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

 

Schedules 
 
Schedule A – CD92 - Comprehensive Development Zone 92 (6408 to 6418 Bay 
Street) 
Schedule B – Amendment to Zoning Maps 
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READ A FIRST TIME on [Date] 
 
PUBLICATION OF NOTICE OF PUBLIC HEARING on [Date] 
 
PUBLIC HEARING HELD on [Date] 
 
READ A SECOND TIME on [Date] 
 
READ A THIRD TIME on [Date] 
 
APPROVED by The Ministry of Transportation and Transit on [Date] 
 
ADOPTED by the Council on [Date]. 
 
 
  

 Mayor 

 Corporate Officer 
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Schedule A – CD92 – Comprehensive Development Zone 
92 (6408 to 6418 Bay Street) 

692 CD92 (6408 to 6418 Bay Street) 

AMENDING 
BYLAW SECTION REGULATION 

692.01 Permitted Uses 

(1) accessory buildings, structures and uses

(2) child care

(3) community care

(4) hotel

(5) office

(6) dwelling units

(7) personal services

(8) restaurants

(9) retail

692.02 Floor Area Ratio 

(1) Maximum: 2.4 FAR

692.03 Conditions of Use 

(1) Despite s. 110 of the Zoning Bylaw, cooking facilities are permitted
within a hotel sleeping room.

(2) Hotel above commercial premises except for one entrance lobby.

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

692.04 Setbacks 

(1) All property lines: 0 m
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 692.05 Building Height 

 (1) Maximum: 19 metres 

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

   

 692.06 Number of Storeys 

 (1) Maximum: 5 

   

 692.07 Off-Street Parking 

 (1) Minimum of 42 parking spaces 
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Schedule B – Amendment to Zoning Maps 
 
Amendment to Zoning Bylaw No. 4662, 2010, Schedule A, Section 852, 
Schedule 2, Zoning Maps. 
 
Sketch plan showing the area to be rezoned to CD92: 
 

 
 
 

180



 

 
 

District of West Vancouver 
Proposed 

Development Permit No. 25-099 
 
 
CURRENT OWNER: 1390515 BC Ltd 
 911 York Street, New Westminster, BC V3L 4S5 
 
THIS DEVELOPMENT PERMIT APPLIES TO:   
 
CIVIC ADDRESS: 6408, 6408A, 6408B & 6412 Bay Street 
LEGAL DESCRIPTION: 013-115-227 
 Lot 11 Block 34 District Lot 430 Plan 2103 
 
CIVIC ADDRESS: 6408 Bay Street 
LEGAL DESCRIPTION: 013-115-251 
 Lot 12 Block 34 District Lot 430 Plan 2103 
 
CIVIC ADDRESS: 6418 Bay Street 
LEGAL DESCRIPTION: 014-049-376 
 Lot 10 Block 34 District Lot 430 Plan 2103 
 
 (the ‘LANDS’) 
 
 
1.0 This Development Permit: 

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

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

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

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

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

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

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

APPENDIX G

181



Page:2 
DP No. 25-099 

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

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

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

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

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

4.0 Prior to Building Permit issuance: 

4.1 Provide engineering civil drawings detailing works, including but not limited 
to: 
(a) storm water management measures;
(b) site service connections;
(c) new boulevard plan along the Bay Street frontage of the site and along

the east side of the Royal Street frontage of the site including curbs,
sidewalk and grading plan; and

(d) repaving along the frontage of the Lands,
which must be submitted for acceptance, and security provided for the due 
and property completion of the engineering works, all to the satisfaction of 
the District’s Manager of Land Development. 

5.0 Prior to Occupancy Permit issuance: 

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

6.0 Security for Landscaping 

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

6.2 Release of the Landscape Deposit: 
(a) Following installation of the Landscaping Works and upon receipt of

a certified letter or report by a Landscape Architect in good standing
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with the British Columbia Society of Landscape Architects to the 
District stating that: 

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

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

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

materials or trees,
iii. completion of any off-site or boulevard works,
iv. any areas that received alternative treatment,
v. any paving changes, or
vi. any other additional or omitted plantings or

alterations,
together with a clear rationale and explanation thereof and stating 

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

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

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

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

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

6.3 Additional Landscape Security 
(a) No occupancy shall be issued nor will any other final approvals be

given for any individual building site identified as a “Parcel” on
attached Schedule B, until:

a. all of the Landscaping Works are completed, or
b. the Owner provides security in addition to and separate from

