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

COUNCIL REPORT 

Date: April 20, 2026 
From: Megan Roberts, Assistant Planner 
Subject: Proposed Zoning Amendment for 1337 Ottawa Avenue 

RECOMMENDATION 

THAT proposed “Zoning Bylaw No. 4662, 2010, Amendment Bylaw No. 5434, 
2026” be considered for first, second, and third readings at the June 8, 2026 
Council meeting scheduled for 6 p.m. in the Municipal Hall Council Chamber and 
via electronic communications facilities and that statutory notice be given of the 
scheduled consideration. 

1.0 Purpose 

To present to Council a proposed zoning amendment to allow subdivision 
of 1337 Ottawa Avenue. 

2.0 Legislation/Bylaw/Policy 

Local Government Act 

As the proposed residential development does not require an amendment 
to the Official Community Plan (OCP), the Local Government Act (LGA) 
prohibits a Public Hearing being held on the proposed zoning amendment 
bylaw. In accordance with Section 467 of the LGA, notice of consideration 
of the bylaw must be provided.    

Zoning Bylaw 

The subject property is currently zoned Residential Single Family Dwelling 
Zone 3 (RS3). A zoning amendment is required to amend the minimum 
site area within the RS3 zone to facilitate the proposed infill subdivision.  

3.0 Council Strategic Objective(s)/Official Community Plan 

2024-2026 Council Strategic Plan 

The “2024-2026 Council Strategic Plan” generally aims to “Expand a 
diverse housing supply.” More specifically, objective 2.9 expects to 
“Expand opportunities for selective small scale infill developments in 
single family residential zones.”  

Official Community Plan (OCP) 

The OCP includes policies to address the housing needs of present and 
future generations within the community. The OCP aims to regenerate 
neighbourhoods with an estimated 300 - 400 new sensitive infill units (e.g., 
coach house, duplex, secondary suite, and infill subdivision) which can 
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provide sensitive infill options that respect the scale and character of 
existing neighbourhoods. 

The Official Community Plan (OCP) contains the following relevant policy:  

2.1.1 Enable the development of smaller houses on smaller lots in existing 
detached residential areas by considering site-specific applications for 
reduced lot area and/or lot width requirements appropriate to subject site 
and neighbourhood context. 

2.1.9 Ensure that new single-family dwellings respect neighbourhood 
character by:  

a) Reviewing regulations controlling the scale of new single-family 
dwellings;  

b) Applying and updating built-form guidelines, as relevant, in regards 
to neighbourhood context and character, streetscape and natural 
features, and  

c) Requiring all development permit applications, rezoning 
applications, and variance applications to include a section 
demonstrating how the proposed project respects or enhances 
existing neighbourhood character 

Although a zoning amendment is required to facilitate the subdivision, the 
proposal is consistent with the OCP and an amendment to the OCP is not 
required. 

4.0 Financial Implications 

4.1 Community Amenity Contribution (CAC) 

New developments are to deliver community amenities related to the 
impacts of new development. The value of the amenity is proportional to 
the increased potential of land use in comparison with existing zoning and 
land uses onsite. 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.   

Consistent with District policy and through a negotiated approach, the 
applicant offers a voluntary Community Amenity Contribution (CAC) of 
$27,500 in cash. District staff consulted with a third-party financial 
consultant (at the cost of the developer) to determine the voluntary CAC. 
Staff recommend acceptance of the CAC that would flow into the District’s 
amenity reserve account(s) to contribute to future amenity projects as 
determined by Council. 

4.2 Infrastructure Upgrades 

Land Development staff confirmed that redevelopment of the site will 
require in-ground servicing infrastructure upgrades (to be paid for by the 
applicant). 
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Development Cost Charges (DCCs) would also be applicable in 
compliance with the District’s Development Cost Charge Bylaw at the 
building permit stage. DCCs fund upgrades or provision of infrastructure 
services resulting from development 

5.0 Background 

The subject property is zoned RS3 and is 1,414.9 m2 in site area. It is 
located within the Ambleside neighbourhood and is currently developed 
with a one storey single family dwelling and is surrounded by single family 
dwellings (Figure 1 and Appendix A). Vehicle access is currently provided 
from the laneway on the west side of the lot. Vinson Creek enters a culvert 
on the neighbouring property to the northeast and discharges across the 
street on the south side of Ottawa Avenue.  

 
Figure 1 – Aerial Image of 1337 Ottawa Avenue 

5.1 Previous Decisions 

None. 

5.2 History 

Not applicable. 

6.0 Analysis 

6.1 Proposal  

The applicant proposes to amend the RS3 zoning for the subject property 
to facilitate subdivision to create two lots (Figure 2). A zoning amendment 
is required because the proposed lots do not meet RS3 zone’s minimum 
site area requirement of 975 m2. The proposed lots are approximately 
269 m2 smaller than required (Figure 3 and Appendix B). The proposed 
site width of 22.06 m exceeds the minimum 18.3 m requirement, allowing 
the lots to present a scale and frontage that aligns with the existing 
neighbourhood character despite their smaller site area. No variances are 
being requested for the proposed dwellings. 

569



Date: April 20, 2026 Page 4 
From: Megan Roberts, Assistant Planner 
Subject: Proposed Zoning Amendment for 1337 Ottawa Avenue 
   

 

  988741v1 

 
Figure 2 – Proposed Schematic Subdivision Plan  

 

 Area Width 

RS3 Zone Minimum 
Regulation 

975 m2 18.3 m 

Proposed West Lot 706.1 m2 22.06 m 

Proposed East Lot 706.3 m2 22.06 m 

Figure 3 – Comparison of Proposed Site Area to Zoning Bylaw Requirements 

 

The applicant has indicated that they would construct one single-family 
dwelling with a secondary suite on each lot (Figure 4). Vehicle 
access is proposed from the laneway for the west lot and from Ottawa 
Avenue for the east lot. Development plans and renderings for the building 
designs are for illustrative purposes only as the proposed homes do not 
require zoning variances (Appendix C). 

  
Figure 4 – Renderings Showing the Proposed Homes and Neighbourhood Context 

6.2 Discussion 

The immediate surrounding neighbourhood is predominantly characterized 
by single-detached residential dwellings. Properties along Ottawa Avenue 
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and adjacent streets consists primarily of low-density single-family homes, 
many of which were constructed in the 1970s and earlier. Within the 1200 
to 1400 blocks on Ottawa Avenue, lot sizes vary considerably, ranging 
from approximately 566 m2 to 2400 m2 (Figure 5). The proposed lot sizes 
of 706 m2 fall within the range of lot sizes in the neighbourhood.  

 

 
Figure 5 – Subject Site and Surrounding Lots 

6.3 Climate Change & Sustainability 

The proposed zoning amendment would facilitate an infill subdivision 
recognized as a sustainable land use tool within the OCP. Infill 
subdivisions allow new smaller friendly housing to be integrated within 
exiting neighbourhoods including utilization of existing infrastructure such 
as roads, sewer, and water. 

In compliance with the District’s Building Bylaw No. 4400, 2004 and the 
Sustainable Buildings Policy, the proposed houses will be required to 
obtain Step 5 of BC Energy Step Code and comply with the Zero Carbon 
Step Code Level EL-3. In addition, each vehicle parking stall will be 
required to provide for Level 2 (240 volt) electric vehicle charging 
capabilities. 

571



Date: April 20, 2026 Page 6 
From: Megan Roberts, Assistant Planner 
Subject: Proposed Zoning Amendment for 1337 Ottawa Avenue 

988741v1

6.4 Public Engagement and Outreach 

Public Consultation/Notification to Date 

In accordance with the Preliminary Development Proposal and Public 
Consultation Policy, the applicant held a Pre-application Information 
Meeting on October 3, 2024, to discuss the proposal with neighbourhood 
residents. As per the Development Procedures Bylaw, following the 
submission of the formal rezoning application, the applicant held a Public 
Information Meeting on December 12, 2025, to further discuss the 
proposal with neighbourhood residents. A summary report was submitted 
by the applicant (Appendix D). 

Summary of Public Feedback 

At the meeting hosted on December 12, 2025, questions were raised 
regarding lot size, whether legal suites were proposed, and potential 
impacts related to density, traffic, and property values. Attendees also 
expressed concern that, should suites be included, additional parking 
should be considered. The applicant has proposed two additional 
on‑street parking stalls on the District boulevard to respond to these 
concerns. 

Each proposed single-family dwelling meets the parking requirements for 
the zone, with two parking stalls provided within an attached garage per 
dwelling. For the proposed west lot, a concern was raised that pedestrian 
access solely from the laneway may be insufficient for visitors and 
deliveries to easily locate the dwelling entrance. It was suggested that 
pedestrian access also be provided from Ottawa Avenue. In response, the 
applicant has revised the plans to include a new pedestrian access from 
Ottawa Avenue. 

