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    All of this Referral Report spells out how this development goes against policy after policy 
and still recommends its approval. Residents were not adequately consulted or heard. An 
Open House (Oct 8/2025) was even cancelled so dissent could be disregarded. A quick glance 
at the groups that WERE consulted shows that they are all local business groups. Why does 
the Cactus Club Cafe, or the Tourism Industry Association or Destination Vancouver have 
more of a voice than the more than 5000+ residents that signed a petition in opposition to 
this development? Public consultation was overwhelmingly negative as stated in this very 
report. In the online comment form 736 negative responses over 130 supporting. 

   This report is filled with statements that this project does NOT comply with current 
planning. Why is this then being approved?

Page 2 - "The West of Denman Character Area is not anticipated to undergo significant 
change"  - Replacing a 4 storey boutique hotel with a 25 storey hotel building with an 
intrusive ground floor restaurant and roof top patio, street furniture and maybe even a 
farmer's market between 2 four storey apartment buildings in an otherwise 100% residential 
area for blocks around is the very definition of significant change....in traffic, congestion, 
noise, parking, site access, hotel supply and on and on. 

Page 3 - As per the section on the West End Community Plan, this report states " The land 
use, density, height, massing, tower floorplate, tower setbacks, tower separation, solar 
access, and podium expression proposed does not align with the Plan" Why then has this 
project been approved??

 Page 5 - Table 1 is a list of Policy conditions that preclude a development of this type and 
then states how these conditions will be disregarded. This is not for the benefit of the 
neighbourhood.

Page 6 - In dismissing a review by the Urban Design Panel it is stated that "there has been 
notable notification and engagement responses to the application including, but not limited 
to, community concerns for neighbourhood character and livability." These concerns have 
been ignored in favour of pursuing development under The Hotel Development Policy. 
Nevermind the residents or the neighbourhood. Again, page 6 "while the proposed form of 
development does not meet the baseline expectations of the RM-5B zoning nor the West 
End Community Plan, it does meet the intent of the Hotel Development Policy which 
contemplates consideration for certain form of development relaxations to enhance project 
viability."

Page 7 -  Again the neighbourhood is not considered. "concern that the project would cause 
the perceived displacement of residences (this site is currently a hotel and has no residents)" 
The neighobouring buildings DO have residents that best case this development 
inconveniences and worst case displaces as further development is allowed in the face of 
neighbourhood objections. 

Page 11 - The problems created by the approval of this development cannot be solved by 
"Design development to improve the architectural expression to better reflect the existing 
residential character of the neighbourhood" The residential character of the neighbourhood 
is destroyed by the imposition of a 25 storey commercial hotel and restaurant, etc. No 
tweaking of the facade will change that. 

Page 27 - Regarding the response to concerns, no amount of prettying up the building will 
ease the intrusion that it will have on this neighbourhood. The hotel will not be responsible 
for the infrastructure that will be negatively impacted by increased traffic that will ripple 
outward far beyond their address. Transient guests that will occupy 248 units in a hotel are 
going to swamp this neighbourhood. The existing 4 storey structure already poses these 
challenges. 
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Narrow streets and lanes with limited capacity

Minimal commercial intrusion and a distinctly residential character

Functionally different from areas east of Denman or along major corridors

Key concerns with the proposed rezoning:

Scale and character

A 27-storey hotel/long-term stay tower is fundamentally out of scale with the prevailing built 
form west of Denman

This is a mid-block residential street, not a transitional edge or arterial location

Approval risks setting a precedent for further spot rezonings that erode planning stability 
and neighbourhood character

Neighbourhood function and livability

West of Denman functions as a quiet residential enclave, not a destination area

A large hotel introduces continuous turnover, commercial servicing, ride-hail activity, 
deliveries, and late-night noise

These impacts are structurally incompatible with the existing residential use of the street and 
lanes

Traffic, loading, and lane impacts

Local streets and lanes are narrow and constrained

Increased congestion and conflicts between service vehicles, pedestrians, and cyclists are a 
significant concern

Spillover impacts from hotel loading, taxis, and deliveries would be felt most acutely in 
residential lanes never designed for this intensity

