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District of West Vancouver 
Development Permit No. 21-056 

 
 
 
CURRENT OWNERS: Thomas Richard Edward and Alisa Openysheva 
  
THIS DEVELOPMENT PERMIT APPLIES TO:   
 
CIVIC ADDRESS: 3092 Marine Drive 
 
LEGAL DESCRIPTION: 011-074-698 
 (LOT 1 OF LOT 3 BLOCK A DISTRICT LOT 556 PLAN 5814) 
 (the “LANDS”) 
 
 
1. This Development Permit: 

(a) imposes requirements and conditions for the development of the Lands, which 
are designated by the Official Community Plan as a Development Permit Area 
to protect and enhance watercourses within the Existing Neighbourhoods, in 
accordance with the Guidelines NE13 specified in the Official Community Plan; 
and  

(b) 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.   

2. The following requirements and conditions shall apply to the Lands: 

 2.1 Zoning Bylaw No. 4332, 2010, as amended, shall be varied to allow 
the following buildings and structures described in Schedule A as 
follows: 

 
Zoning Bylaw Aspect Zoning Bylaw 

Requirement: 
Proposed: Required 

Variance 

Section 203.07  

Front yard setback 

9.1 m 8.56 m 0.54 m 

 2.2 Buildings, structures and driveways shall be sited in accordance with 
Schedule A attached hereto. 

 
2.3  All existing unpermitted structures must be removed including: 
 a) three accessory structures within the CN Railway RoW 
 b) the portion of the garage which encroaches onto the District 

boulevard 
  c) the non-conforming stairs located off the south deck 

2.4  Riparian Planting Plan to be installed as per Schedule B. 

 2.5 Prior to any site clearing, rock removal, grubbing, stripping, shrub or 
tree removal, re-contouring or construction on the Lands, sediment 
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and erosion control works shall be submitted at the Building Permit 
stage and approved on-site by the Environmental Protection Officer. 

2.6 The sediment and erosion control works shall be removed only upon 
written approval by the Environmental Protection Officer. 

3. Prior to Building Permit application and as security for the due and proper
completion of the measures to preserve, protect, restore or enhance the
environment set forth in Section 2 of this Development Permit (the “Environmental
Protection Measures”), the Owner shall:

(a) provide security in the amount of $5,000.00 to the District in the form
of cash or an unconditional, irrevocable auto-renewing letter of credit
issued by a Canadian chartered bank or credit union; and

(b) maintain the security for a minimum of one year after completion of
the Environmental Protection Measures, and not prior to the date on
which the District Environmental Protection Officer authorizes in
writing the release of the security.

4. This Development Permit lapses if the work authorized herein is not
commenced within 12 months of the date this permit is approved.

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

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

 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 RECTIFED AT
THE BUILDING PERMIT STAGE.

THE DIRECTOR OF PLANNING & DEVELOPMENT SERVICES APPROVED 
THIS PERMIT ON November 30, 2021 

DIRECTOR OF PLANNING & DEVELOPMENT SERVICES 

Schedules: 

A - Architectural Drawing Package prepared by Synthesis Design dated 
      2021-11-08 
B - Environmental Development Permit Application Report including Riparian   
      Planting Plan, prepared by Sartori Environmental Inc. date stamped 2021-04-09 
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1/4" = 1'-0"

LOWER FLOOR

NOTES:

• ALL DOOR & WINDOW HEADER HEIGHTS ON BASEMENT 
FLOOR TO BE 6'-8" TO MATCH EXISTING CONDITIONS WHERE 
APPLICABLE.

• IF ADDITIONAL BULKHEADS OR DROPPED CEILINGS ARE 
REQUIRED FOR PLUMBING DROPS, DUCTING, OR VENTING 
WHICH ARE NOT SHOWN ON THE DRAWINGS, PLEASE REPORT 
TO SYNTHESIS DESIGN PRIOR TO INSTALLATION.

• IF DRYWALL IS REMOVED FROM AN EXISTING EXTERIOR 
WALL, THE WALL ASSEMBLY AND INSULATION MAY BE 
REQUIRED TO BE BROUGHT TO CURRENT CODE 
STANDARDS.  PLEASE REPORT TO SYNTHESIS DESIGN 
PRIOR TO THE COMMENCEMENT OF WORK.
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REVISIONS # BY

1/4" = 1'-0"

FRONT ELEVATION

1/4" = 1'-0"

RIGHT ELEVATION

MATERIAL LEGEND

1 NEW HORIZONTAL BEVELLED CEDAR SIDING C/W EXPOSURE AND CORNER BOARDS
(MATCH EXISTING)

2 NEW FIBREGLASS LAMINATE SHINGLES (MATCH EXISTING) (AS PER OWNER)
3 NEW 2x6 COMB FACED SPRUCE FASCIA (MATCH EXISTING) (AS PER OWNER)
4 NEW 4" ALUMINUM GUTTERS (MATCH EXISTING) (AS PER OWNER)
5 NEW 1x4 PAINT GRADE PINE T&G V-GROOVE PAINTED SOFFIT THROUGHOUT (MATCH