Bylaw Consideration and Notification 

In compliance with the Local Government Act (LGA), a Public Hearing is 
prohibited for the proposed zoning amendment bylaw (as the 
proposal does not require an amendment to the OCP). Should the 
proposed bylaw be scheduled for consideration, notice regarding the 
bylaw will be given to residents within 100 m of the site and a newspaper 
notice would be posted in accordance with LGA requirements and District 
procedures.  

Signage 

The applicant installed development information signage at the public 
information meeting stage in front of the property. Should the proposed 
bylaw be scheduled for consideration, the applicant will be required to 
update the development information sign.   

Website 

In alignment with current practice, a description of the proposal is 
available online and will be updated if the proposal advances.  
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6.5 Other Communication, Consultation, and Research 

Planning staff have consulted with District staff from relevant departments 
as appropriate. The applicant has made revisions to respond to 
comments. Boulevard improvements and servicing upgrades are to be 
satisfied at the subdivision and building permit stages, should the proposal 
be approved.  

6.6 Conditions Precedent to Adoption 

Prior to adoption of the bylaw, the following requirement must be met: 
 As the subject site is located within 800 m of a Controlled Access 

Highway interchange, ministry approval will be required for the 
zoning amendment bylaw in accordance with section 52 of the 
Transportation Act. 

 Registration of a development covenant to secure the Step Code 
requirement, boulevard parking and pedestrian path commitments 
from the applicant. 

 Payment of the community amenity contribution. 

7.0 Options 

7.1 Recommended Option 

Set the date for first, second, and third readings of the proposed zoning 
amendment bylaw and direct staff to give public notice of the scheduled 
consideration. 

7.2 Considered Options 

At the time of consideration of this report, Council may:  

a) Set the date for first, second, and third readings of the proposed 
zoning amendment bylaw on different date (to be specified) and direct 
staff to give public notice of the scheduled consideration;   

b) defer consideration of the proposal pending the receipt 
of additional information (to be specified) to assist in the consideration 
of the application; or   

c) reject the application.   

8.0 Conclusion 

Staff assessment of the application has concluded that the proposal is 
appropriate and supportable based on relevant Official Community Plan 
(OCP) policies for sensitive infill development. The proposal is consistent 
with OCP Policy 2.1.1, which seeks to facilitate infill development within 
existing neighbourhoods, and Policy 2.1.9, which aims to ensure that 
rezoning projects respect and enhance established neighbourhood 
character. 

The proposed subdivision represents an appropriate form of infill 
development in terms of density, scale, and compatibility with the 
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surrounding area. The application would allow for the creation of one 
additional lot, enabling the construction of smaller homes.  

Based on the above analysis, staff supports the application and 
recommends that Council proceed with advancing consideration of the 
zoning amendment.   

Author: 

Concurrence: 

Megan Roberts, Assistant Planner 

Michelle McGuire, Senior Manager of Current Planning and Urban Design 

Appendices:  
A – Context Plan 
B – Proposed Zoning Bylaw No. 4662, 2010, Amendment Bylaw No. 5434, 2026 
C – Proposed Building Drawings prepared by Morez Design Inc. (provided for 

illustrative purposes only) dated 2026-04-12  
D – Public Information Meeting Summary (provided by the applicant) 
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District of West Vancouver 

 

Zoning Bylaw No. 4662, 2010, 
Amendment Bylaw No. 5434, 2026 

 
 
A bylaw to amend the subdivision standards within the RS3 zone to facilitate an 

infill subdivision at 1337 Ottawa Avenue. 
 

Previous amendments: Amendment bylaws 4672, 4677, 4678, 4679, 4689, 4701, 
4680, 4710, 4697, 4716, 4712, 4737, 4726, 4736, 4757, 4752, 4767, 4787, 4788, 
4784, 4772, 4791, 4805, 4809, 4828, 4854, 4873, 4866, 4895, 4839, 4898, 4927, 
4944, 4905, 4974, 4967, 4982, 4962, 4928, 4992, 5001, 5021, 5024, 5028, 5009, 
4938, 5044, 5055, 5051, 5068, 5065, 5087, 5069, 5110, 5106, 5132, 5161, 5160, 
5013, 5122, 5155, 5169, 5192, 5175, 5171, 5201, 5230, 5081, 5223, 5270, 5281, 
5321, 5328, 5338, 5336, 5351, 5293, 5347, 5339, 5206, 5361, 5356, 5353, 5279, 
5380, 5379, 5254, 5387, 5423, and 5297.  
 
WHEREAS the Council of The Corporation of the District of West Vancouver 
deems it expedient to provide for an infill subdivision at 1337 Ottawa Avenue; 
 
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. 5434, 2026.  
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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 the RS3 zone  

3.1 Zoning Bylaw No. 4662, 2010, section 203 (RS3 Single Family Dwelling 
Zone 3), is hereby amended by adding the following new subsection in 
numerical order for Section 203.13:  

3.1.1 Notwithstanding section 203.03, for the Land legally known as 
LOT A WEST 1/2 OF THE NORTH EAST 1/4 OF DISTRICT 
LOT 1083 PLAN 15681 at 1337 Ottawa Avenue, and as shown 
in the map below, for the purposes of subdivision infill the 
following shall apply:” 

Lots created by 
subdivision of 
1337 Ottawa 
Avenue 

Minimum Site 
Area (square 
metres) 

 

 

Lot 1 (west) 706.3 m2 

Lot 2 (east) 706.1 m2 
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READ A FIRST TIME on [Date] 
 
READ A SECOND TIME on [Date] 
 
READ A THIRD TIME on [Date] 
 
APPROVED by the Minister of Transportation and Transit on [Date] 
 
ADOPTED by the Council on [Date]. 
 
 
  

 Mayor 

 Corporate Officer 
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PROPOSED NEW SINGLE FAMILY HOME
WITH SECONDARY SUITE

1337 OTTAWA AVE. WEST VANCOUVER
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SCALE: 1/8"=1'-0"

        JAN 15, 2024 CLIENT REVIEW
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DRAWING DATE:

APRIL 23- 2026

        APR 23, 2026 PERMIT

TREE SCHEDULE
ID QTY BOTANICAL NAME COMMON NAME SIZE COMMENTS

TREES
AGR 2 Acer griseum paperbark maple 4" cal B&B. PECIMEN TREE.
MG 4 Magnolia grandiflora Southern magnolia 12' TALL 4" CAL. 5' STD. B&B. SPECIMEN TREE.
Total 6

Acer griseum (AGR)Magnolia grandiflora (MG)

PLANT SCHEDULE
ID QTY BOTANICAL NAME COMMON NAME GRADE COMMENTS

SHRUBS
Au 12 Arbutus unedo ‘Compacta’ compact strawberry bush #10 pot @ 5'-0" OC, Bird-friendly
Ch 29 Choisya ternata Mexican orange blossom #5 pot @ 4' OC

Tmh 46 Taxus x media 'Hicksii' Hicks yew 2ft wide FULL, THICK , 6'-0" TALL, @2'-6" OC
Hb 69 Hebe pinguifolia 'Sutherlandii' Sutherland hebe #1 pot @2'-0" OC
Sl 81 Salix purpurea 'Nana' dwarf arctic willow #3 pot @2'-6" OC

Pmp 5 Pinus mugo var. pumilio dwarf mugo pine #5 pot
Tb 17 Taxus baccata 'Repandens' Repandens English yew #2 pot @2'-6" OC
Hp 4 Hydrangea paniculata 'Limelight' Limelight hydrangea #5 pot @4'-0" OC

PERENNIALS, FERNS, AND GRASSES
cp 338 Carex pensylvanica Pensylvania sedge #1 pot @1'-0" OC

Lah 135 Lavandula angustifolia 'Hidcote' French lavender #1 pot @1'-6" OC
ms 21 Miscanthus sinensis 'Silberfeder' Chinese silver grass #3 pot @ 4'-0" OC
pv 29 Panicum virgatum 'Northwind' Northwind switch grass #2 pot @2'-0" OC
pal 51 Pennisetum alopecuroides fountain grass #1 pot @2'-0" OC

GOUNDCOVERS
ln 72 Lonicera nitida box honeysuckle #2 pot @ 2'-6" OC

Total 909
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PLANTING NOTES

1. LANDSCAPE CONTRACTOR IS RESPONSIBLE 
FOR MAINTAINING ALL PLANT MATERIAL 
DURING CONSTRUCTION. 

2. ALL TREES & PLANT MATERIAL SUPPLIED BY 
CONTRACTOR, TO BE REVIEWED BY 
LANDSCAPE ARCHITECT PRIOR TO PURCHASE 
& DELIVERY TO SITE. 

