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CITY OF WHITE ROCK
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Public Hearings held in the Council Chamber are being recorded and broadcasted as well included
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T. Arthur, Director of Corporate Administration
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1. CALL HEARING/ MEETING TO ORDER

2. DIRECTOR OF CORPORATE ADMINISTRATION READS A STATEMENT
REGARDING THE PROCEDURE TO BE FOLLOWED FOR THE PUBLIC
HEARING/ MEETING
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3. PUBLIC HEARING #1 - BYLAW 2397: WHITE ROCK ZONING BYLAW,
2012, NO. 2000, AMENDMENT (CD 66- COMPREHENSIVE
DEVELOPMENT ZONE [1539 MAPLE STREET] BYLAW 2021, NO. 2397

CIVIC ADDRESS: 15631 RUSSELL AVENUE AND 1509, 1529. 1539,
1549, AND 1559 MAPLE STREET

PURPOSE: Bylaw 2397 proposes to amend the White Rock Zoning Bylaw
to allow for 53 townhouse units on the properties at 15631 Russell Avenue,
and 1509, 1529, 1539, 1549 and 1559 Maple Street.

4. DIRECTOR OF CORPORATE ADMINISTRATION ADVISES HOW THIS
PUBLIC HEARING HAS BEEN PUBLICIZED

Notice was published in the October 7 and 14 editions of the Peace
Arch news.

•

75 notices were mailed to owners and occupants within 100 meters
of the subject property.

•

A copy of the notice was placed on the public notice posting board
on October 5, 2021

•



5. THE CHAIRPERSON INVITES THE ACTING DIRECTOR OF PLANNING
AND DEVELOPMENT SERVICES TO PRESENT THE PROPOSED
BYLAW

7

Note: Public information package attached for information purposes.
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ADMINISTRATION TO ADVISE OF ANY CORRESPONDENCE OR
SUBMISSIONS RECEIVED
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As of 8:30 a.m. on on October 13, 2021 there have been two (2)
submissions.

Note: Submissions received between 8:30 a.m. October 13, 2021 and 12:00
p.m. (noon), October 18, 2021 will be presented "On Table" at the Public
Hearing. 

Author Date Received City of Residence Status Item #

Undisclosed
October 12,
2021

Undisclosed Support C-1

R. Clarke
October 12,
2021

Surrey Support C-2
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10. PUBLIC MEETING #2 - TEMPORARY USE PERMIT 21-019

Civic Address: 1589 Maple Street

Purpose: Temporary Use Permit (TUP), TUP 21-019, is requesting an
extension which permits the temporary sales centre and construction site
office, and associated off-street parking located at 1589 Maple Street. Both
the sales centre and construction site office are tied to the on-going
development of the Altus building located at 1526 Finlay Street, being
immediately west of the property subject to this TUP request. At Council’s
request the TUP will be limited to a period of one (1) year from issuance.
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11. DIRECTOR OF CORPORATE ADMINISTRATION ADVISES HOW THIS
PUBLIC HEARING HAS BEEN PUBLICIZED

Notice was published in the October 7 and 14 editions of the Peace
Arch news.

•

62 notices were mailed to owners and occupants within 100 meters
of the subject property.

•

A copy of the notice was placed on the public notice posting board
on October 5, 2021

•
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APPLICATION
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Note: Public information package attached for information purposed.
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ADMINISTRATION TO ADVISE OF ANY CORRESPONDENCE OR
SUBMISSIONS RECEIVED

As of 8:30 a.m. on on October 13, 2021 there have been no submissions.

Note: Submissions received between 8:30 a.m. October 13, 2021 and 12:00
p.m. (noon), October 18, 2021 will be presented "On Table" at the Public
Meeting.

14. THE CHAIRPERSON INVITES THOSE IN ATTENDANCE TO PRESENT
THEIR COMMENTS

15. IF REQUIRED, THE CHAIRPERSON INVITES THE ACTING DIRECTOR
OR PLANNING AND DEVELOPMENT SERVICES TO SUMMARIZE THE
PROPOSED APPLICATION

16. CONCLUSION OF PUBLIC MEETING #2 - TEMPORARY USE PERMIT 21-
019 (1589 MAPLE STREET)

17. CONCLUSION OF THE OCTOBER 18, 2021 PUBLIC HEARING/MEETING
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OPENING STATEMENT OF PUBLIC HEARING PURPOSE AND CONDUCT 

A Public Hearing/ Meeting has been called to consider the following proposed bylaw and 

applications with respect to: 

BYLAW 2397: WHITE ROCK ZONING BYLAW, 2012, NO. 2000, AMENDMENT  

(CD-66- COMPREHENSIVE DEVELOPMENT ZONE [1539 MAPLE STREET], BYLAW 2021,  

NO. 2397 

 

Bylaw 2397 proposes to amend the White Rock Zoning Bylaw to allow for 53 townhouse units on 

the properties at 15631 Russell Avenue, and 1509, 1529, 1539, 1549, and 1559 Maple Street. 

APPLICATION FOR A TEMPORARY USE PERMIT 21-019 (1589 MAPLE STREET) 

Temporary Use Permit (TUP), TUP 21-019, is requesting an extension which permits the temporary 

sales centre and construction site office, and associated off-street parking located at 1589 Maple 

Street. Both the sales centre and construction site office are tied to the on-going development of the 

Altus building located at 1526 Finlay Street, being immediately west of the property subject to this 

TUP request. At Council’s request the TUP will be limited to a period of one (1) year from issuance.  

 

The purpose of this evenings public hearings shall be to give a reasonable opportunity to be heard or 

to present written submissions respecting the proposals. There is a speakers list available.  Please 

print your name and city of residence on the list in order to appear as a speaker before Council.  

Individuals will be called in the order that their name appears on the speakers’ list.  For those 

wishing to speak by phone, registration for the hearing/ meeting took place earlier today from 12 

p.m. to 4:00 p.m.  Those wishing to speak to any of the proposals called into Corporate 

Administration providing their contact information and an email was provided with instructions on 

how to participate this evening.  Members of the public who did not register to speak (by phone or in 

person) will still be given an opportunity to speak at the end of the speakers/ registration list. .  

Opportunities to speak before Council will alternate between those on the speakers list and those 

who have registered to speak by phone.  The speaker will begin by clearly stating their name and 

City of residence and then providing their comments concerning the proposal.   
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If you have a petition with you, please read out the information at the top of the petition and it may 

be submitted to staff either at the meeting for those in attendance, or via email directly following 

the meeting.   

Those that have a submission to read on behalf of another individual may do so however the 

written submission must be signed and include a City of residence and must be submitted to staff 

to be maintained as part of the public record. 

Each speaker will be given a maximum of five (5) minutes to speak.  Decorum must be 

maintained at all times, we ask the public to listen and respect each persons’ right to voice their 

opinion. 

 

Anyone wishing to speak at this meeting must be acknowledged by the Chairperson.   

Anyone speaking by telephone is requested to follow instructions provided by staff:   

 You will be put on hold in a queue for the respective item, and you will be connected 

when it is your turn to speak. If you hang up during this time, you will lose your place 

in the queue. You may watch the Council meeting through the City’s Live Stream while 

you are on hold. 

 Your comments must be relevant to the application (bylaw and permit) being considered 

at the Public Hearing 

 Each speaker will be given a maximum of five (5) minutes to speak 

 Turn off all audio of the meeting. Note: There is a 1-minute delay in the live stream so 

please listen to the cues given over the phone 

 Do not put your phone on speaker phone 
 Once you make your comments to Council, the call will end quickly so that the next 

speaker can join the meeting 

Once all in attendance have had the opportunity to speak the Chairperson will ask for anyone 

wishing to speak to come forward.  For those viewing at home the telephone number will be shown 

so you are able to call in at that specific time.   

A person speaking an additional time is requested to add additional information from what they said 

previously.  

Members of Council may, if they wish, ask questions of you following your presentation.  However, 

the main function of Council members this evening is to listen to the views of the public.  It is not 
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the function of Council at this time to debate the merits of the proposal with individual citizens.  It is 

also not the time for the speaker to be asking questions of staff regarding the application. 

All written submissions will be retained by staff and copies will be available upon request.  

Everyone shall be given a reasonable opportunity to be heard at this Public Hearing/meeting.  No 

one will be or should feel discouraged or prevented from making their views heard.    

Note:  The meeting will be streamed live and archived through the City’s web-streaming service. 
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NOTICE OF PUBLIC HEARING – OCTOBER 18, 2021 

BYLAW 2397: WHITE ROCK ZONING BYLAW, 2012, NO. 2000, AMENDMENT 

(CD-66 –COMPREHENSIVE DEVELOPMENT ZONE 
[1539 MAPLE STREET]) BYLAW 2021, NO. 2397 

MAJOR DEVELOPMENT PERMIT: DP 421 

CIVIC ADDRESS: 15631 RUSSELL AVENUE AND 1509, 1529. 1539, 1549, and 1559 MAPLE STREET 

PURPOSE: Bylaw 2397 proposes to amend the White Rock Zoning Bylaw to allow for 53 townhouse 
units on the properties at 15631 Russell Avenue, and 1509, 1529, 1539, 1549 and 1559 Maple Street. 
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Last revised: 4 October 2021 

Documents: 
Author Document Item # 
Director of Planning and Development 
Services 

Land Use and Planning Committee corporate report 
dated May 27, 2019 

R-1 

Director of Planning and Development 
Services 

Land Use and Planning Committee corporate report 
dated January 11, 2021 

R-2 

Director of Planning and Development 
Services 

Land Use and Planning Committee corporate report 
dated September 20, 2021 

R-3 

Corporate Administration Department Minutes – Various Extracts R-4 
 
Written Submissions: 

Author Date Received Resident? Status Item # 
None to date.      
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THE CORPORATION OF THE 

CITY OF WHITE ROCK
15322 BUENA VISTA AVENUE, WHITE ROCK, B.C. V4B 1Y6 

NOTICE OF PUBLIC HEARING 
MONDAY, OCTOBER 18, 2021 

NOTICE is hereby given that the Council of the City of White Rock will hold an opportunity 
for public participation for a Public Hearing on MONDAY, OCTOBER 18, 2021  
at 5:00 P.M. in accordance with the Local Government Act and the Planning Procedures 
Bylaw. All persons who deem their interest in property is affected by the proposed 
bylaw/application shall be afforded an opportunity to be heard in person, by telephone or by 
forwarding written submissions reflecting matters contained in the proposed 
bylaw/application that is the subject of the Public Hearing. At the Public Hearing, Council 
will hear and receive submissions from interested persons in regard to the bylaw/application 
listed below: 

BYLAW 2397: WHITE ROCK ZONING BYLAW, 2012, NO. 2000, AMENDMENT  
(CD-66 –COMPREHENSIVE DEVELOPMENT ZONE [1539 MAPLE 
STREET]) BYLAW 2021, NO. 2397 

MAJOR DEVELOPMENT PERMIT: DP NO. 421 

CIVIC ADDRESS: 15631 RUSSELL AVENUE AND 1509, 1529. 1539, 1549, AND 1559 
MAPLE STREET (SEE SITE MAP ATTACHED) 

PURPOSE: Bylaw 2397 proposes to amend the White Rock Zoning Bylaw to allow for 
53 townhouse units on the properties at 15631 Russell Avenue, and 1509, 1529, 1539, 
1549 and 1559 Maple Street. 

Further details regarding the subject of the Public Hearing may be obtained from the 
City’s Planning and Development Services Department at City Hall by contacting  
604-541-2136 | planning@whiterockcity.ca.
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To participate in the Public Hearing, please review the options below: 
 
1. Submit written comments to Council: 

You can provide your submission (comments or concerns) by email to 
clerksoffice@whiterockcity.ca or by mail to Mayor and Council, 15322 Buena Vista Avenue, 
White Rock, BC, V4B 1Y6. The deadline to receive submissions is by  
12:00 p.m. on the date of the Public Hearing, October 18, 2021. 

You may forward your submissions by: 

• Mailing to White Rock City Hall, 15322 Buena Vista Avenue, White Rock, BC  
V4B 1Y6, or hand delivery to the Corporate Administration Office; or, 

• Emailing the Mayor and Council at clerksoffice@whiterockcity.ca with the following 
noted in the subject line: PH 1 - Bylaw 2397 (CD-66 1539 Maple Street). 

2. You may register to speak to a Public Hearing item via telephone: 

Registration will be open from 12:00 p.m. to 4:00 p.m. on the date of the Public 
Hearing, October 18, 2021. Registration will only be available during this time. Once 
you register, you will be sent an email with further instructions.  

Register to speak by emailing clerksoffice@whiterockcity.ca or calling 604-541-2127. 

Please note the following instructions when you call in: 

• You will be put on hold in a queue for the respective item, and you will be 
connected when it is your turn to speak. If you hang up during this time, you 
will lose your place in the queue. You may watch the Council meeting through 
the City’s Live Stream while you are on hold. 

• Your comments must be relevant to the application (bylaw) being considered at the 
Public Hearing 

• You will have 5 minutes to speak 
• While speaking turn off all audio of the meeting. Note: There is a 1-minute 

delay in the live stream so please listen to the cues given over the phone 
• Do not put your phone on speaker phone 
• Once you make your comments to Council, the call will end quickly so that the 

next speaker can join the meeting 

If you miss the noted registration period, please watch the live meeting at the 
following link: whiterockcity.ca/Agendas as there will be an opportunity for you to 
call in for a limited period of time. 
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3. You may attend the Public Hearing in person: 

The City of White Rock will be following guidelines from the Provincial Health 
Officer and are permitted to hold public meetings at half meeting room capacity.  
Members of the public who wish to speak will be provided an opportunity to do so in 
Council Chambers at City Hall.  Due to a limited seating capacity, you may need to 
wait in the lobby of City Hall until it is your turn to speak. 

Please note that masks are required when in City Hall.   

Note: Correspondence that is the subject of a Public Hearing, Public Meeting, or other 
public processes will be included, in its entirety, in the public information package and 
will form part of the public record. Please contact the Corporate Administration 
Department at 604-541-2127 (or include a request on your written submission) if you 
have any concern with your personal information being included in the public 
information package.   
 
Council shall not receive further submissions from the public or interested persons concerning 
the bylaws/applications after the Public Hearing has been concluded. 
 
The meeting will be streamed live and archived through the City’s web-streaming service. 
 
The proposed bylaw/application and associated reports can be viewed online on the agenda 
and minutes page of the City website, www.whiterockcity.ca, under Council Agendas from 
October 5, 2021, until October 18, 2021. If you are unable to access the information online, 
please contact the Corporate Administration department at 604-541-2212, between the 
hours of 8:30 a.m. and 4:30 p.m., or leave a voicemail and staff will ensure you have the 
information made available to you.   
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Site Map: 15631 Russell Avenue and   
1509, 1529. 1539, 1549 and 1559 Maple Street 

 

 
 

October 5, 2021 
 
Tracey Arthur, Director of Corporate Administration 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK
       CORPORATE REPORT 

DATE: May 27, 2019 

TO: Land Use and Planning Committee 

FROM: Carl Johannsen, Director of Planning and Development Services 

SUBJECT: Initial OCP Amendment Application Report – Russell Avenue / Maple Street 
(18-008 OCP&ZON&MJP)  

RECOMMENDATIONS 
THAT the Land Use and Planning Committee: 

1. Receive for information the corporate report dated May 27, 2019 from the Director of
Planning and Development Services, titled “Initial OCP Amendment Application Report
– Russell Avenue / Maple Street (18-008 OCP&ZON&MJP);” and

2. Recommend that Council defer this OCP Amendment application until the outcomes and
recommendations regarding the initial public feedback from the OCP City-wide building
height review are considered by LUPC.

