i COUNCIL AGENDA
SF Date: September 18, 2023 ;o 5.
iFegtor Municipal Manager

DISTRICT OF WEST VANCOUVER

750 17TH STREET, WEST VANCOUVER BC V7V 3T3

COUNCIL REPORT

Date:

September 1, 2023

From: Hanna Demyk, Planning Technician

Subject: Proposed Coach House Development Permit for 1160 Sinclair Street

File:

1010-20-22-143

RECOMMENDATION
THAT proposed “Development Permit No. 22-143” for 1160 Sinclair Street as

outlined in the report dated September 1, 2023, be denied.

1.0 Purpose
To present to Council a proposed development permit with variances for a
coach house at 1160 Sinclair Street and to summarize relevant guidelines
and regulations, neighbourhood input, and staff analysis.

2.0 Legislation/Bylaw/Policy
Provincial Legislation
The Local Government Act allows the designation of Development Permit
Areas (DPAS) for the purpose of establishing objectives for the form and
character of intensive residential development, and for protection of
development from hazardous conditions.
Official Community Plan
The Official Community Plan (OCP) includes Guidelines BF-B 3.1 for
Coach House Development in Existing Residential Neighbourhoods. The
DPA Designation is applicable to detached secondary suites (i.e., coach
houses) that are two storeys (with or without basement), one storey plus
basement, and/or coach houses requiring a zoning variance.
The OCP also includes Wildfire Hazard DPA Guidelines NE 1. The
Wildfire Hazard DPA Designation is applicable to subdivision or
development of land, including construction of new single family dwellings
and coach houses. The DPA aims to protect development from the risks of
wildfire hazard by taking appropriate precautionary measures, informed by
professional studies and assessments to guide safe development, forest
management, building design, construction and long-term maintenance
and monitoring.
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Hanna Demyk, Planning Technician

Subject: Proposed Coach House Development Permit for 1160 Sinclair Street

3.0
31

3.2

4.0

Zoning Bylaw

The subject site is zoned Residential Single Family Dwelling Zone 5
(RS5). The RS5 zone permits one coach house per lot, subject to
compliance with all applicable regulations in the Zoning Bylaw.

Development Procedures Bylaw

The Development Procedures Bylaw allows for a Coach House
Development Permit (DP) to be delegated to the Director if the proposed
development:

e complies with Guidelines BF-B3.1; and either
e conforms to the Zoning Bylaw; or

e requires a variance(s) to the Zoning Bylaw that, in the opinion of the
Director, achieves superior siting that addresses natural site
features, neighbourhood character and context, or steep
topography.

Where a Coach House DP has been delegated to the Director, the
Director must notify all owners and occupants within 50 metres from the
perimeter of the subject parcel. A minimum of two weeks is required for
residents to provide comments to the Director regarding the proposed
development. Where public concerns are received that cannot be
resolved, the application shall be forwarded and considered by Council.

Official Community Plan and Council Strategic Objective(s)
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.qg.,
coach house, duplex, secondary suite, and infill subdivision) which can
provide sensitive infill options that respect the scale and character of
existing neighbourhoods. OCP Policy 2.1.2 specifically aims at increasing
the supply of coach houses in existing detached residential areas.

2021 — 2022 Council Strategic Goals and Objective(s)
Applicable strategic goals and objectives:

e Goal 1.0: Significantly expand the diversity and supply of housing,
including housing that is more affordable.

Background

The subject site is zoned RS5, 845.5 m? in area, and located within the
Hollyburn neighbourhood. The site is currently developed with a one-
storey single family dwelling and is surrounded by single family dwellings
as well as a rear yard and greenspace to the east (Figure 1). Vehicle
access is currently provided from Sinclair Street.
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5.0
51

Figure 1 — Aerial image of 1160 Sinclair Street
Analysis
The Proposal

The applicant is proposing a two-storey coach house located to the
northeast of the existing single family dwelling (Figure 2). The proposal
also includes a private deck for the coach house, pedestrian pathway from
Sinclair Street to the coach house along the north property line, expansion
of the existing parking pad, as well as tree work and landscaping on site
(Schedule A of Appendix A). The proposal is subject to a Coach House
DP and Wildfire Hazard DP.

Figure 2 — Rendering of proposed coach house (for illustrative purposes only)
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5.2

5.3

The current coach house application includes the following Zoning Bylaw
variances:

Zoning Regulation | Required Proposed Variance
130.051(6)(b) Rear | 2.24 m (10% of 1.20m 1.04m
Yard Setback site width)

130.051(7) Building | 4.90 m 3.49m 1.41m
Separation

Figure 3 — Proposed Zoning Bylaw Variances
Application Review

A formal Coach House and Wildfire Hazard DP application for the subject
site was received on October 31, 2022. Initially staff conducted technical,
landscaping, and urban design review of the proposal and provided a
memorandum to the applicant with coordinated comments for response.

Planning staff received several revised submissions from the applicant
that did not address staff comments. Often, the applicant provided
responses to one issue identified by staff, while not responding to others. .
As a result, each revised submission required additional time for staff
review and subsequent revisions were requested by staff to ensure
compliance with zoning regulations and OCP guidelines.

In April 2023, the applicant provided a submission that was deemed to
generally satisfy staff comments, allowing the application to proceed to the
next step in the application process, which was public notification.

Public Engagement and Outreach

The Development Procedures Bylaw outlines procedures required for the
issuance of permits under Part 14 or Section 617 of the Local Government
Act, to impose application fees, to specify notification distances, and to
delegate Council’s authority to make decisions in certain circumstances.

For coach houses specifically, the development permit guidelines also
recommend that applicants conduct their own informal neighbourhood
consultation to seek support for their proposals prior to submitting a formal
application. In this case, the applicant advised that the owner(s) had initial
discussions with neighbours in 2022 prior to submitting a formal
application. However, the applicant did not provide any correspondence or
written neighbourhood feedback with their application.

Staff followed the required process for delegated DPs as outlined in the
Development Procedures Bylaw, including a public notification process
requiring notices to be sent to property owners and occupants within 50
metres of the subject parcel to receive public feedback on the proposal.
Any concerns raised as part of the public notification process must be
deemed as resolved prior to consideration of the DP by the Director.
Where concerns are received that cannot be resolved, the application
shall be forwarded and considered by Council.
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From: Hanna Demyk, Planning Technician
Subject: Proposed Coach House Development Permit for 1160 Sinclair Street

A public notice was prepared and mailed out to neighbouring property
owners and occupants within 50 metres of the subject site on May 5, 2023
(Appendix C). Members of the public were given two weeks to provide
feedback on the development proposal.

Planning staff received a petition signed by 20 members of the public, as
well as three emails, two phone calls, and one in-person response as part
of the public notification process. A memorandum summarizing public
feedback received by staff was sent to the applicant on June 8, 2023.
(Appendix D). The main concerns raised as part of the public notification
process included:

e Environmental concerns:
o Potential damage to trees/roots on adjacent site(s) during
excavation
o Proposed tree removal and loss of greenspace

e Concerns regarding design, height, and scale of coach house:

o Design not sensitive to appearance and scale of surrounding
properties

0 Proposed coach house would block sunlight on adjacent
sites and damaging trees, plants, and gardens

o0 Proposed coach house would overlook adjacent sites,
leading to loss of privacy

0 Proposed coach house would negatively impact views of
neighbouring properties

e Concerns regarding proposed zoning variances:
0 Reduced setback and building separation would allow for
construction of larger coach house that would overshadow,
overlook, block views, and lead to privacy issues

e Concerns regarding parking, congestion, and access:
o Potential increase in parking and congestion issues due to
construction of coach house
o Concerns regarding coach house accessibility (e.g.,
emergency response unable to access coach house via
proposed pedestrian pathway)

Planning staff requested that the applicant provide an itemized response
to public feedback as outlined in the memorandum. Additionally, staff
advised the applicant to revise the proposal to address public concerns.
The following options were recommended to the applicant to proceed with
a coach house proposal on the subject site:

A) Redesign proposed coach house to address public concerns,
including the following:

a. Reduce building height and consider eliminating zoning
variances to align with surrounding context and address
overshadowing, overlooking, and privacy concerns;

b. shift proposed coach house away from north property line to
reduce impact on neighbour(s); and

5656356v1
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5.4

c. move pedestrian access to south of site to increase path
width / accessibility.

Staff also requested that the applicant provide additional arborist
information from a qualified professional, assessing nearby trees on
adjacent site(s), showing all root protection zone(s) of adjacent
trees, and considering further tree retention on site.

B) Alternatively, the applicant was advised that they could redesign
the proposed coach house to exempt the proposal from a Coach
House DP by proposing a single-storey coach house (no
basement) and eliminating any zoning variances. This option would
allow the applicant to proceed to the building permit stage once a
Wildfire Hazard DP is issued. No further public input would be
required in this scenario.

On July 5, 2023, the applicant submitted an itemized response to public
feedback (Appendix D) and submitted what they stated to be revised
plans (Appendix B). However, upon staff review it was determined that no
revisions to the siting or height of the coach house were proposed, the
applicant did not eliminate any zoning variances?, the pedestrian access
was not changed, nor did the applicant provide any additional arborist
information as requested.

On July 18, 2023, staff notified the applicant that the submission was not
supported, and public concerns could not be deemed resolved. The
applicant was advised to submit a revised proposal and provide additional
arborist information. Alternatively, they were advised that they could
proceed to Council for consideration of the current proposal.

On July 31, 2023, the applicant stated that, in their opinion, neighbours’
concerns had been addressed and requested that the current coach
house proposal be forwarded to Council for consideration.

Staff Analysis

Staff are recommending that the current development permit not be
approved. In summary:

e Staff received significant feedback from the neighbourhood, raising
concerns about the current coach house proposal. The intent of
neighbourhood notification is to provide neighbours with the
opportunity to comment on a proposal and for the applicant to
respond, often times with changes that may address the concerns.
Staff acknowledge that it may not always be possible to make
changes that satisfy neighbours.

11n the July 5, 2023, submission, the applicant stated that the proposed zoning variance for building
separation was eliminated to address public concerns. However, upon review of the plans no changes were
made to the siting or design of the coach house and the applicant incorrectly measured the building
separation distance.

5656356v1
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6.0
6.1

6.2

8.0

e Staff provided the applicant with a summary of public feedback
received and recommended design considerations that the
applicant could implement to address those concerns. Although the
applicant provided written responses to public concerns as outlined
in the memorandum, in staff’'s opinion, the applicant made only
minimal changes to the proposal that did not address the main
concerns received. As well, the applicant did not provide additional
arborist information as requested.

e Staff are supportive of a coach house at this address. However,
staff's opinion is that design changes could be made to the current
proposal that lend to a more “neighbourly” solution that could
address some or all of the neighbourhood concerns. To date, in
staff's opinion, those changes have not been sufficiently provided.

e Design changes are possible and a single story coach house could
be approved without a development permit (i.e. a single story
proposal could go straight to building permit).

e Notwithstanding the above, Council may not concur with staff’s
assessment of the proposal and are able to approve the project.

Options
Recommended Option

That the proposed “Development Permit No. 23-143" for 1160 Sinclair
Street be denied.

Considered Options
Council may:
a) Approve the proposed development permit; or

b) defer consideration pending the receipt of additional information (to be
specified).