3. PLANT SIZES SHALL BE AS THE CURRENT 
EDITION OF CANADIAN LANDSCAPE 
STANDARD. WHERE THE PLANT LIST SPECIFIES 
FOR #5 CLASS CONTAINER, PLANT SIZE SHALL 
BE DEFINED AS PER CNLA(ANSI) STANDARD 
UNLESS OTHERWISE NOTED.

4. TOP DRESS ALL PLANTING BEDS WITH 1-1/2" 
OF WEST CREEK FARMS AGED BLACK BARK 
MULCH.

5. SUB-SURFACE GRADE TO BE SLOPED 
TOWARDS DRAINAGE PIPE. ENSURE POSITIVE 
DRAINAGE AWAY FROM THE BUILDING WHERE 
PLANTING SOIL IS AGAINST THE BUILDING 
FACE. 

6. CONTRACTOR TO PROVIDE SOIL REPORT 
WITH RECOMMENDATIONS TO LANDSCAPE 
ARCHITECT FOR REVIEW PRIOR TO 
INSTALLATION. RECOMMENDATIONS TO BE 
FOLLOWED BY CONTRACTOR.

7. ALL SOIL SHALL BE FREE OF PLASTIC & ANY 
OTHER FOREIGN OBJECTS.

8. PROVIDE MIN. 5 CUBIC METERS OF SOIL PER 
TREE. UNLESS OTHERWISE NOTED ON SOIL 
DEPTH/PLANTING PLAN, MINIMUM SOIL 
DEPTHS ARE 12" IN LAWN, 18" IN 
GROUNDCOVER, 24" IN SHRUB AREAS. 

PLANTING NOTES

9. IRRIGATION PLAN TO BE PROVIDED FOR 
REVIEW & APPROVED BY LANDSCAPE 
ARCHITECT PRIOR TO INSTALLATION.

10. ALL PLANTING AREAS TO BE FREE 
DRAINING. IRRIGATION TO BE PROVIDED FOR 
ALL ON SITE 'SOFT LANDSCAPE AREAS' 
SHOWN ON THE DRAWINGS.

11. THE IRRIGATION SYSTEM DESIGN & 
INSTALLATION SHALL BE IN ACCORDANCE 
WITH THE IRRIGATION INDUSTRY OF BC 
STANDARDS & GUIDELINES.

12. PLANTERS & PLANT POTS TO BE IRRIGATED 
WITH A HIGH EFFICIENCY IRRIGATION SYSTEM.

13. DO NOT CUT TREE LEADER. PROTECT 
TREES FROM DAMAGE DURING PLANTING. 
ENSURE ROOTBALL IS PROTECTED FROM SUN, 
FROST, & DESICCATION.

14. ENSURE TREE LOCATIONS DO NOT 
CONFLICT WITH UNDERGROUND SERVICES.

15. ENSURE TOP OF ROOTBALL IS AT OR 
SLIGHTLY ABOVE FINISHED GRADE. REMOVE 
TOP 1/3 OF THE BURLAP FROM ROOTBALL & 
TWINE FROM BASE OF TRUNK. REMOVE ANY 
SOIL ON TOP OF THE ORIGINAL ROOTBALL.

GENERAL NOTES:

1. ALL MATERIAL & WORK TO MEET OR EXCEED 
THE LATEST EDITION OF THE CANADIAN 
LANDSCAPE STANDARD. 

2. ALL DIMENSIONS, ELEVATIONS, & GRADES 
ARE APPROXIMATE & ARE TO BE VERIFIED ON 
SITE PRIOR TO CONSTRUCTION BY 
CONTRACTORS. ANY DISCREPANCIES OR 
MISSING INFORMATION TO BE REPORTED TO 
THE LANDSCAPE ARCHITECT PRIOR TO 
CONSTRUCTION.

3. CONTRACTOR IS RESPONSIBLE FOR ALL 
CONDITIONS ON THE JOB SITE. CONTRACTOR 
TO PROTECT THE EXISTING TREES & 
VEGETATION.
 
4. TYPICAL SUB-BASE FOR HARDSCAPE TO 
CONSIST OF 6" OF COMPACTED 3/4" MINUS 
CRUSHED ROCK ON COMPACTED 
SUB-GRADE(98% SPD) OR ON BED ROCK.

5. FILL MATERIAL TO BE FREE DRAINING & 
WITHOUT ORGANIC MATERIAL. 

6. INSTALL LIGHTING & IRRIGATION SLEEVES 
REQUIRED BY LIGHTING PLAN & IRRIGATION 
PLAN. IRRIGATION/LIGHTING SLEEVES (MIN. 3" 
DIA.) TO BE INSTALLED UNDER NEW PAVING.  
THROUGH WALLS BELOW GRADE FOR ALL 
PLANTING BEDS TO BE ACCESSIBLE.

7. ALL DIMENSIONS ARE IN FEET & INCHES. ALL 
PROPOSED GRADES ARE IN FEET. 
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TREE SCHEDULE
ID QTY BOTANICAL NAME COMMON NAME SIZE COMMENTS

TREES
AGR 2 Acer griseum paperbark maple 4" cal B&B
MG 6 Magnolia grandiflora Southern magnolia 12' TALL B&B. 12' TALL. 5' STD. SPECIMEN.
Total 8

PLANT SCHEDULE
ID QTY BOTANICAL NAME COMMON NAME GRADE COMMENTS

SHRUBS
Au 13 Arbutus unedo ‘Compacta’ compact strawberry bush #10 pot @ 5'-0" OC, Bird-friendly
Hp 14 Hydrangea paniculata 'Limelight' Limelight hydrangea #5 pot @4'-0" OC

Roh 8 Rosmarinus officinalis 'Huntington Carpet' huntington carpetg rosemary #2 pot @3'-0" OC, trailing rosemary
Hb 57 Hebe pinguifolia 'Sutherlandii' Sutherland hebe #1 pot @2'-0" OC
Sl 52 Salix purpurea 'Nana' dwarf arctic willow #3 pot @2'-6" OC
Tb 96 Taxus baccata 'Repandens' Repandens English yew #2 pot @2'-6" OC

Tmh 60 Taxus x media 'Hicksii' Hicks yew 2ft wide FULL, THICK , 6'-0" TALL, @2'-6" OC
Ch 5 Choisya ternata Mexican orange blossom #5 pot @ 4' OC

PERENNIALS, FERNS, AND GRASSES
cp 93 Carex pensylvanica Pensylvania sedge #1 pot @1'-0" OC

Lah 227 Lavandula angustifolia 'Hidcote' French lavender #1 pot @1'-6" OC
ms 37 Miscanthus sinensis 'Silberfeder' Chinese silver grass #3 pot @ 3'-6" OC
pv 10 Panicum virgatum 'Northwind' Northwind switch grass #2 pot @2'-0" OC
pal 119 Pennisetum alopecuroides fountain grass #1 pot @2'-0" OC

GOUNDCOVERS
ln 52 Lonicera nitida box honeysuckle #2 pot @ 2'-6" OC

Total 843
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PLANTING NOTES

1. LANDSCAPE CONTRACTOR IS RESPONSIBLE 
FOR MAINTAINING ALL PLANT MATERIAL 
DURING CONSTRUCTION. 

2. ALL TREES & PLANT MATERIAL SUPPLIED BY 
CONTRACTOR, TO BE REVIEWED BY 
LANDSCAPE ARCHITECT PRIOR TO PURCHASE 
& DELIVERY TO SITE. 

3. PLANT SIZES SHALL BE AS THE CURRENT 
EDITION OF CANADIAN LANDSCAPE 
STANDARD. WHERE THE PLANT LIST SPECIFIES 
FOR #5 CLASS CONTAINER, PLANT SIZE SHALL 
BE DEFINED AS PER CNLA(ANSI) STANDARD 
UNLESS OTHERWISE NOTED.

4. TOP DRESS ALL PLANTING BEDS WITH 1-1/2" 
OF WEST CREEK FARMS AGED BLACK BARK 
MULCH.

5. SUB-SURFACE GRADE TO BE SLOPED 
TOWARDS DRAINAGE PIPE. ENSURE POSITIVE 
DRAINAGE AWAY FROM THE BUILDING WHERE 
PLANTING SOIL IS AGAINST THE BUILDING 
FACE. 

6. CONTRACTOR TO PROVIDE SOIL REPORT 
WITH RECOMMENDATIONS TO LANDSCAPE 
ARCHITECT FOR REVIEW PRIOR TO 
INSTALLATION. RECOMMENDATIONS TO BE 
FOLLOWED BY CONTRACTOR.