Privacy, overlook, and shadowing

The height and massing of the proposal raise unavoidable privacy and overlook concerns for 
neighbouring homes

Additional shadowing impacts affect daily livability, particularly given building spacing and 
proximity to Stanley Park

Loss of residential continuity

While the existing building is technically a hotel, it has long functioned as extended-stay 
accommodation

It contributes to the residential fabric of the area

Replacing it with a much larger, more intensive commercial operation represents a 
qualitative shift residents experience as a loss
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Conclusion
This is not opposition to change in principle, but concern about change that disregards 
context. The proposed rezoning introduces a level of height, density, and commercial 
intensity that is not compatible with the established residential character west of Denman 
Street and risks long-term erosion of neighbourhood livability and planning coherence.

I urge Council to consider whether this proposal truly respects the unique role and scale of 
this part of the West End, and whether a more modest, context-sensitive approach would 
better align with the City’s stated goals of livability, predictability, and neighbourhood fit.

Thank you for your consideration.

Sincerely,
David Altman

Vancouver, BC

2026-02-09 17:55 CD-1 Rezoning: 2028-2038 
Barclay Street

Oppose This is a quiet residential area with no large hotel.  We aren't against hotels; we are against a 
25-storey commercial tower on a narrow, tree-lined residential street. I live right across the 
street from it and I am opposed to the amount of traffic and people that will be coming in 
and out of such a large scale hotel.  

This site was already approved for a 10-storey residential building. Doubling the height 
ignores the West End Community Plan.

We need to protect our beloved Stanley Park.   Barclay Street is one of only four motor 
vehicle entrances into Stanley Park. A 248-room hotel at the entrance to Stanley Park will 
create significant traffic issues for our city’s crown jewel. These impacts must be formally 
addressed between the Park Board and City Council before this proceeds.

if this plan is approved I will likely have to move somewhere else and as a senior this will 
create a major challenge for me.  There are  tall apartments in the area however they are 
condos and apartments.  A hotel will invite much more vehicle traffic and encourage large 
groups of visitors on my street who will not have much less respect for the sanctity of our 
neighborhood and peaceful natural ambience of the park.  It will be tragic if such a large 
hotel is put in this residential neighborhood. 

Bonnie Bhatti West End
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2026-02-09 17:57 CD-1 Rezoning: 2028-2038 
Barclay Street

Oppose Hello,

I strongly oppose rezoning this area for a large hotel.

 The area is in the middle of a quiet, family neighborhood that is not appropriate for a large 
hotel. It will reduce the safety of the area by increasing traffic (making the roads more 
dangerous) and by bringing in a huge number of vacationing tourists not invested in the 
wellbeing of the West End.

Furthermore, this area of the West End is not setup to support tourists. The infrastructure is 
lacking.
The roads nearby are small and have limited parking. Bus 5/6 travels closest to the hotel, but 
it is prone to get stuck in traffic. It is also slow due to it's frequent stops. Residents will need 
to compete with tourists to get on an already cramped bus.

Most tourists will likely choose to use a taxi or drive in since the hotel is not remotely close 
to the train lines. Once again, this will put pressure on the small roads and disturb the 
neighborhood. 

Why would you place massive hotel so far from proper our best public transport? The roads 
in the area are designed for residential traffic. A hotel like this should be located in an area 
tourists can easily reach.

It's also insulting that the city would consider allowing a giant hotel to be built in a prime 
area for residential hosuing. We still need more places for people to live in this city. The area 
was designed for residential housing, and it shouldn't be used for something it was not 
meant to support.

Perhaps a hotel like this could be built after the city either extends the expo line to the West 
End or a dedicated bus lane is created. 

I am not against building projects, but I want them to be built in areas that have the 
infrastructure for them.

Thank you for your time. 

Shamira Warhaft West End

2026-02-09 18:10 CD-1 Rezoning: 2028-2038 
Barclay Street

Oppose Dear Mayor Sim and Members of City Council,

I am writing to express my strong opposition to the proposed rezoning of 2030-2038 Barclay 
Street for a 27-storey, 270-room hotel tower. This project fundamentally contradicts 
Vancouver's urgent housing priorities and threatens the established residential character of 
the West End. Instead of approving commercial developments that serve tourists, the City 
must prioritize affordable housing solutions to address our severe housing crisis.