EXISTING OPEN AND RAKED SOFFIT) (AS PER OWNER)
6 NEW 2x4 S4S CEDAR TRIM AROUND ALL NEW OPENINGS C/W 2x4 SILL & 2x4 S4S

APRON UNDER ALL NEW WINDOWS (MATCH EXISTING) (AS PER OWNER)
7 NEW 2x8 COMB FACED SPRUCE BARGE BOARD (MATCH EXISTING) (AS PER OWNER)
8 NEW 2x10 COMB FACED SPRUCE FASCIA BOARD (MATCH EXISTING) (AS PER OWNER)
9 NEW 2x12 COMB FACED SPRUCE FASCIA BOARD (TO REPLACE EXISTING TORCH-DOWN

ROOF CURB) (AS PER OWNER)
10 NEW 6X6 STRUCTURAL COLUMN (CONFIRM WITH STRUCTURAL ENGINEER)
11 NEW 6X10 DROPPED STRUCTURAL BEAM (CONFIRM WITH STRUCTURAL ENGINEER)(AS

PER OWNER)
12 SUN DECK C/W NEW VINYL DECKING
13 NEW TEMPERED GLASS RAILING C/W METAL TOP RAIL (STYLE AS PER OWNER)
14 NEW 60" HIGH CEDAR PRIVACY SCREEN C/W 4x4 POSTS TO BE MOUNTED TO

EXTERIOR OF EXISTING FASCIA (EXISTING STRUCTURAL CONDITIONS TO BE CONFIRMED
ON SITE), 2x4 SCREEN (3/4" GAP MAX.)

15 NEW 8'-4" x 1'-6" FLUSH SERVICE BAR SUPPORTED BY KNEE BRACES (STYLE AS PER
OWNER)

16 NEW ACCORDION STYLE FOLDING DOOR (BEAM AS PER P.ENG)
17 NEW ACCORDION STYLE FOLDING WINDOW (BEAM AS PER P.ENG)
18 NEW WOOD STAIR C/W 3" THICK STAIN GRADE CEDAR TREADS, 2x12 CEDAR

STRINGERS & OPEN RISERS

AREA OF FACE

LIMITING DISTANCE

ALLOWABLE OPENINGS

AREA OF OPENING

CONFORMS
YES

580 sq.ft. (53.9 m2)

23.75 ft.  (7.2 m)

57% x 580 ft.sq. = 330.6 sq.ft.

163 sq.ft.

FRONT SPATIAL SEPARATION

NOTE: ALL RAIN SCREEN DETAILS 

TO BE CONFIRMED ON SITE WITH 

BUILDING INSPECTOR
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1/4" = 1'-0"

REAR ELEVATION

1/4" = 1'-0"

LEFT ELEVATION

MATERIAL LEGEND

1 NEW HORIZONTAL BEVELLED CEDAR SIDING C/W EXPOSURE AND CORNER BOARDS
(MATCH EXISTING)

2 NEW FIBREGLASS LAMINATE SHINGLES (MATCH EXISTING) (AS PER OWNER)
3 NEW 2x6 COMB FACED SPRUCE FASCIA (MATCH EXISTING) (AS PER OWNER)
4 NEW 4" ALUMINUM GUTTERS (MATCH EXISTING) (AS PER OWNER)
5 NEW 1x4 PAINT GRADE PINE T&G V-GROOVE PAINTED SOFFIT THROUGHOUT (MATCH

EXISTING OPEN AND RAKED SOFFIT) (AS PER OWNER)
6 NEW 2x4 S4S CEDAR TRIM AROUND ALL NEW OPENINGS C/W 2x4 SILL & 2x4 S4S

APRON UNDER ALL NEW WINDOWS (MATCH EXISTING) (AS PER OWNER)
7 NEW 2x8 COMB FACED SPRUCE BARGE BOARD (MATCH EXISTING) (AS PER OWNER)
8 NEW 2x10 COMB FACED SPRUCE FASCIA BOARD (MATCH EXISTING) (AS PER OWNER)
9 NEW 2x12 COMB FACED SPRUCE FASCIA BOARD (TO REPLACE EXISTING TORCH-DOWN

ROOF CURB) (AS PER OWNER)
10 NEW 6X6 STRUCTURAL COLUMN (CONFIRM WITH STRUCTURAL ENGINEER)
11 NEW 6X10 DROPPED STRUCTURAL BEAM (CONFIRM WITH STRUCTURAL ENGINEER)(AS

PER OWNER)
12 SUN DECK C/W NEW VINYL DECKING
13 NEW TEMPERED GLASS RAILING C/W METAL TOP RAIL (STYLE AS PER OWNER)
14 NEW 60" HIGH CEDAR PRIVACY SCREEN C/W 4x4 POSTS TO BE MOUNTED TO

EXTERIOR OF EXISTING FASCIA (EXISTING STRUCTURAL CONDITIONS TO BE CONFIRMED
ON SITE), 2x4 SCREEN (3/4" GAP MAX.)

