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The Musqueam Indian Band, Squamish Nation and Tsleil-
Waututh Nation are excited to introduce you to the project 
at 4165-4195 Marine Drive project. 

PURPOSE OF EVENT
• Provide information about the landowners
• Introduce conceptual planning ideas and share our vision 

for the site
• Meet the community and hear their comments on the 

preliminary concept plans

HOW TO BE PART OF THE PROCESS
• During the Event: submit questions and comments 

through the Q&A function.
• After the Event: provide feedback by emailing 

marinedrive@mstdevelopment.ca to register and receive a 
questionnaire.

DISCLAIMER
The plans and precedent images to follow are representative of a 
concept design that could be supported under the adopted 
West Vancouver Official Community Plan. These are being 
shared as part of the District’s preliminary development 
application process and, as such, represent proof of concept 
rather than detailed design development. 

WELCOME

mailto:marinedrive@mstdevelopment.ca


MST PARTNERSHIP
LANDOWNERS

WORKING TOGETHER AS ONE
The Musqueam Indian Band, Squamish First Nation, and Tsleil-
Waututh First Nation (MST) have come together in partnership 
to celebrate their cultural and family connections, and to 
reflect their tradition of working collaboratively to benefit their 
people. This partnership will help ensure future generations 
benefit from jobs and economic activity within their traditional 
territories and ensure that all partners, both Indigenous and 
non-Indigenous, see the benefit of working together as one.

Currently, MST is developing 5 projects in the Lower Mainland. 
MST develops lands as long-term lease to help realize the 
objective for MST to own their lands in perpetuity as 
custodians and guardians of the well-being of their 
ancestral lands.

TIME IMMEMORIAL
The Musqueam, Squamish, and Tsleil-Waututh people 
descended from hən ̓q ̓əmin ̓əm ̓ and sḵwx ̱wú7mesh speaking 
people who from time immemorial occupied, used, and gained 
their livelihood from the lands, waters, and seas that include 
the area referred to as “4165-4195 Marine Drive”.

SKO-MISH-OATH: TERRITORY OF THE SQAMISH INDIAN PEOPLE, MAJOR MATTHEWS MAP, 1935, SOURCE: AM54-S13-MAP 35LB, CITY OF VANCOUVER ARCHIVES



MST PARTNERSHIP
MUSQUEAM INDIAN BAND
The Musqueam people are descendants of the 
cultural group known as the Coast Salish. We have 
lived in our present location for thousands of 
years.
Our traditional and historic territory occupies what 
is now Vancouver and surrounding areas. As our 
territory has experienced change throughout the 
years, we have continued to innovate and grow 
our community based on a foundation of strong 
cultural traditions and practices.
Our vision of developing socio-economic 
opportunities for our peoples has led to a number 
of successful developments and partnerships. The 
leləm̓ development is a 21-acre master planned 
mixed-use community in the University 
Endowment Lands. Income properties include the 
townhouses at Shalimar Place, the Fraser Arms 
property, the Milltown Marina, and three golf 
courses.
Through diverse initiatives and collaborations, we 
are creating opportunities for our  community 
that will benefit generations to come.

musqueam.bc.ca

LANDOWNERS

SQUAMISH NATION
Squamish Nation is comprised of descendants of 
the Squamish Language-speaking peoples who 
lived in the present-day Greater Vancouver area.
The Squamish Nation has occupied and governed 
its territory for millennia. The Squamish Nation 
has become a business incubator with unique 
potential, ramping up an entrepreneurial 
dynamism that has the potential to add to the 
economic landscape of this city, the region and 
the province. We want to make sure the next 
generation will benefit from jobs and economic 
activity in the Squamish Nation. We are optimistic 
in this era of reconciliation and the opportunities 
it presents for Indigenous peoples.
In light of our economic goals, we have partnered 
with other First Nations, non-Aboriginal partners 
and business leaders to assist in the development 
of a portion of our lands. Recent projects include 
Squamish Oceanfront, Lions Gate Wastewater 
Treatment Plant, the Whistler-Blackcomb resort, 
the MST-CLC joint venture lands — among many 
others.

squamish.net

TSLEIL-WAUTUTH NATION
Tsleil-Waututh Nation, “People of the Inlet”, have 
a deep connection to the land and waters of our 
territory surrounding Burrard Inlet. Our families 
have lived here for many generations, thriving off 
the abundance of resources available in the area.
Our vision is to once again put the Tsleil-Waututh 
face on our traditional territory, to be active 
participants in all social, economic, cultural, and 
political activities that take place on our lands by 
building strong relationships based on trust and 
mutual respect.
We have been working to achieve our vision in 
part through the creation of Takaya 
Developments — a successful real estate 
development company, majority owned by the 
Tsleil-Waututh Nation, which has been 
developing high-end condominiums and 
townhomes over the past 20 years. We also own 
a number of thriving businesses including Takaya 
Tours, Golf Centre, Burrard General Store, and 
Child and Family Development Centre, Salish Sea.

twnation.ca



MST GUIDING PRINCIPLES
Through active planning work on other significant projects, including the Heather Lands and Jericho Lands redevelopments in 
the city of Vancouver, MST has developed a set of principles to guide future development decisions:

PROJECT VISION

• Reflect and respect the past, present, and future legacies of the Musqueam, Squamish, and Tsleil-Waututh
• Respect the land
• Welcoming to all
• Cohesive community
• Connect within and beyond
• A place to call home
• Design for the future



MST CONSULTATION PROCESS
4165-4195 Marine Drive is the first project MST will 
develop without a development partner. Redevelopment 
of this site will provide an opportunity for MST to express 
their deep connection to the land while bringing forward 
new opportunities for prosperity for future generations. 
The stories, ideas and ways of being of the MST provide a 
cultural foundation that will be embedded in the planning 
and design of the lands. 