Conclusion

Significant public feedback was received as part of the public notification
process raising concerns regarding the proposed coach house at 1160
Sinclair Street. In staff's opinion, the applicant has not made any
significant revisions to the proposal to respond to neighbourhood
concerns. As well, the applicant has not provided additional
documentation as requested by staff. As such, staff conclude that public
concerns are unresolved and recommend that the proposed development
permit be denied.

5656356v1
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Date: September 1, 2023 Page 8
From: Hanna Demyk, Planning Technician
Subject: Proposed Coach House Development Permit for 1160 Sinclair Street

%/m Du%
Author:

Hanna Demyk, Planning Technician

Concurrence: /M/__\_/

Michelle McGuire, Senior Manager of Current Planning and Urban Design

Appendices:

A. Draft Coach House and Wildfire Hazard Development Permit with
Schedules

B. Comparison of Plans dated April 28, 2023, and June 29, 2023

C. Public Notice Sent to Neighbouring Sites

D. Summary of Public Feedback and Applicant Responses in Red

5656356v1
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Appendix A

District of West Vancouver
Development Permit No. 22-143

CURRENT OWNER: Patricia Ann Thomas and Mark Peter Hagedorn

1160 Sinclair Street
West Vancouver BC
V7V 3W2

THIS DEVELOPMENT PERMIT APPLIES TO:

CIVIC ADDRESS: 1160 Sinclair Street

LEGAL DESCRIPTION: 010-681-205

LOT 3 EAST 1/2 OF THE SOUTH EAST 1/4 OF DISTRICT LOT 1060
PLAN 7255
(the “LANDS”)

1.0

2.0

This Development Permit:

(@)

(b)

(€)

imposes requirements and conditions for the development of the Lands, which are
designated by the Official Community Plan as Development Permit Area to ensure
that detached secondary suites meet a high quality of building and landscape
design, and are compatible both with the principal dwelling on the lot, and the built
form character of the local neighbourhood and subject to Guidelines BF-B 3.1
specified in the Official Community Plan;

imposes requirements and conditions for the development of the Lands, which are
designated by the Official Community Plan as a Wildfire Hazard Development Permit
Area to control the combustible elements of both buildings and landscape in order to
minimize the potential for the spread of fire and the resultant destruction of property
and threat to life, in accordance with the Guidelines NEI specified in the Official
Community Plan; and

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

The following requirements and conditions shall apply to the Lands:

2.1

2.2

2.3

Zoning Bylaw No. 4662, 2010, as amended, shall be varied to allow the following
buildings and structures as described on proposed plans in Schedule B.

Buildings, structures, landscaping, and site development shall generally take place
in accordance with Schedules A, B and C.

For all buildings and structures the following fire-resistive materials and
construction practices are required:

2.3.1 Fire retardant roofing materials (Class A or B, or Class A by assembly)
must be used: asphalt shingle as per Schedule B.

2.3.2 Exterior walls must be sheathed with fire-resistive materials as per
Schedule B.

5596516v1
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DP No. 22-143

3.0

4.0

24
2.5

2.6

2.7

2.8

29

2.10

2.3.3 Decks, porches, balconies, and patios must use fire-resistive materials as
per Schedule B.

2.3.4 All eaves, attics, roof vents, and openings under floors must be screened to
prevent the accumulation of combustible material, using 3-mm, non-
combustible wire mesh, and vent assemblies will use fire shutters or baffles
as per Schedule B.

Softscaping must adhere to Schedule C.

All new buildings and structures must be located a minimum required distance of
10 m (defensible space), or at least as far away from the forest interface as any
existing permanent structures, if present on the property.

Tree work on Protected Trees as per Tree Bylaw No. 4892, 2016 will require a
Private Tree Cutting Permit at the Building Permit Stage.

Tree work on public land, boulevards, or parks will require a Municipal Tree Cutting
Permit at the Building Permit Stage.

The Qualified Professional that completed the wildfire hazard assessment shall be
required to complete a post-completion inspection to ensure all conditions in
Schedule A have been met prior to occupancy.

Notwithstanding condition 2.2, the Director of Planning and Development Services
may determine that minor changes to the proposal still comply with the
Development Permit plans where proposed changes do not materially affect the
intent of the plans attached to this Development Permit.

Notwithstanding, any changes from conditions 2.3 to 2.5, where the changes do
not affect the intent of the plans, must be approved by the Qualified Professional
during the post-completion inspection.

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

3.1

3.2

3.3

3.4

provide and implement a plan for traffic management during construction, to the
satisfaction of the District's Manager of Land Development.

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

submit a “Sediment and Erosion Control Plan” to the District’'s Environmental
Protection Officer for approval, and the owner shall be responsible for maintaining,
repairing and implementing the Sediment Control Measures.

submit a “Stormwater Management Plan” to the to the satisfaction of the District’s
Manager of Land Development.

Security for Wildfire Protection Measures:

4.1

Prior to Building Permit application and as security for the due and proper
completion of the measures to protect development from the risks of wildfire
hazard set forth in Section 2 of this Development Permit (the “Wildfire Protection
Measures”), the Owner shall:

(@) provide security in the amount of $5,000.00 to the District in the form
of cheque; and

(b) maintain the security upon completion of the Wildfire Protection
Measures, and not prior to the date on which the District
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DP No. 22-143

Environmental Protection Officer authorizes in writing the release of
the security.

5.0 Prior to Occupancy Permit issuance:

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

6.0 This Development Permit lapses if the work authorized herein is not commenced

within 24 months of the date this permit is issued.

THE COUNCIL OF WEST VANCOUVER APPROVED THIS PERMIT BY RESOLUTION PASSED
ON

MAYOR

CORPORATE OFFICER

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

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

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

FOR THE PURPOSES OF SECTION 6.0 THIS PERMIT IS ISSUED ON
(Council report dated September 1, 2023; eDocs # 5656356)

Schedules:

A — Wildfire Hazard Assessment Report prepared by B.A. Blackwell & Associates Ltd. date
stamped July 4, 2022.

B — Architectural Drawings prepared by Karl Wein Associates date stamped June 29, 2023.
C — Landscape Plan prepared by Harry Lee Haggard Landscape Architect date stamped
April 26, 2023.
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Schedule A

Wildfire Hazard Assessment Report
1160 Sinclair Street, West Vancouver

Submitted by:

Ali Rahi, RPF, ISA Cert Arb

B.A. Blackwell & Associates Ltd.

270 - 18 Gostick Place
North Vancouver, BC V7M 3G3
604-986-8346
a_rahi@bablackwell.com

Submitted to:

Mark Hagedorn
MacDonald Commercial Real Estate Services Ltd.
1575 Marine Drive
West Vancouver, BC V7V 1H9
604-786-7778
mark.hagedorn@macdonaldcommercial.com

July 4, 2022

22



B.A. Blackwell & Associates Ltd.

TABLE OF CONTENTS
(00T 000 gTe o] VU K=o 7AYol o] 01V o SRR iv
Summary of RECOMMENAATIONS. ... .uviiiiiiiiiecceee e et e e e e e et e e e s a e e e eabaeeeeabeeesan e enbaeeeennees 5
1.0 INEFOAUCTION ettt sttt et et e bt e sbeesaeesate st be et e ebeebeenbeens 6
1.1 QUATITICATIONS ..ttt sttt et et b e s b e sbeesae e st b be e reenreen 6
1.2 Fire Hazard Report Sign Off......coo ittt e e e e e e e saaaee s 6
1.3 DOCUMENTS REVIEWED ...ttt ettt sttt sttt b e bt be e sbeesbee st e st e sanenas 6
1.4 o oL=T VA D= of gT o 4 o] o ISP PP PPUPPPUPPRRSRSRRRPINS 7
1.5 V{11 aToTe [o] oY -V PR 7
Y | <IN T | TP TSP U PP PPROPPRRPRO 8
2.0 Fire Hazard Assessment and Recommendations...........ccoueieiieenieeniiieeiiie e 9
2.1 ST DIBSCIIPEION ceiee ettt ettt e e e e e sttt e e e e e s e saabeteeeeesssasbbeeee enaeeeeeeenaanns 9
2.2 BUIIAING SEEDACKS ...vviiiiiiiiecee et e e e e e e e s bbe e e e snaae sereeeesnnees 10
2.3 2 TUT | o [T qY - @eT ] d (VT o1 4o o H PSR RPP 11
2.3.1 Design Recommendations and Preliminary DeSISN .......coovvuvereeiivieeiiiiiee e sieeeesveee e 11
2.4 FIreSmMart Priority ZONES .......ueiiiiiiiiiieeee ettt e ettt e e e e e s sttt e e e e s e s s sas saneeee 14
241 D] L= a1y o] LI o ¥ Lol Y PSP S 15
2.5 FireSmart Home Ignition ZoNe ASSESSMENT .......uiiiiiiiiiiiiiieiee et et e e s e ee e es 17
3.0 Vegetation Inventory and Proposed Mitigative WOrKS .........ccocueiiiiiiiiiiciiee e 18
3.1 BYIQW PrOtECEEA T ES ..vviiiiiieie ettt ettt ettt e e ettt e e e e eate e e s et e e e e ebte e e e eabaeeeenbaee e e eennreeas 19
3.2 RecoMMENdEd REMOVALS .....ooivieiiiiiiiie ettt ettt 22
3.3 RECOMMENAEA PrUNINE....ciiiiiieie ettt ettt e e ette e e e et e e e e e bt e e e e nbaeeeeateeeeennreeesensenrenas 25
3.4 Tree ProteCtion IMEASUIES .....ccoiuiiii ittt s s 25
341 Tree Protection Barriers. ... 26

|
1160 Sinclair Street | j

July 4, 2022 Wildfire Hazard Report

23



B.A. Blackwell & Associates Ltd.

3.5 F AN oo T o 1 YUY o= A VAT [ o F PP 27
3.6 MONItOriNg Tre@ HEAITN ..ccceeeeieceee et ae e e e e 27
4.0 [T Te Eor= o1 o= SO SPUSR 28
4.1 T g g Tl =Yg o K or=T o1 o =PSRRI 28
4.2 Maintenance of Property in Low Fire Hazard Stat@........cccovviveiieiiiieeniiiie e 30
4.3 Replacement Tre@ GUIAEINES ....ccccicceiiiiiieee ettt e e ecrre e e e e e e e e sarra e e e e e e e e e ennbaaeeeaees 31
4.4 INVAsiVe Plant ManagemENt.........cc oottt e et e e e e e e e rr e e e e e e e e sanbaaaeeeeeeeenansrenesanes 32
5.0 Environmental CoNSIderatioNns. ........coiueiiiiiiiiieeieee ettt n e 33
51 (6= T o] o) V2 61 ) V7= PP PP 33
6.0 POst-Development INSPECLION .......eiiiiiiiie ettt e et e et e e e et e e e st e e e e e areeeeensseeeesasseesaeeens 34
7.0 [0 0 11 = A o] o PP RPPOPPRPPUPURRN 35
8.0 REFEIEINCES .ttt e b e s bt e s bt e sa et sat et e bt et e bt e nbeesbe e e ebeesaeeeneenaees 36
9.0 SHBNATUIES .ttt ettt e ettt e e e e e sttt e e e e e e sasaabbb e eeeeessaaansbeaeeeeeeesaanbtee snnnrbaeeeeeeenaanns 37
Appendix A: DPA Compliant Hedge AEIrNatiVES.......ueii ittt e e e e e s sbaeae e e eas 38
Appendix B: Tree Protection DAl ......ccccuuiii ittt et e et e e e e eraeeeeans 45
Appendix C: Confirmation of Commitment TEMPIAte ....ccuveii i 46
Appendix D: List Of REPIACEMENT TIEES ....vviiiiciiie ettt ettt e et e e st e e s sba e e e ssbaeeessntaeee e eeseeaesns 47
LIST OF MAPS
Map 1. FireSmart Priority Zones and the proposed building footprint for 1160 Sinclair St....................... 16
Map 2. Coniferous vegetation assessed on or adjacent to 1160 Sinclair St.........cccoocvieeeeiiieeecciiiee e, 20
Map 3. Map of treatment recommendations for vegetation on and adjacent to new construction ........ 24

|
1160 Sinclair Street | ijj

July 4, 2022 Wildfire Hazard Report

24



B.A. Blackwell & Associates Ltd.