EXECUTIVE SUMMARY 
An Official Community Plan (OCP) Amendment, a Zoning Amendment, and a Major 
Development Permit application has been received regarding a development proposal on an 
assembly of six adjacent properties at 15631 Russell Avenue, and 1509, 1529, 1539, 1549, and 
1559 Maple Street (the “subject properties”).  
The proposal is comprised of two multi-unit residential buildings, each containing a mixture of 
ground-oriented (i.e. front entry accessible at street level) townhouse units and apartment units. 
The overall development proposes 59 dwelling units (34 townhouse units and 25 apartment 
units) over one level of underground parking.  An overall Gross Floor Area Ratio (FAR) of 
approximately 1.46 (~71,637 square feet) is proposed for this site, which is within the 1.5 FAR 
maximum density permitted on these properties under the East Side Large Lot Infill OCP Land 
Use Designation. 
While the proposal is within the maximum density permitted by the OCP, the proposal does not 
conform to the OCP policies in the inclusion of low-rise apartment units (i.e. entries not 
accessible at street level) on the fourth and fifth storeys of the buildings, whereas the OCP calls 
for ground-oriented townhouse in this location in buildings up to three (3) storeys. The applicant 
is proposing increasing the permissible height for this area to a maximum of five (5) storeys on 
the western portion of the site, stepping down to four (4) storeys along Maple Street.  
Immediately west of the subject properties is the site of the ‘Altus’ development, which was 
issued a Development Permit in September 2017 and is now under construction. This mixed use 
(two levels of commercial with residential above), 13-storey building was approved prior to the 

R-1
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Initial OCP Amendment Application Report – Russell Avenue / Maple Street (18-008 OCP&ZON&MJP) 
Page No. 2 

adoption of the current OCP in October 2017.   The applicant is proposing that their proposed 
height transition with five (5) storey apartments interfacing with the 13 storey Altus building is a 
better fit with this built form context than a three-storey townhouse form. 
This report sets out options for consideration by the Land Use and Planning Committee, in terms 
of giving direction to staff on how the OCP amendment application should be managed moving 
forward.  These options include: 

1. Deferring this OCP Amendment application until the outcomes and recommendations
regarding the initial public feedback from the OCP City-wide building height review are
considered by LUPC;

2. Directing staff to continue processing this OCP Amendment application in its present
form; or

3. Referring this OCP Amendment application back to staff, with specific feedback and
direction to staff regarding this application; or

4. Refusing this OCP Amendment application.
Staff support Option 1. 

PAST PRACTICE / POLICY / LEGISLATION 
White Rock Official Community Plan, 2017, No. 2220 
The Official Community Plan (OCP) sets out future land use, density, height and other policy 
directions for development applications. 
The subject properties are designated under the ‘East Side Large Lot Infill’ OCP Land Use 
Designation (the “East Side designation”). The objective of this land use policy area is to enable 
a mix of residential forms and choices in the area east of the Peace Arch Hospital – as well as 
select commercial uses to support the Hospital – that are compatible with adjacent Mature 
Neighbourhood areas and supportive of transit along North Bluff Road.  
This designation contemplates a variety of multi-unit residential building typologies in the form 
of townhouses and low-rise buildings, mixed-use buildings (commercial/office/residential), and 
single family homes. In reference to permissible densities and heights for the subject properties 
in the East Side designation, Policy 8.7.2 states the following:  

“Allow mixed-use buildings on Finlay Street between Russell Avenue and North Bluff 
Road with a maximum density of 2.5 FAR in buildings of up to six storeys in height. 

Allow ground-oriented townhouses on Maple Street between Russell Avenue and 
North Bluff Road and townhouses and low-rise apartments on North Bluff Road, with a 
density of 1.5 FAR in buildings of up to three storeys. 
Density and height maximums for single family homes shall be as required in the City’s 
Zoning Bylaw.”  
[emphasis added in bold] 

As the proposal exceeds three storeys in height (four to five storeys) and includes apartment 
dwelling units, the above bolded section of the OCP would require amendment to accommodate 
the proposal. According to Section 19.3 (page 76) of the OCP, each OCP Amendment 
application must clearly demonstrate how the proposal conforms with and will help realize the 
OCP’s vision, principles, goals, and objectives. The applicant’s OCP Amendment Rationale 
Letter is attached as Appendix B.  
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Initial OCP Amendment Application Report – Russell Avenue / Maple Street (18-008 OCP&ZON&MJP)  
Page No. 3 
 
The subject properties are also located within the ‘East Side Large Lot Infill Development Permit 
Area’ and is subject to the associated Development Permit Area guidelines.  

White Rock Planning Procedures Bylaw, 2017, No. 2234 
The City of White Rock Planning Procedures Bylaw, 2017, No. 2234 (the “Procedures Bylaw”) 
is the principal Bylaw that defines planning application procedures in the City of White Rock 
and provides information regarding the processing of OCP Amendment applications.  
Sections D and E of Schedule G of the Procedures Bylaw state the following:  

(d) Staff may then prepare an Information Report on an Initial Application for Council. 
Council may forward the application to Public Information Meeting or refuse the 
application. 

(e) Council passes a public consultation strategy resolution that sets out the consultation 
process for the development of the plan amendments, and the strategy will identify one or 
more opportunities Council considers appropriate for consultation with specific persons, 
organizations, and authorities Council consider will be affected. 

If the application is refused, then the applicant could be directed to amend their plans for a three-
storey ground-oriented townhouse development. However, if Council directs that the application 
continue through the application process, then Council will need to pass a public consultation 
strategy resolution identifying the appropriate method of consultation, and who will be consulted 
as part of this process. The scope and scale of this consultation process is contemplated in 
Council Policy 512: Official Community Plan Consultation. Staff also note that since an OCP 
height review is being undertaken Council could also defer consideration of this OCP 
amendment until the OCP Review is complete or initial feedback on building heights in this 
neighbourhood has been received.    

ANALYSIS 
Site Context 
All of the subject properties are currently zoned ‘RS-1 One Unit Residential Zone’ which 
permits one-unit residential units with a 7.7 metre (25.26 feet) maximum height, and each is 
currently occupied by a detached single family dwelling.  Altogether, the six properties are 
approximately 1.128 acres (4,566 square metres, or 49,148 square feet) in overall size.  
The surrounding neighbourhood is generally comprised of low density, detached residential 
homes to the east and south. The 13-storey mixed-use commercial and multi-unit residential 
building (the “Altus”) is located immediately west of the subject property, while the ‘Altus’ sales 
centre and contractor parking lot is located immediately north of the subject properties.  
There is another development proposal located in the immediate vicinity of this proposal (the 
‘Beachway’), which is a mixed townhouse and apartment complex development. This proposal is 
for an affordable rental development comprised of two distinct parts: a five-storey apartment 
building intended wholly for affordable rental purposes and a six-storey apartment for market 
sale on the properties fronting onto North Bluff Road, with a three-storey townhouse complex 
located on the properties fronting onto Maple Street. This application was reviewed at the 
Advisory Design Panel meeting on April 23, 2019 and the Panel recommended that the 
application move forward for consideration by the Land Use and Planning Committee. 
Several institutional uses are also in close proximity to the site, with the BC Hydro substation 
and Peace Arch Hospital to the west, and Earl Marriott Secondary School (in Surrey) and 
Maccaud Park to the east. The subject properties are located within 100 metres of North Bluff 
Road, which is a major arterial that is part of TransLink’s Major Road Network (MRN) and has 
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Initial OCP Amendment Application Report – Russell Avenue / Maple Street (18-008 OCP&ZON&MJP)  
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bus service and direct access to Highway 99.  A context map is provided for reference below, 
highlighting and outlining the subject properties in yellow. 

Figure 1: Site Context Map 

 
Development Proposal 
The proposal is comprised of two interconnected (through above-grade walkways) multi-unit 
residential buildings, each containing a mixture of townhouse units and apartment units. One 
building consists of the units facing Maple Street, and the other, ‘L-shaped’, building consists of 
the units facing Russell Avenue as well as the units on the shared property line with the Altus 
site. The overall development would contain 59 dwelling units (34 townhouse units and 25 
apartment units) over one level of underground parking. An overall Gross Floor Area Ratio 
(FAR) of approximately 1.46 (~71,637 square feet) is proposed for this site, which is consistent 
with the East Side Large Lot Infill OCP Land Use Designation (1.5 FAR). A rendering facing 
southwest is provided for reference below: 
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Figure 2: ‘The Russell and Maple’ - Rendering Facing Southwest 

Each building would be comprised of a number of apartment units (ranging from one storey to 
two-storeys in size) stacked on top of a base of two-storey townhouse units. The top-most storeys 
of each proposed building would be comprised of a small living space (typically 135 to 180 
square feet) shared with a private rooftop patio. Figure 3 below provides an example of the unit 
configuration for a street-fronting four-storey building (‘Russell Avenue Building’).  

Figure 3: ‘The Russell and Maple’ – Maple Street Frontage 

The space between the buildings forms a shared interior courtyard feature. The townhouse units 
are accessed from the shared interior courtyard and from the street frontages, while the apartment 

‘Maple Street Building’ 
4 Storeys 

‘Russell Avenue Building’ 
5 Storeys 

ALTUS 
13 Storeys 

‘Russell Avenue 
Building’ – 4 storeys 
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units are accessible from covered outdoor walkways. Access to the underground parkade is 
provided through two elevators located near the centre of the development.  
This OCP amendment would accommodate an increase in height for the proposed development. 
For these properties, the East Side Large Lot Infill designation contemplates a maximum of three 
storeys for multi-unit residential development, in a ground-oriented form (or ‘building 
typology’). The applicant is proposing increasing the permissible height for this particular area of 
the East Side Large Lot Infill designation to a maximum of five storeys on the western portion of 
the site, stepping down to four storeys along Maple Street and Russell Street, and including 
residential units that are not ground-oriented townhouses. The applicant’s drawing package, 
including landscaping plans, is attached to this report as Appendix C.  

Planning Review 
OCP amendment applications must be reviewed in relation to the OCP’s vision, goals, objectives 
and policies.  Staff’s review and commentary regarding this proposed OCP Amendment is 
summarized below. 
OCP Review: Height Review and Surrounding Site Context 
The subject properties are located within the East Side Large Lot Infill Land Use Designation. 
Allowable uses, heights, densities and building types for certain properties located within this 
designation are expressly stated in OCP Policy 8.7.2. Other policies, such as the OCP Potential 
Affordable Rental Housing sites, are also applicable to certain properties within this 
neighbourhood. This is detailed in Figure 4: East Side Designation – Density and Heights below.  

Figure 4: OCP Land Use East Side Designation – Density and Heights 

 
Under the current OCP, and as shown in red outline above, the subject properties are located 
within a part of the East Side designation that allows multi-unit residential development in 
buildings up to three storeys in height, and up to 1.5 FAR.  The properties immediately to the 
north along North Bluff Road (shown with red diagonal hatching) are subject to the same 
conditions, but development on these properties can be intensified by up to six storeys and to 2.5 
FAR assuming that 30% of the units are secured as affordable rental units for low to moderate 
income households.   
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The property immediately to the west of the subject properties (blue shading) is the Altus, a 13 
storey mixed-use development which was approved by Council in September 2017, prior to the 
adoption of the OCP in October 2017.  A building permit for the Altus development was issued 
in May 2019 and construction of this building is underway.  The original intent for this area in 
the draft OCP was 2.5 FAR and 6 storeys, prior to the approval of the Altus. 
Under current OCP policy conditions, the subject properties would only be permitted to 
accommodate multi-unit residential developments no greater than three storeys in height. This 
would constitute a significant transition in height and massing in the surrounding built 
environment from 13 storeys to the west down to three (3) storeys on the subject properties. This 
amendment application would also respond to a previous OCP amendment application that 
occurred prior to the adoption of the new OCP, allowing for a more sensitive height transition. 
The proposed building heights of this development (four-five storeys for the Russell Avenue 
Building, and four storeys for the Maple Street Building) would allow for a more gradual 
transition from the Altus development to the west (13 storeys) and the affordable rental housing 
site to the north (potentially six storeys), to the rest of the surrounding neighbouring context 
(three storeys to the east side of Maple Street, and the two-storey single family dwellings to the 
south). This transition is illustrated in Figure 5: South Elevation Drawings below: 

Figure 5: South Elevation Drawings 

 
OCP Vision and Guiding Principles 
The OCP is strategically guided by a Vision and six Guiding Principles (the “Principles”) that 
articulate strategic elements and opportunities inherent in the Vision. These Principles are based 
upon ‘Smart Growth’ planning principles that are appropriate to the White Rock context, 
particularly given their relevance to key issues and concerns raised by the community during 
Phase 1 of the Imagine White Rock 2045 OCP Planning process (such as growth, design, 
transportation, environmental management). They provide the foundation for more detailed 
goals, objectives, and policies contained within this document. The Vision and the six Principles 
are summarized in Appendix C: White Rock OCP – Vision, Guiding Principles, and Goals. 
While there are some Principles that would not be applicable or relevant in this circumstance 
(e.g. Principle 1 – Connect to the Water, Principle 2: Enjoy the Town Centre, and Principle 5: 
Share the Streets), this application reinforces Principles 3 and 4 listed below:  

Principle 3: Grow Up & Grow Old in the Same Neighbourhood 

ALTUS 
13 Storeys 5 Storeys 

 
 4 Storeys 
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While there is an opportunity to create a more site-specific height transition through this OCP 
amendment, the applicant’s proposal also provides for a mixture of different housing typologies 
on the subject properties. Through the provision of different housing types on the same site 
(ground-oriented townhouses and upper-level apartment units), this proposal promotes White 
Rock as a community that provides a mix of high quality housing choices, including diverse 
forms that accommodates future residents of differing incomes, abilities, and lifestyles.   

Principle 4: See the Sea 
The proposed fourth and fifth storeys of the development available to the top-most apartment 
dwelling units also enables the addition of private outdoor space to a part of this development 
that may not otherwise be able to capture this use. Through the addition of rooftop decks and 
indoor living space, future residents would be able to enjoy an opportunity to ‘see the Sea’.   
More importantly, view impact from the requested increase in height is minimized due to the 
uphill location of the proposed development. As the proposal is located on the northwestern 
block of the intersection between Maple Street and Russell Avenue, future development to the 
north would be able to potentially capitalize on views to the south through the six-storey 
affordable rental policy maximum, while the adjacent property to the west (the Altus) already 
provides views to residents and employees due to its height and terracing features (e.g. shared 
outdoor decks).  
The layout and configuration of the proposed development relates to Principle 6 of the OCP. 

Principle 6: Live and Play in Green Spaces 
The proposed development would require a full lot excavation to accommodate the level of 
underground parking. This, in turn, would necessitate the removal of all trees and landscaping 
located on and around the subject property. However, the applicant has proposed the inclusion of 
a shared outdoor courtyard scheme and private outdoor patio spaces that promotes pedestrian and 
bicycle circulation within and around the site. These areas would also be landscaped with 
grasses, shrubs, and small trees.  
The planting of street trees along the Maple Street and Russell Avenue frontages would also 
occur through this development, allowing for some mitigation to the loss of existing tree canopy 
on site. The applicant is also proposing the inclusion of a ‘parkette’ on the corner of Russell and 
Maple, which will feature benches, bicycle parking, and plantings for privacy and buffering. For 
reference, the applicant’s landscaping drawings are included in Appendix D.  
OCP Goals, Objectives, and Policies 
The recently adopted White Rock OCP is further broken down into a number of Goals, 
objectives, and policies.  There are 13 Goals that serve as the foundation of each policy chapter 
located in OCP Part B: Policies. The summary list of these 13 Goals are included in Appendix C: 
White Rock OCP – Vision, Guiding Principles, and Goals. 
Staff have identified three specific Goals, along with associated objectives and policies that 
relate directly to the applicant’s requested OCP amendment to height:  

Goal 2 (Section 7.0) - Growth Management 
The City of White Rock encourages citizen involvement while managing growth and 
development, characterized by high-quality design and the provision of community 
amenities and infrastructure. 

There is some support provided to the applicant’s request to amend permissible height for the 
subject property under Policy 7.2.2 – Height Variation, which encourages some variation in 

Page 20 of 162



Initial OCP Amendment Application Report – Russell Avenue / Maple Street (18-008 OCP&ZON&MJP) 
Page No. 9 

building heights within the general transition to lower heights moving away from the intersection 
at Johnston and North Bluff Road.  

Goal 3 (Section 8.0) – Land Use 
The City of White Rock maximizes its limited land resource by creating a complete 
community where residents have convenient access to jobs, services, open space, and 
amenities. 

While allowable heights and densities for the East Side designation are established in OCP 
Policy 8.7.2, the overview section of the East Side designation states that “the area is 
characterized by a diverse mix of homes, ranging from single-detached houses to low-rise 
apartments, that respond to both surrounding Mature Neighbourhoods and the activities and scale 
of the Peace Arch Hospital area.” 
The intensity of activity and scale of the Peace Arch Hospital area has changed with the approval 
of the 13-storey Altus development immediately west of the subject properties. Consequently, 
the requested transition in height (from five to four storeys) would allow the proposed 
development to more appropriately ‘bridge the gap’ between surrounding Mature 
Neighbourhoods and previously approved development.   

Goal 6 (Section 11.0) – Housing 
The City of White Rock has a mix of housing choices that are appropriate and affordable 
for residents at various stages of their lives.   

