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REZONING RATIONALE

01 Site Description

The development site is located in the Clyde Avenue, East of Taylor Way neighbourhood
under the Commercial Development Permit Area designation and Official Community Plan.
The project consists of four separate parcels to be consolidated and rezoned for
redevelopment as contemplated in the current Official Community Plan. These parcels
include: 660 Clyde Avenue, 657 Marine Drive and 675 Marine Drive. The consolidation of
these four parcels to create a J-shaped lot that partially fronts four streets; Clyde Avenue to
the north, 6th Street to the east albeit a cul-de-sac, Marine Drive to the south, and Taylor
Way to the west.

The site area measures approximately 53,865 sf (5,004 sm) and consists of varying
dimensions due to the unique shape of the site. The site has a gentle slope between 3%
and 5% from Clyde Avenue up to Marine Drive, but is generally flat throughout with a local
grade change at the southeast corner of the site that transitions up to the Marine Drive
roadway and overpass.

02 Context Plan

Neighbourhood Overview
The project is in a unique location in the community as it serves as the principal entry point
into the District of West Vancouver. It is in close proximity to a number of amenities,
including the Capilano River, Park Royal Shopping Centre, public transit, and the Lions
Gate Bridge connecting to Downtown Vancouver.

Within the Clyde Avenue west of Taylor neighbourhood, there is a mix of residential and
commercial uses and building types.  The immediate context consists of various conditions
and structures that influence the edges and interface.  On the northwest edge of the site, on
the east side of Taylor Way, the site is predominately screened by a three-storey above
grade parking structure that serves the Park Royal Shopping Centre.  Low-rise commercial
office buildings are located on the two parcels to the immediate northeast corner of the site,
while a four storey rental apartment building is sited immediately to the east.  Across Clyde
Street to the north, there is a four-storey senior independent living building.  Across Marine
Drive, on the south side are two high-rise residential towers known as the West Royal
Towers.  Further east of the site next to the Capilano River is the distinctive Water's Edge
residential development.

03 Applicable Zoning, Policies, and Guidelines

Existing Zoning: CR1 + CR2 (Commercial Restricted) & C2 (Commercial)
Proposed Zoning: CD (Comprehensive  Development District)

Guidelines & Policies:
Official Community Plan - Adopted June 2004;
OCP - New Neighbourhood Areas - Clyde Avenue East of Taylor Way
Marine Drive Local Area Plan and Guidelines - April 2017
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The development site is located in the Clyde Avenue, East of Taylor Way neighbourhood
under the Commercial Development Permit Area designation and Official Community Plan.
The project consists of four separate parcels to be consolidated and rezoned for
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Way to the west.

The site area measures approximately 53,865 sf (5,004 sm) and consists of varying
dimensions due to the unique shape of the site. The site has a gentle slope between 3%
and 5% from Clyde Avenue up to Marine Drive, but is generally flat throughout with a local
grade change at the southeast corner of the site that transitions up to the Marine Drive
roadway and overpass.

02 Context Plan

Neighbourhood Overview
The project is in a unique location in the community as it serves as the principal entry point
into the District of West Vancouver. It is in close proximity to a number of amenities,
including the Capilano River, Park Royal Shopping Centre, public transit, and the Lions
Gate Bridge connecting to Downtown Vancouver.

Within the Clyde Avenue west of Taylor neighbourhood, there is a mix of residential and
commercial uses and building types.  The immediate context consists of various conditions
and structures that influence the edges and interface.  On the northwest edge of the site, on
the east side of Taylor Way, the site is predominately screened by a three-storey above
grade parking structure that serves the Park Royal Shopping Centre.  Low-rise commercial
office buildings are located on the two parcels to the immediate northeast corner of the site,
while a four storey rental apartment building is sited immediately to the east.  Across Clyde
Street to the north, there is a four-storey senior independent living building.  Across Marine
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Towers.  Further east of the site next to the Capilano River is the distinctive Water's Edge
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The development site is located in the Clyde Avenue, East of Taylor Way neighbourhood
under the Commercial Development Permit Area designation and Official Community Plan.
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Street to the north, there is a four-storey senior independent living building.  Across Marine
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Towers.  Further east of the site next to the Capilano River is the distinctive Water's Edge
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01 Site Description

The development site is located in the Clyde Avenue, East of Taylor Way neighbourhood
under the Commercial Development Permit Area designation and Official Community Plan.
The project consists of four separate parcels to be consolidated and rezoned for
redevelopment as contemplated in the current Official Community Plan. These parcels
include: 660 Clyde Avenue, 657 Marine Drive and 675 Marine Drive. The consolidation of
these four parcels to create a J-shaped lot that partially fronts four streets; Clyde Avenue to
the north, 6th Street to the east albeit a cul-de-sac, Marine Drive to the south, and Taylor
Way to the west.