7. ALL SOIL SHALL BE FREE OF PLASTIC & ANY 
OTHER FOREIGN OBJECTS.

8. PROVIDE MIN. 5 CUBIC METERS OF SOIL PER 
TREE. UNLESS OTHERWISE NOTED ON SOIL 
DEPTH/PLANTING PLAN, MINIMUM SOIL 
DEPTHS ARE 12" IN LAWN, 18" IN 
GROUNDCOVER, 24" IN SHRUB AREAS. 

PLANTING NOTES

9. IRRIGATION PLAN TO BE PROVIDED FOR 
REVIEW & APPROVED BY LANDSCAPE 
ARCHITECT PRIOR TO INSTALLATION.

10. ALL PLANTING AREAS TO BE FREE 
DRAINING. IRRIGATION TO BE PROVIDED FOR 
ALL ON SITE 'SOFT LANDSCAPE AREAS' 
SHOWN ON THE DRAWINGS.

11. THE IRRIGATION SYSTEM DESIGN & 
INSTALLATION SHALL BE IN ACCORDANCE 
WITH THE IRRIGATION INDUSTRY OF BC 
STANDARDS & GUIDELINES.

12. PLANTERS & PLANT POTS TO BE IRRIGATED 
WITH A HIGH EFFICIENCY IRRIGATION SYSTEM.

13. DO NOT CUT TREE LEADER. PROTECT 
TREES FROM DAMAGE DURING PLANTING. 
ENSURE ROOTBALL IS PROTECTED FROM SUN, 
FROST, & DESICCATION.

14. ENSURE TREE LOCATIONS DO NOT 
CONFLICT WITH UNDERGROUND SERVICES.

15. ENSURE TOP OF ROOTBALL IS AT OR 
SLIGHTLY ABOVE FINISHED GRADE. REMOVE 
TOP 1/3 OF THE BURLAP FROM ROOTBALL & 
TWINE FROM BASE OF TRUNK. REMOVE ANY 
SOIL ON TOP OF THE ORIGINAL ROOTBALL.

GENERAL NOTES:

1. ALL MATERIAL & WORK TO MEET OR EXCEED 
THE LATEST EDITION OF THE CANADIAN 
LANDSCAPE STANDARD. 

2. ALL DIMENSIONS, ELEVATIONS, & GRADES 
ARE APPROXIMATE & ARE TO BE VERIFIED ON 
SITE PRIOR TO CONSTRUCTION BY 
CONTRACTORS. ANY DISCREPANCIES OR 
MISSING INFORMATION TO BE REPORTED TO 
THE LANDSCAPE ARCHITECT PRIOR TO 
CONSTRUCTION.

3. CONTRACTOR IS RESPONSIBLE FOR ALL 
CONDITIONS ON THE JOB SITE. CONTRACTOR 
TO PROTECT THE EXISTING TREES & 
VEGETATION.
 
4. TYPICAL SUB-BASE FOR HARDSCAPE TO 
CONSIST OF 6" OF COMPACTED 3/4" MINUS 
CRUSHED ROCK ON COMPACTED 
SUB-GRADE(98% SPD) OR ON BED ROCK.

5. FILL MATERIAL TO BE FREE DRAINING & 
WITHOUT ORGANIC MATERIAL. 

6. INSTALL LIGHTING & IRRIGATION SLEEVES 
REQUIRED BY LIGHTING PLAN & IRRIGATION 
PLAN. IRRIGATION/LIGHTING SLEEVES (MIN. 3" 
DIA.) TO BE INSTALLED UNDER NEW PAVING.  
THROUGH WALLS BELOW GRADE FOR ALL 
PLANTING BEDS TO BE ACCESSIBLE.

7. ALL DIMENSIONS ARE IN FEET & INCHES. ALL 
PROPOSED GRADES ARE IN FEET. 

Acer griseum (AGR)Magnolia grandiflora (MG)
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EXTERIOR WALLS:
· 1/2" GYPSUM WALL BOARD
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· 2X8 STUDS @ 24" O/C
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· 1/2" PLYWOOD SHEATHING
· 2 LAYERS OF OVERLAPPED 30 MIN.

BUILDING PAPER
· FURRING METAL LATH TO PROVIDE

1/2" AIR GAP RAIN SCREEN
· STUCCO FINISH

5/8" PLY SHEATHING

R-40 INSULATION
6 MIL POLY V.B.

TORCH-ON ROOFING

6 MIL POLY V.B.

11 7/8" TJI ROOF JOISTS

1/2" GWB

5/8" PLY SHEATHING

R-40 INSULATION

SLAB-ON-GRADE:
· 4" CONCRETE SLAB
· 6 mm POLY V.B.
· R-12 RIGID INSULATION
· MIN. 6" GRAVEL BASE COURSE

TORCH-ON ROOFING
ROOFING UNDERLAY

11 7/8" TJI ROOF JOISTS

1/2" GWB

SLAB-ON-GRADE:
· 4" CONCRETE SLAB
· 6 mm POLY V.B.
· R-12 RIGID INSULATION
· MIN. 6" GRAVEL BASE COURSE

INTERIOR WALLS:
· C/W 1/2" GYPSUM ON

BOTH SIDES
· 2X4 STUDS @ 16" O/C
· 2X6 STUDS WHERE

NOTED

FOUNDATION WALL:
· 1/2" GYPSUM WALL

BOARD
· 6 mm POLY (V.B. & A.B.)
· 2X6 STUDS @ 16" O/C
· R-24 INSULATION
· 1" GAP
· 8" CONCRETE WALL
· DAM PROOFING
· DRAINAGE MAT
· GRANULAR MATERIAL

FOUNDATION WALL:
· 1/2" GYPSUM WALL

BOARD
· 6 mm POLY (V.B. & A.B.)
· 2X6 STUDS @ 16" O/C
· R-24 INSULATION
· 1" GAP
· 8" CONCRETE WALL
· DAM PROOFING
· DRAINAGE MAT
· GRANULAR MATERIAL

INTERIOR WALLS:
· C/W 1/2" GYPSUM ON

BOTH SIDES
· 2X4 STUDS @ 16" O/C
· 2X6 STUDS WHERE

NOTED

FRAMED FLOOR:
· 1 1/2" L.W. CONCRETE TOPPING
· 5/8" T&G PLYWOOD SHEATHING
· 11 78" TJI JOIST @ 16" O/C
· 2"X2" CROSS BRIDGING
· 5/8" GYPSUM CEILING FINISH

FRAMED FLOOR:
· 1 1/2" L.W. CONCRETE TOPPING
· 5/8" T&G PLYWOOD SHEATHING
· 11 78" TJI JOIST @ 16" O/C
· 2"X2" CROSS BRIDGING
· 5/8" GYPSUM CEILING FINISH

SECTIONS

9'
10

'-6
"

10
'

12
'

10
'

10
'-6

"
9'

SECTION - A

SECTION - B

1/4" = 1'-0" A - 3.1

606

AutoCAD SHX Text
3/8" MIN. GAP

AutoCAD SHX Text
IN SHEATHING

AutoCAD SHX Text
DRILL 2" HOLES UNDER

AutoCAD SHX Text
OPENINGS IN EVERY

AutoCAD SHX Text
STUD SPACE

AutoCAD SHX Text
WRAP BUILDING PAPER

AutoCAD SHX Text
INTO OPENING ON ALL SIDES

AutoCAD SHX Text
WINDOW HEAD FLASHING

AutoCAD SHX Text
W/ 3' BACKLEG & 3/8" HIGH

AutoCAD SHX Text
END DAMS

AutoCAD SHX Text
BLUESKIN WEATHER

AutoCAD SHX Text
BEARIER TO BE APPLIED

AutoCAD SHX Text
TO ALL WINDOW SILLS

AutoCAD SHX Text
BACK CAULK WINDOW ON TOP 

AutoCAD SHX Text
AND TWO SIDES PRIOR TO

AutoCAD SHX Text
INSTALLATION

AutoCAD SHX Text
USE TYVEK HOME WRAP

AutoCAD SHX Text
TO COMPLETE FIELD PAPER

AutoCAD SHX Text
ROUGH OPENING DETAIL

AutoCAD SHX Text
HOME WRAP @ OPENING DETAIL

AutoCAD SHX Text
WINDOW INSTALLATION DETAIL

AutoCAD SHX Text
HOME WRAP INSTALLATION



MOREZ DESIGN INC

DWG NO.SCALE:

CAD FILE:

CIVIC ADDRESS :

PROJECT:

CLIENT:

TITLE :

DATE:

LEGAL DESCRIPTION :

DESIGN BY :

1337 OTTAWA AVE.
WEST VANCOUVER , BC

PROPOSED SUBDIVISION
SINGLE FAMILY
WITH LEGAL SUITE
(EAST LOT)

NORTH ARROW

REV- 01 :

REV- 02 :

004-317-556
LOT PID :

PLAN 15681 DISTRICT LOT 1083
WEST 1/2 OF NORTH EAST 1/4
LOT A

FEBRUARY 19th 2024

RAMIN BAGHERI

NOTES:

m o r e z @ m o r e z d e s ign.ca
w  w  w . m o r e z d e s i g n . c a
C : 6 0 4  -  7 2 7  2 6 6 4
T : 7 7 8  -  3 1 9  6 4 8 9

MOREZ  DESIGN  INC

COPY RIGHT RESERVED: THIS DRAWING AND ALL THE DESIGN THEREIN IN ANY MEDIA FORMAT ARE THE SOLE AND EXCLUSIVE PROPERTY OF MOREZ DESIGN INC. AT ALL TIMES AND MAY NOT BE USED OR REPRODUCTED WITHOUT PRIOR WRITTEN CONSENT OF THE FIRM.