Vancouver is experiencing an unprecedented housing crisis. Current data shows the city is 
falling drastically short of its housing goals, expecting only 700 new housing units in 2025 
versus the target of 2,000 annually. Thousands of residents cannot afford to form 
independent households due to soaring rents. The West End's social housing requirement 
was recently reduced from 25% to 20%, demonstrating the area's affordability challenges.

A 270-room hotel adds zero residential units during a housing emergency. This prime 
location should contribute to solving Vancouver's housing shortage, not exacerbate it by 
prioritizing tourism infrastructure over resident needs. While residents struggle with 
unaffordable housing, we cannot justify using prime residential land for luxury tourist 
amenities.

The proposed 27-storey tower is completely out of character for this residential area. A 270-

Maurine Charpentier West End
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room hotel with restaurant and rooftop facilities will generate significant traffic, 
overwhelming local infrastructure designed for residential use. Street-level outdoor dining 
and rooftop "party pool" with liquor service will destroy the quiet residential character 
residents rely on. The tower's scale will create severe privacy impacts, reduced sunlight, and 
wind tunnel effects for existing residents.

Approving this out-of-zone development will undermine existing zoning protections that 
preserve neighbourhood character, signal to other developers that residential areas are 
open to commercial exploitation, and threaten the West End's established community fabric 
and resident quality of life. This proposal contradicts the City's own stated priorities. 
Vancouver's Housing Strategy emphasizes significantly increasing the supply of social and 
supportive housing. The Vancouver Plan prioritizes residential development over commercial 
in high-density areas. The project requires site-specific rezoning precisely because it doesn't 
align with community planning objectives.

Instead of a hotel, this site should accommodate affordable rental housing with mixed-
income residential development including significant below-market units. The development 
should include family-friendly design with units suitable for families, addressing Vancouver's 
shortage of family-appropriate housing. Ground-floor community services rather than 
commercial restaurant and bar facilities would better serve residents. The development 
should be at an appropriate scale that respects neighbourhood context while maximizing 
residential units.

Supporting this opposition are troubling facts about Vancouver's housing situation. 
Vancouver faces a construction slowdown in homeownership housing, posing risks to future 
housing supply, workforce retention, and affordability. Metro Vancouver has over 2,000 
empty condos while residents struggle to find housing. The housing crisis prevents young 
adults from forming independent households, forcing them to live with family or multiple 
roommates.

The 2030 Barclay Street rezoning represents everything wrong with Vancouver's 
development priorities. I urge City Council to reject this rezoning application, encourage 
residential development that addresses our housing crisis, protect established zoning that 
maintains neighbourhood character, and prioritize residents over tourists in development 
decisions.

Vancouver's housing crisis demands we use every available residential site for housing, not 
hotels. The West End community deserves better than having their neighbourhood 
transformed into a commercial zone to maximize developer profits. This proposal should be 
firmly rejected in favor of housing solutions that serve Vancouver residents.

I urge you to prioritize the needs of your constituents over developer profits and tourist 
amenities. The West End community is counting on your leadership to make the right 
decision for our city's future.

Thank you for your consideration of these critical concerns.

Sincerely,
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2026-02-10 11:01 CD-1 Rezoning: 2028-2038 
Barclay Street

Oppose The current Hotel Development Policy has effectively created a free for all on existing hotel 
sites, disregarding the years of work and consultation undertaken by City Planners and local 
residents in developing the West End Community Plan.

For 2030 Barclay Street, this means transforming a 4 storey, 27 room mid block hotel on a 
quiet residential street into a 29 storey, 292 room tower that would be 100m tall.

The rules are being rewritten as the process unfolds. The hotel policy was amended to apply 
to smaller sites specifically so this proposal could qualify. Noise thresholds are also being 
raised to accommodate this more intensive use on a residential block.