LIST OF TABLES

Table 1. FireSmart ASSESSMENT SUMMAIY ......ciiicuiiieiiiieeeeiiteeeerieeeeestreeeestaeeessbeeesssbaeeessseeesasseeesansassseens 17
Table 2. Summary of coniferous vegetation assessed on or adjacent to 1160 Sinclair St. ..........cccceeeeee.e. 18
Table 3. Vegetation inventory of trees assessed on or adjacent to 1160 Sinclair St., DWV..........cccceee...... 21
Table 4. Examples of acceptable vegetation for the property ......cccecveeeeiieeiiiciii e 29
LIST OF FIGURES

Figure 1. The property at 1160 Sinclair St. is highlighted in purple. Image from DWV WestMap. ............ 10
Figure 2. Standard exterior vents. Left: covered with 3mm wire mesh. Right: vent with open flap ......... 13
Figure 3. FIreSmart PriOrity ZONES. ...ttt ettt e e e e e e e e e e e e e e e eaeeeaeaeaaaeeaaees saveseeereaanenns 15

Figure 4. Trees #1 (L) and 3 (R) are over 75cm diameter and require a permit for removal or pruning....19

Figure 5. Tree #1 requires removal to mitigate the property's wildfire hazard and to accommodate new
folo] 0 1) A g8 o1 { (0] o P PP PP PP UPPPUPPPTTRN 22

Figure 6. Tree #2 is in poor condition and require removal to mitigate the property's wildfire hazard.... 23

Figure 7. Cedar hedge #H1 is recommended for partial removal within 10m of the planned coach house

Figure 8. Examples of common coniferous vegetation planted within the urban landscape. ................... 28

Figure 9. Invasive English holly at 1190 Sinclair St. is recommended for removal to prevent future spread

.................................................................................................................................................................... 32
=TI O % [ g o] (Sl = R =11 (=To 1 ] O S 34
Figure 11. Example of @ COMPIETEA PDl.......ooiiiiiieieciiee ettt et e e e e e et e e e e aae e e e e eanaee s 34

|
1160 Sinclair Street | iji

July 4, 2022 Wildfire Hazard Report

25



B.A. Blackwell & Associates Ltd.
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DPA Development Permit Area
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NFPA National Fire Protection Agency
PDI Post Development Inspection
TPZ Tree Protection Zone
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B.A. Blackwell & Associates Ltd.

SUMMARY OF RECOMMENDATIONS

A Wildfire Hazard Assessment was carried out for the property at 1160 Sinclair Street. A summary of the
recommendations outlined in this report is provided below:

Pre-Construction
1. Share this report with all designers/architects, homeowners, and contractors involved in the project
2. Choose only DPA-compliant building materials

3. Remove invasive plants from the site

Construction & Landscaping
1. Remove all lumber and flammable materials from the area surrounding the shed at the southeast corner
of the property
2. Remove the following vegetation:
a. Two large cedars on the subject property (i.e., trees #1 and 2)
b. All stems on cedar hedge #H1 located within 10m of the proposed coach house
i. Written consent from 1190 Sinclair St., 1231 Sinclair Court, and 1797 Inglewood Ave. is
required for the partial removal of hedge #H1
3. Prune tree #3 so that the crown base is at least 5m above grade

4. Alter the portion of the property’s eastern wood fence that grows in conflict with tree #3, so that a tree
protection barrier can be installed around its trunk during construction

5. Choose plant materials with low flammability
a. Do not plant vegetation within 1.5m of the building

b. Do not plant any flammable coniferous vegetation on the property in the future

Post-Construction
1. Contact B.A. Blackwell to arrange a Post Development Inspection once construction and landscaping
(including lawn installation, if applicable) is complete; see Section 6.0 for guidance

2. Maintain the property following the recommendations in Section Error! Reference source not found.
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1.0 INTRODUCTION

B.A. Blackwell and Associates Ltd. (the Consultant) were retained by Mark Hagedorn of MacDonald Commercial
Real Estate Services Ltd. (the Client) to provide a wildfire hazard assessment for a proposed coach house to be
constructed at 1160 Sinclair Street (the Subject Property) in the District of West Vancouver (DWV). The purpose of
the fire hazard assessment is to determine wildfire risk associated with the residence and to ensure compliance
with the DWV’s Wildfire Hazard Development Permit Area (Wildfire Hazard DPA). The goal of this assessment is to
ensure the proposed development falls within an acceptable range of risk from wildfire for the intended use as a
residential property. This considers both a house fire spreading from the property to nearby forested District lands
and a wildfire spreading from a forested area into the developed portion of this neighbourhood.

1.1  Qualifications

Bruce Blackwell, MSc, RPF (#2073) has over 30 years’ experience in fire and forest ecology, and fire and fuels
management. Judith Cowan, RPF (#4998) has three years’ experience conducting wildfire hazard and FireSmart
assessments in the Lower Mainland of BC. She is also an International Society of Arboriculture (ISA) Certified
Arborist (PN-7413A) and has ten years’ experience in arboriculture in the Lower Mainland of BC. Ali Rahi, RPF
(#5215) and ISA Certified Arborist (PN-8885A) has over ten years’ experience in forestry and soil science, and two
years in urban forestry. Jessica Walker, HBScF (Hons.) has six years’ experience in forest health and forest
management, and one year of experience in urban forestry and wildfire hazard mitigation. All three technicians
hold Local FireSmart Representative status with Partners in Protection — FireSmart Canada. Bruce Blackwell, RPF
meets the requirements of a ‘Qualified Professional’ (QP) (Section 1.2 below).

1.2  Fire Hazard Report Sign Off

At the completion of the development and before first occupancy, the DWV requires that a ‘Qualified Professional’
inspects and signs off that all prescribed mitigation measures have been satisfactorily undertaken pursuant to this
report, pertaining specifically to the wildfire hazard on the property. A qualified professional must be “A Registered
Forest Professional with appropriate education, training, and experience, and fully insured and in good standing
with the relevant Professional association. The Qualified Professional should have at least two years’ experience in
the assessment, fuel management prescription, and mitigation of wildfire hazards in British Columbia.”*.

This Report should be shared with contractors, developers, and landscapers, as relevant, to ensure that
requirements are noted and recommendations are followed as part of compliance with the Wildfire Hazard DPA.

1.3 Documents Reviewed

The following documents were reviewed for the purpose of this assessment:

1. Site plan and survey, drawn by Karl Wein Associates, and last updated April 25, 2022

IRequirements for a Wildfire Hazard Assessment Report, District of West Vancouver
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14 Property Description

The property under review is currently occupied by a single-storey, vinyl-clad residential building which will be
retained, with new residential construction of a coach house planned for the northeast corner of the property. The
lot at 1160 Sinclair St. is located in the Ambleside neighbourhood and is approximately 847.74 m? in size. New
construction plans call for a two-storey coach house with a deck.

The legal description and PID number are:

Plan 7255 District Lot 1060 Lot 3
PID: 010-681-205

1.5 Methodology

All coniferous trees, shrubs, and hedges influencing the fire hazard of the Property were assessed. The following
data and attributes were collected:

e diameter at breast height (DBH) measured to nearest 0.5 cm (trees only)
e form (hedge, shrub, tree, multi-stem tree)

e |ocation (approximate location for shrubs/hedges not on the survey)

e crown radius

e crown base height

e tree height measured to the nearest meter

e tree health, condition, or defect

Tree height was visually estimated. Horizontal distance was either visually estimated or visually calculated on a
georeferenced map on an iPad. For those trees where it was not possible to see tree base and top, ocular estimates
were based on nearby trees that were able to be accurately measured. Diameter at Breast Height (DBH) was
measured at 1.4 m. DBH for multi-stem trees was determined according to the District of North Vancouver’s tree
measurement guidelines?. Crown radii are ocular estimates to the nearest half meter using the most far-reaching
branch tip as the basis for measurement. Tree health, condition, or defect was assessed visually. No coring, drilling,
or climbing was executed. Slope was calculated using the DWV’s online mapping tool WestMap. Slope percentage
was calculated using horizontal distance from the highest point to the lowest point of the site using elevations and
distances from the topographical survey. Canopy cover was assessed using ortho imagery acquired from WestMap,
then confirmed in the field and measured using the furthest extent of tree canopy within the lot boundary.

Hedge assessments included the collection of species, height, spread, and condition data only. All measurements
(height and spread) for hedges were ocular estimates.

All vegetation assessed was assigned a unique number, used consistently throughout the report in maps, text, and
tables. No trees or hedges were tagged in the field.

2 District of North Vancouver Environment Department, Tree Permit Information: How to measure a stem diameter.
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Photographs of the site and specimens were taken for documentation.

1.6 Site Visit

The wildfire hazard assessment included one site visit:

e Field assessment and vegetation inventory, June 6, 2022: Jessica Walker and Valentine Lynch. The weather
that day was overcast, dry, and approximately 15°C.
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2.0 FIRE HAZARD ASSESSMENT AND RECOMMENDATIONS

21  Site Description

The subject lot is located within the Coastal Western Hemlock (CWH) Zone as defined by the Biogeoclimatic
Ecosystem Classification (BEC) system of British Columbia®. The site falls within the Dry Maritime (CWHdm) subzone,
which is defined by wet winters, relatively dry and mild summers, and forests dominated by western hemlock
(Tsuga heterophylla), Douglas-fir (Pseudotsuga menziesii), and western redcedar (Thuja plicata). It is located
approximately 60m above sea level. The lot is relatively flat, with no dominant aspect. The property is located
approximately 65m from the nearest fire hydrant and is serviced by Firehall #1 (760 16™ St.), which is a 2-3 minute
drive away.

The property is located on the east side of Sinclair St., north of Inglewood Ave and approximately 30m west of
Lawson Creek. The property backs onto a densely forested strip of land that serves as a riparian buffer around
Lawson Creek. On neighbouring properties along Sinclair St., some large coniferous trees are spread throughout the
yards of various houses, though they are largely separated from one-another and buffered by deciduous landscape
plants and grass lawns. The parcels surrounding 1160 Sinclair St. have relatively little forest cover, with the average
in the immediate neighbourhood being between 10-30%. The conifer-dominated Hay Park sits roughly 65m to the
west, buffered only by a strip of homes surrounded by well-maintained landscaping along the west side of Sinclair
St. Since this parkland is separated from the subject lot by several residential lots, fire is unlikely to spread by radiant
or convective means from this area to the subject property. There is a possibility, however, of a fire spreading from
this area to the subject property by spotting, or a large fire in the neighbourhood spreading to the forested area by
spotting. Spotting is the process by which embers are carried aloft by thermal air currents from a fire front which
then ignite flammable material beyond the advancing fire.