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

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

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

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

 
 _________________________________ 

 MAYOR 
 
 

 _________________________________ 
 CORPORATE OFFICER 

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

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

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

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

A. Design Rationale 
B. Architecture Plans 
C. Landscape Plans 
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OPTION TO EXPAND
1846 SF

STORAGE
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NOTES:
1.   INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
2.   DO NOT SCALE DRAWING.
3.   THIS DRAWING IS INTENDED FOR USE BY ARCHITECTS, ENGINEERS, CONTRACTORS, CONSULTANTS AND DESIGN

PROFESSIONALS FOR PLANNING PURPOSES ONLY. THIS DRAWING MAY NOT BE USED FOR CONSTRUCTION.
4.   ALL INFORMATION CONTAINED HEREIN WAS CURRENT AT THE TIME OF DEVELOPMENT BUT MUST BE REVIEWED AND

APPROVED BY THE PRODUCT MANUFACTURER TO BE CONSIDERED ACCURATE.
5.   CONTRACTOR'S NOTE: FOR PRODUCT AND COMPANY INFORMATION VISIT www.CADdetails.com/info AND ENTER

REFERENCE NUMBER 25027 L1_Working.

BAYVIEW PARK BENCH (BV-6) WITH ARM RESTS

PARK BENCHES

www.wishboneltd.com

WISHBONE SITE FURNISHINGS
#210-27090 GLOUCESTER WAY

LANGLEY, BC V4W 3Y5
TOLL FREE: 1-866-626-0476

PHONE: (604) 626-0476

25027 L1_Working REVISION DATE 04/22/2026

SPECIFICATIONS:
-RE-PLAST™ RECYCLED PLASTIC SLATS
-DURABLE POWDER COATED ALUMINUM FRAME
-LONG LASTING STAINLESS STEEL HARDWARE
-10 YEAR LIMITED WARRANTY
TOTAL HEIGHT: 31.625" / 803 MM
TOTAL DEPTH: 26" / 661 MM
SEAT HEIGHT: 17.5" / 445 MM
SEAT DEPTH: 18.5" / 470 MM
TOTAL LENGTH: 72" / 1830 MM
WEIGHT: 140 LBS / 64 KG
RECYCLED CONTENT: 75% RECYCLED CONTENT BY WEIGHT

SELECT DESIRED DURABLE POWDER
COATED ALUMINUM FRAME:

FRONT ELEVATION

TOP VIEW
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SIDE ELEVATION

63"
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14
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CUSTOM POWDER COATING
(SETUP CHARGES MAY APPLY)
GIFTING PROGRAM
(CUSTOM INSET BRONZE PLAQUES)
LED LIGHTING BUILT INTO THE SEAT

WITH-OUT ARMS (BVNA-6)

CENTER ARM

OPTIONAL 30" TABLE (#RT-30)

SKATE BLOCKS

4' AND 5' LENGTHS

STAINLESS STEEL BOLT
DOWN KIT (INST-1)

OIL RUBBED BRONZE

SELECT DESIRED UNSTAINED
WOOD ALTERNATIVES:
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PART ONE    GENERAL REQUIREMENTS PART THREE    SOFT LANDSCAPE DEVELOPMENT PART THREE    SOFT LANDSCAPE DEVELOPMENT - CONT PART THREE    SOFT LANDSCAPE DEVELOPMENT - CONT
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Council Meeting

6408 – 6418 Bay Street

May 11, 2026

6(staff presentation)./////////////////////////////////
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Site Context

• Three properties totaling 
1,700 m2 (18,300 SF)

• Existing commercial & 
office buildings

• Bounded by:
• Bay Street (north)
• Little Bay Lane 

(south)
• Royal Avenue (east)
• CRU building (west)

• Rear surface parking 
lots

• Relatively flat site & 
minimal on-site 
vegetation

6408 – 6418 BAY STREET

• New street frontage (sidewalk & 
street trees) on Royal Avenue

• Close to transit facilities
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The Proposal

• Mixed use building:
o FAR 2.4
o 4 storeys + partial 5th floor
o Underground parking
o Ground floor commercial
o Hotel on upper floors