15 NEW 8'-4" x 1'-6" FLUSH SERVICE BAR SUPPORTED BY KNEE BRACES (STYLE AS PER
OWNER)

16 NEW ACCORDION STYLE FOLDING DOOR (BEAM AS PER P.ENG)
17 NEW ACCORDION STYLE FOLDING WINDOW (BEAM AS PER P.ENG)
18 NEW WOOD STAIR C/W 3" THICK STAIN GRADE CEDAR TREADS, 2x12 CEDAR

STRINGERS & OPEN RISERS
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LIMITING DISTANCE
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NOTE: ALL RAIN SCREEN DETAILS 

TO BE CONFIRMED ON SITE WITH 

BUILDING INSPECTOR
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REVISIONS # BY

1/4" = 1'-0"

Section A-A

1/4" = 1'-0"

Section B-B

FLOOR ASSEMBLIES

F1 - NEW FLOOR FINISH (STYLE AS PER OWNER)
- EXISTING SHEATHING AND EXISTING FLOOR STRUCTURE (CONDITIONS TO
BE CONFIRMED ON SITE, R&RE IF APPLICABLE)
- 1/2" GWB

F2 SEPARATION BETWEEN PRINCIPAL DWELLING AND SECONDARY SUITE
- FLOOR FINISH (STYLE AS PER OWNER)
- EXISTING FLOOR SHEATHING TO REMAIN (EXISTING CONDITIONS TO BE
CONFIRMED ON SITE BY P.ENG.)
- EXISTING FLOOR JOISTS (EXISTING CONDITIONS TO BE CONFIRMED ON
SITE BY P.ENG.)
- EXISTING 1/2" GWB (EXISTING CONDITIONS TO BE CONFIRMED ON SITE)
- RESILIENT METAL CHANNELS @ 16" OR 24" O/C (TBC WITH BUILDING
INSPECTOR)
- 1/2" GWB

F3 - NEW FLOOR FINISH (STYLE AS PER OWNER)
- EXISTING CONCRETE SLAB (CONDITIONS TO BE CONFIRMED ON SITE,
RE&RE IF APPLICALBE)

F4 - NEW FLOOR FINISH (STYLE AS PER OWNER)
- 4" CONCRETE SLAB
- CONTINUOUS WIRE MESH
- 6 MIL. CONTINUOUSLY CAULKED POLY VAPOUR BARRIER
- R-12 RIGID INSULATION
- 2" SAND
- 6" COMPACTED GRAVEL

F5 - NEW 60 MIL. HEAVY DUTY VINYL DECKING
- NEW 3/4" EXTERIOR GRADE PLYWOOD SLOPED TO DRAIN
AT 1/4" PER 12"
- NEW FLOOR JOISTS PER STRUCTURAL
- NEW EXTRUDED FOAM INSULATION TO R-32 MIN.
- NEW 1/2" GWB

F6 NOT SHOWN ON SECTION
- NEW 60MIL HEAVY DUTY VINYL FINISH (AS PER OWNER)
- EXISTING ROOF STRUCTURE (CONDITIONS TO BE CONFIRMED ON SITE)
- RE&RE EXISTING POLY VAPOUR BARRIER (ENSURE 6MIL MINIMUM)
- NEW 1/2" GWB

ROOF ASSEMBLIES

Roof
R1 - EXISTING ROOF ASSEMBLY (CONDITIONS TO BE CONFIRMED ON SITE)

- RESTRUCTURE UNDERSIDE OF EXISTING ASSEMBLY AS PER STRUCTURAL
DRAWINGS
- RAFTERS AS PER STRUCTURE ENGINEER (TO CREATE SCISSOR TRUSS)
- R-32 HIGH-DENSITY INSULATION
- 6 MIL CONTINUOUSLY CAULKED POLY VAPOUR BARRIER
- 5/8" GWB OR 1/2" C.D. BOARD

R2 - NEW FIBREGLASS LAMINATE SHINGLES (MATCH EXISTING)
- APPROVED ROOFING UNDERLAY
- ½" PLYWOOD SHEATHING C/W "H" CLIPS
- MANUFACTURED TRUSSES
- R-50 BATT INSULATION
- 6 MIL. CONTINUOUSLY CAULKED POLY VAPOUR BARRIER
⅝- " GWB OR ½" C.D. BOARD