A fire originating at the subject property has the potential to spread to adjacent properties by means of radiant or
convective heat transfer or through spotting. In order to acceptably mitigate the wildfire hazard for 1160 Sinclair
St., management of existing vegetation (through removal, and protection) on the property is recommended as
outlined in Section 3.0 Vegetation Inventory and Recommendations. Undertaking the proposed mitigative works
entails consultation and written approval by the property owners of 1190 Sinclair St., 1231 Sinclair Court, and 1797
Inglewood Ave. for the vegetation located on their respective lots. Recommendations considered wildfire hazard,
design plans, and adjacency to flammable vegetation beyond the property boundaries.

To lower the risk level and to help protect buildings in this neighbourhood, landscaping, building design, and
construction materials must be DPA compliant to reduce fire hazards to an acceptable level.

3 Field Guide for Site Identification and Interpretation for the Vancouver Forest Region
https://www.for.gov.bc.ca/hfd/pubs/docs/Imh/Imh28.pdf
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Figure 1. The property at 1160 Sinclair St. is highlighted in purple. Image from DWV WestMap.

2.2 Building Setbacks

The property at 1160 Sinclair St. is not situated on or near a slope that can intensify fire behaviour and fire spread.
As the proposed house has been designed following FireSmart principles, the risk that the surrounding landscape
poses is minimized. In addition, the property is separated from nearby Hay Park by sparsely vegetated residential
properties, which reduces the spread of any potential fire from the densely forested park. Partial and strategic
removal of flammable vegetation, combined with the use of non-combustible building materials and design, should
place the property within the acceptable range of risk for use as a residence (FireSmart Wildfire Hazard Assessment
System, Chapter 2 — 12).
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2.3  Building Construction

The building materials assessed were provided via email from Karl Wein on June 15, 2022. It is recognized that the
construction materials assessed are considered preliminary design choices. B.A. Blackwell is to offer input in the
final exterior materials and design choices to ensure that the home and property are compliant and will result in a
residence that is within an acceptable range of fire risk for its intended use.

It is at the risk of the Client to change the design or materials without input from Blackwell or another QP; post-
development sign-off is required to complete the DP process.

23.1 Design Recommendations and Preliminary Design

Cladding

Untreated flammable materials, such as wood, may not make up more than 20% surface area per exterior elevation.
Up to 30% flammable materials per elevation may be used if sealed with Class A Fire Resistive sealant such as Flame
Stop Il or approved alternative. Cladding should have minimum 6” (15cm) clearance from the ground.

Class A fire resistance is defined by the following:
e The test must be extended for a 30-minute duration;
e Exhibits a flame spread index (FSI) of not more than 25;

e Shows no evidence of significant progressive combustion;

e Flame front does not progress more than 10.5 ft (3.2 m) beyond the centerline of the burn at any time
during the test;

e Durability of material under exterior conditions; and

e Compatibility of fire test rating procedures and results acceptable to the Canadian Standards
Association or relevant jurisdictional authority.

The fire resistive sealant product must be approved by B.A. Blackwell prior to application. If fire resistive sealant
will be used, proof of purchase (a copy of the invoice) and photos of application are required to ensure compliance
and to receive sign-off. Retardant requires re-application every 4-5 years.

Window and door trim, eaves, fascia, soffits, the underside of decks, and siding are included in the determination
of 20% flammable surface area per elevation, while roofing and glazing (windows) are excluded. It is the
responsibility of the house designer to conduct surface area calculations to ensure that the amount of flammable
siding is below the 20% threshold.

e Siding will be cement shingles (i.e., Hardi-board)
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Roofing

Roofing must be tested and rated Class A in accordance with American Society for Testing and Materials standards
for fire tests of roof coverings (ASTM E 108)%, or equivalent. The ASTM E 108 rating standard is used to determine
the relative combustibility of roof coverings. Non-combustible materials such as asphalt shingles, torch-on
membrane, and metal (with the exception of aluminum) are acceptable.

Torch-on application should be avoided during the fire season if at all possible as the flames from torches have
ignited nearby flammable material and been the source of house fires in the Lower Mainland in recent years.
Construction fire watch will be used to reduce the risk from incidental ignitions associated with torch-on or other
hot works construction if applied during the fire season.

e The roofing will be asphalt shingles

Soffits, Trim, and Windows

Soffits must be closed or have ventilation strips with openings less than 3 mm in diameter and be made of an
ignition-resistant material. Eaves may not be open. Windows should be tempered or multi-glazed glass to reduce
heat and protect against wind and debris capable of breaking windows and allowing fire to enter the building.

o  Soffits will be metal

e Trim will be wood - all of the elevations depicted on the preliminary drawing plans submitted for this report
indicate that wood surfacing will be below the 20% threshold

e  Windows will be vinyl-covered metal

Decking

Balconies, decks, and porches must be sheathed in (no exposed joists) and made of an ignition-resistant® material
(non-combustible or receiving a Class A fire rating). Acceptable materials include stone, tile, rated composites, and
concrete.

e The underside of the deck will use gypsum board with a one-hour fire resistance rating

e The deck will be composed of a Class A fire-rated composite material

Exterior Wall Vents

Vents must be accessible and screened with a metal 3mm (1/8”) wire cloth or mesh to avoid the entry of sparks
and burning embers, which have the potential under extreme heat to ignite combustible materials within the wall
assembly and to spread up and through the building. Standard exterior vent models typically have openings greater
than 3mm and must therefore have screening attached post installation as illustrated in Figure 2. Alternatively,
vents with mobile flaps over the pipe outlet are also effective at eliminating the entry of sparks and embers into
the building interior (Figure 2).

4 ASTM International https://www.astm.org/Standards/E108.htm
5 NFPA 1144 Standard for Reducing Structure Ignition Hazards from Wildland Fire. 2013 Edition.
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e Vents will have 3mm mesh

Figure 2. Standard exterior vents. Left: covered with 3mm wire mesh. Right: vent with open flap

Outdoor Burning Devices

Outdoor burning devices should be limited to those fueled by propane, natural gas, or briquettes (DWV Fire Bylaw
4366). Chimneys require spark arrestors.

Building design and construction should be consistent with the highest current wildfire protection standards
published by the National Fire Protection Association or any similar, successor, or replacement body that may
exist from time to time.

Changes in building materials or design that increase susceptibility to fire are not permitted.
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24  FireSmart Priority Zones

FireSmart uses the concept of FireSmart Priority Zones (FPZ) to determine where and how hazard assessment
should be conducted, and to determine appropriate mitigation measures (Figure 3). Within these zones, the
recommendations are to reduce the potential fire hazard by treating flammable vegetation and/or fuels in close
proximity to the planned development (Section 3.0). The execution of these recommendations will reduce the
likelihood of fire spread. The guidelines for each FireSmart Priority Zone are provided below, but recommendations
for each property may vary from what is listed here depending on the site context.

Non-Combustible Zone is a 1.5m combustible-free zone around the structure. This zone should be free of any
vegetation and flammable materials such as bark mulch. This zone should only include non-flammable landscaping
materials such as gravel, brick, or concrete, and must be cleaned regularly to prevent accumulation of leaf litter or
other combustible materials. Items such as construction materials, propane tanks, firewood, and combustible
furniture should not be stored here.

Priority Zone 1 (FPZ 1) is a 10m fuel free zone around structures, which ensures that direct flame contact with the
building cannot occur, and reduces the potential for radiative heat to ignite the building. Combustible materials
such as firewood or lumber should not be stored in this zone. Coniferous vegetation is highly flammable and must
not be planted in this zone. Refer to Section Error! Reference source not found. for more details on FireSmart
landscaping. Mature coniferous trees can be retained if they are sufficiently spaced from any structures and other
coniferous vegetation.

Priority Zone 2 (FPZ 2) extends from 10m to 30m from the structure. In this zone, deciduous species should be
favoured over coniferous vegetation as deciduous trees have much lower volatility. Coniferous trees can be planted
so long as there will be a minimum of 3m of spacing between their mature crowns. Coniferous trees should be
crown raised (pruned) to at least 2m from the ground in order to reduce ladder fuels. Ladder fuels provide a pathway
for a ground fire to move into the crown of the tree. Any downed wood or other flammable material should also be
cleaned up in this zone to reduce the likelihood of fire moving along the ground.

Priority Zone 3 (FPZ 3) extends from 30m to 100m from the structure. In this zone, deciduous trees should be
preferred for retention or planting. Space should be maintained between flammable vegetation, and crowns of
coniferous trees should be pruned to 2m from the ground wherever possible. Accumulated downed wood and other
flammable material should also be removed from this area.

It is recognized that in urban and wildland urban interface settings, such as in the DWV, homeowners have little or
no influence or control over fuels and/or landscaping beyond their property boundaries, though it may influence
the fire hazard of their property. Recommendations in this report are limited to actions that can be implemented
on the subject parcel, and within 10m of the proposed structure(s) (Error! Reference source not found.). These
recommendations may include treatment of vegetation located on adjacent properties, which requires consent
from the adjacent property owner(s). If consent is not obtained from neighbours, the vegetation will be retained,
and the FireSmart assessment for the property may have to be adjusted accordingly.

1160 Sinclair Street | 14

July 4, 2022 Wildfire Hazard Report

36



B.A. Blackwell & Associates Ltd.

Figure 3. FireSmart Priority Zones.

24.1 Defensible Space

By following FireSmart principles within the Non-Combustible Zone and FPZ 1, property owners can create what is
called ‘Defensible Space’ around their home. Defensible space is a buffer created between a structure and any
wildland/flammable vegetation nearby that allows for the following: slowing or stopping the spread of wildfire,
reducing the likelihood of the structure catching fire, and providing a safe space for firefighters to work should there
be a fire on or near the property®. In the event of a wildfire, firefighters may have to choose which houses they do
or do not act on. Homes with defensible space are safer for firefighters to work at and are more likely to survive a
fire, and may be prioritized over homes without defensible space as a result. Therefore, the recommendations in
this report protect the subject property and help to reduce the risk of wildfire in the surrounding neighbourhood.

6 Cal Fire, Defensible Space: https://www.fire.ca.gov/programs/communications/defensible-space-prc-4291/
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Map 1. FireSmart Priority Zones and the proposed building footprint for 1160 Sinclair St.

|
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25 FireSmart Home Ignition Zone Assessment

To evaluate fire hazards, the FireSmart approach, which employs the FireSmart Home Ignition Zone Assessment
Score Card and the concept of FireSmart Priority Zones, were used. These can be found on the FireSmart Canada
website at https://firesmartcanada.ca/wp-content/uploads/2018/10/FireSmart-Protecting-Your-Community.pdf
(Partners in Protection 2003), and are helpful tools for assisting in assessing risk and recommending mitigation
options.