The proposed hotel development contradicts the intent of the West End Community Plan, 
which prioritizes locating higher densities along major commercial streets—not mid block in 
quiet residential areas.

The proposed building would be significantly taller than anything surrounding it at 29 
storeys. A small dead end laneway is expected to serve as the access point for all garbage, 
laundry, food delivery, and guest parking for 292 hotel rooms. The project provides no 
suitable drop off area despite the anticipated volume of guests.

City policy states that the “form of development should consider the livability of adjacent 
residential buildings, public realm shadowing, protected public views, privacy and overlook, 
site setbacks, and other urban design considerations.”

This proposal falls short of those expectations. Livability of neighbouring residential buildings 
would be compromised by direct overlook from approximately 100 hotel rooms. The 
proposed restaurant and bar would face directly across Barclay Street into homes, reducing 
privacy and introducing mid block noise. The building does not respect required setbacks, 
casts significant shadow, and is expected to create a wind tunnel between adjacent 
structures. For such a prominent addition to the skyline, the tower’s architectural expression 
is also notably generic.

Current zoning allows a maximum floor space ratio of 3.50 FSR (or 3.70 FSR on corner sites) 
and a maximum height of 22 metres / 6 storeys—far below what is proposed.  The proposed 
development has an FSR of 14.7 and height of 329-feet (100m) / 29 storeys.  

The West End Community Plan identifies West of Denman as a unique, calm residential 
area—already one of the densest parts of Vancouver. Introducing 292 suites of short term, 
highly transient occupancy would significantly alter the character the Plan was designed to 
protect. The Plan was created over years of work by city planners and residents to balance 
growth with neighbourhood livability, focusing major development on commercial corridors.

The Rosellen was originally designed and used as residential rental housing before it became 
a hotel. Recently, several hotels in the area have been converted back to residential uses, 
including the large hotel at Denman Mall and the Bushan Hotel, which is now non market 
housing.

This is not a case of resisting density. The area already contains a mix of higher density 
buildings and an appropriately scaled hotel without restaurant/bar use. Rather, the concern 
is the wholesale disregard of established planning principles and community objectives, and 
un-checked redevelopment.

This proposal disrupts the carefully maintained balance in West of Denman, where years of 
thoughtful development have enabled higher‑density residential buildings to coexist with a 
quiet, livable neighbourhood character.

J B West End
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The West End Community Plan explicitly states that the West of Denman area "is not 
anticipated to undergo significant change." Yet this application asks Council to approve a 
330% increase in density (from 2.75 to 11.84 FSR), a 43% increase in height, tower 
separations half of what policy requires, and a land use—restaurant—that isn't even 
permitted under the Plan. 

Staff acknowledge the proposal "does not meet the baseline expectations of the RM-5B 
zoning nor the West End Community Plan." If Council approves this anyway, what message 
does that send to every other neighbourhood with an adopted plan?

The community spoke. The applicant didn't listen.

Over 5,700 people signed a petition opposing this project. Public comments ran nearly six-to-
one against (736 opposed, 130 in support). When residents requested an in-person open 
house, the applicant scheduled one—then canceled it for farcical reasons (effectively 
dodging direct community accountability). The Urban Design Panel hasn't reviewed this 
project. The applicant's idea of "community engagement" was meetings with tourism 
industry groups and business associations, not the neighbours who will live with the 
consequences. 

Children and families will pay the price.

The staff report confirms this tower will cast new shadows on Stanley Park and on the 
outdoor play area at Pooh Corner Day Care. It notes that reduced solar access "negatively 
impacts health, wellbeing, vegetative growth and childcare licensing compliance." We are 
talking about toddlers losing sunlight so a developer can build a larger hotel. That is not a 
reasonable trade-off.

Engineering says the building doesn't work.

The report states clearly that "Engineering Services does not support the proposed relaxation 
for passenger and delivery loading spaces." A 248-room hotel that cannot meet basic 
operational requirements will create chronic congestion, safety hazards, and quality-of-life 
problems on a quiet residential street. These aren't problems that get fixed at the 
development permit stage—they're baked into a site that is simply too small for what's being 
proposed.