R3 EXISTING TORCHDOWN ROOF TO BE REFINISHED WITH VINYL DECKING (NOT
SHOWN ON SECTION)
- NEW 60 MIL. VINYL DECKING (AS PER OWNER)
- EXISTING TORCH DOWN ROOFING TO BE REMOVED
- EXISTING ROOF STRUCTURE (CONDITIONS TO BE CONFIRMED WITH
STRUCTURAL ENGINEER), ADDITIONAL STRENGTHENING PER STRUCTURE
ENGINEER IF REQUIRED
- EXTRUDED FOAM INSULATION TO R-32 MIN.
- 1/2" GWB

Skirt Roof/Overhang
S1 - FIBREGLASS LAMINATE SHINGLES (TO MATCH EXISTING)

- APPROVED ROOFING UNDERLAY
- ½" PLYWOOD SHEATHING C/W "H" CLIPS
- RAFTERS PER STRUCTURAL ENGINEER
- NEW 1x4 PAINT GRADE SOFFIT TO MATCH EXISTING (PROVIDE VENTING)

S2 - NEW 60 MIL. VINYL DECKING (AS PER OWNER)
- NEW 3/4" EXTERIOR GRADE PLYWOOD
- PURLINS TO PROVIDE SLOPE TO DRAIN AT 1/8" PER 1'-0" (CONFIRM
EXISITNG VINYL DECK CONDITIONS)
- NEW FLOOR JOISTS PER STRUCTURAL (IF NO PURLNS IN EXISTING
CONDITIONS, TAPER JOISTS AS REQUIRED)
- NEW 1x4 PAINT GRADE SOFFIT TO MATCH EXISTING (PROVIDE VENTING)

S3 EXISTING TORCH DOWN ROOF TO BE REFINISHED WITH VINYL DECK (NOT
SHOWN IN SECTION)
- NEW 60 MIL. VINYL DECKING (AS PER OWNER)
- EXISTING TORCH-DOWN ROOF TO BE REMOVED
- EXISTING  ROOF STRUCTURE (CONDITIONS TO BE CONFIRMED ON SITE)
- EXISTING WOOD SOFFIT

WALL ASSEMBLIES

Exterior
W1 - NEW BEVELLED CEDAR SIDING (TO MATCH EXISTING)

- VERTICAL 1 ½" x ½" TREATED PLYWOOD VERTICAL FURRING STRIPS @ 12" O/C
- 2 LAYERS 30 MIN. BUILDING PAPER, LAP SEAMS
- ½" PLYWOOD SHEATHING
- 2X6 STUDS @ 16" O/C, R-22 BATT INSULATION
- 6MIL. CONTINUOUSLY CAULKED POLY VAPOUR BARRIER
- ½" GWB

W2 - NEW BEVELLED CEDAR SIDING (EXISTING CONDITIONS TO BE CONFIRMED ON
SITE)
- NEW VERTICAL 1 ½" x ½" TREATED PLYWOOD VERTICAL FURRING STRIPS @ 12"
O/C
- NEW 2 LAYERS 30 MIN. BUILDING PAPER, LAP SEAMS
- EXISTING SHEATHING TO REMAIN, CONDITIONS TO BE CONFIRMED ON SITE
- EXISTING STUDS TO REMAIN, CONDITIONS TO BE CONFIRMED ON SITE
- NEW 2" FURRINGS IF REQUIRED TO ACCEPT NEW INSULATION
- NEW R-22 BATT INSULATION
- NEW 6 MIL. CONTINUOUSLY CAULKED POLY VAPOUR BARRIER
- NEW ½" GWB

W3 - EXISTING FOUNDATION WALL (CONDITIONS TO BE CONFRIMED ON SITE) TO
UPGRADED WITH R-14 INSULATION
- ½" AIR SPACE
- 2x4 STUDS @ 16" O/C W/ PRESSURE TREATED BOTTOM PLATE
- R-14 BATT INSULATION
- 6 MIL. CONTINUOUSLY CAULKED POLY VAPOUR BARRIER
- ½" GWB

W4 - EXISTING BEVELLED CEDAR SIDING
- EXISTING 2X4 WALL STRUCTURE (CONDITIONS TO BE CONFIRMED ON SITE),
RE&RE AS REQUIRED
- NEW R-14 INSULATION (TO BE CONFIRMED WITH THE BUILDING INSPECTOR)
- 6MIL. CONTINUOUSLY CAULKED POLY VAPOUR BARRIER
- ½" GWB

Foundation
W6 - EXISTING FOUNDATION WALL TO BE MODIFIED TO ACCEPT 2" ISOBOARD

INSULATION
- 2" ISOBARD
- 1/2 GWB

Interior
P1 - ½" GWB

- 2x4 STUDS @ 16" O/C
- ½" GWB

P2 - ½" GWB
- 2x6 STUDS @ 16" O/C
- ½" GWB

P3 - TILE (STYLE AS PER OWNER)
- SCHLUTER KERDI MAT
- ½" DENSSHIELD OR EQUIVALENT
- 2x4 STUDS @ 16" O/C
- ½" GWB

NOTE:

• ALL BUILDING AND RAIN SCREEN ASSEMBLIES TO BE CONFIRMED WITH BUILDING 
INSPECTOR ON SITE

NOTE: ALL RAIN SCREEN DETAILS 

TO BE CONFIRMED ON SITE WITH 

BUILDING INSPECTOR
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INSECT SCREEN

1/2" PRESSURE 
TREATED STRAPPING 
AT 16" O/C

PAINTED BEVELED 
CEDAR SIDING TO 
MATCH EXISTING

PLYWOOD SHEATHING

2 LAYERS OF 30 MIN. 
BUILDING PAPER

60 MIN. FLASHING PAPER

PEEL AND STICK 
MEMBRANE

SILL FLASHING 
(MIN 1" END DAMS)

WINDOW TRIM

FLASHING ON TOP 
OF STRAPPING

1/4" GAP MIN.

SLOPED HEAD FLASHING 
WITH END DAMS

INSECT SCREEN

60 MIN. FLASHING PAPER

WINDOW TRIM

TRIM FLASHING 
WITH END DAMS

1/2" PRESSURE TREATED 
STRAPPING AT 16" O/C

PLYWOOD SHEATHING

2 LAYERS OF 30 MIN. 
BUILDING PAPER

PAINTED BEVELED 
CEDAR SIDING TO 
MATCH EXISTING

1"

4" ALUMINUM GUTTER 
(MATCH EXISTING)

12

6

POLYURETHANE CAULK

2x6 COMB FACED SPRUCE FASCIA 
(MATCH EXISTING)

VENT CARD

MANUFACTURED TRUSSES AS 
PER STRUCTURAL ENGINEER

1x4 T&G V-GROOVE PAINTED PINE
SOFFIT TO MATCH EXISTING

COMB FACED SPRUCE TRIM BOARD 
C/W VENTING HOLES TO PROVIDE 
REQUIRED VENTILATION, TO MATCH 
EXISTING

60 MIL VINYL DECKING (CONFIRM WITH OWNER)

3/4" EXTERIOR GRADE T&G PLYWOOD 
(GLUED AND SCREWED)

FLASHING

PURLINS TO PROVIDE SLOPE TO DRAIN (CONDITIONS 
OF EXISTING VINYL DECK TO BE CONFIRMED ON SITE)

JOISTS AS PER P. ENG

COMB FACED SPRUCE FASCIA

CONTINUOUS VENTING

1X4 SOFFIT (TO MATCH EXISTING)

NEW METAL RAILING C/W 
TEMPERED GLASS PANELS 
STYLE AS PER OWNER

NEW BEAM AS PER P.ENG

COUNTER FINISH AS PER OWNER / I.D.

3/4" PLYWOOD

ACCORDION STYLE WINDOW C/W FLUSH 
SILL DETAIL AS PER MANUFACTURERS 
SPECIFICATIONS, CONFIRM WITH 
BUILDING INSPECTOR ON SITE

1' - 4"

S4S 3x CEDAR BRACES @ 3'-0" O/C MAX

S4S 2x LEDGER BOARD @ 3'-0" O/C MAX
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REVISIONS # BY

DOOR SCHEDULE
ID COUNT WIDTH HEIGHT FAMILY MATERIAL ASSEMBLY NOTES
1 1 10'-0" 6'-8" Exterior, Nana Wall WOOD, TEMPERED GLASS Aluminum-Clad Over Wood Folding System WEATHER STRIPPING, NPR HINGES, TEMPERED GLASS
2 1 6'-0" 6'-8" Exterior, Sliding, Full Lite WOOD PAINT GRADE, TEMPERED GLASS SOLID CORE WEATHER STRIPPING, TEMPERED GLASS
3 1 3'-0" 6'-8" Exterior, Swing, Single, 1 Lite, Half Flat Top WOOD PAINT GRADE, TEMPERED GLASS SOLID CORE WEATHER STRIPPING, TEMPERED GLASS
4 1 2'-8" 6'-8" Exterior, Swing, Single, Full Lite WOOD PAINT GRADE, TEMPERED GLASS SOLID CORE STYLE AS PER OWNER
5 1 5'-0" 6'-8" Interior, Swing, Double, Flush Panel WOOD PAINT GRADE SOLID CORE STYLE AS PER OWNER
6 1 4'-0" 6'-8" Interior, Sliding, Double, Flush Panel WOOD PAINT GRADE SOLID CORE STYLE AS PER OWNER
8 5 2'-8" 6'-8" Interior, Swing, Single, Flush Panel SOLID CORE STYLE AS PER OWNER