OCP Objective 11.1 promotes the expansion of housing choices for existing and future residents, 
and contemplates increasing the diversity of housing types for a variety of households, sizes, 
incomes, tenures, needs, and preferences. This helps to achieve a population with a good 
demographic mix. White Rock, unlike nearby portions of Surrey such as Grandview Heights, 
does not have significant undeveloped areas of land where new ground-oriented housing such as 
duplexes and townhouses can be built. Ground-oriented housing forms typically appeal more to 
families with younger children rather than apartment dwellings, and incorporating apartments in 
the proposal, with a higher propensity for downsizers and other households without children, 
may reduce the appeal of this development to families with children. The proposal to incorporate 
apartment units within this development may broaden the relative mix of households within the 
project but lessen the overall number of families with children, in comparison with a project that 
includes only ground-oriented townhouses. 
The proposal also conforms to various elements of the OCP Family-Friendly Housing policies. 
All 34 townhouse units with front door access on the ground level to the street or the shared 
outdoor courtyard. Additionally, all 59 dwelling units contain either two or three bedrooms 
(100%), and the overall proposal includes 41 three bedroom units (71.2%). For reference, this 
policy (OCP Policy 11.1.1 (b)) calls for a minimum of 10% three bedroom units and 35% either 
two or three bedrooms. 

Community Amenity Contribution (CAC) Policy  
This application is subject to Council Policy 511 (Density Bonus / Community Amenity 
Contributions), which requires an applicant to contribute to the City a share of the increase in 
land value or ‘land lift’ that occurs from rezoning a property to a higher density.  This share, in 
the form of a cash contribution (or ‘CAC’) can then be utilized by the City, according to Policy 
511, to fund a range of public amenities and/or affordable housing.   Policy 511 also enables 
Council to consider up to a 50 percent reduction in this CAC amount, if the applicant is 
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proposing to include market rental housing (secured as rental for the life of the building, by way 
of a Housing Agreement Bylaw adopted by Council) in their application. 
The required market report provided by the applicant, which is used to determine the CAC, 
estimates that the rezoning of the subject properties would result in a land lift of approximately 
$490,000 over the current (2018) assessed value plus a 5% premium to reflect additional costs 
for assembly.  The applicant is proposing a CAC of $245,000, representing an equal share of the 
land lift should Council approve the proposed rezoning.  If this application is moved forward by 
LUPC, staff may consider obtaining a second market report (from an alternate consultant) 
regarding the proposed CAC.  
The applicant is also proposing to secure eight (8) of the apartment units in the project as market 
rental units, for the life of the building. These units, each slightly above 1,000 square feet (i.e. 2 
bedroom / 2 bedroom plus den units) in size, are to be located on the third level of the buildings 
on the west side of the property.  The eight (8) rental units constitute 13.6 percent of the total 
units (59) in this proposed development.      
Proposed OCP Amendment, Consideration of Public Benefit and CAC Contribution 
Staff note that applications to amend the OCP, particularly those that proposed an increase in 
density and/or height, should provide an additional ‘public benefit’ as a part of the proposed 
amendment, including but not limited to additional park space, public realm improvements 
and/or affordable housing units.   
The applicant’s proposed contribution of eight (8) rental units, secured as rental for the life of the 
building, would expand the City’s rental housing supply and provide a more affordable housing 
option relative to strata condo units.  Staff also note that while the eight (8) rental units 
represents a tangible public benefit, staff also recommend, on the basis that the applicant is 
seeking additional height beyond the OCP, that the entire CAC be provided to the City and no 
CAC reduction be provided by Council.  The CAC can then be used to provide additional public 
benefit through funding amenities or affordable housing initiatives elsewhere in the City.  

OCP Review 
Council has directed staff to undertake a targeted review of the OCP, including a review of 
building heights on a sector (neighbourhood) basis. A corporate report outlining the scope and 
schedule of this process was provided in the agenda of the Regular Council Meeting on March 
11, 2019.  A public open house to build awareness of this review and obtain early public input 
has been scheduled for June 25, 2019, and an online survey for the OCP Review will be 
launched shortly on talkwhiterock.ca.  

 
Recommendation 
As outlined above, this OCP Amendment application does include a tangible public benefit in 
the proposed rental housing and CAC contribution.  However, since this application proposes a 4 
to 5 storey building height within an OCP land use that supports three-storey townhouses, and 
given that a City-wide building height review is being undertaken as a part of the OCP Review, 
staff recommend that this application be deferred until initial public feedback is obtained for this 
(‘Eastside’) area through upcoming OCP Review-related public consultation (June/July 2019).  
Once this feedback is obtained and analyzed, staff will report back to LUPC with an information 
report regarding public feedback and analysis on building heights in this area, for LUPC’s 
consideration and further direction to staff regarding this application.    
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OPTIONS 
The Land Use and Planning Committee can: 

1. Defer this OCP Amendment application until the outcomes and recommendations  
regarding the initial public feedback from the OCP City-wide building height review are 
considered by LUPC; or 

2. Direct staff to continue processing this OCP Amendment application in its present form; 
or 

3. Refer this OCP Amendment application back to staff, with specific feedback and 
direction to staff regarding this application; or 

4. Refuse this OCP Amendment application.  
Staff recommend Option 1. 

CONCLUSION 
An Official Community Plan (OCP) Amendment application has been received regarding a 
development proposal on an assembly of six adjacent properties at 15631 Russell Avenue, and 
1509, 1529, 1539, 1549, and 1559 Maple Street.  
The proposal is within the maximum density permitted by the OCP, however the proposal does 
not conform to the OCP policies in the inclusion of low-rise apartment units in buildings four (4) 
and five (5) storeys in height, where the OCP supports ground-oriented townhouse in this 
location in buildings up to three (3) storeys. The applicant is proposing increasing the 
permissible height for this area to a maximum of five (5) storeys on the western portion of the 
site, stepping down to four (4) storeys along Maple Street.  
Staff seeks feedback from the Land Use and Planning Committee on whether this OCP 
Amendment application should be: 

• deferred until the outcomes and recommendations regarding the initial public feedback 
from the OCP City-wide building height review are considered by LUPC;  

• processed in its present form; or 
• referred back to staff with specific feedback and direction to staff regarding this 

application; or 
• refused. 

Respectfully submitted, 
 

 
 
Carl Johannsen, MCIP, RPP 
Director of Planning and Development Services 
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Comments from the Chief Administrative Officer: 

I concur with the recommendations of this corporate report. 

Dan Bottrill 
Chief Administrative Officer 

Appendix A: Location and Ortho Photo Maps  
Appendix B: Applicant’s Official Community Plan Amendment Rationale Letter 
Appendix C: White Rock OCP – Vision, Goals, and Guiding Principles 
Appendix D: Excerpts from Architectural and Landscape Drawings 

Page 24 of 162



Initial OCP Amendment Application Report – Russell Avenue / Maple Street (18-008 OCP&ZON&MJP)  
Page No. 13 
 

APPENDIX A 
Location and Ortho Photo Maps 
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APPENDIX B 
Applicant’s Official Community Plan Amendment Rationale Letter
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White Rock OCP – Vision, Guiding Principles, and Goals
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APPENDIX D 
Excerpts from Architectural and Landscape Drawings 

 
Landscape Site Plan 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK
       CORPORATE REPORT 

DATE: January 11, 2021 

TO: Land Use and Planning Committee 

FROM: Carl Isaak, Director, Planning and Development Services 

SUBJECT: Official Community Plan Review – Preview of Phase 2 Public Input on 
Building Heights outside the Town Centre 

______________________________________________________________________________ 

RECOMMENDATION 
THAT the Land Use and Planning Committee receive the corporate report from the Director of 
Planning and Development Services, titled “Official Community Plan Review – Preview of 
Phase 2 Public Input on Building Heights outside the Town Centre.” 
______________________________________________________________________________ 

EXECUTIVE SUMMARY 
On November 23, 2020, Council passed a motion directing that the scope of the Official 
Community Plan (OCP) review be limited to focusing on the Town Centre and building heights 
outside the Town Centre (including waterfront/Marine Drive) as areas of priority interest. The 
original three-phase approach to the OCP Review, outlined in the diagram below (i.e., Phase 1 - 
Public Input, Phase 2 - Options Development, and Phase 3 - Recommendations), will carry 
forward in January 2021 under a condensed timeline.  

       Phase 1 Phase 2     Phase 3 

The review of building heights outside the Town Centre is currently within Phase 2 of the 
consultation program (i.e., Options Development). The other two priority topic areas (i.e., Town 
Centre Urban Design and Waterfront Enhancement) went through Phase 2 in December 2019 
and will be brought back with staff recommendations (Phase 3) in a future corporate report. 
The purpose of this corporate report is to provide the Land Use and Planning Committee (LUPC) 
with a preview of the options to be shared with the public at a January 14, 2021 digital “public 
open house.” Feedback on the options will be requested through a questionnaire delivered on the 
City’s online public engagement platform (www.talkwhiterock.ca/ocp-review), available on 
January 15, 2021. A postcard advertising the event and the survey was mailed out as a flyer to 

R-2
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White Rock households in the first week of January, and the notice was also included in the 
January 7, 2021 edition of the Peace Arch News. 
The options being presented at the event and through the questionnaire focus on three geographic 
areas: east and west of the Town Centre (the “Town Centre Transition” areas), the “Waterfront 
Village” area along Marine Drive, and the Russell and Maple block within the “East Side Large 
Lot Infill Area.” Further details on these areas and options to be presented to the public are 
provided in the Background section of this corporate report. 
The staff presentation at the live event, which is scheduled from 5:30 p.m. to 7:00 p.m., is 
anticipated to take between 30-45 minutes, in order to provide background on this complex and 
frequently contentious topic. The remainder of the time in the live event will be offered for 
Questions and Answers via that text-based function in Microsoft Teams, similar to the format of 
the City’s digital Public Information Meetings. A recording of this live event will be available 
for those unable to attend or to be viewed again on the City’s YouTube channel: 
(https://www.youtube.com/channel/UCxIIOjGJ78o-ZQ28ABTVSpw).   

PREVIOUS COUNCIL DIRECTION 

INTRODUCTION/BACKGROUND 

At the digital public open house on January 14, 2021, Planning staff will provide a background 
presentation on the topic of building heights. This will include recapping the overall OCP 
Review and the community feedback received to date, introducing some of the perceived 
advantages and disadvantages of taller buildings, sharing information about existing building 
heights in the City and current policies, and describing the alternative policy approaches 
(options) for which the public will be asked to provide their feedback through the questionnaire. 

Areas of Focus 
The three geographic areas/neighbourhoods being considered for OCP policy changes in the 
“Building Heights outside the Town Centre” Phase 2 engagement are the Town Centre 
Transition areas (east and west of the Town Centre, north of Thrift Avenue), the Waterfront 
Village area (Marine Drive area) and the Russell/Maple block in the East Side Large Lot Infill 
area (east of Peace Arch Hospital). A map of these areas is attached as Appendix A. Each area 
and the options being presented, are summarized below.  

Motion # & 
Meeting Date  

Motion Details 

2020-570 
November 23, 2020 

THAT Council directs the scope for the Official Community Plan 
(OCP) review be reduced at this time to only the Town Centre building 
height and density and building heights around the Town Centre and 
height at the waterfront along Marine Drive. 

2020-LU/P-027 
September 16, 2020 

THAT Land Use and Planning Committee recommend that Council 
consider the Town Centre Phase 2 Engagement Summary and 
Recommendations Report prepared by DIALOG Design, attached to 
this corporate report as Appendix A, and direct staff to proceed with 
preparing the proposed implementing mechanisms as described in 
staff’s evaluation of the DIALOG recommendations in Appendix B. 
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Town Centre Transition 
The feedback received on the online survey in Phase 1 regarding building heights in the Town 
Centre Transition (TCT) areas indicated similar support levels for both mid-rise (5-11 storeys) 
and low-rise (3-4 storeys) buildings as being appropriate building forms in these areas 
(approximately half of all respondents were supportive of each type), whereas high-rise buildings 
(12+ storeys) were supported only by 22% of respondents. Multiple respondents also noted a 
preference that any taller buildings be located along North Bluff Road. The three options below 
include retaining the current policies as well two alternatives, one with a greater allowance for 
mid-rise buildings and one which would generally cap heights at 3-4 storeys, with a small section 
of 4-6 storey buildings on North Bluff Road. 
TCT - Option A (status quo) 
The first option presented for the Town Centre Transition areas would be to retain the existing 
height mapping as presented in Figure 10 of the OCP (see below). 

 
The current height policy for the Town Centre Transition areas is to be a small drop in height 
from the Town Centre (e.g. 18 storeys on North Bluff Road, beside the Town Centre which is 
approximately 25 storeys in height) and for buildings to gradually reduce in height as you move 
outward east, west, and south with 12 storeys at Oxford Street, 8 storeys at Hospital Street, and 
4-6 storeys along Thrift Avenue (6 storeys closer to the Town Centre). This east-west skyline 
could be described conceptually as like a ‘tent’, as shown in the cross-section diagram below. 

 
The “potential” heights in the OCP form a guideline such that if they were to be exceeded (e.g., a 
13-14 storey building being located where the diagram indicates a 12 storey height), the Plan 
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would not require amendment to accommodate the development; only changes to the density, 
building type or land use, as explicitly outlined in the Plan, would require an OCP amendment. 
TCT - Option B 
As an alternative to the ‘tent-like’ skyline enabled by the current policies, this option would 
recognize the existing 12 storey buildings along North Bluff Road (i.e., the ‘Belaire’ and ‘Vista 
Royale’) as the basis for the upper maximums along the northern boundary of the City. Further, 
Option B would establish a maximum of 4 storeys along the Thrift Avenue, which is the 
southern limit of the Town Centre Transition area. In between the north (top of hill) and south 
bottom of hill) limits, buildings would be allowed in the 4-6 storey height range, subject to an 
enhanced policy framework that establishes the need for new developments to demonstrate 
compatibility of both land use and building form. Unlike the current policy, any new applicant 
requiring a rezoning for a building that exceeds these new height maximums would also have to 
make an application to amend the OCP; in other words, reference to height guidelines in the Plan 
would be removed with the heights presented in a revised Figure 10 becoming absolute limits. 

 
Heights which are shown within the Town Centre (red) are conceptual and have not yet been approved. Properties 
marked with an * have buildings that exceed the proposed maximum heights. This version also excludes the Peace 
Arch Hospital Foundation parking lot and would re-designate those lands as Institutional in the OCP. 

As the transition in this option from the taller buildings in the Town Centre is more sudden than 
that in Option A, Option B could be conceptually likened to a “dome” type of skyline (viewed at 
a distance from west to east), with a series of mid-rise buildings bracketing the taller high-rises 
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in the Town Centre (like the Parliament Buildings in Victoria flank the central rotunda). Option 
B creates a relatively sharp juxtaposition that would be created from buildings of 25 storeys in 
the Town Centre, and buildings being no taller than 12 storeys right beside the Town Centre.  
In this option it is proposed that where a range of storeys/density are allowed, that the height and 
density above the base 4 or base 6 storeys (i.e., up to 6, or up to 12 storeys) be conditional on the 
new building offering a certain portion of its units as affordable rental housing, in addition to any 
replacement rental units provided in accordance with the Tenant Relocation Policy. 
TCT - Option C 
This option largely limits building heights for new buildings to the currently predominant 
building heights in the areas surrounding the Town Centre (i.e., 3-4 storey buildings), and would 
only allow up to 6 storeys on North Bluff Road west of the Town Centre to Oxford Street. As in 
Option B, this alternative to the current policy would require an amendment to the OCP if the 
maximum height was to be exceeded. Given that there are already several 7-12 storey buildings 
along North Bluff Road, the east-west skyline of this alternative could be described as ‘peaks and 
valleys’ and would likely result in the least redevelopment, compared with Options A or B.  

Heights which are shown within the Town Centre (red) are conceptual and have not yet been approved. Properties 
marked with an * have buildings that exceed the proposed maximum heights. This version also excludes the Peace 
Arch Hospital Foundation parking lot and would re-designate those lands as Institutional in the OCP. 
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Waterfront Village Area 
The feedback received on the online survey in Phase 1 regarding building heights in the 
Waterfront area indicated high levels of support for both low-rise (64% support) and 1-2 storey 
commercial buildings (61% support) as being appropriate building forms in the waterfront area, 
with 11% supporting mid-rise buildings, and only 1 out of 148 respondents supporting high-rise 
buildings.  
Following this Phase 1 OCP Review engagement, staff brought forward separately a potential 
amendment to the West Beach Commercial/Residential Zone (“CR-3A”), during which the 
feedback from the public indicated that while 3 storeys is a generally accepted building height 
along Marine Drive, going beyond this height is a sensitive issue in the community and the 
greatest concern from residents is view impacts to uphill residents from a 4 storey building 
sticking out above the high point on the land.  
The two options below include retaining the existing policy as well as an alternative that would 
continue to allow 3 storey buildings on all sites and define the conditions where a 4th storey 
would be acceptable and not require an amendment to the Official Community Plan. 
WV - Option A (status quo) 
This Option would be to leave the existing policy framework intact. The current height policy in 
the Waterfront Village land use designation (area) allows buildings “up to 4 storeys in height”. 
The associated diagrams show buildings constructed on a hillside, with the lowest level typically 
commercial (adjacent to Marine Drive) and the remaining levels built into the hillside so only a 
portion of the building is above the property line at the high side of the property.  