The site area measures approximately 53,865 sf (5,004 sm) and consists of varying
dimensions due to the unique shape of the site. The site has a gentle slope between 3%
and 5% from Clyde Avenue up to Marine Drive, but is generally flat throughout with a local
grade change at the southeast corner of the site that transitions up to the Marine Drive
roadway and overpass.

02 Context Plan

Neighbourhood Overview
The project is in a unique location in the community as it serves as the principal entry point
into the District of West Vancouver. It is in close proximity to a number of amenities,
including the Capilano River, Park Royal Shopping Centre, public transit, and the Lions
Gate Bridge connecting to Downtown Vancouver.

Within the Clyde Avenue west of Taylor neighbourhood, there is a mix of residential and
commercial uses and building types.  The immediate context consists of various conditions
and structures that influence the edges and interface.  On the northwest edge of the site, on
the east side of Taylor Way, the site is predominately screened by a three-storey above
grade parking structure that serves the Park Royal Shopping Centre.  Low-rise commercial
office buildings are located on the two parcels to the immediate northeast corner of the site,
while a four storey rental apartment building is sited immediately to the east.  Across Clyde
Street to the north, there is a four-storey senior independent living building.  Across Marine
Drive, on the south side are two high-rise residential towers known as the West Royal
Towers.  Further east of the site next to the Capilano River is the distinctive Water's Edge
residential development.

03 Applicable Zoning, Policies, and Guidelines

Existing Zoning: CR1 + CR2 (Commercial Restricted) & C2 (Commercial)
Proposed Zoning: CD (Comprehensive  Development District)

Guidelines & Policies:
Official Community Plan - Adopted June 2004;
OCP - New Neighbourhood Areas - Clyde Avenue East of Taylor Way
Marine Drive Local Area Plan and Guidelines - April 2017

Zoning Map

Consolidated Parcels

Western Planning Context  View from South East

Land Use Concept illustrating two urban 
centres linked by open space and green 
connections and suppor ted by transit
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03 Site Rationale

Marine Drive is the main thoroughfare through West Vancouver, the low-rise podium and
main entrance to the main mid-rise building form create a strong frontage to this. The
low-rise podium is set back to allow for a future bike path and boulevard along Marine
Drive, while incorporating a street wall condition to reinforce the public realm. The West
portion of the site next to the intersection of Taylor Way and Marine Drive is to be dedicated
to the district as a new public park and open space. The main mid-rise building form is set
back 37 ft. from the east and 30 ft. from the west property lines with the expectation that the
adjacent sites will develop as mid-rise residential in the future.

Between the proposed residential building and the retained heritage building is an open
outdoor space for use by the residents and commercial occupants.  A landscaped area
above the parking ramp will serve as a children play area.  An aperture on the lower level at
the low-rise and mid-rise junction serves are a visual and physical connector.  The aperture
leads pedestrians through an extensively landscaped “mews” which serves the number of
fronting ground-oriented units.

Pedestrian access is either from Clyde Avenue, 6th Street and Marine Drive.  The existing
opening between the heritage office building and the parkade will be retained but
enhanced with landscape, allowing occupants to enter the site from the north.  The
aperture off Marine Drive is an architectural feature strategically designed into the building
and planned for the ground to introduce access for residents and to visually connect the
public with the new Mews and more importantly to highlight the heritage building at the end
of the Mews.  Main access to the building will be from the cul-de-sac off 6th Street.  The
entrance is expressed with a west coast and heritage influence to the entry canopy and
entry doors aligned to the cul-de-sac.  Firefighting will be designated from this side of the
site.

Commercial, residential, and visitor vehicle access is from the existing cul de sac on 6th
Street which leads to the parkade ramp planned to be parallel with the neighbouring
apartment parking ramp.

04 Use, Density and Parking

The proposal contains 92 residential units plus 1,676 sf. of amenity area with a proposed
floor area ratio of 2.0. Of the 92 residential units, there are 21 designated units for rental
purposes with the remaining for market sale.  Parking is limited to 2 levels below grade as
the water table is at an approximate geodetic elevation of 2.9 m.  Provided parking is 113
spaces with 92 bike and storage spaces.

05 Form and Height

The proposed form and height promote the strategy of increasing density sensibly with a
residential building which respects its architectural context, makes the most of the
surrounding views and with a restricted footprint, will lessen the impact on views of the
neighbouring properties. It is part of a new phase of multi-family residential for the North
Shore following examples set by the recent Ambleside and Evelyn developments.