MAY 30th 2025

349.00'

3'
0"

 X
 7

'6
"

2'
0"

 X
 4

'0
"

18
'0

" X
 7

'6
"

14
'0

" X
 9

'0
"

16
'6

" X
 9

'0
"

8'
0"

 X
 8

'6
"

10
'6

" X
 1

0'
6"

3'
0"

 X
 8

'6
"

3'
0"

 X
 8

'6
"

3'
0"

 X
 9

'0
"

10
'

372.00'

UPPER FLOOR

MAIN FLOOR

370.00'

360.00'

LOWER FLOOR
340.50'

349.50'

AVERAGE GRADE

MAIN FLAT ROOF

24
'-9

"

BU
IL

D
IN

G
 H

EI
G

HT

9'
10

'-6
"

347.27'

MASTER BEDROOM
ROOF

2'

340.00'

372.00'

370.00'

SOUTH ELEVATION

EXPOSED
BEAM

BUILDING WIDTH 52'-8" [16.05]

17'-10" [5.44]13' [3.96]10'-6" [3.20]

8'-6" [2.59]

CONFIRMING

CONFIRMING

CONFIRMING

EXEMPT

352.00'

HIGHEST BUILDING FACE
CALCULATION

1/4" = 1'-0" A -3.2

607



1
4" = 1'-0"

TYPICAL DETAILS

MOREZ DESIGN INC

DWG NO.SCALE:

CAD FILE:

CIVIC ADDRESS :

PROJECT:

CLIENT:

TITLE :

DATE:

LEGAL DESCRIPTION :

DESIGN BY :

1337 OTTAWA AVE.
WEST VANCOUVER , BC

PROPOSED SUBDIVISION
SINGLE FAMILY
WITH LEGAL SUITE
(EAST LOT)

NORTH ARROW

REV- 01 :

REV- 02 :

004-317-556
LOT PID :

PLAN 15681 DISTRICT LOT 1083
WEST 1/2 OF NORTH EAST 1/4
LOT A

FEBRUARY 19th 2024

RAMIN BAGHERI

NOTES:

m o r e z @ m o r e z d e s ign.ca
w  w  w . m o r e z d e s i g n . c a
C :              6 0 4  -  7 2 7  2 6 6 4
T :              7 7 8  -  3 1 9  6 4 8 9

MOREZ  DESIGN  INC

COPY RIGHT RESERVED: THIS DRAWING AND ALL THE DESIGN THEREIN IN ANY MEDIA FORMAT ARE THE SOLE AND EXCLUSIVE PROPERTY OF MOREZ DESIGN INC. AT ALL TIMES AND MAY NOT BE USED OR REPRODUCTED WITHOUT PRIOR WRITTEN CONSENT OF THE FIRM.

MAY 30th 2025

A - 4.1

8"

608

AutoCAD SHX Text
BETWEEN CONC. WALL AND STUDS

AutoCAD SHX Text
1" CLEARENCE AIRSPACE

AutoCAD SHX Text
2"X 3" TREADED WOOD

AutoCAD SHX Text
6 MIL U.V. POLY FULLY CAULKED

AutoCAD SHX Text
R-24 INSULATION BETWEEN 2X6 STUDS @16"O.C.

AutoCAD SHX Text
2"x8" PRESSURE TREATED SILL PLATE

AutoCAD SHX Text
SILL FOAM GASKET OR APPROVED OTHER

AutoCAD SHX Text
5/8" DIA. ANCHOR BOLTS @ 4'-0" O.C. MAXIMUM  

AutoCAD SHX Text
GRANULAR FILL & DRAINABLE BACK FILL

AutoCAD SHX Text
FINISHED GRADE (MIN. SLOPE 1/4"PER FT.)

AutoCAD SHX Text
60ml SPRAY APPLIED WATERPROOFING MEMBRANE & DRAIN BOARD

AutoCAD SHX Text
1/2" EXTERIOR SHEATHING

AutoCAD SHX Text
5/8' TAPERED GYPSUM BOARD CEILING & 1/2" TAPPED GYPSUM BOARD ON WALLS

AutoCAD SHX Text
6 MIL U.V. POLY FULLY CAULKED

AutoCAD SHX Text
CONTINUOUS HIDDEN GUTTER 

AutoCAD SHX Text
 ROOF FRAMING & R-40 INSULATION

AutoCAD SHX Text
FINISH FLOOR OVER 1-1/2" TH. CONCRETE

AutoCAD SHX Text
EXTERIOR

AutoCAD SHX Text
INTERIOR

AutoCAD SHX Text
4" REINFORCED CONC. SLAB

AutoCAD SHX Text
R12 INSULATION (MIN. 24") BELOW GRADE OR TO TOP OF FOOTING

AutoCAD SHX Text
PERIMETER CONT. 6" PERFORATED DRAINAGE PIPE COVERED WITH  MIN. 6" GRAVEL

AutoCAD SHX Text
G

AutoCAD SHX Text
L

AutoCAD SHX Text
3/4" T&G PLYWOOD SUB-FLOOR (FLOORS GLUED AND NAILED)

AutoCAD SHX Text
1/2" GYPSUM CEILING BOARD

AutoCAD SHX Text
1/2" EXTERIOR SHEATHING

AutoCAD SHX Text
5/8' TAPERED GYPSUM BOARD CEILING & 1/2" TAPPED GYPSUM BOARD ON WALLS

AutoCAD SHX Text
2"X8" WHERE STRUCT. REQ. WOOD STUDS @ 24" O.C. 

AutoCAD SHX Text
6 MIL U.V. POLY FULLY CAULKED

AutoCAD SHX Text
R-28 INSULATION

AutoCAD SHX Text
FINISH FLOOR OVER 1-1/2" TH.  CONCRETE

AutoCAD SHX Text
3/4" T&G PLYWOOD SUB-FLOOR (FLOORS GLUED AND NAILED)

AutoCAD SHX Text
2"x10" @ 16"O.C. OR AS NOTED C/W 2"x2" CROSS BRIDGE F.J. TO ENG. SPEC.

AutoCAD SHX Text
1/2"GYPSUM CEILING BOARD

AutoCAD SHX Text
8" OR AS NOTED CONC. FOUNDATION WALL

AutoCAD SHX Text
1/2" TAPPED GYPSUM BOARD

AutoCAD SHX Text
 6 MIL UV.POLY

AutoCAD SHX Text
FLOOR FINISH

AutoCAD SHX Text
2 LAYERS OF OVERLAPPED 30 MIN. BUILDING PAPER

AutoCAD SHX Text
2 LAYERS OF OVERLAPPED 30 MIN. BUILDING PAPER

AutoCAD SHX Text
CONTINUOUS 1/2" WIDE  INSECT SCREEN

AutoCAD SHX Text
OPENING ABOVE BLOCKINGS FOR VENTIATION

AutoCAD SHX Text
TORCH-ON ROOFING

AutoCAD SHX Text
CONT. VENT STRIP C/W INSECT SCREEN

AutoCAD SHX Text
3/8" STRAPPING / DRAINAGE CAVITY 

AutoCAD SHX Text
STUCCO AS WALL FINISH

AutoCAD SHX Text
R-12 RIGID INSULATION

AutoCAD SHX Text
THRU-WALL FLASHING

AutoCAD SHX Text
2" X 14" FACSIA WRAPPED 

AutoCAD SHX Text
W/ METAL PAINTED FLASHING

AutoCAD SHX Text
CONT. VENT STRIP 

AutoCAD SHX Text
SOFFIT STRIPS C/W VENT STRIP

AutoCAD SHX Text
-ROOFING UNDERLAY

AutoCAD SHX Text
-SLOPED ROOF SHEATHING ON 

AutoCAD SHX Text
PURLIN AND

AutoCAD SHX Text
SLOPE TOWARD HIDDEN GUTTER

AutoCAD SHX Text
-11-7/8" TJI ROOF JOISTS

AutoCAD SHX Text
-R-40 INSULATION 

AutoCAD SHX Text
GRANULAR

AutoCAD SHX Text
2"x10" @ 16"O.C. OR AS NOTED C/W 2"x2" CROSS BRIDGE F.J. TO ENG. SPEC.