 
Under the current policy (Option A) there would be no requirement to amend the OCP for any 
proposal 4 storeys in height or less, and there is no specific guidance that would indicate when 3 
storeys is appropriate. A floor area density of up to 2.0 FAR (gross floor area ratio) is allowed on 
all lands, regardless of whether they are commercial properties built right to the neighbouring 
property line, or apartment buildings with residential uses surrounding them. 
WV - Option B 
This proposed alternative would continue to allow up to 3 storeys on all properties (as is 
generally allowed in the Zoning Bylaw for properties in this OCP land use designation) and 
would establish conditions for when a 4th storey would be permitted during a rezoning process. 
The proposed criteria is that to allow a 4th storey, the building must be no higher than 3.5 metres 
(11.5 feet) above the highest point of the property boundary. This would reduce the likelihood of 
several storeys of building blocking the views to the water from properties uphill of the 
development site.  
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This approach would be implemented during a rezoning process if a proposed building sought to 
utilize the additional FAR density allowed in the OCP (2.0 FAR, as compared to 1.75 FAR 
allowed currently in the commercial zones). Under Option B, it is also proposed that a maximum 
FAR of 2.0 would only be permitted on commercial properties where there is a zero lot line 
setback with an adjacent property. For all other (residential) properties, the maximum FAR 
would be 1.5. This would reduce the bulk of new buildings in more residential areas.  

East Side Large Lot Infill Area 
ES - Option A (status quo) 
This area-specific land use designation in the OCP permits specific heights on particular blocks 
in the area, including 6 storeys along Finlay Street adjacent to Peace Arch Hospital, 3 storeys 
along North Bluff Road (and up to 6 storeys if it includes affordable rental units), and 3 storeys 
along Maple Street. The designation includes a site currently under construction (i.e., the 13-
storey ‘ALTUS’ building) which does not conform to the current policies as it was approved 
prior to the adoption of the OCP, and Option A would be to leave the policy framework 
unchanged. A current application to amend the OCP to allow a 5 storey building located next to 
the 13 storey ALTUS building (at Russell and Maple) can continue to be processed for a future 
decision by Council. 
ES - Option B 
Taking into account the approval and on-going construction of the ALTUS building, an 
alternative to the status quo would be to recognize the need for improved transition in building 
height and massing moving eastwards from the site. With this in mind, it is proposed that to 
blend/bridge the transition between the ALTUS and the surrounding low profile (i.e., currently 
single detached dwellings on Maple Street, with the potential for future three storey townhouse 
development) neighbourhood, the property to the east (at the corner of Russell and Maple) be 
allowed to have a maximum of 5 storeys, with portions of the building adjacent to Maple Street 
being 4 storeys. This alternative policy framework regarding maximum heights would provide a 
more gradual transition in built form as one moves west to east, into the City’s Mature 
Neighbourhood land use designation. 

FINANCIAL IMPLICATIONS 
There are no immediate budget implications associated with the OCP Review of the Building 
Heights outside the Town Centre, which is undertaken within existing departmental resources.  
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The approach of using a City-wide postcard mailout (at a cost of approximately $1,850 for 
10,700 households) to advertise for the digital open house and survey is new and being done as a 
trial to see if it is effective in encouraging greater participation and awareness of the OCP 
Review.  

LEGAL IMPLICATIONS 
Section 475 of the Local Government Act (LGA) requires local governments to consider persons, 
organizations, and authorities who will be affected during the amendment of an Official 
Community Plan, and for any affected party to provide them with one or more opportunities that 
are considered appropriate for consultation. A formal resolution stating that Council has 
considered this will accompany any OCP amendment bylaw brought forward for first reading. 
This consultation process is further specified in Council Policy 512 (Official Community Plan 
Consultation), with different groups identified for consultation in the White Rock context. In 
December 2020, staff contacted the following agencies at the staff level to advise them that the 
City’s OCP Review scope has been reduced and that public consultation would be occurring in 
January 2021 regarding building heights outside the Town Centre: 

• TransLink 

• Fraser Health Authority 

• School District 36 

• Metro Vancouver 

• City of Surrey 

• Peace Arch Hospital Foundation 

• White Rock Business Improvement Association 

• South Surrey White Rock Chamber of Commerce 

• Explore White Rock 
The staff members at these organizations have been invited to participate, provide feedback, or 
discuss any questions they have on this topic with staff. Further, as any resulting OCP 
amendment bylaws are brought forward for LUPC and Council consideration, any formal initial 
comments from these organizations will be shared with Council in a corporate report, prior to a 
public hearing, and they would be sent the proposed bylaw(s) and given an opportunity to share 
comments with Council via the public hearing. 
In addition to the above organizations, staff are also contacting Semiahmoo First Nation to offer 
an opportunity to discuss any of the proposed changes to the OCP. 
Staff have not yet reached out directly to some of the other external organizations in the 
community that were previously identified in the original OCP Review scope of work. 
Engagement with the groups identified below via written correspondence or meetings would 
impact the timeframe in bringing amendment bylaws forward to LUPC and Council and would 
likely change the earliest opportunity for a public hearing from March 2021 to May/June 2021. 
In addition to the consideration of the extended timeline, should LUPC wish to seek feedback 
from these groups, or others, it may direct staff which groups should be contacted and specify the 
type of opportunity considered appropriate: 

• BC Housing; 
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• Sources Community Resource Society; 

• Peninsula Homeless to Housing Task Force; 

• Committees of Council (Economic Development, Environmental, Advisory Design 
Panel). 

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS 
This corporate report previews the content of an upcoming virtual public open house and 
questionnaire on the OCP Review. Staff will report back to the LUPC on the attendance at the 
public open house as well as the results of the survey in a future corporate report. 

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS 
Not applicable. 

CLIMATE CHANGE IMPLICATIONS 
Not applicable. 

ALIGNMENT WITH STRATEGIC PRIORITIES 
The completion of the OCP Review has been identified as one of Council’s top priorities. 

OPTIONS / RISKS / ALTERNATIVES 
The Land Use and Planning Committee may consider: 
1. Directing staff to revise the options being presented to the public in Phase 2 of the OCP 

Review for building heights outside the Town Centre, as specifically identified by Council, 
which may postpone the start of the engagement currently scheduled to begin January 14, 
2021; or 

2. Identify additional persons, organizations and authorities it considers will be affected by the 
proposed amendments and direct staff to provide an opportunity for consultation with them. 

CONCLUSION 
Staff are restarting public consultation in January 2021 on the newly revised scope of the Official 
Community Plan (OCP) Review, with the “Building Heights outside of the Town Centre” topic 
going the Phase 2 “Options Development” stage of the process for public feedback.  
This corporate report provides Land Use and Planning Committee (LUPC) with a preview of the 
options to be shared with the public at a January 14, 2021 digital “public open house.” Feedback 
on the options will be requested through a questionnaire delivered on the City’s online public 
engagement platform (www.talkwhiterock.ca/ocp-review), available on January 15, 2011, and  
staff will report back to LUPC with recommendations on this topic as well as the other topics 
(Town Centre and Waterfront Strategy) in a future corporate report.  
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Respectfully submitted, 
 

 
 
Carl Isaak, MCIP RPP 
Director, Planning and Development Services 
 
Comments from the Chief Administrative Officer 
 
This corporate report is provided for the Committee’s information. 
 

 
 
Guillermo Ferrero 
Chief Administrative Officer  
 
Appendix A: Map of Areas under Review in “Building Heights outside the Town Centre” topic 
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APPENDIX A 
Map of Areas under Review in “Building Heights outside the Town Centre” topic  
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THE CORPORATION OF THE 

CITY OF WHITE ROCK
 CORPORATE REPORT 

DATE: September 20, 2021 

TO: Land Use and Planning Committee 

FROM: Carl Isaak, Director, Planning and Development Services 

SUBJECT: Zoning Amendment Bylaw and Major Development Permit – 15631 Russell 

Avenue & 1509, 1529, 1539, 1549, and 1559 Maple Street (ZON/MJP 18-008) 

______________________________________________________________________________ 

RECOMMENDATIONS 

THAT the Land Use and Planning Committee recommend that Council: 

1. Give first and second reading to “White Rock Zoning Bylaw, 2012, No. 2000, Amendment

(CD-66 – Comprehensive Development Zone (1539 Maple Street)) Bylaw, 2021, No. 2397”

and direct staff to schedule a Public Hearing;

2. Direct staff to resolve the following issues prior to final adoption, if Bylaw No. 2397 is given

Third Reading after the Public Hearing;

a. Ensure that all engineering requirements and issues, including the execution of a Works

and Servicing Agreement, and the dedication of land if necessary, to support an ultimate

road cross section along both Russell Avenue and Maple Street, are addressed to the

satisfaction of the Director of Engineering and Municipal Operations; and

3. Pending adoption of “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-66 –

Comprehensive Development Zone (1539 Maple Street)) Bylaw, 2021, No. 2397”, consider

issuance of Development Permit No. 421 for 15631 Russell Avenue and 1509, 1529, 1539,

1549 and 1559 Maple Street.

______________________________________________________________________________ 

EXECUTIVE SUMMARY 

Concurrent applications for Official Community Plan (OCP) amendment, Zoning Bylaw 

amendment, and a Major Development permit were received by the City of White Rock in 2018. 

These applications pertained to a proposed 63-unit development within a land assembly 

including the properties at 15631 Russell Avenue, and 1509, 1529, 1539, 1549 and 1559 Maple 

Street. The OCP land use designation applicable to these properties is the East Side Large Lot 

Infill designation within which a mix of low-to-mid-rise buildings and townhomes are 

contemplated.  

In 2020 and 2021, the City undertook a review of its OCP and, in doing so, confirmed its 

commitment to maintaining a maximum height of three storeys within the lands being subject to 

these applications. The Applicant has accordingly revised their proposal to limit heights to three 

storeys thereby eliminating the need for an OCP amendment. The reduction in building height 

has also reduced the total supply of units to 53, now being comprised of a mix of ground-

oriented and “stacked” townhomes. 
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The project has been reviewed by City staff considering the applicable policies of the OCP and 

the provisions of the Zoning Bylaw. Furthermore, staff have reviewed the form and character of 

the project against the East Side Large Lot Infill Development Permit Area Guidelines applicable 

to the project. The City’s Advisory Design Panel has also reviewed the project and, as a result, 

adjustments to the design have been made. Staff are of the opinion that the project complies with 

the applicable policies of the OCP and, accordingly, the zoning bylaw amendment ought to be 

given consideration of first and second reading. If readings are given to the bylaw, staff would 

then proceed to host a public hearing thereby enabling interested stakeholders to provide 

comment direct to Council. 

PREVIOUS COUNCIL DIRECTION 

The following table outlines previous motions as they relate to the subject applications. 

Motion # & 

Meeting Date  

Motion Details 

2019-LU/P-014, 

May 27, 2019 

THAT the Land Use and Planning Committee (LUPC) receives for 

information the corporate report dated May 27, 2019 from the Director of 

Planning and Development Services, titled “Initial OCP Amendment 

Application Report – Russell Avenue / Maple Street (18-008 

OCP&ZON&MJP)”. 

2019-LU/P-015, 

May 27, 2019 

THAT the Land Use and Planning Committee (LUPC) recommends that 

Council defers this Official Community Plan (OCP) Amendment 

application until the outcomes and recommendations regarding the initial 

public feedback from the OCP City-wide building height review are 

considered by LUPC. 

2021 LU/P-012,  

January 11, 2021 

THAT the Land Use and Planning Committee receive the corporate report 

from the Director of Planning and Development Services titled “Official 

Community Plan Review – Preview of Phase 2 Public Input on Building 

Heights outside the Town Centre.” 

2021 LU/P-039,  

March 29, 2021 

THAT the Land Use and Planning Committee endorse Option A as noted 

in the March 8, 2021 corporate report titled "Results of OCP Review 

Survey- Building Heights Outside the Town Centre" in regard to the East 

Side Large Lot Infill. 

Note: Option A proposed that the existing height policies for the properties 

east of the 12-storey Altus building remain at 3 storeys in a ground-

oriented townhouse form).  

INTRODUCTION/BACKGROUND 

Concurrent applications for Official Community Plan (OCP) amendment, Zoning Bylaw 

amendment and a Major Development Permit were received by the City of White Rock in 

March, 2018. The properties subject to these applications include 15631 Russell Avenue, and 

1509, 1529, 1539, 1549 and 1559 Maple Street (‘Subject Properties’) (see Figure 1).  
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Figure 1: Subject Properties 

The OCP amendment application sought to enable the construction of buildings transitioning 

(west to east) in height from approximately five to three storeys whereas the current policies of 

the Plan recognize, in this specific context, “ground-oriented townhouses on Maple Street 

between Russell Avenue and North Bluff Road… in buildings of up to three storeys”.  The scope 

of the noted OCP amendment was incorporated into a recent review of building height policies 

and, through this review, the City’s Land Use and Planning Committee (LUPC) endorsed a 

continuation of the current OCP policy framework as it relates to the Subject Properties (i.e., 

maximum height being limited to three storeys). Taking this into account, the Applicant has 

submitted a revised application package which no longer includes a request for an OCP 

amendment. This report presents the revised proposal and recommends giving readings to the 

zoning amendment bylaw, scheduling a public hearing, and considering the issuance of a major 

(form and character) development permit.  

Project Description (Original) 

The original application proposed a total of 63 dwelling units including 36 townhome units and 

27 apartment units over a single storey below ground parkade with 132 parking spaces. The 

development was broken into five separate building blocks ranging in height from five to three 

storeys. As shown in Figure 2, buildings on the west side of the project were roughly one and a 

half storeys taller than the three storey buildings fronting onto Maple Street, providing a 

transition in building height moving away from the 13-storey Altus building.   
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Figure 2: Original Proposal (2018) – View from South (Russell Avenue) 

Project Description (Revised) 

As noted, the proposal has been amended to remove the need for an OCP amendment. The 

project now presents a total of 53 residential units including 34 townhome units and 19 “stacked” 

townhome units with a maximum height of three storeys. The project has retained the single 

storey below ground parkade which now includes a total of 126 parking spaces. Figure 3 

illustrates the revised submission relative to the Altus building, and existing single-detached 

dwellings on the east side of Maple Street. 

 

Figure 3: Current Proposal (2021) – View from South (Russell Avenue) 

Official Community Plan 

The Subject Properties fall within the East Side Large Lot Infill land use designation set out in 

the OCP. The designation supports multi-unit residential uses in townhouses and low-rise 

buildings (Policy 8.7.1). As it relates to the Subject Property, the Plan recognizes ground-

oriented townhomes and low rise buildings of up to three storeys (Policy 8.7.2). Furthermore, the 

Plan supports a maximum density of 1.5 times the area of the lot(s). The current proposal 

conforms to these OCP policies as it presents townhomes, three-storeys in height, with a 

maximum density or “gross floor area ratio” (FAR), of 1.3. 

The proposal also supports the City’s land use objectives as they relate to lot consolidation 

(Policy 8.3.5), family-friendly housing (11.1.1) and age-friendly housing (11.1.2). Regarding 
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family-friendly housing, the OCP seeks projects with a minimum of 10 percent of the units being 

three-bedroom units and a minimum of 35 percent of the units being two and three-bedroom 

units. In this case, the proposal would provide 96 percent of the units as three-bedroom units and 

100 percent of the units as two or three-bedroom units. Staff believe the form and composition of 

housing presented in the proposal will not only support the policy objectives of the OCP but 

some of the housing needs recently voiced as part of the on-going preparation of a Housing 

Needs Report for White Rock; participants in engagement activities have noted a need for 

attached housing with three bedrooms suitable for young families. 

