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Date: June 10, 2010 File: 1010-20-10-018
From: James Allan, Community Planner
Subject: Development Variance Permit Application No. 10-018 (2972 Park Lane)

RECOMMENDED THAT:

1. The Municipal Clerk give notice that Development Variance Permit No. 10-018 for
2972 Park Lane, to vary the Zoning Bylaw to allow construction of a new house, pool
detcék, accessory building and landscape walls, will be considered on Monday, July
197, 2010.

Purpose

The purpose of this report is to provide information to Council on Development Variance
Permit No. 10-018 for 2972 Park Lane which would vary the required Front Yard, Side Yard,
Combined Side Yard, Waterfront Yard and Accessory Building Separation Distance.

Thtcha proposed Development Variance Permit will be considered by Council on Monday, July
197, 2010.

1.0 Background

1.1 Bylaw

The Zoning Bylaw establishes rules regarding the form and location of development
on individual lots, including building siting.

2.0 Balanced Scorecard

2.1 Corporate Objective — 1.3 Land Use and Infrastructure: Encourage diversity in
housing, land use and innovative infrastructure within our distinct neighbourhoods to
meet changing needs.

2.2  Strategic Initiative and 2010 Milestone — The review and processing of development
applications is a significant component of the District's day-to-day operations, and is
not reflected in the Balanced Scorecard as either a Strategic Initiative or annual
milestone.
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Date: June 10, 2010 Page 2

From: James Allan, Community Planner

Subject:  Development Variance Permit Application No. 10-018 (2972 Park Lane)

3.0 Analysis

3.1 Description of Site
The subject site is zoned RS4 and is 5489 sq. ft. in size. An existing two storey
house with basement and two car carport occupy the lot. The property slopes
steeply downward from Park Lane to the waterfront. A statutory right-of-way for a
District sanitary sewer line is located within the Waterfront Yard.

3.2 Background
The existing house was built prior to 1956 with a Front Yard of approximately 18.5 ft.
The existing two car carport was added in 1974 with a Front Yard of approximately
6.5 ft., replacing a detached one car garage, also located within the Front Yard.

3.3  The Proposal

The owner of the property would like to replace the existing dwelling and carport
with:
(&) anew house with covered front entry and attached two car garage;

(b) a pool and pool deck with a pool equipment building located underneath a
portion of the deck; and

(c) landscape walls in the front yard of the property.

In order to develop the property as proposed, the following variances are required:

ByLAw EXISTING PROPOSED | VARIANCE

Proposed House with covered
Front Entry and Garage

Front Yard 30 ft. 6.5 ft. 7 ft. (to front 23 ft.
entry)
11 ft. (fo 19 ft.
garage)
Proposed Landscape Walls
Front Yard 30 ft. n/a 3.6 1t 26.4 ft.
Side Yard (west) 5 ft. n/a 3.6 ft. 1.4 ft.
Side Yard (east) 5 ft. n/a 0ft 51t
Combined Side Yard 15 ft. n/a 3.6 ft. 11.4 ft.

Proposed Cantilevered Pool Deck
and Pool Equipment Room
(Accessory Building)

Waterfront Yard (to pool deck) 30 ft. 48 ft. 21.7 ft. 8.3 ft.
Waterfront Yard/Rear Yard (to pool 30 ft. n/a 28.2 ft. 1.8t
equipment room)

Accessory Building Minimum 15 ft. n/a 2 ft. 13 ft.
Separation Distance to Dwelling
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Date: June 10, 2010 Page 3
From: James Allan, Community Planner
Subject:  Development Variance Permit Application No. 10-018 (2972 Park Lane)

3.4 Implications
House and Front Entry

Due to the topography, dimensions and area of the property, constructing a dwelling
that complies with the Zoning Bylaw is difficult to achieve. In locating the house, the
applicant took into consideration the views of neighbours, site disturbance and
achieving a reasonable sized home.

The proposed house is located with a Front Yard to the garage that varies between
11 ft. to 20 ft (the front lot line is at an angle to the side lots lines creating an angled
Front Yard). The design of the house also includes a covered front entry with a
Front Yard of 7 ft. to the support post. The covered front entry is a design feature of
the proposed house which also weatherproofs the main entry to the house.