The FireSmart Home Ignition Zone Assessment Score Card considers both building construction and vegetation
related hazards. This form evaluates the proposed building and future vegetation conditions of the subject property,
and assumes that the recommendations in this report have been followed. The overall rating for this site is 151,
which falls into the Extreme category (Table 1). The Extreme rating is not within the acceptable range for the
Wildfire DPA Assessment, and is attributable to the surrounding flammable overstorey vegetation and the proximity
of the garden shed and greenhouse (which were not designed using FireSmart principles) to the proposed coach
house. However, following FireSmart guidelines and the vegetation treatment recommendations given in this
report is imperative to ensure that the risk posed by the surrounding neighbouring vegetation and nearby structures
is negated.

Table 1. FireSmart Assessment Summary
TOTAL PROPERTY SCORE

Home Home and attachments (deck) 1

Non-Combustible Zone 0 - 1.5 m from home 0
Zone 1 1.5 m- 10 m from home 90
Zone 2 10 m - 30 m Tfrom home 30

Home and Non-Combustible Zone, Zone 1 and Zone 2 - SCORE: | 121

Zone 3 (if applicable) 30- 100 m from home 30

TOTAL SCORE: 151

HAZARD LEVEL

i i HI-
<21 polnts 21-29 polnts 30-35

TOTAL SCORE OF HOME, NON-COMBUSTIELE ZONE, ZONE 1, ZONE 2 AND ZONE 3

|
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3.0 VEGETATION INVENTORY AND PROPOSED MITIGATIVE WORKS

A total of six coniferous trees and hedges were assessed and are described in Table 3. Table 2 summarizes the
vegetation assessed by location. Vegetation shared between the subject property and an adjacent property are
listed under the adjacent property. Recommendations considered wildfire hazard, condition of vegetation, impacts
from proposed construction, and distance from flammable vegetation beyond the property boundaries.

Table 2. Summary of coniferous vegetation assessed on or adjacent to 1160 Sinclair St.

. . . . 1231 Sinclair Crt.
-m 1190 Sinclair St. 1140 Sinclair St. 1797 Inglewood Ave.
2 1 1

Total 3
Remove 2 1 0 1
Retain 1 1 1 0

In order to acceptably mitigate the fire hazard for 1160 Sinclair St., management of existing vegetation (through
removal and pruning) on the property is recommended (see Table 3 and Error! Reference source not found.).
Undertaking these proposed mitigative works entails consultation and written consent from the property owners
of 1190 Sinclair St., 1231 Sinclair Crt., and 1797 Inglewood Ave. for the vegetation located on their respective lots.
As of the date of this report, consent has not been received for the removal of the cedar hedges on the neighbouring
properties. It is the responsibility of the property owners to obtain the appropriate consent in writing before
carrying out the recommendations in this report.

|
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3.1 Bylaw Protected Trees

Trees #1, 3, and OFF1 (Figure 4) are protected by Tree Bylaw 4892 due to being over 75cm DBH. Tree #1 is too close
to the proposed coach house to be safely retained. At the time of assessment, trees #2 and 3 were exhibiting
obvious stress; this is likely in part due to the stem growth obstruction of the wood fence located along the eastern
boundary of the property. To mitigate the damage caused to tree #3 in the future, it is recommended that the
existing wood fence on the eastern side of the property be altered to accommodate its protection during
construction.

If tree #3 is retained after the construction of the proposed coach house is complete, its lower limbs must be pruned
so the base of the crown extends at least 5m above the ground to prevent the spread of a fire onto the home’s roof.

Figure 4. Trees #1 (L) and 3 (R) are over 75cm diameter and require a permit for removal or pruning

Permits are required for the removal or cutting of Bylaw Protected trees. It is the responsibility of the owner to
obtain the necessary permits before carrying out the recommendations in this report.
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Map 2. Coniferous vegetation assessed on or adjacent to 1160 Sinclair St.
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Table 3. Vegetation inventory of trees assessed on or adjacent to 1160 Sinclair St., DWV.

Species
(common name)

Location

Crown Radius (m)
Condition

o)
K=
oy
[}
I
[}
(%)
(5]
o
c
3
(=]
fu
o

Protected Tree?

Comment

Slight decay at base on south side of stem up to 2.5m
where branch has been cut, growing at edge of property
with crown extending onto neighbour's property, some

ivy growth along stem
Stem has grown around fence with significant pitch
buildup around point of contact, thinning crown at
upper half of stem, growth on raised planter bed with
large garden stones indicating limited rooting space,
growing very close to tree #3 with shared crown with
which it competes for light and growing space
Stem has grown around fence with some pitch buildup
around point of contact, slight thinning crown indicating
stress, growing on raised planter bed bordered by large
garden stones indicating limited rooting space, growing
very close to tree #2 with shared crown with which it
competes for light and growing space, second leader
emerges at 3.5m which may present a failure hazard as
the tree ages, piling of lumber and gas mower and other
flammable materials near base
Height is 5-10m and spans multiple neighbour
properties, crowns in good condition, stems variable in
size, removals may be needed where stems abut
northeast corner of subject property, should be
maintained to prevent branch overreach above fence
Some flagging/brown foliage among crowns, treatment
only needed at north edge of hedge where it abuts
southeast corner of subject property
Offsite tree with canopy partially encroaching onto
subject property and growing in proximity to overhead
wires. There is sufficient clearance from the crown and
surrounding coniferous vegetation that pruning is
unnecessary. Surrounding Cw stems on neighbour
property exhibit the same characteristics and do not
strongly affect the wildfire hazard of the subject parcel

westem g7 On Site 28 8 5 Good Tree Y
redcedar
) Ve 5 On Site 27 5 3 Far Tree N
redcedar
western . . Multi-
3 redcedar 80 On Site 30 3 4 Fair S T
: 1190 Sinclair St.
hed
H1 € jmg n/a 1231 Sinclair Court 5-10 1 3 Good Hedge N
cedar 1797 Inglewood Ave.
hedging 1140 Sinclair St. A
H2 cedar n/a 1819 Inglewood Ave. 4 0.75 1 Fair HlEes N
ofFt "™ ~77 1190 Sinclair st. 30 5 5 Good Tree Y
redcedar
|
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Remove
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Prune

Remove with Consent
(within 10m of coach house);

Retain Remainder
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3.2 Recommended Removals

Recommended removals include some flammable coniferous vegetation within Priority Zone 1 (within 10m of the
planned building footprint) and all vegetation within 1.5m of the planned building footprint; the affected trees are
#1 (Figure 5) and 2 (Figure 6), and H1 (Figure 7, Map 3). The removal of portions of hedge #H1 (Figure 7) requires
permission from 1190 Sinclair St., 1231 Sinclair Crt., and 1797 Inglewood Ave.

All removal work should be avoided during the breeding bird season. Breeding bird season is generally between
March 1t and September 15" on the south coast of BC. If there is bird activity detected in the tree, a biologist
should be consulted prior to removal. All work activities must comply with the federal Migratory Birds Convention
Act (1994) and the Migratory Birds Regulation (1994) that protects migratory birds and their eggs and nests.

Figure 5. Tree #1 requires removal to mitigate the property's wildfire hazard and to accommodate new construction

|
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Figure 6. Tree #2 is in poor condition and require removal to mitigate the property's wildfire hazard

Figure 7. Cedar hedge #H1 is recommended for partial removal within 10m of the planned coach house
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Map 3. Map of treatment recommendations for vegetation on and adjacent to new construction
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33 Recommended Pruning

Tree #3 is recommended for pruning to raise the crown of the tree to a minimum of 5m above the ground; due to
the size of the tree and its designation as a ‘protected’ tree under Tree Bylaw No. 4892, a cutting permit must be
obtained from the District. Proper arboriculture practices must be employed and follow ANSI A300 standards
(American National Standards for Pruning) to ensure damage to trees is limited, and all tree climbing must be done
without spurs. Pruning must be executed or supervised by an ISA Certified Arborist.

All pruned limbs, woody pieces, and foliage must be removed from the site and disposed of at an approved green
waste recycling facility. No dumping of yard waste may occur. Pruning should remove no more of a trees live crown
than what is necessary for specified objectives’. Species, tree size, age, location, health, and project goals must be
considered when deciding how much pruning will occur. Live crown percentage refers to the amount of live crown
that must be retained on the tree. Assessment of this is calculated by taking the length of the live crown (measured
from the top down to where pruning has removed all branches) divided by the height of the tree.

3.4 Tree Protection Measures

The best way to ensure that tree protection zones (TPZ) are maintained is to install tree protection barriers (fences)
around the TPZs of all retained trees. It is recommended that an ISA Certified Arborist is contracted to attend the
site at regular intervals to ensure that barriers remain in good condition and to address any issues that may arise
as the project progresses.

The following rules apply to the TPZ:
e No work or activity of any kind is permitted inside the barriers.
e No grade changes or excavation allowed.
e No dumping of any materials, including fill soil.
e No parking, storage of equipment, or construction materials.
e Underground utilities should be installed outside of the TPZs.
e No alteration of surface drainage, such that it impacts the natural flow of water into and out of the TPZ.
e Monitor soil moisture. When conditions seem dry, supply irrigation. Do not allow water to pool around
the stem for prolonged periods.

It is strongly recommended that owners talk to their neighbours regarding tree protection, construction, etc.
throughout the development process as part of DWV’s Good Neighbour Bylaw?.

7 American National Standard 300 (Part 1) — 2017 Tree, Shrub, and Other Woody Plant Management — Standard Practices
(Pruning)
8DWV’s Good Neighbour Bylaw #4380 can be found at https://westvancouver.ca/government/bylaws-strategies-

reports/bylaws/good-neighbour-bylaw
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For the protection of bylaw-protected tree #3, it is further recommended that the wood fence currently located
along the eastern boundary of the property is partially dismantled so that a tree protection barrier can be installed
around its trunk; this will also prevent the tree from suffering further growth inhibition from the fence obstruction.

3.4.1 Tree Protection Barriers

Tree protection barriers must be installed prior to excavation for the foundation and remain in place until
construction, lot grading, and all work requiring machinery is complete. In cases where any activity is required in
areas within the TPZ, as defined by Tree Protection Bylaw 4892 and above, it should be done under the direct
supervision of an ISA Certified Arborist. This helps to protect the tree(s) from damage that can negatively affect
their stability and long-term health.

The barriers must be sturdy barriers at least 1.2 m in height, with 2x4’s used for vertical posts, top and bottom rails,
and cross-bracing (Bylaw 4892). Vertical posts must be driven into the ground and snow fencing must surround the
outside. The barriers must remain in place for the duration of construction. See Appendix B: Tree Protection Detail
for more information.

Tree protection barriers are recommended for all trees near construction that will be retained, including tree #3.
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3.5 Arborist Supervision

It is recommended that an ISA Certified Arborist be contracted to supervise any work that may encroach on the
Tree Protection Zones (TPZ) of retained trees, especially work requiring machinery or grade changes. The activities
that may require arborist supervision at this site include excavation for foundation and/or retaining walls, and lot
grading.

A ‘Confirmation of Commitment by Arborist’ form will have to be submitted to the District by the Arborist retained
to do this work®. Refer to Appendix C: Confirmation of Commitment Template.

3.6  Monitoring Tree Health

Itisimportant to regularly monitor retained trees during the construction process. Tree protection barriers, general
tree health and condition, soil moisture and drainage, and general work activities around retained trees should be
monitored. If concerns regarding tree health or stability arise, an ISA Certified Arborist should be consulted.