As illustrated in Figure 4 below, the project includes a central walkway, mid-block connections, 

and enhanced landscaping within both private and shared amenity spaces. Stormwater 

management will occur on-site through the use of an underground stormwater detention tank in 

addition to planters with sufficient width and depth for tree growth and rainwater absorption 

(Policy 12.1.5 & 16.2.4). The inclusion of a mix of native (vine maple, black pine, sweet gum), 

near-native (rhododendron, dwarf strawberry, honeysuckle) and drought-tolerant non-native 

plant species (lavender) will support increased biodiversity within the neighbourhood (12.2.3) 

while providing habitat for birds and insects; abundant planting will also support the uptake of 

greenhouse gas emissions and can help to reduce the urban heat island effect (12.5.1).  

 
Figure 4: Landscape Plan  

As it relates to the City’s Transportation and Mobility policies, the development will support 

enhancements to the sidewalk design and pedestrian sightlines as supported by policies 13.1.2 

and 13.1.3, respectively. The assembly of six residential lots will reduce the number of 

driveways providing for an improved pedestrian experience as well as opportunities for increased 

street tree planting (15.2.4) and on-street parking. The development has incorporated 53 private 

(Class I) bicycle parking spaces within the parkade for future residents (i.e., one per dwelling 

unit) in addition to 14 communal (Class II) bicycle parking spaces (Policy 13.2.4). The project 

will provide 25 percent (approx. 32 spaces) of the total required parking supply with a charge for 

electric vehicle use with the remaining 75 percent (approx. 95 spaces) having a rough-in for a 

future electric vehicle charge (exceeding the policy requirements in 12.5.7 & 13.5.4).  With 

respect to operational components of the development, the below-grade parkade has been 

designed to accommodate off-street loading activities and includes space for waste-stream 

separation as supported by Policy 16.2.1 of the OCP. Further, a “works and servicing agreement” 
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executed with the City’s Engineering and Operations Department will require the posting of 

securities for improvements to the municipal boulevard (16.3.1) and the undergrounding of 

utilities (16.3.2).  

A traffic impact study prepared by Creative Transportation Solutions (CTS) was submitted with 

the original, 63-unit, proposal. The Study recognizes the availability of a bus service within 400 

metres of the subject property in addition to planned improvements to North Bluff Road, which 

will ultimately include a designated bicycle route. As it relates to current and future vehicle 

traffic volumes, the Study found that the road network, and more specifically the geometrical and 

operational configuration of nearby intersections, is sufficient to maintain “good” levels of 

service as defined by industry standards. The Study further notes that improvements to existing 

intersections are not necessary to support the development coupled with an assumed increase 

(2%) in base traffic volumes. The scale of the project has changed from 63 units to 53 units. Staff 

accordingly believe the findings of the original traffic study can be relied upon to enable the 

proposal to move forward. 

Zoning Bylaw No. 2000 

The properties subject to this rezoning application are currently zoned One-Unit Residential 

Zone (RS-1). The proposal, if approved, would change the zoning of the property to a site-

specific Comprehensive Development (CD) Zone. A draft copy of the CD Zone (CD-66) is 

included in as Appendix E to this corporate report and appears on the Regular Council agenda 

for potential consideration of first and second reading.  The CD-66 Zone establishes limits 

regarding building height, density, lot line setbacks, lot coverage and parking. Regarding 

building height, the Zone would allow for a three-storey development with projections above the 

third storey for stair towers and elevator overruns. Density is set at a maximum gross floor area 

of 5,953 square metres or 1.3 times the area of the lot (FAR); for reference this is less than the 

maximum density in the OCP, which is 1.5 FAR on this block.  

The minimum off-street parking supply required within the CD-66 Zone recognizes the mix of 

ground-oriented townhome units in addition to “stacked” (upper-level) townhome units 

occupying the third storey. The Bylaw requires parking for townhome units at a rate of two 

spaces per unit. The application proposes a total of 108 standard spaces and 18 visitor spaces 

providing for a total parking supply of 125 spaces whereas only 106 spaces are required. Note 

that the City’s Zoning Bylaw does not require visitor parking for townhome developments. The 

CD-66 Zone recognizes the allocation of parking as proposed.  Per Section 4.14.6 of the Zoning 

Bylaw, a minimum of three accessible parking spaces are required when the requirement for 

standard parking falls between 51 and 100 spaces; the Applicant has included two van-accessible 

spaces and one standard accessible space in accordance with the provisions of the Bylaw. 

Finally, the CD-66 Zone requires that the development substantially conform to the plans 

prepared by Ankenman Marchand Architects, dated August 19, 2021, with key excerpts of the 

drawing package attached to the CD-66 Zone. This provision will help ensure that the form and 

character of development, given greater merit in the next section, aligns with that supported by 

the Advisory Design Panel and City staff.  

Development Permit Area Guidelines & Advisory Design Panel Review 

Section 22.8 of the Official Community Plan sets out guidelines for development within the 

“East Side Large Lot Infill Development Permit Area”, applicable to the proposal. Appendix A 

to this report provides the Applicant’s overview of how the development has been designed to  
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satisfy these guidelines. Generally, the guidelines seek to: 

 Establish an attractive, well-connected, pedestrian-oriented environment; 

 Ensure the compatibility of new development with adjacent existing buildings;  

 Enhance quality of life; 

 Conserve energy and water and reduce GHGs; and 

 Enhance the character of the built environment and public realm in the City of White 

Rock. 

Staff have reviewed the project considering the objectives of the DPA guidelines and offer the 

following general comments; references to applicable guidelines are provided in brackets: 

 The scale of project provides an appropriate transition (west-to-east) from the 13-storey 

Altus building to the single-detached housing opposite Maple Street (Guideline 

22.8.1.a). 

 Building articulation along Russell Avenue and Maple Street, including ample setbacks 

(1.8 to 3.0 metres) from the property line, help to animate the pedestrian realm while 

providing spaces for landscaping and passive recreation (e.g., private patio spaces, 

bicycle storage, communal seating, etc.) (22.8.1.b) (see Figure 5). 

 

Figure 5: image illustrating programming of spaces between building blocks and property line 

 Ground-oriented access to the units along Russell Avenue and Maple Street helps to 

animate the streetscape while providing for some degree of passive surveillance 

(22.8.1.d). Further, blocks of ground-oriented townhome units fronting abutting streets 

are limited to a maximum of six contiguous units providing for adequate breaks in the 

massing of development (22.8.1.f & l) as well as through-block walking connections 

(22.8.2.b) (see Figure 6). 
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Figure 6: Shadowing image illustrating breaks in the blocks of townhomes and massive relative to nearby development 

 The overall quality of life of future residents is supported by the project’s inclusion of 

landscaping elements (22.8.2.e.), open courtyards, and outdoor seating in addition to a 

building design which supports exposure to natural light and passive ventilation 

(22.8.1.i), as well as elements which provide for weather protection (22.8.1.d). 

 Efforts to maximum landscaping have been made to support stormwater retention in 

addition to the use of an underground stormwater detention tank. This will allow for the 

controlled release of stormwater in the municipal system (22.8.2.f). 

Overall, staff believe the form and character of the project will help enhance the quality of the 

built environment and the public realm in the City of White Rock as supported by the East Side 

Large Lot Infill Development Permit Area Guidelines.  

Advisory Design Panel (ADP) Review 

The Advisory Design Panel (ADP) reviewed the proposal on September 15, 2020. At that time, 

the original design for the project, including five storey components adjacent to the 13-storey 

Altus building, was presented. The Panel provided general comments as outlined in the attached 

meeting minutes (see Appendix B) and ultimately recommended that the application be referred 

to Council, subject to the following matters being addressed to the satisfaction of City staff: 

 Repetition in the façade through the use of alternate colours/materials; 

 Confirmation of the loading space location and its influence on the use and functionality 

of the central portion of the design, being a main entryway into the development; 

 Develop the southwest entrance further to facilitate a sense of arrival to the project as 

this entrance is in closest proximity to the Town Centre and hospital areas; 

 Simplification of the use of circles in communal amenity spaces to provide more 

useable space; and 

 Address pedestrian overhangs when there is inclement weather to ensure there is 

adequate weather protection throughout the project 
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In addition to adjusting the overall massing of the project (i.e., reducing height to three-storeys), 

the Applicant has made changes to the design of the project in order to address the comments of 

the ADP. These changes are summarized below and correspond to the points outlined above: 

 The material palette for each townhouse block has been re-considered and expanded to 

include three variations, including differently-coloured hardy panels (i.e., aged pewter, 

arctic white, and timber bark) and wood siding (i.e., cedar, smoked birch, and walnut). 

The materials and colour palettes alternate between units to provide greater distinction 

and, in doing so, to avoid repetition (Guideline 22.8.1.c) (see Figure 7).  

 

 

Figure 7: Rendering illustrating varying material and colour palette along Russell Avenue 

 When presented to the ADP the project proposed a loading space within the central 

portion of the development with an access off of Maple Street, between Blocks 3 and 4 

of the development. This space was viewed as potentially creating disruption to the 

pedestrian streetscape and detracting from the amenity value of the central walkway. 

The Applicant has relocated the loading space to the below-grade parkade and, in doing 

so, has raised the floor-to-ceiling height of the parkade to ensure the space is accessible 

to a larger vehicle. A Swept Path Analysis has been provided to demonstrate the 

functionality of the space. Figure 8 that follows illustrates the access off Maple Street 

(on right side of the image) and the use of plantings to limit access to pedestrians and 

cyclists. 
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Figure 8: Pedestrian / Cyclist access to central amenity area / courtyard off Maple Street 

 The southwest portion of the development, immediately adjacent to the Altus building 

along Russell Avenue, has been enhanced with an entry arbour, flanking planters and 

animated paving patterns. 

 The ADP acknowledged the use of circles in the central courtyard and suggested that 

the design be simplified to reduce the number of circles incorporated into the design. 

Figure 9 below illustrates the design considered by the Panel and Figure 10 illustrates 

the revised design; note that the aforementioned loading area is shown in Figure 9.  

 

Figure 9: Design considered by the ADP Panel 
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Figure 10: Revised Design 

 The final comment of the ADP pertains to the use of overhangs to protect pedestrians 

from inclement weather. Access to the stacked townhome units is provided by way of 

elevated walkways. These walkways are all covered to ensure adequate weather 

protection. Overhands are also provided at each ground-level unit at both the main 

(front) entry and the patio entry. Access to the elevators are also provided overhangs to 

further protect residents / visitors from the elements. 

Overall, staff are satisfied that the Applicant has adequately addressed the comments of the ADP 

and recommend that the application proceed to through the planning and public review process. 

A draft copy of major Development Permit No. 421 is included as Appendix D. 

FINANCIAL IMPLICATIONS 

Municipal Development Cost Charges (DCCs) would be required with a credit for each of the six 

existing single-family dwellings. Community Amenity Contributions (CACs) would not be 

applicable to the project as it does not meet the eligibility criteria (i.e. exceeding 1.5 FAR) to 

pursue CACs, per the City of White Rock Density Bonus / Amenity Contribution Policy (No. 

511) endorsed by the Governance and Legislation Committee on July 26, 2021 and on the 

Regular Council agenda for consideration of approval.  

 

LEGAL IMPLICATIONS 

Not applicable. 

 

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS 

A Public Information Meeting (PIM) pertaining to this application was held on August 14, 2020. 

Approximately ten people attended the PIM. Comments raised during the PIM generally pertain 

to: the affordability benefits that may be realized with the project (townhome ownership in the 

range of $500,000 to $800,000), general concerns regarding building height and density (revised 

height and design – removal of mezzanines), nearby access to public transit (transit and planned 

bike lanes along North Bluff Road), and unit accessibility (inclusion of elevators). A copy of the 

Applicant’s PIM Summary is provided as Appendix C.  Note that the Summary includes a 

response to emails received prior to the PIM and the more recent revision to the project which 

has eliminated the need for an OCP amendment by way of a reduction in the building height 

from five to three storeys maximum.  If the recommended presented in this corporate report is 
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supported the application would be subject to a statutory public hearing at which members of the 

public would be able to voice their interests directly to Council.  

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS 

The rezoning and major development permit applications were circulated to internal City 

departments and comments requiring a response / resolution by the proponent have been 

addressed. 

CLIMATE CHANGE IMPLICATIONS 

The application will enable the intensification of the ‘East Side Large Lot Infill Area’, thereby 

lessening the demand for outward sprawl otherwise necessary to accommodate growth.  

ALIGNMENT WITH STRATEGIC PRIORITIES 

The proposal is generally aligned with the Corporate Vision established as part of Council’s 

Strategic Priorities, particularly with respect to protecting the environment, and supporting a 

community where people can live, work and play in an enjoyable atmosphere. Council has also 

expressed through the on-going review of the 2017 Official Community Plan, an interest in 

addressing issues of affordable housing. The form of housing presented in this proposal is 

uncommon in the White Rock context. 

OPTIONS / RISKS / ALTERNATIVES 

The Land Use and Planning Committee can recommend that Council deny the current proposal.  

Alternatively, the LUPC may defer consideration of the application and refer the application to 

staff to address any issues identified by Council. 

CONCLUSION 

A development application for 53 stacked townhouse units on the properties at 15631 Russell 

Avenue, and 1509, 1529, 1539, 1549 and 1559 Maple Street, including a zoning amendment 

bylaw and Major Development Permit, is presented for the LUPC’s consideration. Staff are of 

the opinion that the project complies with the applicable policies of the OCP and, accordingly, 

recommend that the zoning bylaw amendment be given consideration of first and second reading 

and that the proposal move forward to a Public Hearing. 

Respectfully submitted, 

 

 
 

Carl Isaak, MCIP, RPP 

Director, Planning and Development Services 
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Comments from the Chief Administrative Officer 

 

I concur with the recommendations of this corporate report. 

 

 
 

Guillermo Ferrero 

Chief Administrative Officer 

 

Appendix A: Development Permit Area Response Matrix 

Appendix B: Advisory Design Panel Meeting Minutes 

Appendix C: Public Information Meeting (PIM) Summary 

Appendix D: Draft Development Permit No. 421 

Appendix E: Draft Zoning Amendment Bylaw No. 2397 
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MEETING MINUTES 
 

 

PRESENT:  J. Muego, Vice Chairperson 

 P. Byer 

 N. Waissbluth 

 R. Dhall 

 

ABSENT: K. Hammersley, Chairperson 

 P. Rust 

 

NON-VOTING MEMBERS: S. Greysen, BIA Representative 

  

GUESTS: B. Singh, Owner (15496 Thrift Avenue) 

 

 K. Blank, Graphic Designer (15177 Thrift Avenue)  

 B, Marshall, Architect (15177 Thrift Avenue) 

 N. Chang, Designer (15177 Thrift Avenue) 

 

 T. Ankenman, Architect (Russell & Maple, various addresses) 

 R. Gurm, Owner (Russell & Maple, various addresses) 

  

   

STAFF:  G. Newman, Manager of Planning 

 A. von Hausen, Planner 

 C. Isaak, Director of Planning & Development Services 

 

 

1. CALL TO ORDER 
The meeting was called to order at 3:33pm. 

 

2. ADOPTION OF AGENDA 
It was MOVED and SECONDED  

 

THAT the Advisory Design Panel adopts the September 15, 2020 agenda as circulated.  

CARRIED 

3. ADOPTION OF MINUTES 

It was MOVED and SECONDED 

 

THAT the Advisory Design Panel adopts the minutes from the August 18, 2020 meeting as 

circulated.  

CARRIED 
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4. SUBMISSIONS TO THE ADVISORY DESIGN PANEL 

 

4.1. Application: 15496 Thrift Avenue 

Note: the subject application was reviewed by the ADP on July 7, 2020.  The Panel recommended that the 

application be returned to the ADP once the applicant had resolved a number of comments 

(recommended changes) as outlined during the meeting.  

The owner provided an overview of the changes made based on the feedback from the ADP. 

The following issues were discussed by the Panel: 

 vinyl paneling on the sides not supported by the Guideline (22.9.1.f) – black asphalt shingle also 

used (not supported by Guideline) – to be addressed by staff moving forward; 

 need for applicants to submit material boards moving forward per the submission requirements; 

 a number of drafting errors will need to be addressed at the building permit stage pertaining to 

Drawings A4 & A5; and 

 the applicant needs to take a higher level of care – more rigor – would benefit future applications. 

It was MOVED and SECONDED 

THAT the Advisory Design Panel recommends that staff work with the applicant to ensure the project 

aligns with the DPA Guidelines as it relates specifically to the use of vinyl siding and that the applicant 

consider an alternative roofing choice prior to moving the project forward to Council. 

CARRIED 

 

4.2. Application: 15177 Thrift Avenue 

City staff provided an introduction to the proposal including reference to the: OCP land use designation, 

Development Permit Area Guidelines. The Graphic Designer for the project then provided an overview of 

the proposal and the variances sought from the City’s Sign Bylaw.   