The proposed development features a terraced mid-rise building typology that span the
unique shape of the site.  The building is to respond sensitively to concerns of excessive
height, obstruction of views for the surrounding neighbourhood, and overall size of a
building form.

The main volume which consists of a taller mid-rise component is generally eight storeys in
height but the top level expands vertically to encapsulate and blends with the rooftop
mechanical room on the top of the building.  Extending vertically help screen the required
rooftop mechanical space, while providing living space to optimize the views and give
access to an extensive roof surface for private outdoor space to the upper floor residents.

The low-rise form creating the podium base that extend west and north serves to create an
appropriate scale to the public realm and relate to the immediate context.  The podium
facing Marine Drive is generally six storeys in height with localized pop-ups above level six

for access to roof top terraces and living space to optimize views and access to daylight.
This podium element along Marine Drive transitions from six storeys down to four storeys
where it faces the new open green space at the intersection.

The podium element that extend north from the mid-rise volume transitions to a two storey
townhouse component at grade, then ultimately to a single storey elevator and stair
element facing the single-storey heritage building.

The overall form of the proposed building which blends a low-rise and mid-rise element is
sited opposite the West Royal towers which will then formally frame a 'Gateway' to West
Vancouver.   The building proposes an overall height of 99 ft. (30 m) measured from grade.

Context
Architectural form and character derived and influenced by the neighbouring structures and
the natural setting. Solid base with street wall podium grounds the building while ascending
vertically with transparency and horizontal layering and patterning.

Pedestrian Continuity
Multiple access points into the site to provide various types of experiences for pedestrians
and visitors - To provide visual and spatial openness to celebrate and connect with history
and community.

Massing & Hierarchy
Influenced by the nearby mountainous terrace, natural surrounding, and existing built
environment, the massing strategy is to respect the context, transitioning from the taller
form to the adjacent heritage structure and public green space. Optimize roof terraces with
landscape and outdoor living.
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DESIGN RATIONALE

01 Introduction

The project site is next to the key intersection of the Lions Gate Bridge and Marine Drive.
Moving west from this intersection over the Capilano River the site location is at the entry
point to the District of West Vancouver.  Its prominent location addressing all of the traffic
moving into and out of West Vancouver creates the opportunity for a 'Gateway' building
which can signify entrance.

02 Existing Context Integration

The District of West Vancouver provides a rich and varying context.  Being part of the 'North
Shore' it is in close proximity to nature and famously has many built examples of West
Coast Modern architecture.  The project site benefits from these site factors with views of
mountains to the North, Capilano River to the East, Stanley Park and the Vancouver skyline
to the South, and English Bay to the West.

At the northern portion of the site sits a prime example of West Coast Modern commercial
architecture. This unique small office building designed by Fred Hollingsworth and Barry
Downs is characterized by a striking roof line and a wood and glass entrance which are
used to link together two white stucco volumes.  It is the intention of this application to
retain this building as it is not only historically significant but also adds to the character of
the proposed development.

On the south side of the Marine Drive are the West Royal towers, two 25 storey apartment
towers whose design capitalizes on the available views through the height of the buildings
and from generous balconies.  These towers express a port-modern architectural style
predominately of concrete and glass.  Since its completion in the early 1990's, these
buildings have inherited the role of “Gateway” to West Vancouver.

To the west of the West Royal towers and the project site, is the Park Royal Shopping
Centre, a large shopping mall on two parcels which has been recently redeveloped with
expanded commercial retail spaces and structures.  The commercial complex has future
plans for new residential buildings and further expansion of its retail base.  The general
architectural style of the renewed Park Royal Shopping Centre is of a modern, urban
aesthetics and form.

The residential communities to the east and north of the project site bring a unique
architectural style to the edge conditions of the project site.  The Water's Edge residential
complex incorporates a blend of Georgian architecture with west coast detailing by
adopting a strong, robust form of stone and solid materials with refined elements.  The
crescent roadway through the site is flanked with extensive landscaping, solid planters and
villas that bring a refined street appeal.  The Amica Seniors Independent Living facility
designed by dys architecture (formerly Davidson Yuen Simpson Architects) back in 2005
highlights a simple contemporary west coast architectural language with the use of
extensive brick masonry, concrete walls with large windows, extensive balconies and
landscaping.

The design response to the site respects and celebrates the community.  All of the
contextual factors noted above guided the overall design approach of the proposed
building by adopting the mixed architectural vocabulary found in the surrounding context
and blending the west coast style of West Vancouver into the design.
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