Neighbours will be permanently harmed.

Staff recommended early on that the applicant consolidate with adjacent properties to 
create a viable site. The applicant refused. Now, because of inadequate setbacks and tower 
separations, the redevelopment potential of 2010 and 2040 Barclay Street will be 
constrained indefinitely. The staff report's own Figure 3 shows the required setback zone 
would cover 60% of one neighbouring lot and 100% of the other. Why should families in 
those buildings lose their future options because Marcon chose not to assemble a proper 
site?

There is no housing benefit.

This proposal delivers zero rental units. Zero social housing. Zero affordability. The West End 
Rezoning Policy allows density increases in Area A for 100% social housing—not for luxury 
hotels. Approving this sets a precedent that any commercial use can override the Plan if the 
applicant simply asks loudly enough.

I am not opposed to development, and I am not opposed to hotels built in areas that can 
support them properly. I am opposed to approving a project that violates adopted policy, 
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harms a daycare, blatantly ignores community input, and saddles neighbours with 
permanent planning consequences—all while delivering nothing for housing.

Please vote no. If that is not possible, defer this application and require a redesigned 
proposal that actually fits the site, meets the Plan, and respects the community.

2026-02-11 12:45 CD-1 Rezoning: 2028-2038 
Barclay Street

Oppose I vehemently oppose this rezoning and hotel application as it will completely destroy the 
residential integrity of the neighbourhood where I reside and own property.
I call on mayor and council to stand by the avowed protection of the residential integrity of 
this neighbourhood and reject this application as a cynical violation of that integrity. 

Richard Byrne West End
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2026-02-12 13:27 CD-1 Rezoning: 2028-2038 
Barclay Street

Oppose Dear Council, 

I moved to Vancity from Toronto in 2015. I have lived in the downtown core for most of the 
last decade - it is my home. It is markedly different from Toronto's downtown. I could feel 
the heart of this beautiful city when I first landed here over ten years ago - it beats at a 
different rhythm from Toronto. 

That's what makes Vancouver different; people breath here, we laugh here, we greet each 
other in the streets and on elevators. We still look each other in the eye. It's what keeps me 
here. 

We don't need more people. We don't need more big hotels. We don't need corporations. 
We need community. We need right-sized business and our city council to listen to us when 
we say 'No, this is our home, you may not rezone our home to suit your broader business 
plan'. 

I understand there is a hotel shortage; so do what so many cities have done in South America 
and put the hotels outside the downtown core. If people have to commute to their meetings 
using the SkyTrain or Uber, so what? 

I can comfortably say I have never paid much attention to municipal politics before this 
proposal came to my attention. I can just as comfortably say that any member of council that 
votes for this hotel will not be receiving my vote nor the votes of the people I will advise 
against you. 

Please do not turn Vancouver into Toronto. 

Thank you for considering, 

Kelvyn van Esch 

Kelvyn van Esch Downtown

2026-02-12 16:15 CD-1 Rezoning: 2028-2038 
Barclay Street

Oppose Re: 2028-2038 Barclay Street
Vancouver city council public hearing scheduled on Thursday February 19, 2026 at 6:00pm.
Request to rezone the subject site from RM-5B (Residential) District to CD-1 (Comprehensive 
Development) District. 25-storey hotel includes:  Restaurant Space on Ground Floor; Floor 
space ratio of 11.84 and building height of 73 m (272) feet. 
COMMENTS:
As a West End Resident for the past 35 years, I DO NOT support this Rezoning and 
Development Application.
Concerns:
• Too few parking spaces currently for residents and visitors
• Small 2-lane road access that is already at capacity with service delivery vehicles and local 
traffic.
• The current road access to this site cannot be expanded and is insufficient to manage the 
proposed increase in traffic.
• There is insufficient public transportation available to support development (#5 and #6 
buses are often standing room only and unable to accommodate families with children, 
seniors and disabled people on current routes out of the West End). There would also be 
increased risk to pedestrians and bike riders.
• Access to and egress from this property whether by personal vehicle or use of taxis/uber 
will add to the current beyond capacity traffic congestion as entry to or leaving this site 
requires accessing either Robson to Georgia or Davie to Burrard via Denman Street which at 
peak hours is often backed up for blocks.
• Proposed height and density of structure (25 stories) is not compatible with current vision 
for West End. A 25-storey building would tower over smaller 3 storey structures and the 