Staff support the proposed location of the house, garage and front entry as:

¢ The proposed location is setback further from the front lot line than the
existing house and carport and also allows adequate off-street visitor parking;

¢ The proposal is not out of character for the neighbourhood as the adjacent
property to the east has a two car garage located with an approximately 1.25
ft. Front Yard and the house at 2962 Park Lane has a Front Yard of 24 ft.

* Locating the garage closer to Park Lane results in a driveway with a modest
slope of 7.5%;

e Locating the house closer to Park Lane does not obstruct the views of
neighbours as much as a compliant house;

* The proposed house presents a one storey to Park Lane and has less visual
presence than the two storey elevation of the existing house; and

¢ The proposal includes landscaping within the Front Yard and boulevard which
helps to minimize visual impact of the house. This landscaping will consist of
drought-tolerant planting to encourage drainage and reduce water use.

Landscape Walls in Front Yard

The proposed development of the site includes three landscape walls in the Front
Yard. The walls range from 1 ft. to 1.2 ft. in width and 4 ft. to 6.5 ft. in height. Staff
have no concerns with the proposed walls as they provide additional variation in the
view of the house from Park Lane and are faced with stone. The Front Yard area
and boulevard will also be landscaped to provide visually soften the walls and house.
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Date: June 10, 2010 Page 4
From: James Allan, Community Planner
Subject:  Development Variance Permit Application No. 10-018 (2972 Park Lane)

Pool Deck and Accessory Building

In order to minimize retaining walls required to accommodate the pool, the pool deck
facing the waterfront is cantilevered 3.8 ft. from the retaining wall and has an
engineered glass guardrail. The pool equipment building (accessory building) is
proposed to occupy a small portion of the area under the pool deck and thus is
partially located within the Waterfront and Rear Yards.

Staff have no concerns with the pool deck and accessory building as:

o The cantilevered pool deck minimizes retaining walls and provides additional
articulation to the waterfront view of the pool and house;

e The guardrail around the proposed deck is engineered glass with no top cap
ensuring minimal visual impact;

o The Waterfront Yard is to be landscaped helping to soften the view of the
pool and deck. Further, this landscaping will consist of indigenous species
suitable to an Oceanside climate and will be a xeriscape in order to eliminate
the need for extensive irrigation;

¢ Placing the pool equipment in a building provides visual and acoustic
screening for neighbours. |t is also proposed to be finished with a stone
veneer and will not appear as a building; and

e The pool, deck and pool equipment building are located outside of the District
statutory right-of-way within the waterfront yard.

3.5  Sustainability

The applicant has provided a letter (see Appendix B) describing the green elements
of the project and is seeking to achieve an Energuide 80 rating for the new house.
These initiatives are appropriate for the proposed development.

The applicant is also proposing to enhance the foreshore area with increased habitat
that will also help to protect the property against erosion. The Development
Variance Permit provides for a plan to be prepared and submitted for approval to the
Manager, Sustainability, Environment, and Healthy Communities prior to works
commencing within the foreshore.

3.6  Conclusion
Subject to additional comments or concerns being raised on the project at the public
meeting, staff recommends approval of Development Variance Permit 10-018.

3.7  Consultation

In line with‘the Development Procedures Bylaw, notification of the application is to
be mailed to all owners/occupiers of property within 50 metres of the subject site.
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Date: June 10, 2010 Page 5
From: James Allan, Community Planner
Subject:  Development Variance Permit Application No. 10-018 (2972 Park Lane)

4.0 Options

4.1  Atthe time of consideration of this report, Council may:
(a) set the date for consideration of this application (recommended); or

(b) set the date for consideration of this application and request that additional
information (to be specified) be provided and available to assist in
consideration of the application; or

(c) defer further consideration pending receipt of additional information; or
(d) reject the application.