10 9 2'-6" 6'-8" Interior, Swing, Single, Flush Panel SOLID CORE STYLE AS PER OWNER
12 2 2'-0" 6'-8" Interior, Swing, Single, Flush Panel SOLID CORE STYLE AS PER OWNER
13 1 3'-0" 6'-8" Exterior, Swing, Single, Full Lite WOOD PAINT GRADE, TEMPERED GLASS SOLID CORE WEATHER STRIPPING, NPR HINGES, TEMPERED GLASS
14 2 2'-4" 6'-8" Interior, Swing, Single, Flush Panel

TOTAL: 25

WINDOW SCHEDULE
ID COUNT WIDTH HEIGHT FAMILY MATERIAL NOTES
A 1 8'-0" 3'-8" Accordion, Four Panel VINYL STYLE TO MATCH EXISTING
B 3 6'-0" 2'-0" Fixed VINYL, TEMPERED GLASS STYLE TO MATCH EXISTING
C 1 4'-0" 4'-0" Sliding, Double VINYL ENSURE EGRESS, STYLE TO MATCH EXISTING
D 1 4'-0" 2'-0" Fixed VINYL STYLE TO MATCH EXISTING
E 1 2'-4" 6'-0" Fixed VINYL, TEMPERED GLASS STYLE TO MATCH EXISTING
F 2 2'-0" 4'-0" Skylight, Flat ALUMINUM, TEMPERED

GLASS
STYLE TO MATCH EXISTING

G 1 2'-0" 6'-8" Fixed VINYL STYLE TO MATCH EXISTING
TOTAL: 10

1/2" = 1'-0"A-8
Insulated Existing Foundation Wall1

1" = 1'-0"A-8
Pier Footing2

3" = 1'-0"A-8
New Walls with Rainscreen3

1" = 1'-0"A-8
New Trussed Roof Venting4

1 1/2" = 1'-0"A-8
Vinyl Deck Roof Venting5

1 1/2" = 1'-0"A-8
Servery Window7

NOTE: ALL RAIN SCREEN DETAILS 

TO BE CONFIRMED ON SITE WITH 

BUILDING INSPECTOR

3/4" = 1'-0"A-6
Slat Wall Detail6
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Environmental Development Permit Application  
April 9, 2021 

Heather Keith  
Environmental Protection Officer  
District of West Vancouver 
750 – 17th St.   
West Vancouver, B.C.   
V7V 3T3 

Re: Proposed Renovation at 3092 Marine Drive, West Vancouver 

Introduction 

Sartori Environmental Inc. (SEI) has been retained by the owners of 3092 Marine Drive, West 
Vancouver (the Subject Property), to assess the environmental implications of renovating a dwelling 
and removing several of its associated structures located within the environmental setbacks of Pipe 
Creek. The proposed renovation will remain within the footprint of the existing dwelling; however, it 
will require a zoning variance to accommodate. This report and attached drawings form part of the 
District of West Vancouver’s (DWV) Environmental Development Permit (EDP) application, which is 
required for development within 15 m of a watercourse according to DWV Watercourse Protection 
(2015) guidelines. The DWV Watercourse Protection (2015) guidelines restrict development 
between 0 m and 5 m, and 5 m and 15 m from Top of Bank (ToB) of a watercourse; herein called 
the 5-m and 15-m Setbacks, respectively.  

Existing Conditions 
Subject Property 

SEI visited the Subject Property on March 25, 2021. The Subject Property is 673 m2 in size and 
contains a single-family dwelling, which includes a car port, an asphalt driveway, a paver walkway, 
a deck, a garage, a shed (Shed-1), and a landscaped area containing garden space, wooden 
retaining walls and rock pathways (Landscaped Area). Adjacent to the south boundary of the 
Subject Property is a BC Railway Right of Way (RoW). Existing structures found off property, within 
the RoW,  include a greenhouse, part of Shed-1 and an additional shed (Shed-2).  

The existing dwelling occupies the east half of the Subject Property and is overlapped by the 15-m 
Setback of Pipe Creek, which is located to the southeast. Other structures and hard surfaces on 
the Subject Property within the 15-m Setback include the carport, driveway, paver walkway, deck, 
and Landscaped Area. In the RoW, the greenhouse is within the 15-m Setback and Shed-2 is within 
the 5-m Setback.  

maroberts
Text Box
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The driveway is connected to Marine Drive in the northeast corner of the Subject Property and also 
provides access to 3074 Marine Drive, the residential property abutting the east property line. 
Bordering the Subject Property is 31st Street on the west, Marine Drive on the north, 3074 Marine 
Drive on the east and the RoW on the south. 

A 100 m eagle nest buffer zone is located approximately 25 m away from the Subject Property at 
its closest point. 