Moving forward, MSTDC and Kirk & Co will work closely 
with the MST Cultural Liaisons to engage with Musqueam, 
Squamish and Tsleil-Waututh community members. Input 
and feedback gathered during these future sessions will 
help inform the planning and design direction as the 
project moves toward rezoning. 

ENGAGEMENT STRATEGY
PHASE 1

PUBLIC CONSULTATION PROCESS
As per the District of West Vancouver’s Rezoning Policy, a 
potential applicant should consult with the local 
neighbourhood to discuss potential development 
concepts prior to any official application process 
commencing. This consultation process begins tonight 
with the Welcome Ceremony & Preliminary Public 
Consultation Meeting.

Future consultation session will be held with the public 
once input from MST Nation community members has 
been meaningfully incorporated into the planning and 
design of the project. 



MST understand the unique balance between development 
and amenities. As such – and as part of the engagement 
process – MST is eager to learn what site amenities local 
residents think would improve the quality of the 
neighbourhood. These may include: 
• Meadow, lawn and gardens
• Outdoor dining & lounge
• Terrace patio & green roof
• Public stairs and arrival court
• Children’s play area
• Dog area
• Improved neighbourhood pedestrian connections 
• Transit-oriented development 
• New westbound bus shelter on Marine Drive
• Parking improvements

ENGAGEMENT STRATEGY
PROJECT BENEFITS

PRECEDENTS

Meadow

Children PlayPublic Stairs

Green Roofs & Terrace Patios



SITE CONTEXT
NEIGHBOURHOOD



SITE CONTEXT
BACKGROUND

Located within the Cypress Park neighbourhood, 4165-4195 Marine Drive encompasses three lots with a total site 
area of 5.05 acres. The site has considerable slope along Burkehill Road and the northeast area of the site with a 
relatively flat area along Marine Drive, extending north into the site. 

Previously, the site was owned by the Federal Government and was used as a staging area. In 2014, the MST 
Partnership (a partnership of the Musqueam Indian Band, Squamish Nation and Tsleil-Waututh Nation) entered into
an historic partnership with Canada Lands Company (CLC) establishing an equal ownership interest in these lands. 
On December 14, 2018, CLC and the MST Partnership signed an agreement providing the MST Partnership 
100% ownership of this site.

SITE DETAILS
Address 4165-4195 Marine Drive
Legal Description Block 16 (Reference Plan 9738rx) District Lot 582 Group 1 Nwd

Lot 14 Block 7 District Lots 559 And 582 Plan 9212
Lot 13 Block 7 District Lots 559 And 582 Plan 9212

Site Size 5.05 Acres
Current Zoning Single Family RS-4
Current Use Vacant



The site has a central, 
relatively flat portion 
along Marine Drive 
sloping up towards 
Burkehill Road and 
adjacent single family 
lots at slopes 
between 26% and 
75%.  

SITE CONTEXT
TOPOGRAPHY

MARINE DRIVE



SITE CONTEXT
IMMEDIATE CONNECTIONS



TRANSPORTATION CONTEXT
STRATEGIC SITE LOCATION

• The site is located on the 
north of Marine Drive, 
approximately 2km away 
from Highway 1 / 99 at 
Bayridge Avenue. 

• The speed limits along 
Marine Drive and Highway 1 
/ 99 are 50km/hr and 90 
km/hr respectively.

• Horseshoe Bay is located 
approximately 8km west, 
and Downtown West 
Vancouver is approximately 
6km east of the site.



TRANSPORTATION CONTEXT
BUS ROUTES

• Two bus stops are located 
on Marine Drive near the 
site, one in the westbound 
direction and one in the 
eastbound direction.

• The eastbound bus stop is 
serviced by two bus routes, 
250 and 253, with a shelter 
and bench provided.

• The westbound stop is 
serviced by one bus route, 
250, with no facilities 
provided.



TRANSPORTATION CONTEXT
PEDESTRIAN & CYCLING ROUTES

• Marine Drive is a shared 
roadway for vehicles and 
cyclists, with signage 
provided to indicate that 
drivers must share the road.

• The route along Marine 
Drive connects to the Park 
Royal Bus Exchange, Lions 
Gate Bridge, and Spirit Trail. 

• Burkehill Road is a local 
route that extends north 
from Marine Drive and 
connects to several 
residential roads within 
Sandy Cove. 