4.2  When the application is considered by Council, Council may:

(a) approve issuance of the attached Development Variance Permit No. 10-018;
or

(b) approve issuance of a modified Development Variance Permit No. 10-018; or
(c) request more information; or
(d) reject the application.
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Author: < %&b@%m
Concurrence: G £ yé

P P . W
Manager, 9’6mmunity Planning

Appendices:

A: Context Plan

B: Proposed Development Variance Permit, including plans and Statement of Sustainability
C: Photos of Site
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District of West Vancouver
PROPOSED
Development Variance Permit No. 10-018

Current Owner: Marie Genest
This Development Variance Permit applies to:
Civic Address: 2972 Park Lane

Legal Description: PID No. 011-223-341
Lot 5 Block 31 District Lot 556 Plan 5184
(the “Lands”)

This Development Variance Permit No. 10-012 is issued to the Registered Owners to vary
and supplement the District's Zoning Bylaw No. 2200, 1968 as follows and on the
conditions set out below:

1. Zoning Bylaw No. 2200, 1968 is varied, to allow the property to be developed in
accordance with the drawings and plans submitted by B. Gordon Hlynsky
Architecture Inc. and date stamped June 10, 2010 and attached as Schedule “B”, as
follows:

a) Section 32-406 (Front Yard) to allow a minimum Front Yard of 7 ft to the house;

b) Section 31-102.2 (Accessory Buildings and Structures) and Section 31-113
(Waterfront Yard Requirement) to allow the accessory building to be sited with a
Waterfront Yard of 28.2 ft,;

c) Section 31-102.4 (Accessory Buildings and Structures) to allow the accessory
building to be sited 2 ft. from the new dwelling;

d) Section 31-102.10 (Accessory Buildings and Structures) and Section 31-113
(Waterfront Yard Requirement) to allow the cantilevered pool deck to be located
with a Waterfront Yard of 21.7 ft,;

e) Section 31-102.10 (Accessory Buildings and Structures) and Section 32-406
(Front Yard) to allow the landscape walls to be located with a Front Yard of 3.6 ft.;

f) Section 31-102.10 (Accessory Buildings and Structures) and Section 32-408.2
(Side Yard) to allow the landscape walls to be located with a Minimum Side Yard
to the West of 3.6 ft., a Minimum Side Yard to the East of 0 ft. and a Minimum
Combined Side Yard of 3.6 ft.

2. Prior to Building Permit issuance, a landscape plan for the entire subject property
and adjacent boulevard within Park Lane shall be submitted and approved by the
Manager of Community Planning.

3. Prior to commencing the foreshore works, a plan for the foreshore prepared by a
Coastal Engineer shall be submitted, and approved by, the Manager, Sustainability,
Environment, and Healthy Communities.

4. Sustainability measures and commitments shall take place in accordance with the
attached Schedule “A”.
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Page: 2
DVP No. 10-018

5. This Development Variance Permit lapses if construction of the work permitted herein
has not commenced, under an issued Building Permit, within 24 months of the date
this permit is issued.

In the event the Owner is delayed or interrupted or prevented from commencing the
construction of the work specified herein by reason of any Act of God, labour unrest
(including strike and lockouts), weather conditions or any similar cause reasonably
beyond the control of the Owner, the time for the commencement of the work shall be
extended for a period equal to the duration of the contingency that occasioned the
delay, interruption or prevention, provided that commercial or financial circumstances
of the Owner shall not be viewed as a cause beyond the control of the Owner.

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

MAYOR

MUNICIPAL CLERK

THE REQUIREMENTS AND CONDITIONS UPON WHICH THIS PERMIT IS ISSUED
ARE ACKNOWLEDGED AND AGREED TO. 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.

Owner: Signature Owner: Print Name above Date
FOR THE PURPOSES OF SECTION 5, THIS PERMIT IS ISSUED ON

Schedules:
A — Statement of Sustainability date stamped June 10, 2010

B - Building Plans prepared by B. Gordon Hlynsky Architecture Inc. and date stamped
June 10, 2010



SCHEDULE
B. GORDON HLYNSKY ARCHITECT INC.

MAIBC . 2439 Bellevue Ave . West Vancouver BC V7V 1E1. PH (604) 925-3631 . Fax (604) 925-3671

June 9, 2010

Planning Department

The Corporation of the District of West Vancouver
750 — 17" Street

West Vancouver, B.C.