• Building design, materials and articulation in response to Village
context

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

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

6408 – 6418 BAY STREET
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OCP Policy

Policy 3.5.2 “Village Heart”:
Extending out from the intersection of Bay Street 
and Royal Avenue, this designation is the mixed-
use building form that defines the Village. Active 
retail at the ground floor supports the vibrancy and 
livability of Horseshoe Bay. New buildings within 
lands designated:
Village Heart
should be commercial and multifamily residential 
use with a:
density of 1.75 – 2.0 FAR and a height of 3-4 
storeys with commercial use at street level and 
residential above.

6408 – 6418 BAY STREET

A site-specific 
amendment to the 

policy is required to 
accommodate the 

proposal.
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OCP Policy

6408 – 6418 BAY STREET

Policy 3.6.15 (Vibrant & 
Complete Village)
Encourage provision of visitor 
accommodation where a building or 
substantial portion of a building is used 
for lodging purposes by:
a) allowing this use in lieu of others; 

and,
b) considering an appropriate ground 

floor design that remains compatible 
with the street character.

An amendment to the 
policy is recommended 
to enable the proposal 

within the context of the 
LAP.
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Planning Committee

November 26, 2025 Recommendation:
THAT the Planning Committee support the application subject to further 
review of the following items by staff:
• Consideration to ensure the scale and massing of the development is

human scaled and relates to its Village context; and
• Consideration for how the zoning and development permit are drafted

to ensure viability for the proposed uses to achieve the objectives for
HSB for the hotel use (e.g. design flexibility to allow for longer term
stay).

6408  6418 BAY STREET
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Planning Committee – Responses

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

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

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

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

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

6408 – 6418 BAY STREET
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Public Information Meetings

• July 17, 2025: On Preliminary Proposal (prior to formal application)
• November 20, 2025: On Formal Application

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

• Potential benefits including updated accommodations
• Improved retail activity
• Broader economic contributions to Horseshoe Bay

• Concerns:
• Building design character
• Architectural expression
• Construction-related impacts

6408 – 6418 BAY STREET
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Recommendation
Council give the proposed bylaws first reading and set the date for the 
public hearing on June 9, 2026.

Staff assessment is that the proposal is appropriate and supportable 
based on:
• Consistency with the Local Area Plan (LAP) guidelines
• Meets the intent of the LAP by providing visitor accommodation within 

the Village, in a mixed-use building format
• Supports Council’s strategic objective to support commercial vibrancy 

and visitor accommodation
• Site proximity to the ferry terminal, public parks and connections, and 

is supported by transit

6408 – 6418 BAY STREET
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Thank You!
Questions?

6408 -6418 BAY STREET
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TIDES AT HORSESHOE BAY
6408 - 6418 BAY STREET

FIRST READING PRESENTATION 

MAY 11, 2026

6(applicant presentation).////////////////////////////////////////
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EXISTING CONDITIONS VS. PROPOSED 
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The building is conceived as a series 

of floating slabs that refer to the 

previous floating houses that used 

to occupy the bay.  The floating slabs 

change in thickness along the length 

of the building, allowing space for 

planting and creating a varied pattern 

that refers to the texture of waves on 

the surface of the water.

DESIGN CONCEPT  |  OBJECTIVES
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BOARD FORMED CONCRETE1

2

3

4

5

6

7

VINYL WINDOW

COMMERCIAL STOREFRONT GLAZING 

INTEGRATED PLANTERS

FABRIC AWNING

8

9

CEMENTITIOUS PANELS

ALUMINIUM AND GLASS GUARD

OPERABLE STOREFRONT GLAZING

VINYL SLIDERS

WOOD SHINGLES10

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

254



13FIRST READING PRESENTATION   |    6408-6418 BAY ST

RENDER |  ELEVATION VIEW OF CAFE ALONG ROYAL AVE
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GLASS GUARDRAILS

INTEGRATED PLANTERS

OPERABLE GLAZING

FABRIC AWNINGS

BOARD FORMED CONCRETE

WOOD SOFFITS

CEMENTITIOUS PANELS

WOOD SHINGLES

MATERIAL PALET TE
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RENDER |  DEFINED LOBBY ENTRY IN HOTEL 
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