TRANSPORTATION CONTEXT
TRAFFIC DISTRIBUTION

• Majority of trips, 56%, are 
expected to travel on 
Marine drive east of the site 
given that it is an arterial 
route.

• A further 39% of trips are 
expected to travel on 
Burkehill Road to/from the 
intersection from Highway 1 
/ 99 Sea to Sky. 

• The site is projected to add 
circa 58 and 70 two-way 
trips during the AM and PM 
peaks, approximately 1 
vehicle every minute.



The concept plan is aligned with several objectives in District of West Vancouver’s Official Community Plan:

OFFICIAL COMMUNITY PLAN
ALIGNMENT

• Supports “Missing Middle” housing options
• Supports aging population and young families
• Supports purpose built and non-market rental, seniors and 

supportive housing 
• Advocates for a variety of housing types with diversity in 

size and tenure 
• Supports transit-oriented development and energy 

efficient buildings 

Five Themes of the OCP: Housing, Economy, 
Transportation, Environment, and Social Well-
Being. These themes are interdependent and 
work synergistically. 



OFFICIAL COMMUNITY PLAN
REFERENCES

DISTRICT OF WEST VANCOUVER OFFICIAL COMMUNITY PLAN REFERENCES:

Map of Marine Drive Transit Corridor: Increase “missing 
middle” housing options along Marine Drive Transit Corridor 
(Source: District of West Vancouver Official Community Plan).

• Section 2.1.4, advocates the development of the “Missing 
Middle” options that are ground oriented and up to 3 
stories. We believe the rationale laid out in the OCP would 
support a responsive, considerate, and creative concept 
presented here.

• Sections 2.1.16 – 2.1.17, advocate for rental, affordable, and 
seniors / supportive housing. This potential concept for 
development supports these initiatives within the OCP.

• Section 2.1.20, advocates for a variety of housing types 
including new multi family including diversity in product 
types, sizes, and tenure. The current development rationale 
exceeds the targets set out by the District of West 
Vancouver in the OCP.

• Section 2.1.23, advocates the reduction of GHG and 
increasing the energy efficiency of developments through 
supporting transit alternatives, developing efficient building 
forms, requiring leading energy efficiency. The current 
development rationale seeks to make this a project that the 
district of West Vancouver and the local community will be 
proud of with respect to building performance. 



CONCEPT DESIGN
SITE PLAN

PHYSICAL ATTRIBUTES
• Situated in established 

neighbourhood.
• Vacant Land with services at 

property line.
• Close proximity to beach, 

parks, school, and 
neighbourhood commercial 
activity.

SOCIAL ATTRIBUTES
• Diversity of housing on site.
• It is anticipated there will be 

Market housing as well as 
attainable housing targeting 
essential service providers 
with affordability as one of the 
major objectives.

• Indigenous housing.
• Family oriented housing.
• Ground oriented 3 storey 

form.
• Sustainable and energy 

efficient development design.



CONCEPT DESIGN
VIEWS & SITE POROSITY



CONCEPT DESIGN
OPEN SPACE & CONNECTIONS

N



Level 1 Level 2 Level 3

CONCEPT DESIGN
TYPICAL UNIT LAYOUTS



CONCEPT DESIGN
SITE SECTION



















CONCEPT DESIGN
VIEW COMPARISON #1 – BURKEHILL ROAD

VIEW # 1 - EXISTING VIEW #1 - PROPOSED



CONCEPT DESIGN
VIEW COMPARISON #2 – BURKEHILL ROAD

VIEW #2 - EXISTING VIEW #2 - PROPOSED



CONCEPT DESIGN
VIEW COMPARISON #3 – BURKEHILL ROAD

VIEW #3 - EXISTING VIEW #3 - PROPOSED



CONCEPT DESIGN
VIEW COMPARISON #4 – BURKEHILL ROAD

VIEW #4 - EXISTING VIEW #4 - PROPOSED



PRELIMINARY DEVELOPMENT PROPOSAL

WE ARE 
HERE

Initial Inquiry
Preliminary Development Proposal
Preliminary Public Information Meeting

REZONING APPLICATION
Formal Application Submission
Referral Process
First Reading
Public Information Meeting
Public Hearing
Second & Third Reading
Rezoning Conditions Resolved
Adoption of Bylaw

NEXT STEPS
ENGAGEMENT WITH MST
Moving forward, MSTDC and Kirk & Co will work closely 
with the MST Cultural Liaisons to engage with Musqueam, 
Squamish and Tsleil-Waututh community members. Input 
and feedback gathered during these future sessions will 
help inform the planning and design direction as the 
project moves toward rezoning. 

ENGAGEMENT WITH THE COMMUNITY
MST is committed to open and transparent engagement 
with the community. Once the proposed design has been 
further developed with input from the Musqueam, 
Squamish, and Tsleil-Waututh members, we will come 
back to the community for feedback. All input received 
through the engagement will be considered by our 
project team as we move through the planning process. 

PROVIDE FEEDBACK 
Please email marinedrive@mstdevelopment.ca to register 
to receive a questionnaire.

MSTDC ENGAGEMENT

mailto:marinedrive@mstdevelopment.ca


Questions? 
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