Aquatic/Instream Conditions 

Pipe Creek flows northeast to southwest through 3074 Marine Drive, passing under the driveway 
and garage of the property, then emerges as an open channel through the RoW before entering a 
culvert under the railway. Pipe Creek then flows mainly as an enclosed channel for 150 m and 
enters Burrard Inlet. The section of Pipe Creek with Setbacks overlapping the Subject Property is 
channelized by concrete retaining walls along both banks, has an average wetted width of 1.5 m 
and an average channel gradient of 9%. The substrate consists of boulder, rock and cobble and is 
characterized by a step-pool morphology. 

Fish presence surveys were not conducted as part of this report to confirm fish presence or 
absence and a review of the Fish Inventory Data Queries and Habitat Wizard1 databases did not 
reveal any information for Pipe Creek; however, Pipe Creek contributes flows and nutrients to 
downstream fish-bearing habitat. 

The closest existing hard surface to Pipe Creek is the concrete retaining wall along the wetted 
perimeter. The closest existing structure associated with the Subject Property is Shed-2 located 0.5 
m from the Top of Bank. 

Riparian Conditions 

Riparian vegetation within the Subjects Property’s 5-m and 15-m setbacks consists mainly of lawn, 
invasive, and non-native, naturalized garden species mixed with native shrub species. Native shrub 
species within the 5 and 15-m Setback consists of sword fern (Polystichum munitum). Within the 
riparian area of the RoW, species composition is similar to the Subject Property with the addition 
of native coniferous species such as western red cedar (Thuja plicata).  

The riparian understory within the Subject Property contains patches of invasive and non-native 
plants within the 5-m Setback. Plants listed as unregulated invasive species of concern by the 
Invasive Species Council of BC that were observed within the Subject Property and RoW include 
but are not limited to:periwinkle (Vinca minor), yellow archangel (Lamium galeobdolon) Himalayan 
blackberry (Rubus armeniacus), and English ivy (Hedera helix). 

Proposed Development 
The proposed development includes renovations to the main dwelling while maintaining the same 
building footprint, removal of the carport and associated section of driveway, and removal of Shed-

 
1 https://maps.gov.bc.ca/ess/hm/habwiz/ (accessed March 31, 2021) 
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2.  

The renovation consists of creating an additional room on the second floor, which requires 
converting an existing section of the first-floor roof into floor space for the second floor. The 
extension of the second storey floor space will be completely contained with the existing first storey 
footprint. A portion of the house is unconforming and, therefore, the renovation requires a zoning 
variance but this renovation will not increase the footprint of the dwelling within the Setbacks of 
Pipe Creek.  

Within the Subject Property, the carport and the section of asphalt driveway directly under the roof 
of the carport are proposed for removal and will be replaced with permeable, vegetated area. The 
existing area of asphalt driveway not located directly under the carport is proposed to remain in 
place. Off the Subject Property, Shed-2 is proposed for removal and will be replaced with riparian 
planting. Additionally, riparian planting is proposed within the 5-m Setback on property. 

Timing of proposed work may potentially coincide with the nesting window for eagles. Considering 
that the Subject Property is 25 m away from the furthest extent of the eagle nest buffer, the area 
surrounding the nest contains consistent car traffic and human disturbance, and no blasting or 
removal of trees will take place, SEI opines that no mitigation is needed in relation to the eagle nest 
buffer zone. 

Habitat Balance 

Habitat gains and impacts between ToB and 15 m from Pipe Creek resulting from the renovation 
and removal of structures were calculated using AutoCAD and are presented in Table 1 below 
and attached in Figure 1: Habitat Balance.  

Table 1: Habitat Balance calulation. 

Habitat Impacts:  
Top of Bank →15-m Setback:  0 m² 
No increase in footprint resulting from development  

Habitat Gains:  
On Property 
5-m → 15-m Setback   

 

Carport and Driveway removal + 13 m² 

Off Property 
0-m → 5-m Setback   

 

Shed-2 Removal +4 m² 

Net Habitat Gain: + 17 m² 
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Riparian Restoration 

The Riparian Restoration Area planting polygon is proposed in the southeast corner of the Subject 
Property and covers all the area of the Subject Property within the 5-m Setback. Off property, the 
Riparian Restoration Area will cover the footprint of Shed-2. Non-native plant species in these areas 
will be removed and replanted with suitable native riparian plant species within the planting polygon 
for a minimum total Riparian Restoration Area of 13 m2 (see attached Figure 2: Riparian Restoration 
Plan). The replanted vegetative buffer will help increase delineation of the riparian area, help prevent 
encroachment, provide additional habitat for local flora and fauna, and provide higher quality food 
and nutrients to downstream reaches.  

Additionally, all areas within the 15-m Setback devoid of hard surfaces proposed within this EDP, 
including where the existing carport and driveway is proposed for removal, will be restored to 
contain riparian suitable vegetation, lawn, or approved landscape species for 43 m2 of vegetated  
Riparian Area. The landscape plan in the Riparian Area must be approved by SEI or the DWV 
Environmental Department prior to implementation.  