Moisture is one of the biggest factors affecting tree survival through construction. In times of hot weather or
extended dry periods, irrigation may be required. Irrigation should focus on longer watering times, rather than
more frequent watering. Be sure to follow any watering restrictions when irrigating trees. Once the soil is healthy
and moist, adding a thick layer (5-10 cm) of well-rotted compost to the TPZs can help regulate soil temperature,
provide nutrients, and retain water. Note that bark mulch is not allowed as it is flammable.

Trees can take months to years to respond to construction stress. Having an ISA Certified Arborist assess the trees
every year for two to five years after construction can help identify and resolve problems. It is strongly
recommended that the soil in the TPZ of all trees stay healthy (uncompacted, moist, dark in colour, and free from
deleterious materials that affect soil chemistry like salt and excessive fertilizer) at all times.

Refer to the District of West Vancouver’s Tree Survey Requirements webpage: https://westvancouver.ca/home-building-

property/construction-renovating/building-permits/tree-bylaw-tree-survey-requirements
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4.0 LANDSCAPING

41 FireSmart Landscaping

Future landscaping choices must be limited to plant species with low flammability within 10m of the building (the
entire Property). Coniferous vegetation such as juniper, cypress, yew, and cedar must not be planted within this
10m zone as these species are considered highly flammable under extreme fire hazard conditions. Vegetation of
any kind is not allowed within 1.5m of a building. The Consultant is unable to sign off on the recommendations
in our report where these circumstances occur.

Figure 8. Examples of common coniferous vegetation planted within the urban landscape.

NEW VEGETATION MUST ALSO BE NON-INVASIVE; SEE SECTION 4.4
FOR MORE INFORMATION. IF A HEDGE IS DESIRED TO CREATE
PRIVACY AND/OR DELINEATE PROPERTY BOUNDARIES, SEE
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Appendix A: DPA Compliant Hedge Alternatives for guidance with hedging selection.

It is best to discuss options with a professional landscaper, looking together for plants that suit the aesthetics of
the landscape design, are suitable for the climate and site, and are fire resistant. Table 4 provides a list of suitable
plant material. Plants that are fire resistant generally have the following characteristics:

e Foliage with high moisture content (moist and supple),
e Little dead wood and do not tend to accumulate dry and dead foliage or woody materials, and
e Sap that is water-like and without a strong odour.

Note: any non-invasive annual plants and herbaceous perennials are acceptable in the 1.5 - 10m zone.
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Table 4. Examples of acceptable vegetation for the property

Pink dogwood (Cornus florida) Witch hazel (Hamamelis x intermedia)
Japanese snowbell (Styrax japonica) Weeping purple beech (Fagus sylvatica ‘Purple Fountain’)
Dawyck beech (Fagus sylvatica ‘Dawyck’) Carolina silverbell (Halesia carolina)
Columnar English oak (Quercus robur 'Fastigiata') Sourwood (Oxydendrum arboreum)
Columnar hornbeam (Carpinus betulus ‘Fastigiata’) Oyama magnolia (Magnolia sieboldii)
. Shrwbs |
Dwarf Japanese barberry (Berberis thunbergii cultivars) Spiraea (Spiraea japonica)
Mexican mock orange (Choisya ternata) Boxwood (Buxus sempervirens)
Sweetbox (Sarcococca ruscifolia or S. hookeriana) Dwarf heavenly bamboo (Nandina domestica ‘Gulf Stream’)
Box honeysuckle (Lonicera pileata or nitida) Azalea (Azalea sp.)
Skimmia (Skimmia japonica) Hardy fuchsia (Fuchsia magellanica)
Bearberry (Arctostaphylos uva-ursi) Nepal cinquefoil (Potentilla nepalensis)
Creeping phlox (Phlox subulata) Black mondo grass (Ophiopogon planiscapus ‘Nigresens’)
Stonecrop (Sedum rupestre, S. montanum and others) Wintergreen (Gaultheria procumbens)

Note: The Client is not limited to the species in Table 4, any plant that meets the FireSmart landscaping guidelines
is acceptable. For further assistance in creating a FireSmart landscape, refer to the FireSmart Guide to Landscaping
at  https://firesmartbc.ca/wp-content/uploads/2021/04/FireSmartBC LandscapingGuide Web v2.pdf  Other
helpful tips for finding fire resistant landscaping options can be found at: http://www.firefree.org/wp-
content/uploads/2016/02/Fire-Resistant-Plants.pdf®

10A Pacific Northwest Extension Publication: Oregon State University, Washington State University, University of Idaho.
August 2006.
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4.2 Maintenance of Property in Low Fire Hazard State

To ensure that a low fire hazard rating is maintained at 1160 Sinclair St., all landscaping must be properly
maintained in low hazard conditions. This may require periodic maintenance including crown raising and/or
reduction. Crowns of coniferous trees should be kept a minimum of 5m from the ground or from structures. All
pruning should be completed by an ISA Certified Arborist to meet industry standards. The roof and gutters should
be kept clean of debris to reduce the potential for spotting to ignite these materials during a wildfire event.
Coniferous foliage should not be allowed to accumulate in gutters.

Meeting the recommendations in this report and maintaining the property in the described manner will reduce the
overall fire hazard risk for 1160 Sinclair St. The implementation of these measures does not guarantee that the
property or structures are safe from wildfire, only that the risk level of the property is within acceptable standards,
and that fire hazards have been identified and appropriate mitigation measures outlined.

Grass, shrubs, and herbs must be maintained in a state that reduces fire hazard by maintaining foliar moisture
content. This can be accomplished by:

e Choosing plant species that are well-adapted to the site (microclimate and soil conditions of the parcel),

e Incorporating a landscape design where shrubs, herbs, and grasses are planted in discrete units
manageable by hand watering, and/or

e Installing irrigation.

It should be recognized that relying on irrigation to maintain landscaping in a healthy state is limiting and may
actually increase the fire hazard on the parcel, particularly in times of drought and watering restrictions, similar to
the experience of summer 2015 and 2017. Lack of irrigation in times of watering restrictions may create a landscape
that is unhealthy and unsightly, as well as dead, dry, and highly flammable.

Any dead material must be removed annually and must not be allowed to build-up on site.

Placement of combustible materials such as firewood, gas-powered lawn equipment, or wooden structures
(sheds, storage, or other outbuildings) must be a minimum of 5m from the primary building (including
neighbouring houses). This will limit the potential for these materials to be ignited and spread fire to an adjacent
building.

As per DWV Fire Bylaw 4366, no open-air fires are permitted. Construction of fire pits or other outdoor burning
devices fueled by materials other than propane, natural gas, or briquettes are not permitted.
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4.3 Replacement Tree Guidelines

Replacement trees for bylaw protected tree #1 may be required. There is sufficient room for at least 2 trees on the
property. These must be planted 4-5m from each other, 1m from the property lines, and 3m from the building
foundations. Recommended replacement tree species are listed in Table 4 and Appendix D: List of Replacement
Trees.

Replacement trees shall be deciduous to reduce the fire hazard of the parcel. Plants must be sourced from a
reputable nursery in conformance with the Canadian Nursery Stock Standard (9™ edition 2017). Select only
specimens with intact root balls, and with stem and crowns free from disease and mechanical injury.

Site preparation, installation, and maintenance works shall conform to the Canadian Landscape Standard (2™
edition 2020). The best time to plant trees is in the autumn when precipitation will keep the root ball moist and
allow ample time for the plants to establish before the heat of summer. If it is not possible to plant in the fall,
planting can be done any time except during times of drought, extreme heat, snow, frozen or saturated ground, or
other unfavourable conditions.

Dig a hole that is as deep as the root ball and twice as wide. Place the tree in the hole and ensure that the root flare
will be above the finished grade Break up any dense clusters of roots and remove any circling roots. Backfill the
hole with good quality topsoil that is rich in organic matter, and free from weeds and large sticks/stones. Tamp the
soil down with your feet when the hole is filled. If the tree is not planted within 10m of the home, create a 1m tree
well around the base of the tree and mulch with 3.5cm (1.5”) composted bark mulch, making sure to avoid burying
the root flare. Create a mound of mulch around the edge of the tree well to avoid runoff during watering activities.
Remove any damaged branches using horticultural pruning practices.

Avoid the use of planting stakes, except in circumstances of regular and consistent local wind forces or with very
large specimens that require extra support. The material used to connect the tree to the stake should be soft and
loose enough to allow some movement of the tree. Planting stakes should be removed after one year.

Water immediately following planting. Routine watering will likely be required for the first few years on site.
Watering should be done as long, deep soaks, rather than short duration watering which does not deeply infiltrate
the soil. During times of drought, such as much of the summer season within the Lower Mainland, new plantings
require regular and deep watering treatments throughout the spring, summer, and early fall seasons. A
recommended watering regime for the first two growing seasons is:

e Two times per week during April, May, and June
e Three times per week during July, August, and September

A minimum of 18 litres (5 gallons) of water for individual trees is at required at each application. The goal of
watering treatments is to wet the root ball to its full depth and extent. Hand watering with a spring-loaded nozzle
is necessary during time of municipal watering restrictions.
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44 Invasive Plant Management

English ivy (Hedera helix), English holly (/lex aquifolium), and English laurel (Prunus laurocerasus) were found on or
adjacent to the property during the assessment. Itis recommended that these invasive plants be cut and the roots
dug out during excavation/development activities. Remove all vegetation parts off site; dumping onto adjacent
land is not acceptable. For the removal of the specimen English holly, consent must be granted by the property
owner at 1190 Sinclair St. (Figure 9); removal of this tree is strongly recommended, as the crown extends onto the
property above the proposed building site, and is likely to spread once the ground below becomes disturbed during
construction.

Figure 9. Invasive English holly at 1190 Sinclair St. is recommended for removal to prevent future spread

In the landscaped portion of the parcel, plant selections should be made carefully, ensuring that the plants are
suitable for the available size and sun exposure at their location. Rapidly spreading, invasive plants should be
avoided in all locations on the property!!. Invasive plants for sale in nurseries should be avoided and include, but
are not limited to:

e English ivy (Hedera helix)

11 Refer to the District of West Vancouver’s Invasive Plant Webpage
https://www.westvancouver.ca/environment/invasive-plants-insects/invasive-plants
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e English laurel (Prunus laurocerasus)
e Deadnettle (Lamium sp.)

e Holly (llex aquifolium)

e Butterfly bush (Buddleia davidii)

e Periwinkle (Vinca minor)

e Morning glory (Calystegia sepium)

Invasive plants as identified by the Invasive Plant Council of BC which aggressively colonize natural areas include:
e Japanese knotweed (Reynoutria japonica),
e Himalayan blackberry (Rubus armeniacus),
e Scotch broom (Cytisus scoparius),
e Yellow flag iris (Iris pseudoacorus), and
e Giant hogweed (Heracleum mantegazzianum)*2.

5.0 ENVIRONMENTAL CONSIDERATIONS

51 Canopy Cover

The reduction in canopy cover®® on the property will be moderate as a result of fire hazard mitigation
recommendations in this report. Current canopy cover on the property is approximately 15%. Recommended
removals to meet fire hazard mitigation objectives and to allow for development of the property will decrease the
canopy cover to 8%. Replacement trees will slowly contribute to increased canopy cover over time, though winter
season canopy cover will only negligibly increase due to replacements recommended (as deciduous trees do not
have foliage during winter months).