The following questions were raised by the Panel: 

 clarification requested regarding type of canopy signs - confirmed they would be hanging signs; 

 question raised about the use of a dimmer – part of the variance or the permit - staff provided that 

dimmer would be required through the development permit; 

 clarification about size of canopy signs and which signs were tied to specific variances requested 

and why the directional sign was part of the variances sought – staff provided that the directional 

signs were exempt but incorporated into the application for transparency as the Bylaw is unclear; 

 does any of the existing signage tied to Buildings 1 & 2 in the Miramar development need to 

change for cohesiveness; 

 request for clarification of how the directional (parking) signs would be mounted; 

 question of whether another Freestanding Tenant Directory sign (Ref. No. 11.1) was looked at 

along Thrift Avenue. Applicant noted that space along Thrift Avenue is limited; and 

 letter size relative to motorist visibility and the graph included in the application package suggest 

a smaller size supportable. Applicant clarified intention of sign height being to provide design 

flexibility, particularly regarding business logos (e.g., Starbucks circle logo). 

The following comments and issues were noted by the Panel: 

 Good improvements for commercial visibility by pedestrians. Map directory a good idea. Size of 

signage is very important acknowledging the scale of the development overall. Semiahmoo Mall 

not part of White Rock. Timer and dimmer switch is not really a good idea if it impedes visibility; 
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 stressed the need for safe sightlines around corners; 

 (Ref. No. 1.3) noted that this sign, being located in the pedestrian courtyard, should be considered 

at a smaller human scale recognizing it is located off the street. Overall concerns voiced by the 

Panel regarding the size of the Anchor Tenant Signs. Repeat patrons will know where they would 

like to go, and the signs are too large for what is largely a residential area.  Noted that Sign Ref. 

1.3 will be facing the courtyard and the scale of the sign relative to the design elements of the 

façade upon which it sits may detract from the design; 

 Concern with the height of the Freestanding Tenant Directory (Ref. No. 11.1). Would be nice if 

the sign was smaller; and 

 Suggested that Signs 5.1 to 5.5 be raised as they get lost in the scale of the development overall 

and should be raised for general visibility/first responders. 

It was MOVED and SECONDED 

THAT the Advisory Design Panel recommends that the application for the development proposal at 

15177 Thrift Avenue be referred to Council and that it be noted to Council that the Panel expressed 

concern with the large scale of the Anchor Tenant signs and Freestanding Tenant Directory as it relates to 

the human scale.  

CARRIED 

 

4.3. Application: 15631 Russell Avenue & 1509/1529/1539/1549/1559 Maple Street 

City staff provided an introduction to the proposal including reference to the: OCP land use designation, 

Development Permit Area Guidelines. The Project Architect walked the Panel through the design of the 

project. Specific reference was given to the height of the building being three to four-and-a-half storeys 

(with mezzanines) backing on to the 13 storey Altus building to the west. OCP amendment is limited to a 

height variance; however, context should be given consideration. Noted that the site really lends itself to 

the sky and the design has been advanced to take advantage of this factor. The design stresses the 

importance of community. Project Landscape Architect provided a summary of the landscape plan and 

related components of the project including efforts to retain trees. 

The following questions were raised by the Panel: 

 clarification of the distance of the building from the western property line. Architect confirmed it 

is approximately 7 feet from portions of the upper storeys which cantilever towards the west; 

 confirmation of whether a Shadow Study has been completed. Architect noted that an evaluation 

of shadowing impacts was completed and clarified how shadows would navigate the site; 

 asked how garbage pickup will function. Architect clarified how garbage would be moved from 

inside the parkade to the exterior staging area, adjacent to the access off Maple; 

 asked if all units will have access to the rooftop. Architect noted that all upper floor penthouse 

units have access to the rooftop gardens; 

 asked if there would be railings - railings are proposed around all accessible exterior balconies 

and rooftop areas, as required by the BC Building Code; 

 re: accessibility, how will people access the site from Maple. Architect noted there are three 

points of access off of Maple Street and one on the west side of the lot off Russell; 

 asked about the yards to the west of the taller building - clarified that the yards are intended to be 

semi private with gates separating each; 

 asked whether there would be rain protection for someone accessing their unit from the west, 

where there would be separated rear yards. Architect acknowledged that this could be evaluated 

but that there may be concern with increased private access across the rear yard amenity space; 
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 asked to see elevations along Maple that show the hardy board cladding. Architect noted there 

would be no exposed fasteners and the paneling would be done using reveals; 

 asked why the parking entrance is where it is, noting that it is adjacent to a single family home.  

Project Architect wanted the access to be as far away from the south end of the property to avoid 

breaks in the sidewalk. Architect noted that at some point in the future the northern site may be 

developed as it is currently the sale centre for the Altus development; 

 asked how they might define the central feature off Maple St. as the “entrance” to the courtyard; 

 asked whether solar panels could be integrated / used in the project; 

 asked about the colour of the roof – solar gain. Project Architect – white membrane. 

The following comments and issues were noted by the Panel: 

 there should be more landscape treatment in the location of the southwest access to the site off 

Russell Avenue (e.g., seating, planting, etc.). Architect suggested a potential arbour; 

 fencing on the west side and the Altus building looks close. Architect noted the patios abutting 

the western property line are partly sunken and fencing can be used to soften the interface. 

Landscape Architect clarified the use of a fence; 

 the loading bay in the centre of the development creates a break in the pedestrian realm and may 

create functionality issues. Architect noted that the loading space was a City requirement. Staff 

noted there may be a conflict with the loading space and the City’s Streets Bylaw which will be 

evaluated further moving forward; 

 electric vehicle charging connections may be popular. Architect noted they could rough in 

connections on every other parking stall (shared painted line) for future electric vehicle use; 

 stormwater management is a requirement under the DPA Guidelines. Landscape Architect noted 

that most of the site will be designed with slab, noted there will be on-site attenuation 

infrastructure. Panel noted that the City (Engineering) should look at stormwater management; 

 commented on the significant loss of trees on the sight being unfortunate but acknowledge that 

such impact comes with development of housing; 

 acknowledged the shadow impacts caused by the Altus building; 

 noted that the building seems quite repetitions in its style and that those approaching the site from 

away may see it as a “wall”; 

 suggested that the colour palette and/or material use should be broken up a bit to make the 

building feel less homogeneous; 

 asked whether the central access was to be used as a communal amenity space; 

 noted that the communal courtyard will work well and will serve to benefit interaction amongst 

tenants; 

 commended the use of the mezzanine; 

 re-evaluate the mix of colours and materials and that there may be value in incorporating a green 

roof to soften the impact of the project on the future occupants of the Altus building; 

 acknowledged the transition between Altus and the single-family homes opposite Maple, being a 

positive component of the massing / design; 

 acknowledged more opportunity may have existed to provide greater transition in height (taller 

building) to Altus; 

 the use of circles in the design may have been overused in the central access / space and 

suggested some simplification.  Noted on the SW corner of the property entrance that this space 

could expanded to be more usable on the boulevard area and on the property; 

 commended on the cascading plants within the central courtyard; 

 asked if there had been any energy modelling done for the building to date as required changes to 

the fenestration and windows would change the architecture expression proposed. Architect 

confirmed that there had been no energy modelling completed to date; 
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Email Correspondence Prior to Virtual Public Information Meeting 

Below is a table outlining email correspondence that was received by the City of White Rock 
leading up to the Virtual Public Information Meeting for the project numbered: 18-008. 

Email Correspondence Total In Support of R&M In Opposition to R&M 
48 42 (87.5%) 6(12.5%) 

 

Upon our review, the main concerns of the public and our responses to them are below: 

Height: 
 
The three (3) buildings framing Russell Avenue and Maple Street are 3-storeys high, with a recessed 
mezzanine level. The two (2) buildings abutting they 5-storey mass of the Altus structure are 4 storeys 
high with recessed mezzanine level. The height of R&M also aims to provide a transition to the 13-storey 
Altus structure that has a 5-storey podium with the surrounding community.  
 
Parking: 
 
R&M is in compliance with, and exceeds the City of White Rock parking requirements bylaw. 
 
Density: 
 
Waterstock Properties are great champions of Floor Space Ratio (FSR) compliance. R&M has an FSR of 
1.491 and therefore fits into the allowable 1.5 FSR. 

 
Virtual Public Information Meeting Live Comments 

 
Below are questions or comments that were received and answered during the live Virtual 

Public Information Meeting for the project numbered: 18-008. These comments are written precisely 
how they were presented. Any spelling or grammatical errors seen here are an exact recreation to what 
was shown at the Virtual Public Information Meeting. 
 

1)  

Content:  
We own 15655 Russell, at the corner of Russell and and Maple, across the street from this project.  We 
are familiar with the project and proponent, and support this development as the sort of form & 
character that suits this neighbourhood. (Morgan) 
 

Identity Timestamp 
Anonymous 8/14/2020 0:51 
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Response: 
We thank you for your support of the project and how it will contribute to the community! 
 

2)  

Content: 
You mention affordability, what will the price range be to be considered affordable? 

Response: 
The price range for R&M will be in between $500,000 and $800,000. With the median home price in 
White Rock at $1,200,000; R&M offers more affordable options for young families, empty nesters, and 
downsizers.  
 

3)  

Content: 
I love this! I wholeheartedly support this application. I can see myself living here. I think we are in dire 
need of creating a community between the different age groups and I love how the families can live near 
their elderly parents. The view will be amazing. Please tell me about price?  
 
Response: 
Thank you for the support! Our goal for R&M is to provide a safe haven for citizens of all ages. As 
mentioned, the prices will range between $500,000 and $800,000. 
 

4)  
 
Content: 
Hi, what will our transportation options look like if we buy here? 
 
Response: 
R&M is strategically placed near parks, Peace Arch Hospital, and the beautiful White Rock strip. Being 
near a main artery of White Rock (North Bluff Road) provides an abundance of existing bus services and 
is also near a RapidBus terminus station. R&M also provides ample bicycle parking for residents. 
 

5)  
 
Content: 
how will this project accommodate people with accessibility issues? 
 
Response: 
R&M residents can enjoy a beautiful elevator located in the courtyard. This elevator combines with an 
open corridor layout to provide ease for residents with accessibility issues. The open corridor layout also 
avoids cramped interior walkways guarded with doors to enter each floor.  

Identity Timestamp 
Anonymous 8/14/2020 0:50 

Identity Timestamp 
Amanda Milford 8/14/2020 1:13 

Identity Timestamp 
Stacey B. 8/14/2020 1:14 

Identity Timestamp 
Dylan 8/14/2020 1:16 
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6)   

Content: 
Density is a real problem: 61 families replacing 6 families previously. This is totally unacceptable. This 
destroys our single family community in this area. 
 
Response: 
The single-family homes located on these properties were tested for asbestos and mold to which the 
results came back positive. The density complies with the OCP for the City of White Rock and R&M also 
aims to provide a transition from the 13-storey building adjacent to the west with the rest of the 
community.  
 

7)   
 
Content: 
You could have rebuilt these original homes. 
Response: 
As noted above, the homes tested positively for asbestos and mold. R&M also aims to provide housing 
options for people in all stages of life such as young families, empty nesters, and downsizers. 
 
 

8)  
 
Content: 
Do the  mezzanine floors overlook the floors below and will they be considered as part of the floor below.  
If so Then wont this project be considered a 3 storey project. If so I personally think this is a great project 
and one that we should be proud of in White Rock so I support it 100%. 
 
Response: 
Thank you for the support! The three (3) buildings framing Russell Avenue and Maple Street are 3-
storeys high, with a recessed mezzanine level. The two (2) buildings abutting they 5-storey podium of 
the Altus structure are 4-storeys high with recessed mezzanine level. 
 
 

9)  
 
Content: 
People are to be crammed into this tenimant project that is falsely claimed to be 3 - 4 storey when it is 
truely 4 and 5 storey. 
 
Response: 
We appreciate you taking the time to join the Virtual Public Information Meeting, but as stated above: 
The three (3) buildings framing Russell Avenue and Maple Street are 3-storeys high, with a recessed 
mezzanine level. The two (2) buildings abutting they 5-storey podium of the Altus structure are 4-storeys 
high with recessed mezzanine level. 

Identity Timestamp 
Anonymous 8/14/2020 1:21 

Identity Timestamp 
Anonymous 8/14/2020 1:23 

Identity Timestamp 
Anonymous 8/14/2020 1:23 

Identity Timestamp 
Anonymous 8/14/2020 1:32 
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10)  
 
Content: 
the courtyard will be extremely noisy as children love to play. 
 
Response: 
The rationale for the courtyard of R&M was to create a sense of community. With open aired corridors 
above and separated building structures, this negates echo that would be otherwise be caused by 
enclosed apartment buildings. 
 

11)  

Content:  
Surveys taken clamed that this project was to be 2 story 
 
Response: 
We thank you for taking the time to join the Virtual Public Information Meeting, but at this time we are 
unaware of the survey you may be speaking to. Previous Public Open Houses would have had surveys 
that garnered public response, but ultimately R&M took shape over many conversations with City Staff 
and professionals.  
 

Feedback Forms 
 

Upon completion of the Virtual Public Information Meeting, the City of White Rock website 
provided an online form for public feedback. These forms were open to public completion for one (1) 
week after the date of the Virtual Public Information Meeting. In total, three (3) forms were filled out, 
and all 3 were in support of R&M providing 100% support through this method. Below is a breakdown of 
the comments and responses: 

 

1)  

Content: 
Welcome to the new White Rock, change is among us. This is a welcome addition to the community 
compared to the ugly concrete highrise building currently being constructed on Johnson Street. Love the 
aging in place concept, my only concern is the number of parking spaces provided for each unit, as most 
only provide one per unit. 
 
Response: 

Identity Timestamp 
Anonymous 8/14/2020 1:35 

Identity Timestamp 
Anonymous 8/14/2020 1:38 

Identity Timestamp 
Roxanne Aves 8/21/2020 5:49 
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Thank you for the support! As mentioned above, R&M is in compliance with the City of White Rock 
parking bylaw. 
 

2)  

Content: 
My husband and I have been looking for a new investment for our parents who need to be close to Peace 
Arch Hospital. We want something that has a ground oriented option, and this project is offering a 
unique housing type we have not seen anywhere else. It would be perfect for them, and eventually we 
would live in it ourselves or give it to our children. It would be very disappointing to see a project such as 
this be rejected. I think the Altus building next door is an outrageous massing, but at least this one is 
providing transition instead of producing a "cliff". This developer is doing exactly what they should be 
and that is adapting to the structures around them. If this project is not approved, the City of White Rock 
will be limiting the number of people who want to live in this beautiful city. 
 
Response: 
Thank you for your response and the support! 
 
 

3)  

Content: 
This is an attractive addition to the White Rock community. Far to many concrete highrise buildings are 
showing up in the community. This is excellent. 
 
Response: 
Thank you for your response and the support! 
 
 

Identity Timestamp 
Neelam Thiara 8/21/2020 8:32 

Identity Timestamp 
Michael Fletcher 8/21/2020 8:32 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK 
 

DEVELOPMENT PERMIT NO. 421 
 

 
1. Development Permit No. 421 is issued to 1124902 B.C Ltd. as the owner and shall apply only 

to ALL AND SINGULAR those certain parcels or tracts of land and premises situate, lying 
and being in the City of White Rock, in the Province of British Columbia, and more particularly 
known and described as: 

  
Legal Description: 

 
Lot 3 Section 11 Township 1 New Westminster District Plan, 16655 
PID: 005-767-121 
(1559 Maple Street) 
 
Lot 4 Section 11 Township 1 New Westminster District Plan, 16655 
PID: 010-236-538 
(1549 Maple Street) 
 
Lot 5 Section 11 Township 1 New Westminster District Plan 16655 
PID: 010-236-554 
(1539 Maple Street) 
 
Lot 6 Section 11 Township 1 New Westminster District Plan 16655 
PID: 010-144-048 
(1529 Maple Street) 
 
Lot 7 Section 11 Township 1 New Westminster District Plan 16655 
PID: 010-236-589 
(15631 Russell Avenue)  
 
Lot 8 Section 11 Township 1 New Westminster District Plan 16655 
PID: 010-236-597 
(1509 Maple Street)  
 

As indicated on Schedule A, including a consolidation of these six lots. 
 