V7V 3T3

To whom it may concern:

RE: SUSTAINABILITY STATEMENT

DEVELOPMENT VARIANCE APPLICATION

GENEST RESIDENCE

2972 PARK LANE

WEST VANCOUVER
This letter, the appended drawings and information are in support of our request for a development
variance permit for the above single family waterfront property. The following is a list of sustainable
features incorporated into the design based on LEED criteria and West Vancouver Green Building

requirements:

1. SENSITIVE SITE DEVELOPMENT
Stormwater Management:

The majority of landscaping will consist of indigenous species suitable to an Oceanside
climate. A xeriscape surrounds the permeable beachside terrace to eliminate need for
extensive irrigation. Furthermore, the driveway will consist of permeable pavers to allow for a
semi-permeable driveway.

Habitat:

The project has retained a registered biologist from an environmental service to work with
Fisheries and Oceans and the Municipality to provide a responsible interface between the
shoreline and the new residence. At this stage, the intention is to provide an artificial barrier
reef to encourage local habitation and avoid further erosion of the foreshore. Invasive species
currently found on the site (blackberry, ivy, English laurel, holly) are to be removed in favor of
indigenous species. The large (23 diameter) Cedar at south side of the property is to be
retained.

Landscape Design:

Planters at the perimeter of the building will manage rain runoff. To encourage drainage and
reduce water use, drought-tolerant plantings are to be used on landings on the east side of

the property and on the permeable beach terrace.



2. BUILDING ENVELOPE
Insulation:
All exterior walls to be framed with 2 x 6 wall construction with high-density batt insulation to
achieve in-wall-cavity insulation value of RSI (R22). R.40 Batt Insulation to be used for
insulation of truss roof.
Window Performance:
All windows to be double glazed Energy Star rated wood frame windows.

3. ENERGY EFFICIENCY
Hot Water:
On demand hot water to be installed to avoid continual heating.

Building Orientation:
The alignment of the house footprint is set to 1 degree from due east-west to maximize solar
gains. Glazing is maximized on the south wall to be 54% of total surface area. To optimize
lighting and heating efficiency, the south facing windows will benefit from large overhangs in
combination with interior shades. Due to the perimeter walls jogging, the overhang varies
depending on the wall location in relation to the roof edge (please refer to plan drawings).
Overhang dimensions are as follows:

Lower Floor overhang: 14'6” - 18-6”

Main Floor overhang: 3'-0" - 16'-0"

Upper Floor overhang: 3'-0" - 8’0"

4. INDOOR ENVIRONMENTAL QUALITY
Controllability of Systems:

To allow for maximum comfort and avoid reliance on mechanical and electrical systems, all
rooms are to be provided with thermal, ventilation and lighting systems controlied by
individual. Operable Windows in all occupied spaces allow for passive cooling and
ventilation. Opportunities for cross ventilation have been optimized.

Daylight + Views:

Connection provided between indoor and outdoor spaces through daylight and views with
direct line of sight glazing. Building footprint oriented to maximize daylit areas and allow
natural light penetration. Daylighting to reduce need for electric light and increase indoor
comfort.

Heat Recovery:

HRYV installed to allow for constant exchange of fresh and interior air.



5. WATER CONSERVATION

All plumbing fixtures are to be specified as low-flow.

6. SOLAR RETROFIT READY

Two 50 mm pipes to be installed that run from the electrical/mechanical room to the attic for

the future potential of adding a PV system.

7. ALTERNATIVE TRANSPORTATION
Allocated parking for 2-4 bicycles separate from the garage area. An electrical outlet in the

garage will allow for an electric car.

8. MATERIALS + RESOURCES
Storage + Collection of Recyclables:

Easily accessible space designated for recyclables within the kitchen/pantry area and
garage.

As stated in our Development Variance letter, we have worked with your Planning Department to
maximize permeable surfaces, greenscape and reduction of carbon footprint. We are also planning
to achieve Energuide 80 rating to improve the energy performance. As an additional community
benefit, an Environmental Consultant and Biologist have been retained to develop a plan to enhance

and protect the shoreline habitat.

Thank you for your consideration of this variance request.

Yours truly,

Katie Hlynsky [AAIBC, LEED AP / B. Gordon Hlynsky MAIBC

cc. Marie Genest
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