AutoCAD SHX Text
R-28 INSULATION

AutoCAD SHX Text
3/8" STRAPPING / DRAINAGE CAVITY 

AutoCAD SHX Text
STUCCO AS WALL FINISH

AutoCAD SHX Text
2"X8" WHERE STRUCT. REQ. WOOD STUDS @ 24" O.C. 

AutoCAD SHX Text
-1/2" GYPSUM CEILING BOARD

AutoCAD SHX Text
-6 MIL U.V. POLY

AutoCAD SHX Text
-5/8" PLYWOOD SHEATHING

AutoCAD SHX Text
SHIMS PROVIDING MIN. 2%%%



MOREZ DESIGN INC

DWG NO.SCALE:

CAD FILE:

CIVIC ADDRESS :

PROJECT:

CLIENT:

TITLE :

DATE:

LEGAL DESCRIPTION :

DESIGN BY :

1337 OTTAWA AVE.
WEST VANCOUVER , BC

PROPOSED SUBDIVISION
SINGLE FAMILY
WITH LEGAL SUITE
(EAST LOT)

NORTH ARROW

REV- 01 :

REV- 02 :

004-317-556
LOT PID :

PLAN 15681 DISTRICT LOT 1083
WEST 1/2 OF NORTH EAST 1/4
LOT A

FEBRUARY 19th 2024

RAMIN BAGHERI

NOTES:

m o r e z @ m o r e z d e s ign.ca
w  w  w . m o r e z d e s i g n . c a
C :              6 0 4  -  7 2 7  2 6 6 4
T :              7 7 8  -  3 1 9  6 4 8 9

MOREZ  DESIGN  INC

COPY RIGHT RESERVED: THIS DRAWING AND ALL THE DESIGN THEREIN IN ANY MEDIA FORMAT ARE THE SOLE AND EXCLUSIVE PROPERTY OF MOREZ DESIGN INC. AT ALL TIMES AND MAY NOT BE USED OR REPRODUCTED WITHOUT PRIOR WRITTEN CONSENT OF THE FIRM.

MAY 30th 2025

TYPICAL DETAILS

1
4" = 1'-0" A - 4.2

609

AutoCAD SHX Text
6 MIL POLY V.B.

AutoCAD SHX Text
SHEATHING

AutoCAD SHX Text
PLYWOOD WALL

AutoCAD SHX Text
TYVEK HOME WRAP

AutoCAD SHX Text
FLASHING

AutoCAD SHX Text
28ga METAL

AutoCAD SHX Text
BATT INSUL.

AutoCAD SHX Text
SEAL POLY TO TYVEK HOME WRAP

AutoCAD SHX Text
W/ ACCOUSTICAL SEALANT

AutoCAD SHX Text
EXT. CLADDING

AutoCAD SHX Text
VINYL WINDOW

AutoCAD SHX Text
INSULATION

AutoCAD SHX Text
6 MIL POLY V.B.

AutoCAD SHX Text
FLASHING

AutoCAD SHX Text
28ga METAL

AutoCAD SHX Text
TYVEK HOME WRAP

AutoCAD SHX Text
SEAL POLY TO BLDG. PAPER

AutoCAD SHX Text
W/ ACCOUSTICAL SEALANT

AutoCAD SHX Text
WRAP POLY ONTO WINDOW

AutoCAD SHX Text
FRAMES

AutoCAD SHX Text
FIBERGLASS

AutoCAD SHX Text
EXT. CLADDING

AutoCAD SHX Text
6 MIL POLY V.B.

AutoCAD SHX Text
BATT INSUL.

AutoCAD SHX Text
DOOR JAMB

AutoCAD SHX Text
PLYWOOD SHEATHING

AutoCAD SHX Text
TYVEK HOME WRAP

AutoCAD SHX Text
CLADDING

AutoCAD SHX Text
SEAL POLY TO BLDG. PAPER

AutoCAD SHX Text
W/ ACCOUSTICAL SEALANT

AutoCAD SHX Text
WRAPPED INTO OPNG.

AutoCAD SHX Text
& ONTO STUD

AutoCAD SHX Text
BRICK MOLD

AutoCAD SHX Text
FLASHING

AutoCAD SHX Text
28ga METAL

AutoCAD SHX Text
BRICK MOLD

AutoCAD SHX Text
SEAL POLY TO BLDG. PAPER

AutoCAD SHX Text
W/ ACCOUSTICAL SEALANT

AutoCAD SHX Text
TYVEK HOME WRAP

AutoCAD SHX Text
WRAPPED INTO OPNG.

AutoCAD SHX Text
& ONTO STUD

AutoCAD SHX Text
BUILDING FIELD

AutoCAD SHX Text
PAPER TO EXTEND OVER FLASHING

AutoCAD SHX Text
BATT INSUL.

AutoCAD SHX Text
6 MIL POLY V.B.

AutoCAD SHX Text
TUCK TAPE POLY 

AutoCAD SHX Text
TO VENT

AutoCAD SHX Text
PRIMEX WC WALL VENT

AutoCAD SHX Text
PLYWOOD WALL

AutoCAD SHX Text
SHEATHING

AutoCAD SHX Text
12" WIDE FLASHING PAPER

AutoCAD SHX Text
FLASHING PAPER TO 

AutoCAD SHX Text
EXTEND OVER FIELD PAPER

AutoCAD SHX Text
@ BOTTOM OF VENT

AutoCAD SHX Text
28ga METAL

AutoCAD SHX Text
FLASHING

AutoCAD SHX Text
MIN. 3" BACKLEG

AutoCAD SHX Text
TYPICAL

AutoCAD SHX Text
BATT INSUL.

AutoCAD SHX Text
1. SHEET METAL CONTRACTOR

AutoCAD SHX Text
TO LAYOUT CORRECT SIZE OF

AutoCAD SHX Text
HOLE FOR DIAMETER OF DUCT

AutoCAD SHX Text
2. FRAMER TO CUT ROUND

AutoCAD SHX Text
HOLE TO MATCH SIZE OF DUCT.

AutoCAD SHX Text
3. INSTALL ONE LAYER OF 

AutoCAD SHX Text
TYVEK HOME WRAP

AutoCAD SHX Text
12" BEYOND ALL SIDES OF HOLE

AutoCAD SHX Text
IN WALL.

AutoCAD SHX Text
4. FASTEN VENT TO WALL

AutoCAD SHX Text
5. APPLY FIELD PAPER

AutoCAD SHX Text
WRAP TO WALL (TUCK TAPE

AutoCAD SHX Text
TO VENT FLANGES

AutoCAD SHX Text
ON ALL 4 SIDES)

AutoCAD SHX Text
TYVEK HOME WRAP

AutoCAD SHX Text
 TO EXTEND OVER FLASHING

AutoCAD SHX Text
MAINTAIN 3/8" GAP

AutoCAD SHX Text
BETWEEN CLADDING

AutoCAD SHX Text
FLASHING

AutoCAD SHX Text
28ga METAL

AutoCAD SHX Text
FLASHING

AutoCAD SHX Text
MIN. 3" BACKLEG

AutoCAD SHX Text
TYPICAL

AutoCAD SHX Text
DOOR HEAD FLASHING

AutoCAD SHX Text
W/ 3" BACKLEG & 1" HIGH

AutoCAD SHX Text
END DAMS (RUN PAST

AutoCAD SHX Text
DOOR EDGE BY 1/4")

AutoCAD SHX Text
WINDOW HEAD FLASHING

AutoCAD SHX Text
W/ 3" BACKLEG & 1" HIGH

AutoCAD SHX Text
END DAMS (RUN PAST

AutoCAD SHX Text
WINDOW EDGE BY 1/4")