2. Development Permit No. 421 is issued pursuant to the authority of Sections 490 and 491 of the 

Local Government Act, R.S.B.C. 2015, Chapter 1 as amended, the “White Rock Official 
Community Plan Bylaw, 2017, No. 2220" as amended, and in conformity with the procedures 
prescribed by the "City of White Rock Planning Procedures Bylaw, 2017, No. 2234" as 
amended.  
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3. The terms, conditions and guidelines as set out in "White Rock Official Community Plan 
Bylaw, 2017, No. 2220" as amended, that relate to the “East Side Large Lot Infill Development 
Permit Area” shall apply to the area of land and premises hereinbefore described and which 
are covered by this Development Permit. 

 
4. Permitted Uses of Land, Buildings and Structures 

Land, buildings, and structures shall only be used in accordance with the provisions of the 
“CD-66 Comprehensive Development Zone (1539 Maple Street)” of the “White Rock Zoning 
Bylaw, 2012, No. 2000” as amended. 

 
5. Dimensions and Siting of Buildings and Structures on the Land 

All buildings and structures to be constructed, repaired, renovated, or sited on said lands shall 
be in substantial compliance with the Plans prepared by Ankenman Marchand Architects, dated 
Aug. 19, 2021 attached hereto attached hereto in accordance with the provisions of Section 
491 of the Local Government Act:  

 
Schedule B Site Plan   
Schedule C Building Elevations 
Schedule D Renderings 
Schedule E Landscaping Plans 
  
These Plans form part of this development permit. 

 
6. Terms and Conditions: 

a) The applicant shall enter into a Servicing Agreement to provide frontage improvements 
and on-site works and services in accordance with Section 506 of the Local Government 
Act and to the acceptance of the Director of Engineering and Municipal Operations; 

b) The applicant shall provide landscaping for the development in substantial compliance 
with the Landscape Plans (Schedule E) to the acceptance of the Director of Planning and 
Development Services and the Director of Engineering and Municipal Operations; 

c) The permittee must also submit an estimate for the cost of landscaping, along with 
securities in the amount of $358,305 (i.e., being 125% of the cost of landscaping as 
presented in a cost estimate prepared by Van der Zalm & Associates and stamped 
September 2, 2021) to the City prior to the issuance of a building permit; 

d) Rooftop mechanical equipment shall be screened from view to the acceptance of the 
Director of Planning and Development Services; and 

e) The hydro kiosk is to be located on site to the acceptance of the Director of Planning and 
Development Services.  

 
7. In the interpretation of the Development Permit all definitions of words and phrases contained 

in Sections 490 and 491 of the Local Government Act, R.S.B.C. 2015, Chapter 1 as amended, 
and the “White Rock Official Community Plan Bylaw, 2017, No. 2220”, as amended, shall 
apply to this Development Permit and attachments. 
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8. Where the holder of this Permit does not obtain the required building permits and commence 
construction of the development as outlined in this Development Permit within two years after 
the date this Permit was authorized by Council, the Permit shall lapse, unless the Council, prior 
to the date the Permit is scheduled to lapse, has authorized further time extension of the Permit. 

 
9. This permit does not constitute a subdivision approval, a tree management permit, a demolition 

permit, or a building permit. 
 
Authorizing Resolution passed by the Council for the City of White Rock on the _____ day of 
_________________, 20__. 
 
This development permit has been executed at White Rock, British Columbia on the ________ 

day of _________________ 20__. 

 
The Corporate Seal of THE CORPORATION 
OF THE CITY OF WHITE ROCK was hereunto 
affixed in the presence of: 
 
 
 
________________________________ 
Mayor 
Authorized Signatory 
 
 
 
________________________________ 
Director of Corporate Administration 
Authorized Signatory   
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Schedule A – Location Map 
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Schedule B – Site Plan 
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Schedule C –Elevations 
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Schedule D – Renderings 
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Schedule E – Landscape Plans 
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The Corporation of the 
CITY OF WHITE ROCK 

BYLAW No. 2397 
 

A Bylaw to amend the 
"White Rock Zoning Bylaw, 2012, No. 2000" as amended 

__________________ 
 

The CITY COUNCIL of the Corporation of the City of White Rock in open meeting assembled 
ENACTS as follows: 

THAT Schedule C of the White Rock Zoning Bylaw, 2012, No. 2000 as amended be further 
amended by rezoning the following lands as shown on Schedule “1” attached hereto, from the ‘RS-
1 One Unit Residential Zone’ to ‘CD-66 Comprehensive Development Zone (1539 Maple Street)’. 

 
Lot 3 Section 11 Township 1 New Westminster District Plan, 16655 
PID: 005-767-121 
(1559 Maple Street) 
 
Lot 4 Section 11 Township 1 New Westminster District Plan, 16655 
PID: 010-236-538 
(1549 Maple Street) 
 
Lot 5 Section 11 Township 1 New Westminster District Plan 16655 
PID: 010-236-554 
(1539 Maple Street) 
 
Lot 6 Section 11 Township 1 New Westminster District Plan 16655 
PID: 010-144-048 
(1529 Maple Street) 
 
Lot 7 Section 11 Township 1 New Westminster District Plan 16655 
PID: 010-236-589 
(15631 Russell Avenue)  
 
Lot 8 Section 11 Township 1 New Westminster District Plan 16655 
PID: 010-236-597 
(1509 Maple Street)  
 
 

1. THAT White Rock Zoning Bylaw, 2012, No. 2000 as amended is further amended: 
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(1) by adding to the Table of Contents for ‘Schedule B (Comprehensive Development 
Zones)’ reference to Section 7.66 ‘CD-66 Comprehensive Development Zone (1539 Maple 
Street)’;  
(2)  by adding the attached Schedule “2” to ‘Schedule B (Comprehensive Development 
Zones)’, being a new Section 7.66 ‘CD-66 Comprehensive Development Zone (1539 Maple 
Street)’. 
 

2. This bylaw may be cited for all purposes as “White Rock Zoning Bylaw, 2012, No. 2000, 
Amendment (CD-66 – 1539 Maple Street) Bylaw, 2021, No. 2397”. 
 

PUBLIC INFORMATION MEETING on the   day of  

RECEIVED FIRST READING on the  day of  

RECEIVED SECOND READING on the  day of  

PUBLIC HEARING held on the  day of  

RECEIVED THIRD READING on the  day of  

RECONSIDERED AND FINALLY ADOPTED on 

the  

 day of  

 

 ___________________________________ 

      Mayor 

 

 

 ___________________________________ 

      Director of Corporate Administration  
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Schedule “1” 
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Schedule “2”  
 

7.66 CD-66 COMPREHENSIVE DEVELOPMENT ZONE 
 
INTENT 
The intent of this zone is to accommodate the development of a multi-unit residential use within 
five stacked townhouse blocks on a site of approximately 4,566 square metres (0.45ha).  
 
1. Permitted Uses: 

(a) multi-unit residential use; and 
(b) accessory home occupation use in accordance with the provisions of section 5.3 and 

being a use that does not involve clients directly accessing the principal building. 
 

2. Building Height: 
(a) The principal buildings for multi-unit residential uses, inclusive of elevator shafts, stair 

housing, and all mechanical equipment, shall not exceed the maximum geodetic heights 
as outlined below. The Block references noted correspond with those illustrated in the 
Plans forming part of this CD-66 Zone: 

(i) Block 1: 104.51 metres (342.88 feet) 
(ii) Block 2: 104.51 metres (342.88 feet) 
(iii) Block 3: 104.51 metres (342.88 feet) 
(iv) Block 4: 105.01 metres (344.52 feet) 
(v) Block 5: 105.51 metres (346.16 feet) 

For reference, the average natural grade applicable to the development is 93.4 metres 
(306.35 feet) geodetic. 

(b) Ancillary buildings and structures for multi-unit residential uses shall not exceed a 
height of 5.0 metres from finished grade. 
 

3. Maximum Density (Floor Area): 
(a) The maximum gross floor area shall not exceed 5,953.4 square metres or 1.304 times 

the lot area; and 
(b) The maximum number of dwelling units shall not exceed 53 units.  

 
4. Siting Requirements: 

(a) Minimum setbacks for multi-unit residential uses are as follows: 
(i) Setback from the north lot line = 1.82 metres (6.00 feet) 
(ii) Setback from the south lot line (Russell Avenue) = 1.82 metres (6.00 feet) 
(iii) Setback from the west lot line = 2.43 metres (8.00 feet) 
(iv) Setback from the east lot line (Maple Street) = 3.04 metres (10.00 feet) 

(b) Despite section 7.66.4(a), limited portions of principal buildings, ancillary structures, 
and exterior walkways are permitted within the minimum setbacks in accordance with 
the Plans prepared by Ankenman Marchand Architects, dated Aug. 19, 2021, attached 
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hereto and on file at the City of White Rock, with the exception that no ancillary 
buildings or structures are permitted within 1.0 metres of a lot line. 

 
5. Lot Coverage: 

(a) For multi-unit residential uses, lot coverage shall not exceed 61%.  
 
6. Standard and Accessible Off-Street Parking: 

Parking for multi-unit residential uses shall be provided in accordance with Section 4.14 
of this Bylaw, with the minimum number of spaces required as follows: 
(a) A minimum of 108 standard parking spaces shall be provided for residents;  
(b) A minimum of 18 standard parking spaces shall be provided for visitors; 
(c) A minimum of 3 parking spaces must be provided as accessible spaces, shall be clearly 

marked, and must have a minimum length of 5.5 metres. Two of these spaces shall be 
provided as a van-accessible space with a minimum width of 3.4 metres, and the other 
space shall have a minimum width of 2.5 metres. Each accessible parking space must 
be located adjacent to an access aisle having a minimum width of 1.5 metres; and 

(d) The access and egress route to and from accessible parking spaces must have a vertical 
clearance of 2.3 metres. 

 
7. Off-Street Loading: 

(a) Notwithstanding any provision within Section 4.15 to the contrary, one loading space 
shall be provided for a multi-unit residential use with the minimum dimensions of this 
space being 3.0 metres wide and 9.0 metres long; and 

(b) The access and egress route to and from the loading space must have a vertical 
clearance of 3.7 metres. 

 
8. Bicycle Parking: 

Bicycle parking shall be provided in accordance with Section 4.16 of this Bylaw with the 
minimum number of spaces required as follows: 
(a) A minimum of 53 Class I spaces shall be provided; and 
(b) A minimum of 14 Class II spaces shall be provided  

 
9. Electric Vehicle Parking 

Electric vehicle (EV) parking shall be provided in accordance with Section 4.17 of this Bylaw, 
with the minimum number of EV parking spaces required as follows: 

(a) A minimum of 25 percent of the required parking supply shall be provided an energized 
outlet capable of providing a Level 2 charge, or higher for electric vehicle charging; 
and 

(b) A minimum of 75 percent of the required parking supply shall be located within three 
(3) metres of an electrical outlet roughed-in for electric vehicle charging. 
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10. Conformity to Design Plans 
Development in the CD-66 Zone shall substantially conform to the Plans prepared by 
Ankenman Marchand Architects, dated Aug. 19, 2021 attached hereto and on file at the City 
of White Rock.  

 
11. Road Dedication 

The siting and lot coverage standards established within this CD-66 Zone shall apply to the 
legal perimeter (outermost) boundaries, and total area, of the assembled parcels as they existed 
at the time of first and second reading of this Bylaw and prior to any road dedications. 
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MINUTE EXTRACTS REGARDING BYLAW 2397: WHITE ROCK ZONING BYLAW, 2012, NO 
2000, AMENDMENT  (CD-66 –COMPREHENSIVE DEVELOPMENT ZONE  
[1539 MAPLE STREET]) BYLAW 2021, NO. 2397 

Land Use and Planning Committee 
May 27, 2019 

4. INITIAL OCP AMENDMENT APPLICATION REPORT – RUSSELL AVENUE
/ MAPLE STREET (18-008 OCP&ZON&MJP)

Corporate report dated May 27, 2019 from the Director of Planning and Development
Services titled “Initial OCP Amendment Application Report – Russell Avenue / Maple
Street (18-008 OCP&ZON&MJP)”.

The Director of Planning and Development Services introduced the application and the
Manager of Planning gave a PowerPoint with further details in regard to the required
process.

The Applicant was in the audience and was given the opportunity to speak.  

Tim Ankenman of Ankenman Marchand Architects, introduced the site and gave an 
overview of their vision, to create architecture that enhances life and environment.   

Mr. Ankenman noted that the application conforms to the current Official Community 
Plan (OCP) with the exception of two (2) requested items in regard to height and unit 
typology.   

The following comments/topics were noted: 

• Actual footprint of the application (54% includes all outdoor liveable space)
• Rental aspect was inquired on = 8 units as protected units at an

approximate cost of $250 per sq. ft.
• Positive height transition from the Altus Development nearby
• Entrance to the parkade facing Maple Street, to help alleviate

congestion
• Proposed number of parking stalls are above zoning bylaw requirements
• Would like to hear more in regard to the OCP review / public comments for the area

prior to considering the application

2019-LU/P-014 It was MOVED and SECONDED 
THAT the Land Use and Planning Committee (LUPC) receives for information the 
corporate report dated May 27, 2019 from the Director of Planning and Development 
Services, titled “Initial OCP Amendment Application Report – Russell Avenue / 
Maple Street (18-008 OCP&ZON&MJP)”. 

CARRIED 

R-4
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2019-LU/P-015 It was MOVED and SECONDED 
THAT the Land Use and Planning Committee (LUPC) recommends that Council 
defers this Official Community Plan (OCP) Amendment application until the 
outcomes and recommendations regarding the initial public feedback from the OCP 
City-wide building height review are considered by LUPC. 

CARRIED 

Councillor Manning voted in the negative 

Land Use and Planning Committee 
January 11, 2021 

8. OFFICIAL COMMUNITY PLAN REVIEW - PREVIEW OF PHASE 2 PUBLIC INPUT
ON BUILDING HEIGHTS OUTSIDE THE TOWN CENTRE

Corporate report dated January 11, 2021 from the Director of Planning and Development Services
titled "Official Community Plan Review - Preview of Phase 2 Public Input on Building Heights
Outside the Town Centre".

Motion Number: LU/P-011       It was MOVED and SECONDED

THAT the Land Use and Planning Committee directs staff to break down the information with
West Beach as a separate option.

Motion CARRIED

Councillors Chesney and Fathers voted in the negative 

Motion Number: LU/P-012   It was MOVED and SECONDED 

THAT the Land Use and Planning Committee receive the corporate report from the Director of 
Planning and Development Services titled “Official Community Plan Review – Preview of Phase 
2 Public Input on Building Heights outside the Town Centre.” 

Motion CARRIED 

September 20, 2021 
Regular Council Meeting 

8.1.d WHITE ROCK ZONING BYLAW, 2012, AMENDMENT 
(CD-66 COMPREHENSIVE DEVELOPMENT ZONE 
(1539 MAPLE STREET)) BYLAW, 2021, NO. 2397 

Bylaw 2397 - bylaw to amend the "White Rock Zoning Bylaw, 2012, No. 2000" 
to rezone the subject property to CD-66 to permit a three storey 53 unit 
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development comprised of a mix of ground-oriented and stacked 
townhouses.  This Bylaw was presented for first and second reading at this time. 

Note: A corporate report on this topic was provided at the Land Use and 
Planning Committee held earlier this evening.  Recommendations from the report 
have been added to the agenda should Council wish to consider them at this time. 

Motion Number: 2021-346  It was MOVED and SECONDED 

THAT Council give first and second reading to “White Rock Zoning Bylaw, 
2012, No. 2000, Amendment (CD-66 – Comprehensive Development Zone 
(1539 Maple Street)) Bylaw, 2021, No. 2397” and direct staff to schedule a 
Public Hearing. 

Motion CARRIED (7 to 0) 

Motion Number: 2021-347  It was MOVED and SECONDED 

THAT Council: 

1. Direct staff to resolve the following issues prior to final adoption, if
Bylaw No. 2397 is given Third Reading after the Public Hearing;

a. Ensure that all engineering requirements and issues, including the
execution of a Works and Servicing Agreement, and the dedication
of land if necessary to support an ultimate road cross section along
both Russell Avenue and Maple Street, are addressed to the
satisfaction of the Director of Engineering and Municipal
Operations; and

2. Pending adoption of “White Rock Zoning Bylaw, 2012, No. 2000,
Amendment (CD-66 – Comprehensive Development Zone (1539 Maple
Street)) Bylaw, 2021, No. 2397”, consider issuance of Development
Permit No. 421 for 15631 Russell Avenue and 1509, 1529, 1539, 1549 and
1559 Maple Street.