Bruno Drucker West End
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smaller residential condos (10 stories or less) in the neighbourhood.
• Proposal for small “long-term” stay suites (although the size of these units has not been 
provided as part of the proposal of this development) can be assumed to be small ‘hotel-like 
spaces”. This type of construction (under 400 square feet per unit) has been found to be 
unmarketable and are part of the “condo-crash” that is taking place in Toronto and other 
large cities where such small units have been found to be unliveable in the long-term and an 
undesirable addition to the urban landscape.
• Community character of the West End which is already dense, but is currently a very 
liveable area, would be undermined by a rezoning of the area that allowed a 25-storey hotel 
and commercial development to be built in the middle of this primarily residential area.
• Rezoning and approval of this application would set a precedent and result in a 
fundamental change to the neighbourhood fabric by enabling unsustainable density of 
development. This would undermine the very reason people choose to visit and live in 
Vancouver – where lower buildings create neighborhoods that offer access to the outdoors, 
foster a greater sense of community and privacy.
• Emergency Vehicles (Ambulances/Firetrucks) would be unable to respond quickly to calls 
for assistance due the traffic back-ups and lack of street access. 
• Environmental and carbon footprint would be negatively impacted. Approving a 
development of this size versus smaller/residential building has substantial and negative 
impact in terms of increased noise pollution, disruption of air flow, reduction of current 
green space and tree coverage (to build this structure) as well as the ongoing requirements 
of increased energy use and creation of waste that would negatively impact those in the 
direct vicinity of the hotel development in addition to requiring increased city services and 
infrastructure (repair of roads, sewage and garbage disposal, increased provision of public 
transportation etc) to adequately address the needs of this development.
While tourism is a key sector in Vancouver’s economy and hotels are a necessity, it is 
important to remember that the basis for the desire to visit Vancouver’s West End is its 
feeling of intimacy. The West End is an essential part of a liveable city designed to provide a 
place where visitors can enjoy Stanley Park and the views of the ocean from English Beach on 
one side and Coal Harbour on the other. Staying at high-rise hotels on main streets (currently 
available) on the main thoroughfares of Robson Street, Davie Street and Denman Street 
already offer numerous choices for tourists to visit the amenities of the West End. However, 
for this to be an enjoyable experience that will continue for years to come – there must be 
infrastructure to support a positive experience for visitors – enjoying a vibrant but intimate 
and livable city. City council should be cognizant that cities with areas of massive high-rises 
are NOT desirable tourist hotspots. Currently the West End is not only at capacity but 
building a high-rise hotel development in this area would effective “kill the golden goose” 
and undermine the very reason that visitors come to Vancouver’s West End to enjoy the city 
in the first place!
As noted, there is already a lack of parking spaces for residents and visitors and the vehicle 
traffic on Barclay is already at capacity (despite traffic calming). At peak hours there are 
considerable delays entering or exiting the West End and this proposed hotel would further 
add to the congestion as there are limited ways to access this property – either by driving up 
Barclay (or Robson) and attempting to turn onto Denman street to either leave via Georgia 
or Davie street. All of these routes are currently at capacity and congestion of vehicles on 
Denman street results in long delays of transportation vehicles that service the West End 
resulting in air & noise pollution and considerable frustration. There is simply no way to 
accommodate the further (daily) addition of such a substantial increase in visitors within this 
local community if another 250+ suites were added as a hotel brings regular daily 
transportation needs that could not be addressed by the current system of roads and public 
transportation.
There would also be a lack of street access on a two-land side street to accommodate the 
additional traffic required to service this building. It is simply not possible to support the 
additional service delivery vehicles, taxis, uber services that a 25-storey hotel, restaurant and 
additional 250+ units and long-term stay units that the building would require. In addition, 
the use of city public transport – namely the #5 and #6 bus lines on Denman Street are 
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