AutoCAD SHX Text
FLASHING TO MAINTAIN A

AutoCAD SHX Text
MIN. 6% SLOPE AFTER INSTALLATION

AutoCAD SHX Text
AS PRESCRIBED IN SECTION

AutoCAD SHX Text
9.27.3.8 OF THE B.C. BLDG. CODE

AutoCAD SHX Text
BACK CAULK WINDOWS AROUND FRAME

AutoCAD SHX Text
PRIOR TO INSTALLATION USING

AutoCAD SHX Text
CAULKING MEETING STANDARDS OF

AutoCAD SHX Text
9.27.4.2. OF B.C. BLDG. CODE

AutoCAD SHX Text
BACK CAULK DOOR SIDES AND

AutoCAD SHX Text
TOP PRIOR TO INSTALLATION

AutoCAD SHX Text
USING CAULKING MEETING STANDARDS

AutoCAD SHX Text
IN 9.27.4.2 OF THE B.C. BLDG. CODE

AutoCAD SHX Text
CAULKING

AutoCAD SHX Text
FLASHING TO MAINTAIN A

AutoCAD SHX Text
MIN. 6% SLOPE AFTER INSTALLATION

AutoCAD SHX Text
AS PRESCRIBED IN SECTION

AutoCAD SHX Text
9.27.3.8 OF THE B.C. BLDG. CODE

AutoCAD SHX Text
BACK CAULK DOOR SIDES AND

AutoCAD SHX Text
TOP PRIOR TO INSTALLATION

AutoCAD SHX Text
USING CAULKING MEETING STANDARDS

AutoCAD SHX Text
IN 9.27.4.2 OF THE B.C. BLDG. CODE

AutoCAD SHX Text
BACK CAULK WINDOWS AROUND FRAME

AutoCAD SHX Text
PRIOR TO INSTALLATION USING

AutoCAD SHX Text
CAULKING MEETING STANDARDS OF

AutoCAD SHX Text
9.27.4.2. OF B.C. BLDG. CODE

AutoCAD SHX Text
FLASHING

AutoCAD SHX Text
28ga METAL

AutoCAD SHX Text
HOME SLICKER 

AutoCAD SHX Text
RAINSREEN MESH

AutoCAD SHX Text
EXT. CLADDING

AutoCAD SHX Text
HOME SLICKER 

AutoCAD SHX Text
RAINSREEN MESH

AutoCAD SHX Text
EXT. CLADDING

AutoCAD SHX Text
HOME SLICKER 

AutoCAD SHX Text
RAINSREEN MESH

AutoCAD SHX Text
HOME SLICKER 

AutoCAD SHX Text
RAINSREEN MESH

AutoCAD SHX Text
HOME SLICKER 

AutoCAD SHX Text
RAINSREEN MESH

AutoCAD SHX Text
EXTEND STONE FACING

AutoCAD SHX Text
3/4" BELOW STRAPPING AND

AutoCAD SHX Text
SHEATHING

AutoCAD SHX Text
CULSTURE STONE FACING

AutoCAD SHX Text
METAL LATH

AutoCAD SHX Text
1/2" PLY WALL SHEATHING

AutoCAD SHX Text
WALL STUDS @ 16"oc

AutoCAD SHX Text
1/2" GWB

AutoCAD SHX Text
HOME SLICKER 

AutoCAD SHX Text
RAINSREEN MESH

AutoCAD SHX Text
1/2" PLYWOOD 

AutoCAD SHX Text
SHEATHING

AutoCAD SHX Text
BATT INSUL.

AutoCAD SHX Text
6 MILY POLY V.B.

AutoCAD SHX Text
LAPPED 4" @ JOINTS

AutoCAD SHX Text
ADHERE SHEATHING

AutoCAD SHX Text
MEMBRANE 4" EACH

AutoCAD SHX Text
SIDE OF CORNER

AutoCAD SHX Text
OVERLAP BUILDING

AutoCAD SHX Text
PAPER @ CORNER

AutoCAD SHX Text
HOME SLICKER 

AutoCAD SHX Text
EXT. CLADDING

AutoCAD SHX Text
TYVEK HOME WRAP

AutoCAD SHX Text
RAINSREEN MESH

AutoCAD SHX Text
TYVEK HOME WRAP

AutoCAD SHX Text
WINDOW SILL DETAIL

AutoCAD SHX Text
SCALE: 3"=1'

AutoCAD SHX Text
WINDOW HEAD DETAIL

AutoCAD SHX Text
SCALE: 3"=1'

AutoCAD SHX Text
DOOR JAMB DETAIL

AutoCAD SHX Text
SCALE: 3"=1'

AutoCAD SHX Text
DOOR HEADER DETAIL

AutoCAD SHX Text
SCALE: 3"=1'

AutoCAD SHX Text
WALL VENT DETAIL

AutoCAD SHX Text
WALL VENT CAP INSTALLATION

AutoCAD SHX Text
STONE FACING WALL SECTION

AutoCAD SHX Text
SCALE: 2"=1'

AutoCAD SHX Text
INTERIOR CORNER DETAIL

AutoCAD SHX Text
2"=1'



MOREZ DESIGN INC

DWG NO.SCALE:

CAD FILE:

CIVIC ADDRESS :

PROJECT:

CLIENT:

TITLE :

DATE:

LEGAL DESCRIPTION :

DESIGN BY :

1337 OTTAWA AVE.
WEST VANCOUVER , BC

PROPOSED SUBDIVISION
SINGLE FAMILY
WITH LEGAL SUITE
(EAST LOT)

NORTH ARROW

REV- 01 :

REV- 02 :

004-317-556
LOT PID :

PLAN 15681 DISTRICT LOT 1083
WEST 1/2 OF NORTH EAST 1/4
LOT A

FEBRUARY 19th 2024

RAMIN BAGHERI

NOTES:

m o r e z @ m o r e z d e s ign.ca
w  w  w . m o r e z d e s i g n . c a
C :              6 0 4  -  7 2 7  2 6 6 4
T :              7 7 8  -  3 1 9  6 4 8 9

MOREZ  DESIGN  INC

COPY RIGHT RESERVED: THIS DRAWING AND ALL THE DESIGN THEREIN IN ANY MEDIA FORMAT ARE THE SOLE AND EXCLUSIVE PROPERTY OF MOREZ DESIGN INC. AT ALL TIMES AND MAY NOT BE USED OR REPRODUCTED WITHOUT PRIOR WRITTEN CONSENT OF THE FIRM.

MAY 30th 2025

TYPICAL DETAILS

1
4" = 1'-0" A - 4.3

610

AutoCAD SHX Text
AROUND HATCH OPENING

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
6

AutoCAD SHX Text
4

AutoCAD SHX Text
4

AutoCAD SHX Text
7

AutoCAD SHX Text
2

AutoCAD SHX Text
4

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
EXTERIOR CLADDING

AutoCAD SHX Text
SPACED STRAPPING OR

AutoCAD SHX Text
OTHER RAINSCREEN PRODUCT

AutoCAD SHX Text
TYVEK AIR BARRIER

AutoCAD SHX Text
1/2" PLYWOOD SHEATHING

AutoCAD SHX Text
EXTEND TYVEK AIR BARRIER

AutoCAD SHX Text
TO SILL PLATE AND TAPE

AutoCAD SHX Text
FOAM SILL GASKET

AutoCAD SHX Text
TAPE POLY V.B. TO

AutoCAD SHX Text
POLY OUTLET SHIELDS ON

AutoCAD SHX Text
ALL EXTERIOR WALLS

AutoCAD SHX Text
USE SEALANT TO

AutoCAD SHX Text
SEAL ALL PENETRATIONS

AutoCAD SHX Text
INTO OUTLET SHIELD

AutoCAD SHX Text
FILL JOIST CAVITY W/

AutoCAD SHX Text
R-28 BATT INSUL.

AutoCAD SHX Text
R-14 BATT INSUL. BETWEEN

AutoCAD SHX Text
2X4 STUDS @ 16"oc

AutoCAD SHX Text
RUN POLY V.B. UP STUD

AutoCAD SHX Text
WALL AND BETWEEN F.J.

AutoCAD SHX Text
CAULKING ALL EDGES.

AutoCAD SHX Text
CONCRETE WALL 

AutoCAD SHX Text
(AIR BARRIER)

AutoCAD SHX Text
R-14 BATT INSUL. BETWEEN

AutoCAD SHX Text
2X4 STUDS @ 16"oc

AutoCAD SHX Text
3/8" AIR CAVITY

AutoCAD SHX Text
THERMAL BREAK

AutoCAD SHX Text
MIN. 8" GRAVEL 

AutoCAD SHX Text
3 1/2" CONC. SLAB

AutoCAD SHX Text
2 1/2" (R-12) RIGID INSUL.

AutoCAD SHX Text
MIN. 8" GRAVEL 

AutoCAD SHX Text
3 1/2" CONC. SLAB

AutoCAD SHX Text
2 1/2" (R-12) RIGID INSUL.

AutoCAD SHX Text
THERMAL BREAK

AutoCAD SHX Text
R-40 SPRAY FOAM INSUL.