Invasive species identified within the Invasive Species Management Area polygon (see Figure 1: 
Habitat Balance & Invasive Species Management Area), specifically Himalayan blackberry (Rubus 
armeniacus) and English ivy (Hedera helix), are proposed to be removed and disposed of 
according to best management practices prior to riparian planting. Material import and export 
activities to and from the Subject Property will implement invasive species best management 
practices to prevent the spread and proliferation of invasive species.  

Construction Environmental Mitigation Measures 
Tree Protection 
As per DWV Tree Bylaw No. 4892, 2016, tree protection fencing, and signage must be installed as 
specified below and maintained to prevent damage to trees or their root systems during 
construction activities. Fencing must be constructed around all protected trees in the Subject 
Property and, if practicable, located beyond the Critical Root Zones (CRZs) of trees. CRZs, or 
Protection Zones, as per Schedule A – Tree Protection Specifications of DWV’s Tree Bylaw, 
indicates a minimum fence distance from the tree of six times DBH.  

General Environmental Mitigation Measures 
At a minimum the following general environmental mitigation measures shall be implemented 
during demolition and construction:  

 If off-site removal of invasive species is required, material should be placed within a sealed 
container or bag or covered securely during transport to an appropriate disposal site; 

 street cleaning will be conducted if any sediment is tracked out on to paved surfaces;   
 imported material will be clean and/or free of contamination; 
 a spill kit will be kept on site throughout the duration of the works; 
 machinery will be inspected daily to identify any leaks and wearing parts before they fail; 
 leaking equipment or wearing parts will be repaired/replaced before continuing service; and 
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 refuelling of machinery and equipment will occur as far away from catch basins and 
watercourses, as practical. 

Conclusions 

In the opinion of SEI, the proposed renovation of the Subject Property addresses the following DWV 
Watercourse Protection (2015) guidelines, as follows: 

 Locate development on portions of the site that are least environmentally sensitive – The 
renovation is occurring entirely inside the existing footprint of the dwelling and further away 
from Pipe Creek than other existing hard surfaces. 

 Avoid net loss of riparian habitat within 15 m of the top of the watercourse bank or edge of 
the wetland – The habitat balance for the proposed development demonstrates a net gain 
of 13 m2 on property and 4 m2 off property.  

 Within 15 m of the top of the watercourse bank or edge of wetland, locate new buildings, 
structures and impervious/semi-impervious surfaces at least as far from the watercourse or 
wetland as any existing development – Currently, the closest existing structure to Pipe Creek, 
the concrete retaining wall, is below the Top of Bank. The closest existing structure after the 
retaining wall is Shed-2, 0.5m away from the Top of Bank. Shed-2 is proposed for removal 
and no structures are proposed closer to the Top of Bank than Shed-2. 

 Keep free of new buildings, structures, and impervious/semi-impervious surfaces the area 
within 5 m of the top of the watercourse bank or edge of the wetland – No new buildings, 
structures, or impervious/ semi-impervious surfaces are proposed within the 5-m Setback.  

 Enhance, and where feasible, restore watercourses in already developed areas to improve 
watercourse quality from uplands to inlets – The implementation of the Riparian Restoration 
Plan will serve to increase the buffering capacity between the Subject Property development 
and Pipe Creek, provide additional habitat for local flora and fauna suited to native riparian 
conditions, and provide higher quality food and nutrients to downstream reaches. 

Please contact the undersigned if you require any additional information or clarification of the 
above. 

Sartori Environmental Inc.     Reviewed and Endorsed by: 

Authored by: 

 
James Carmichael, B.Sc., B.I.T. 
Environmental Technician 

(e) james@sartorienv.com; (m) 778.789.7489 

The undersigned certifies the work described herein fulfills standards 
acceptable of a Professional Biologist. 

 
Stephen Sims, R.P.Bio. 
Biologist 
(e) steve@sartorienv.com; (m) 604.319.6078 

(2) Attachments 
 Figure 1: Habitat Balance & Invasive Species Management (2021-04-01; Rev00) 
 Figure 2: Riparian Restoration Plan (2021-04-01; Rev00) 
 Figure 3: Riparian Planting & Invasive Species Management Details (2021-04-01; Rev00) 
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Photographic Documentation 

 
Photo 1. South view of the dwelling, driveway and carport 
(pictured left); second floor addition proposed over the roof 
of the first floor space centered in the photo. 

 
Photo 2. North view of the dwelling and carport; foreground 
contains the 5-m Setback within the Subject property. 

 
Photo 3. View facing the southeast corner of the property 
depicting the Landscaped Area and deck. 

 
Photo 4. View of Shed-2 proposed for removal. 

 
Photo 5. Perpindicular view of Pipe Creek, facing east, within 
the RoW. 

 
Photo 6. View of English ivy within the Invasive Species 
Management Area. 
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