Removals will lead to the loss of the ecosystem services associated with those trees removed. Ecosystem services
include: storm water management, biomass services, air pollution abatement, microclimate moderation, noise
reduction, slope stability, rainwater retention, and wildlife habitat (Carreiro et al, 2008). Retention and protection
of those conifers furthest from the home footprint will allow the stand, as a whole, to continue to provide many of
these valuable ecosystem services, while reducing the flammable foliage, and thus the wildfire hazard, nearest to
the home.

12 Giant Hogweed is a public health concern due to phytotoxic sap which can lead to extreme skin dermatitis (welts, rashes,
blistering). Removal of Giant hogweed should only be conducted by trained personnel. Contact the District of West Vancouver
Parks Department at 604-925-7275 to report an occurrence and schedule removal

13 Canopy cover is the area within a subject property boundary, that when viewed from above is covered by canopy. Canopy
is only calculated for “trees” above 10 cm DBH. In this case, it is estimated in m? from DWV WestMap aerial photos
https://westvancouver.ca/content/westmap-gis. The canopy definition used here is from the District of North Vancouver’s
Tree Protection Bylaw 7671: “the extent of the outer layers of leaves or needles of an individual or group of trees”.
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6.0 POST-DEVELOPMENT INSPECTION

In order to obtain an occupancy permit, properties under development within the Wildfire Hazard DPA must have
a QP demonstrate that all of the fire hazard mitigation measures that were recommended in the wildfire hazard
report have been completed. Figure 10 shows a property that failed the first Post-Development Inspection (PDI),
and Figure 11 shows the same property once the PDI was completed. All construction and landscaping (including
lawn installation, if applicable) must be completed before booking a Post-Development Inspection. Failure to
follow the recommendations in this report may result in delays in obtaining final occupancy.

Figure 10. Example of a failed PDI

Figure 11. Example of a completed PDI
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7.0 LIMITATIONS

This Wildfire Hazard Assessment is based on site observations noted on the dates specified only. The project
foresters have endeavored to use their skill, education, and knowledge to provide accurate representation. Every
effort has been made to ensure that the opinions expressed are an accurate assessment of the condition of the
construction and landscaping information provided by the Client. It is the owner’s responsibility to maintain the
home and the trees to a reasonable standard and to carry out the mitigation measures stated in this report.

Tree assessments represent the condition of the tree and site at the time of inspection. Tree inspections are limited
to visual examination only, without employing methods of coring, climbing, or excavating. The inherent
characteristics of trees are that they are unpredictable and can fail due to environmental or internal problems. It
is not possible for the Consultant to detect every condition or defect that could result in failure of a tree, shrub, or
part thereof. Trees, as living organisms, are prone to attack by insects, disease, and other abiotic factors such as
wind, snow, and frost. Given these factors, the Consultant cannot guarantee that the tree will be safe and healthy
under all situations or for a given amount of time. Any prescribed mitigation measures for tree health or safety
cannot be assured.

Adjustments, assumptions, and the conclusions drawn in this report are based on the professional experience of
Ali Rahi, RPF & ISA Certified Arborist, Judith Cowan, RPF & ISA Certified Arborist, and Bruce Blackwell, MSc, RPF of
B.A. Blackwell and Associates Ltd. The opinions expressed below are also based on written and verbal information
supplied in part by other parties.

Tree treatments such as pruning, topping, protection, or removal could potentially involve issues beyond the
breadth of the Consultant’s services including: improperly marked private land boundaries, ownership, neighbourly
disputes, and other considerations.

The Consultant cannot accept responsibility for any issues or events that have arisen since the date of the
inspection and the date the report was written. The Consultant accepts that the report represents professional
judgment and that the Consultant’s responsibilities are limited to the content of this report.
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APPENDIX A: DPA COMPLIANT HEDGE ALTERNATIVES

Flammable vegetation is often planted in residential landscapes. When a property falls within a municipality’s
Wildfire Hazard Development Permit Area (DPA), coniferous species (cedar, yew, Douglas-fir, spruce, arborvitae
hedging, etc.) cannot be planted in Fire Priority Zone 1 (within 10 of the planned home footprint). The following
pages provide the homeowner with examples of acceptable broadleaf evergreen and deciduous plant choices that
are suitable for hedges and screening. This list is not exhaustive; any local nursery can help identify additional
acceptable options. Invasive species such as English laurel (Prunus laurocerasus) should not be used.

Non-Compliant Landscaping Examples (Coniferous Species)

Arborvitae (Thuja occidentalis)

Pine (Pinus sp.)

Western redcedar (Thuja plicata) English yew (Taxus baccata)
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Invasive Species (Not Recommended)

The plants shown on this page are available for sale in retail nurseries and have qualities that cause them to spread

into natural areas and displace native species. Instead choose one of the species listed on the next pages.

English laurel (Prunus laurocerasus)

Grows aggressively fast
Spreads by seeds in bird droppings

English holly (llex aquifolium)
e Spreads by seeds in bird droppings

July 4, 2022
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Compliant Landscaping Examples (Broadleaf Evergreen, over 1.5m Tall)

Strawberry tree

(Arbutus unedo)

e 4m tall and wide

e Has showy fruit and flowers
e Best to prune by hand

California lilac

(Ceanothus impressus ‘Victoria’)
e 4m tall and wide

e Attracts pollinators

e Can be sheared easily

July 4, 2022
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Glossy abelia (Abelia x grandiflora)
e 1.5-2m tall and wide
e Pink flowers in summer

Fraser photinia (Photinia x fraseri)

e 5m tall and wide

e New growth is red, fades to green

Privet (Ligustrum japonicum & L. vulgare)

e 3m tall x 2m wide

e Deciduous and evergreen options
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Boxwood (Buxus sp.)

e Ranges from 1-3m tall and wide

e Moderate growth speed

Japanese pieris (Pieris japonica)
e Upto2m tall and wide

e New growth is pink/orange/red/yellow

Firethorn (Pyracantha angustifolia)
e Upto3m tall and wide

e Has ornamental orange-red fruit
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Compliant Landscaping Examples (Broadleaf Evergreen, Under 1.5m Tall)

Box honeysuckle (Lonicera nitida ‘Baggesen’s Gold’)

e 1.2m tall and wide - Can be sheared or let grow naturally

Hebe (Hebe sp.)

e Upto 1.5m tall and wide - many different cultivars available

Skimmia (Skimmia japonica)

e Upto 1.5m tall and wide - requires shade
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Compliant Landscaping Examples (Deciduous Species)

Japanese barberry (Berberis thunbergii)
e Upto2m tall and wide

e Many different cultivars available

Spiraea (Spiraea japonica & S. betulifolia)
e Upto2mtall x 1.5m wide

e Many different cultivars available

Burning bush (Euonymus alatus)

e 2-3m tall and wide

e Vibrant red fall colour
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APPENDIX B: TREE PROTECTION DETAIL
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APPENDIX C: CONFIRMATION OF COMMITMENT TEMPLATE
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APPENDIX D: LIST OF REPLACEMENT TREES

The following list is adapted from DWV’s Re-Planting Criteria.

14 DWV Tree Bylaw 4892: Schedule B. Accessed at:

https://westvancouver.ca/sites/default/files/bylaws/4892%20TREE%20BYLAW%204892%202016%20%28CONSOLIDATED%20
UP%20TO%20AMENDMENT%20BYLAW%205089%202020%29 0.pdf
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Appendix B

Comparison of submitted plans dated April 28, 2023, and June 29, 2023
Site Plan | Plans dated April 28, 2023 (Prior to Public Notifications)

Plans dated June 29, 2023 (In Response to Public Feedback)
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Comparison of submitted plans dated April 28, 2023, and June 29, 2023
Coach Plans dated April 28, 2023 (Prior to Public Notifications)

House
Section

Plans dated June 29, 2023 (In Response to Public Feedback)

Page 2 of 4
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Comparison of submitted plans dated April 28, 2023, and June 29, 2023
Coach Plans dated April 28, 2023 (Prior to Public Notifications)

House
Front
Elevation

Plans dated June 29, 2023 (In Response to Public Feedback)

Page 3 of 4
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Comparison of submitted plans dated April 28, 2023, and June 29, 2023
Coach Plans dated April 28, 2023 (Prior to Public Notifications)

House
South
Elevation

Co -

Plans dated June 29, 2023 (In Response to Public Feedback)

Page 4 of 4
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Appendix C

/ NOTICE OF CONSIDERATION

Proposed Development Permit 22-143 for
1160 Sinclair Street

WHAT: The owner of 1160 Sinclair Street has submitted an application for a development permit to construct
a detached secondary suite (coach house).

FEEDBACK DEADLINE: 4:30 p.m. on May 22, 2023

RENDERING OF COACH HOUSE SUBJECT LAND SHOWN BLUE

I_
L
i
o
'_
0
x
<
—
O
b4
n

J \;1819

INGLEWOOD AVENUE
— -

PROPOSED ENVIRONMENTAL DEVELOPMENT PERMIT22-143: would allow for a two-storey coach
house to be located in the rear yard of the subject property. The proposed coach house complies with the applicable
development permit guidelines. Zoning bylaw variances are requested as per proposed plans to allow for siting
of the coach house in the proposed location to the northeast of the existing single family dwelling.

PROVIDE YOUR INPUT: Council has delegated the approval of detached secondary suite (coach house)
development permits to the Director of Planning & Development Services, subject to public input. If you
have any concerns with the proposed development permit, please submit your written comments: email
hdemyk@westvancouver.ca; deliver to Planning & Development Services c/o Municipal Services Hub (main
floor); or mail to Planning & Development Services 750 17th Street, West Vancouver BC V7V 3T3. Please
provide your written comments no later than 4:30 p.m. on May 22, 2023 to make them available to the
Director for his consideration.

MORE INFORMATION: The proposed plans may be inspected online at westvancouver.ca/developmentapplications.

QUESTIONS? Hanna Demyk, Planning Technician | hdemyk@westvancouver.ca | 604-913-2750

PLANNING & DEVELOPMENT SERVICES T
750 17th Street, West Vancouver BC V7V 3T3 | 604-925-7055 | planning@westvancouver.ca | westvancouver.ca west vancouver
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PLANNING & DEVELOPMENT SERVICES
750 17th Street West Vancouver BC V7V 3T3
t: 604-925-7055 f: 604-925-6083

Appendix D
Applicant responses in red
Date: June 8, 2023 Our File: 1010-20-22-143

Prepared by:  Hanna Demyk, Planning Technician

Re: Summary of Public Feedback for Development Permit No.
22-143 for 1160 Sinclair Street

A Detached Secondary Suite and Wildfire Hazard development permit are required to
accommodate the current proposal for a detached secondary suite (i.e., coach house)
at 1160 Sinclair Street.

In accordance with the Development Procedures Bylaw, applications for detached
secondary suite development permits (with or without variances) require a public
notification period of two (2) weeks to allow residents to provide input on the proposal
prior to consideration by the Director. Any concerns received must be deemed as
resolved prior to the application being forwarded to the Director for their consideration.

Public notices were mailed out on May 5, 2023, to property owners within 50 metres of
the subject site and neighbours were invited to provide input on the proposal.