AutoCAD SHX Text
6 MIL POLY V.B.

AutoCAD SHX Text
TAPE ALL JOINTS @ JOIST

AutoCAD SHX Text
OR PROVIDE FURRING

AutoCAD SHX Text
AT JOINT LOCATIONS

AutoCAD SHX Text
FRAME IN EXTRA 2X3

AutoCAD SHX Text
STUDS WALL TO ACCEPT

AutoCAD SHX Text
PLUMBING STACK 

AutoCAD SHX Text
AND THUS MAINTAIN

AutoCAD SHX Text
R-20 BATT INSUL.

AutoCAD SHX Text
OPTION A

AutoCAD SHX Text
FRAME IN EXTRA 2X2

AutoCAD SHX Text
STUDS WALL TO ACCEPT

AutoCAD SHX Text
PLUMBING STACK 

AutoCAD SHX Text
USE 3 1/4" (R-20) RIGID INSUL.

AutoCAD SHX Text
OPTION B

AutoCAD SHX Text
IN STUDS SPACE BEHIND

AutoCAD SHX Text
CAULKING ALL EDGES

AutoCAD SHX Text
RIGID INSULATION TO FILL IN

AutoCAD SHX Text
ALL HEADER SPACES WHERE

AutoCAD SHX Text
POSSIBLE.

AutoCAD SHX Text
TAPE TYVEK AIR BARRIER

AutoCAD SHX Text
TO WINDOW FRAMES AND

AutoCAD SHX Text
ALL VENT FLANGES

AutoCAD SHX Text
BACKER ROD AND CAULKING

AutoCAD SHX Text
AROUND WINDOW OPENING

AutoCAD SHX Text
FILL JOIST CAVITY W/

AutoCAD SHX Text
R-28 BATT INSUL.

AutoCAD SHX Text
TAPE TYVEK AIR BARRIER

AutoCAD SHX Text
TO WINDOW FRAMES AND

AutoCAD SHX Text
ALL VENT FLANGES

AutoCAD SHX Text
BACKER ROD AND CAULKING

AutoCAD SHX Text
AROUND WINDOW OPENING

AutoCAD SHX Text
TAPE TYVEK AIR BARRIER

AutoCAD SHX Text
TO WINDOW FRAMES AND

AutoCAD SHX Text
ALL VENT FLANGES

AutoCAD SHX Text
BACKER ROD AND CAULKING

AutoCAD SHX Text
AROUND DOOR OPENING

AutoCAD SHX Text
WRAP TYVEK AIR BARRIER AROUND

AutoCAD SHX Text
DOOR OPENING AND CONTINUE TO

AutoCAD SHX Text
I/S FACE OF STUD

AutoCAD SHX Text
FOAM WEATHERSTRIPPING

AutoCAD SHX Text
UNDER LID EDGE

AutoCAD SHX Text
RIGID INSULLATION (R-40) ADHERED

AutoCAD SHX Text
TO BACK OF GWB LID

AutoCAD SHX Text
CAULK EDGE OF POLY V.B.

AutoCAD SHX Text
R-20 RIGID INSUL.

AutoCAD SHX Text
COVERED W/ SKYLIGHT

AutoCAD SHX Text
FLASHING

AutoCAD SHX Text
CONTINUE POLY V.B. UP SIDES

AutoCAD SHX Text
OF SKYLIGHT SHAFT AND CAULK AT 

AutoCAD SHX Text
ALL EDGES.

AutoCAD SHX Text
JOINTS TO BE TAPED AND MADE

AutoCAD SHX Text
AT FRAMING MEMBER OR FURRING IS

AutoCAD SHX Text
TO BE PROVIDED.

AutoCAD SHX Text
R-20 BATT INSUL.

AutoCAD SHX Text
TAPE POLY V.B. TO FLANGE OF

AutoCAD SHX Text
SEALED POT LIGHT UNIT

AutoCAD SHX Text
ONLY SEALD POTLIGHT UNITS TO BE

AutoCAD SHX Text
USED IN  INSULATED CEILING

AutoCAD SHX Text
SHEET METAL PLATE WITH ALL

AutoCAD SHX Text
EDGES AND JOINT @ VENT SEALED USING

AutoCAD SHX Text
HIGH TEMPERATURE  CAPABLE SEALANT

AutoCAD SHX Text
R-32 BATT INSUL.

AutoCAD SHX Text
WRAP TYVEK AIR BARRIER

AutoCAD SHX Text
DOWN SIDE OF WALL.

AutoCAD SHX Text
CONTINUE ALONG U/S OF JOISTS

AutoCAD SHX Text
AND THEN DOWN EXTERIOR

AutoCAD SHX Text
WALL.

AutoCAD SHX Text
TAPE POLY V.B. TO PLUMBING

AutoCAD SHX Text
STACKS THAT PENETRATE 

AutoCAD SHX Text
THROUGH INSULATED CEILING

AutoCAD SHX Text
ABOVE GRADE WALL ASSEMBLY

AutoCAD SHX Text
1"=1'-0"

AutoCAD SHX Text
BELOW GRADE WALL ASSEMBLY

AutoCAD SHX Text
1"=1'-0"

AutoCAD SHX Text
HEATED SLAB ON GRADE ASSEMBLY

AutoCAD SHX Text
1"=1'-0"

AutoCAD SHX Text
VAULTED CEILINGS & FLAT ROOF

AutoCAD SHX Text
1"=1'-0"

AutoCAD SHX Text
PLUMBING OE ELECTRICAL PANELS ON EXTERIOR WALLS

AutoCAD SHX Text
1"=1'-0"

AutoCAD SHX Text
RIM JOISTS AND PENETRATIONS

AutoCAD SHX Text
1"=1'-0"

AutoCAD SHX Text
WINDOW & DOOR OPENINGS

AutoCAD SHX Text
1"=1'-0"

AutoCAD SHX Text
ATTIC HATCH ASSEMBLY

AutoCAD SHX Text
1"=1'-0"

AutoCAD SHX Text
SKYLIGHT ASSEMBLY

AutoCAD SHX Text
1"=1'-0"

AutoCAD SHX Text
POT LIGHTS

AutoCAD SHX Text
1"=1'-0"

AutoCAD SHX Text
B-VENTS

AutoCAD SHX Text
1"=1'-0"

AutoCAD SHX Text
FLOOR OVER UNHEATED SPACE ASSEMBLY

AutoCAD SHX Text
1"=1'-0"

AutoCAD SHX Text
PUMBING STACKS

AutoCAD SHX Text
1"=1'-0"



VELA HOME 
 

Page | 1  

 

 

FROM: Soheil Mohammadi, Project Manager of Vela Homes.                                      DATE: 12 Dec 2025 

Public Information Meeting Summary – 1337 Ottawa Avenue 

Attendees 

 • Vela Homes project team, including the Builder and Property Owner 

 • District of West Vancouver representative: Megan Roberts 

 • Three neighbouring property owners 

Meeting Overview 

A zoning-related meeting was held to present the proposed project and to discuss feedback and 

concerns from the district and neighbouring residents. The Vela Homes team provided a project 

presentation outlining the scope of the proposal and key planning considerations. 

Presentation 

The presentation covered the overall project intent, zoning context, and anticipated construction 

approach. Visual materials were shared to clearly communicate the proposal and to support discussion 

with attendees. 

Key Discussion and Concerns 

The primary concern raised by neighbours related to traffic management, particularly during the 

construction phase, and the number of off-site parking stalls. These topics were discussed in detail 

during the meeting. 

The project team provided clarification on: 

 • Construction traffic routing 

 • Parking access for each new lot 

 • Measures to minimize disruption to local traffic and neighbouring properties 

Additional explanations were provided to address questions and ensure clarity around how traffic 

impacts would be managed throughout construction. 

 

Neighbourhood Feedback and Design Response: 

During the public consultation process, concerns were raised regarding increased vehicular access to the 

lane and the potential for unauthorized parking. 

In response, pedestrian access to the western lot has been relocated from the lane to Ottawa Avenue, 

and the stairs within the boulevard have been repositioned to comply with the Boulevard Bylaw 

requirements. 
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Furthermore, one parking pad has been provided in front of each of the proposed lots along Ottawa 

Avenue (for a total of two parking spaces), in accordance with Section 7.5.1 of the Boulevard Bylaw. The 

parking pads are designed parallel to the roadway and meet the required dimensional standards. 

Conclusion 

The meeting provided an opportunity for open discussion between the project team, District staff, and 

neighbouring residents. The main concern regarding traffic management was thoroughly reviewed, and 

explanations were provided to respond to the questions raised. Feedback from the meeting will be 

considered as the project continues through the zoning process. 
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