Planning staff received a petition signed by 20 residents, as well as three (3) emails,
two (2) phone calls, and one (1) in-person response as part of the public notification
process. In summary, the following concerns were raised by neighbouring properties as
part of the public notification process:

Referenced

Subject Coach House Summary of Concerns Raised
Guideline(s)

Environmental 2.7 Environmental 1. Excavation and foundation will damage roots of trees on
concerns adjacent property to the north if coach house is
constructed in proposed location. The foundation will
have no impact on any trees to the north as the
contractor will be vacuuming and using manpower if
needed to protect any possible damage to roots. The
closest tree trunk to the North is 12’ft. away from the
coachhouse. One tree to be removed falls “within the
Homeowner’s own property line” and does have the
written approval of the neighbor to the southeast (see
Number 3 below)

2. Proposed coach house would block sunlight and create
shadow on neighbors’ garden and would kill their trees
and plants. *The proposed location will not create any
additional shadow to the neighbor’s property as the
garden area north of the property line already has an
existing mature landscape and is surrounded by mature
trees which automatically provides a “green scape
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3.
4.
5.
©0)i[e=11gk Wit 1.1 Neighbourhood &
[efer:\ile]sMNs[-I[s1s| M Character
and size of considerations
proposed coach ‘
house 1.2 ‘Good
Neighbour’
considerations
2.7 Architectural
Expression
3.1.1 Massing 7.
8.

3

canopy” during the spring and summer months. The
Homeowners will also be constructing a new fence
above the existing low rock retaining wall to this area
and will add bonus hedging to provide a green boarder
along this fence-line. This will provide further green
privacy;

Proposed tree removal in rear yard against tree
protection bylaws. * The neighbor has approved the tree
removal (see attached letter).

Proposal would result in loss of green space. *We chose
a story and a half structure instead of a one-story
structure because a single-story structure would have
covered over 80% of the yard. This Proposal does not
impact existing “Green Space” in any manner and does
not result in any public loss of “Green Space”.

Proposed coach house on greenbelt of Lawson Creek. *
The proposed coachhouse is greater than 50 feet from
the top of the bank of Lawson Creek and does not
impact loss of green space or greenbelt of Lawson
Creek whatsoever. This area is private property and
does not impact the general public;

Proposed coach house, including proposed height,
massing, elevation, and size, is incompatible with
surrounding properties and does not suit the existing
‘unique’ neighborhood character, contrary to coach
house guidelines. * The neighbors to the north and east
property lines both have two-story accessory structures
on them for the past 15+ years. The proposed coach
house falls in line with all regulatory municipal guidelines
in relation to height, massing, elevation and size and
“IS” in compliance with coach house guidelines.

Proposed placement, height, and building massing
would overlook rear yards, patio, garden, windows of
adjacent principal dwellings on neighboring sites,
causing loss in privacy contrary to coach house
guidelines. * There is no impact whatsoever on the
properties adjacent to us because there are no principal
dwellings to the east and the north neighbor will have
the full benefit of a new fence/bonus hedging. There is
only one elevated smaller window (5.46 sq.ft. see plan)
facing north which is located in the coach house
washroom which will be frosted and will have no impact
on loss of privacy.

Proposed height of coach house is taller than existing
principal dwelling on-site and is not sensitive to the
appearance and scale of surrounding properties,
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10.

11.

12.

contrary to coach house guidelines. * The proposed
coachhouse on the site has no impact on the adjacent
sites because of the buildings located on those sites. All
regulatory municipal guidelines in relation to height and
will not impact appearance and scale of surrounding
properties due to existing mature landscaping which
already exists to the west and east of property line;

Proposed height of coach house would cause
overshadowing and block sunlight on adjacent sites,
which would damage adjacent garden, trees, and plants.
*See# 2 & #7.

Proposed coach house would negatively impact views of
adjacent properties. * See # 2 & #7.

Proposed coach house would reduce life quality of
neighboring property owners and reduce quiet
enjoyment of their property. *By permitting the building
of the coach house the District of West Vancouver has
encouraged citizens to provide multigenerational
housing options for families. The Homeowner’s
immediate intent and ultimate desire is to actually “live
in” the Coach house to aid and support a senior family
member living in the main home. This would eliminate
the need to move the senior family member into a
nursing home and to provide aid and support. This
“WILL NOT” be an Air BNB.

Proposed two-storey coach house does not align with
coach house guidelines, which “encourages single-
storey coach houses to limit overlooking onto adjacent
properties.” * As outlined in Number 4, a “single story”
coach house would take up almost entirely the green
space of the yard. The proposed Composition and
scale is a one-and-one-half story coach house and is
mindful of the surrounding context and positioning within
the rear yard. This location on the site enables the storm
and sanitary drainage systems to be gravity fed.
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Concerns with
proposed
design

3.2.5 Materiality
3.2.7 Windows

Concerns with 2.2.1 Setbacks and

proposed separations
variances
Concerns with N/A

parking, traffic,
and congestion

2.6 Pedestrian
Access

Concerns
regarding
proposed
access

13.

14.

15.

16.

17.

18.

3

NOTE: Coach house guidelines state the following:

Proposed design does not include high quality materials,
contrary to coach house guidelines. * Based on the
“Wildfire Hazard Regulations” guidelines all proposed
exterior finish materials are non-combustible cement
board etc. as required by the fire authority

2 windows on west side and 1 window on north side of
coach house do not respect privacy of adjacent property
as the coach house will overlook principal dwelling,
patio, etc. on adjacent site(s). * See Number 7 above.
The two windows on the coach house facing west are in
fact facing the principal dwelling and DO NOT overlook
directly to the neighbor to the North.

The proposed variances would negatively impact
neighbors as the building separation allows for
construction of a larger coach house that would
overshadow, overlook, block views, lead to privacy
issues, and increase fire hazard, contrary to coach
house guidelines. * The spatial separation between the
existing dwelling has been increased to the required 15’
feet (please see site plan sheet A2);

Insufficient parking available and congestion in this area
currently. Proposed coach house would increase
parking and congestion issues regardless of the
additional parking space provided on-site. * See site
plan A2 for 2 parking stalls on Pad.

Proposed narrow pedestrian walkway, including 6 steps
to coach house, would create a challenge for
emergency responders to access coach house. * The
access to the residence for First Responders is three
steps up and three steps down which is in compliance
and not unusual or and is negligible in terms of access.

Concerns raised regarding how the coach house could
be constructed with no truck access to rear yard and
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only a narrow pedestrian walkway proposed. * The
proposed pedestrian access will not be the main access
during construction and will be at the south side of the
principal dwelling;

Decreased N/A 19. Concern of decreased property value if coach house is
constructed in this neighbourhood. * The coachhouse
will increase property value. It has been proven that a lot
with the coach house and house is more valuable than
with a house only

property value

The following issues with proposed architectural drawings / landscape plans were also noted in

public responses:

20. Proposed winding staircase to second floor does not meet building code / safety regulations.
STAFF NOTE: The proposal will be reviewed in detail at the Building Permit stage for any BC
building code requirements. However, this should be checked now to ensure no further
redesigns would be required. Please provide response to this comment.

The staircase has been redesigned to BCBC A-9.8.4.6 dimensions, please see details.
21. Only ¥ of staircase to second floor is exempt from calculations.
Please check and respond to comment.
we have used 1/2 of the staircase for exemptions, please see detail sheet.
22. Structural floorplan should be included in architectural drawings.
This would only required at Building Permit stage. Not applicable to coach house DP.
The structural drawings will be provided at the building permit stage.
23. Proposed parking pad on landscape and architectural drawings does not match.
Proposed parking pad should be shown on architectural drawings AND landscape plans.
A parking pad on the architectural plan has been adjusted to match the landscape plans.

24. Overhang of roof on the north side has no measurements but should be no less than 3 feet from
property line.

Please provide dimensions of the roof overhang for the proposed coach house. Note that the
roof overhang would be counted in floor area calculations if more than 1.2 metres from the
exterior walls as per Section 130.08(1)(c) of the zoning bylaw.

The roof overhang has been adjusted to 2 feet on the north side of the building.

NOTE: Over the course of the last three weeks, Trish Thomas the property owner has directly spoken
with the neighbors at:

- 1140 Sinclair Street (immediately to the south). Owner is an absentee landlord who rents the
property and does not reside at the property.

- 1185 Sinclair Street (across the street to the west) Homeowner.

- 1190 Sinclair Street (immediately to the north) Homeowner.

- 1210 Sinclair Street (to the North). Homeowner.

Existing concerns over the proposed coach house regarding the structure, height, privacy was all
addressed and answered in detail.
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We would like to emphasize that the sole purpose of constructing this coach house is for Trish Thomas
and Mark Hagedorn to reside in the coachhouse and provide care to the mother of Trish Thomas who is a
senior and lives in the principal residence.

ACTION ITEMS:

Planning staff require the following items to be provided at your earliest convenience:

1.

2.

3.

Please provide a point-by-point response to neighbourhood concerns as
summarized in the table above.

Point-by-point response and revisions to address issues raised regarding
architectural / landscape drawings, as noted above.

Due to the extent of public feedback received raising concerns for the proposed
coach house, a revised coach house design will be required. Please see the
following options for redesign available at this time:

OPTION A - Applicant redesigns coach house to address concerns as
follows:

¢ Reduce height of proposal to respond to concerns related to the inclusion
of a second storey (e.g., eliminate the second storey or reduce and
redesign second storey to respond to concerns regarding privacy,
overlook, etc.).

e Consider revision to eliminate all zoning variances.

e Shift proposed coach house further south away from north property line.

e Revisit proposed tree removal to east of site with qualified professional to
see if there are alternative approaches to allow tree retention.

e Provide arborist information about neighbouring trees the adjacent site to
the north and show the tree root protection zones on tree plan in
compliance with the District’'s Tree Bylaw.

e Consider moving proposed access to the south of the site for wider
walkway.

e Provide response to comments regarding proposed window locations and
privacy / overlook concerns.

e As noted above, provide point-by-point response to public comments and
architectural / landscape plan issues noted above.

Please note that if this option is selected, once revised drawings are submitted
as per above, a second round of public notifications would be required to allow
the public to review revised plans and provide feedback for a period of two (2)
weeks. If no additional concerns are raised, the DP would then be forwarded to
the Director for consideration.

OPTION B - Applicant redesigns coach house to cancel coach house
development permit requirement:
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A coach house development permit requires public notifications and any
concerns raised must be addressed prior to consideration by the Director. Coach
house development permits are applicable to:
» coach houses that are two storeys (with or without basement) and one
storey plus basement; and
» coach houses requiring a zoning variance.

As such, if the applicant would like to expedite the application process for the
proposed coach house, the following redesign would be required:

e Redesign coach house to comply with all zoning bylaw regulations and
ensure that no zoning variances are required for the proposal.

¢ Remove proposed second storey of coach house.

e Ensure that proposed crawl space meets definition of ‘crawl space’ as per
Section 110 of zoning bylaw and is not considered a basement level.

If this option is selected, the proposed coach house would be exempt from the
coach house development permit and could proceed straight to the building
permit stage once the Wildfire Hazard Development Permit is issued. In this
scenario, no additional public notifications would be required.

If you have any questions, please contact Hanna Demyk at hdemyk@westvancouver.ca
or 604-913-2750.

Sincerely,

%/m DM%

Hanna Demyk, Planning Technician
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