Motion CARRIED (7 to 0) 
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From:
To:
Subject:

Date:

Clerk"s Office
BYLAW 2397: WHITE ROCK ZONING BYLAW, 2012, NO. 2000, AMENDMENT (CD-66 -COMPREHENSIVE 
DEVELOPMENT ZONE [1539 MAPLE STREET]) BYLAW 2021, NO. 2397
October 12, 2021 2:49:35 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

I very much support this project!
Sent from my iPhone

C-1
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From:
To:

R. Clarke
Clerk"s Office

Subject: 1539 Maple Street Development Proposal - DP #421
Date: October 12, 2021 5:34:35 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

Hello there - I am a resident of the Elgin area in South Surrey have had the opportunity to review the revised
architectural plan for this development. It appears to me to be neighbourhood appropriate overall and very much in
keeping with sensible planning for this area. I would be in support of the project moving forward.

Thank you,

Ron Clarke

Sent from my iPhone

C-2
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NOTICE OF PUBLIC HEARING – OCTOBER 18, 2021 

TEMPORARY USE PERMIT: 21-019 

CIVIC ADDRESS: 1589 MAPLE STREET 

PURPOSE: Temporary Use Permit (TUP), TUP 21-019, is requesting an extension of TUP 18-001, 
which permits the temporary sales centre and construction site office, and associated off-street parking 
located at 1589 Maple Street. Both the sales centre and construction site office are tied to the on-going 
development of the Altus building located at 1526 Finlay Street, being immediately west of the property 
subject to this TUP request. At Council’s request the TUP will be limited to a period of one (1) year from 
issuance whereas the Local Government Act does allow for consideration of a TUP for a maximum of 
three years.  
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Last revised: 4 October 2021 

Documents: 
Author Document Item # 
Director of Planning and Development 
Services 

Land Use and Planning Committee corporate report 
dated September 20, 2021 

R-1

Corporate Administration Department Minutes – Various Extracts R-2

Written Submissions: 
Author Date Received Resident? Status Item # 
None to date. 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK
15322 BUENA VISTA AVENUE, WHITE ROCK, B.C. V4B 1Y6 

NOTICE OF PUBLIC MEETING 
MONDAY, OCTOBER 18, 2021 

NOTICE is hereby given that the Council of the City of White Rock will hold an opportunity 
for public participation for a Public Meeting on MONDAY, OCTOBER 18, 2021  
at 5:00 P.M. in accordance with the Local Government Act and the Planning Procedures 
Bylaw. All persons who deem their interest in property is affected by the proposed application 
shall be afforded an opportunity to be heard in person, by telephone or by forwarding 
written submissions reflecting matters contained in the proposed application that is the 
subject of the Public Meeting. At the Public Meeting, Council will hear and receive 
submissions from interested persons in regard to the application listed below: 

TEMPORARY USE PERMIT: 21-019 

CIVIC ADDRESS: 1589 MAPLE STREET (SEE SITE MAP ATTACHED) 

PURPOSE: Temporary Use Permit (TUP), TUP 21-019, is requesting an extension 
which permits the temporary sales centre and construction site office, and associated off-
street parking located at 1589 Maple Street. Both the sales centre and construction site 
office are tied to the on-going development of the Altus building located at 1526 Finlay 
Street, being immediately west of the property subject to this TUP request. At Council’s 
request the TUP will be limited to a period of one (1) year from issuance.  

Further details regarding the subject of the Public Meeting may be obtained from the 
City’s Planning and Development Services Department at City Hall by contacting  
604-541-2136 | planning@whiterockcity.ca.
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To participate in the Public Meeting, please review the options below: 
 
1. Submit written comments to Council: 

You can provide your submission (comments or concerns) by email to 
clerksoffice@whiterockcity.ca or by mail to Mayor and Council, 15322 Buena Vista Avenue, 
White Rock, BC, V4B 1Y6. The deadline to receive submissions is by  
12:00 p.m. on the date of the Public Meeting, October 18, 2021. 

You may forward your submissions by: 

• Mailing to White Rock City Hall, 15322 Buena Vista Avenue, White Rock, BC  
V4B 1Y6, or hand delivery to the Corporate Administration Office; or, 

• Emailing the Mayor and Council at clerksoffice@whiterockcity.ca with the following 
noted in the subject line: PM 2 – TUP 21-019 (1589 Maple Street) 

2. You may register to speak to a Public Meeting item via telephone: 

Registration will be open from 12:00 p.m. to 4:00 p.m. on the date of the Public 
Meeting, October 18, 2021. Registration will only be available during this time. Once 
you register, you will be sent an email with further instructions.  

Register to speak by emailing clerksoffice@whiterockcity.ca or calling 604-541-2127. 

Please note the following instructions when you call in: 

• You will be put on hold in a queue for the respective item, and you will be 
connected when it is your turn to speak. If you hang up during this time, you 
will lose your place in the queue. You may watch the Council meeting through 
the City’s Live Stream while you are on hold. 

• Your comments must be relevant to the application (bylaw) being considered at the 
Public Meeting 

• You will have 5 minutes to speak 
• While speaking turn off all audio of the meeting. Note: There is a 1-minute 

delay in the live stream so please listen to the cues given over the phone 
• Do not put your phone on speaker phone 
• Once you make your comments to Council, the call will end quickly so that the 

next speaker can join the meeting 

If you miss the noted registration period, please watch the live meeting at the 
following link: whiterockcity.ca/Agendas as there will be an opportunity for you to 
call in for a limited period of time. 
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3. You may attend the Public Meeting in person: 

The City of White Rock will be following guidelines from the Provincial Health Officer 
and are permitted to hold public meetings at half meeting room capacity.  Members of 
the public who wish to speak will be provided an opportunity to do so in Council 
Chambers at City Hall.  Due to a limited seating capacity you may need to wait in the 
lobby of City Hall until it is your turn to speak. 

Please note that masks are required when in City Hall.   

Note: Correspondence that is the subject of a Public Hearing, Public Meeting, or other 
public processes will be included, in its entirety, in the public information package and 
will form part of the public record. Please contact the Corporate Administration 
Department at 604-541-2127 (or include a request on your written submission) if you 
have any concern with your personal information being included in the public 
information package.   
 
Council shall not receive further submissions from the public or interested persons concerning 
the bylaws/applications after the Public Meeting has been concluded. 
 
The meeting will be streamed live and archived through the City’s web-streaming service. 
 
The proposed application and associated reports can be viewed online on the agenda and 
minutes page of the City website, www.whiterockcity.ca, under Council Agendas from 
October 5, 2021, until October 18, 2021. If you are unable to access the information online, 
please contact the Corporate Administration department at 604-541-2212, between the 
hours of 8:30 a.m. and 4:30 p.m., or leave a voicemail and staff will ensure you have the 
information made available to you.   
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Site Map: 1589 Maple Street 
 

 
 
 

October 5, 2021 
 
Tracey Arthur, Director of Corporate Administration 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK
 CORPORATE REPORT 

DATE: September 20, 2021 

TO: Land Use and Planning Committee 

FROM: Carl Isaak, Director, Planning and Development Services 

SUBJECT: Extension of Temporary Use Permit - 1589 Maple Street (TUP 21-019) 

______________________________________________________________________________ 

RECOMMENDATION 

THAT the Land Use and Planning Committee direct staff to host a public meeting regarding 

Temporary Use Permit No. 21-019, for the extension of a temporary sales centre and 

construction site office at 1589 Maple Street. 

______________________________________________________________________________ 

EXECUTIVE SUMMARY 

The City of White Rock has received an application for an extension to Temporary Use Permit 

(TUP), TUP 18-001, to allow a temporary sales centre and construction site office, and associated 

off-street parking to be located at 1589 Maple Street. Both the sales centre and construction site 

office are tied to the on-going development of the Altus building located at 1526 Finlay Street, 

being immediately west of the property subject to this TUP request.  

Staff are generally supportive the application to extend the TUP, recognizing the need to 

accommodate off-street parking associated with tradespersons working on the Altus building in 

addition to the need for a site to support the marketing of the building. It is not anticipated that the 

sales centre or the construction site office will generate any further traffic or parking management 

impacts nor will the continuation of the use result in any land use conflicts. 

PREVIOUS COUNCIL DIRECTION 

Motion # & 

Meeting Date 

Motion Details 

2018-093 

March 5, 2018 

THAT Council approves Temporary Use Permit No. 18-001 for 1569-89 

Maple Street and 15630 North Bluff Road as circulated within this Council 

agenda. 

INTRODUCTION/BACKGROUND 

The City of White Rock has received an application from Oviedo Properties Ltd. for an extension 

to Temporary Use Permit (TUP) No. 18-001. The permit, if approved, will allow for the continuous 

use of the ‘Altus’ development sales centre and construction site office, and associated off-street 

parking currently located at 1589 Maple Street (See Appendix A – Location and Ortho Maps). The 

property subject to this permit application is located on the same block as the 13-storey mixed-use 
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Extension of Temporary Use Permit - 1589 Maple Street (TUP 21-019) 

Page No. 2 

Altus development. A TUP was issued for the requested use in 2018; a copy of this permit is 

provided in Appendix B to this corporate report. 

Under the White Rock Zoning Bylaw, 2012, No. 2000, the current RS-1 zoning of the subject 

properties does not allow for the use of modular buildings as a construction site office or temporary 

sales centre to market units. A TUP is required to permit the placement of the modular buildings 

on the properties, and to allow their use as a temporary sales centre and construction site office. 

The sales centre is approximately 270 square metres (2,900 square feet) in area, and the 

construction site office is approximately 53 square metres (580 square feet) in area. The applicant 

has provided eighteen (18) off-street parking spaces for the sales centre, and nine (9) off-street 

parking spaces for the construction site office. A draft copy of proposed TUP 21-019 is included 

as Appendix C. 

Land Use and Location 
The property currently houses the temporary sales centre, construction and associated off-street 

parking spaces, and the surrounding area is primarily residential in nature, with detached dwellings 

to the north (City of Surrey) south and west, and a BC Hydro Sub Station to the west, with Peace 

Arch Hospital beyond.  

The location of the temporary sales centre is close to both the North Bluff Road and Maple 

frontages, providing visibility to the sales centre. The construction site office is located further 

away from the street and is secured with fencing. 

Tree Management 

The subject property is subject to White Rock Tree Management Bylaw, 2008, No. 1831. A Tree 

Management Permit has been issued for the demolition of the detached houses in 2018, and the 

mature (98cm diameter) Red Oak tree at the north east corner of the site has been retained, and 

the siting of the temporary buildings will allow for its retention, as well as all trees on adjacent 

properties and within the City road allowance.   

Decommissioning Requirements 
The requested TUP would, if approved, grant a three-year extension to TUP 18-001. Following 

this period, the permit would lapse and the use would have to be discontinued. The City is 

currently holding securities in the amount of $30,400, which is 125% of the estimated cost 

($24,351), to have the land restored. This restoration would include the removal of the temporary 

buildings and fencing as well as the placement of topsoil and hydroseeding. This work must be 

completed prior to the expiration of the Temporary Use Permit, and in the event that the 

applicant fails to do so the City may use the security to have the work done. It is noted that the 

surficial restoration of the property would not be required if a building permit for new 

development is issued before the term of the TUP lapses.  

Planning Review 

Staff support the application for a Temporary Use Permit for a temporary sales centre and 

construction site office at 1589 Maple Street. The proposal will accommodate the needs of the 

applicant to market the Altus project close to the subject site and provide sufficient off-street 

parking for both prospective buyers and contractors associated with the Altus project. It is not 

anticipated that the sales centre or the construction site office will generate any further traffic or 

parking management impacts nor will the on-going use result in any issues of incompatibility.  

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS 

On September 9, 2021 a Public Information Meeting (PIM) was held to raise awareness of the 

application. There were 60 letters delivered to property owners and occupants within 100 metres 
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of the subject property, including on the City of Surrey side of North Bluff Road. The meeting was 

advertised in the Peace Arch News on August 26, 2021 and September 2, 2021. There were no 

attendees at the September 9, 2021 PIM. 

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS 

The application was referred to the Planning, Building, Engineering, Operations, Fire, and Parking 

Departments. The Building department noted the following: 

 As the building permits issued for the sales centre are tied to the time frame of the

Temporary Use Permit, building permit extension fees are to be paid on all related

Construction permits for the sales centre.

No other issues were identified. 

OPTIONS / RISKS / ALTERNATIVES 

The Land Use and Planning Committee can recommend that Council: 

1. Direct staff to schedule a Public Meeting for consideration of the Temporary Use Permit;

2. Deny the Temporary Use Permit;

3. Defer the application subject to specific direction being provided to Staff.

Staff recommend Option 1 which is incorporated into the recommendations at the beginning of 

this corporate report. 
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CONCLUSION 

Staff support the application for the extension of the Temporary Use Permit (TUP) for the 

continuous use of the Altus development sales centre and construction site office at 1589 Maple 

Street. The temporary buildings will be removed after the expiry of the Temporary Use Permit. It 

is not anticipated that the continuous use of the sales centre will create any traffic or parking 

management problems as on-site parking is provided for the centre, and the construction site office 

and associated parking will assist in mitigating construction parking impacts. 

Respectfully submitted, 

Carl Isaak, RPP, MCIP 

Director, Planning and Development Services 

Comments from the Chief Administrative Officer 

I concur with the recommendation of this corporate report. 

Guillermo Ferrero 

Chief Administrative Officer 

Appendix A: Location and Ortho Photo Maps 

Appendix B: Temporary Use Permit No. 18-001 

Appendix C: Draft Temporary Use Permit No. 21-019 
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APPENDIX A 

Location and Ortho Maps 
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APPENDIX B 

Temporary Use Permit No. 18-001 
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APPENDIX C 

Draft Temporary Use Permit No. 21-019 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK

TEMPORARY USE PERMIT NO. 21-019 

1. This Temporary Use Permit No. 21-019 is issued to Oviedo Properties Ltd. as the owner (hereinafter
called the "Permittee") and shall apply only to ALL AND SINGULAR those certain parcels or tracts
of land and premises situate, lying and being in the City of White Rock, in the Province of British
Columbia, and more particularly known and described as:

Legal Description: 

Lot 1, Except: Parcel “M” (Bylaw Plan 30172), Section 11 Township 1 New Westminster District 
Plan 16655 
PID: 010-236-473 
(Civic: 1589 Maple Street) 

As indicated on Schedule A 
(hereinafter referred to as "the Lands"). 

2. This Temporary Use Permit No. 21-019 is issued pursuant to the authority of Sections 492 and 493
of the Local Government Act, R.S.B.C. 2015, Chapter 1 as amended, the “White Rock Zoning Bylaw,
2012, No. 2000" as amended; and in conformity with the procedure prescribed by the "City of White
Rock Planning Procedures Bylaw, 2017, No. 2234" as amended.

3. Except as otherwise authorized by this permit, the terms, conditions and guidelines as set out in the
"White Rock Zoning Bylaw, 2012, No. 2000" as amended shall apply to the Lands covered by this
Temporary Commercial Use Permit:

a) Permitted Temporary Uses

(i) A temporary sales centre to market real estate units, and associated off-street parking;
(ii) Advertising structures associated with the marketing of real estate units; and
(iii) A temporary construction site office for the related real estate developments, and

associated off-street parking, shall be permitted as a temporary use.

b) Dimensions and Siting of Buildings

(i) The building that houses the temporary sales centre must generally comply with the
plans as outlined in the previous TUP 18-001.

(ii) The construction site office must be a site a minimum of 2.0 metres from the south
property boundary and 2.0 metres from the west property boundary, as outlined in the
previous TUP 18-001.
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(iii) The temporary buildings and structures may encroach on lot lines internal to the 
Lands. 

(iv) Advertising structures may be sited on any portion of the subject properties but shall 
not interfere with the safe use of the street by vehicles or pedestrians, impede traffic 
or interfere with the use or visibility of any traffic control device or other equipment 
installed by the City or by a utility company, to the satisfaction of the Director of 
Planning and Development Services. 

4. Terms and Conditions: 

a) Except as otherwise specified in this permit, all siting, construction, and use shall be in 
accordance with the provisions of the “White Rock Zoning Bylaw, 2012, No. 2000” as 
amended;  

b) The driveway access and parking must be located to minimize any potential impacts to 
protected trees.  

c) No alteration to the natural drainage shall be undertaken which may cause or contribute to 
hazardous conditions on the Lands or adjacent properties;  

d) The permittee must provide fencing to prevent access to the construction site office from the 
temporary sales centre. 

e) The permittee must provide a minimum of twelve on-site parking spaces for the temporary 
sales centre. 

f) The permittee must provide a minimum of eight on-site parking spaces for the temporary 
construction site office. 

g) Nothing in this temporary use permit shall be construed as authorization for the carrying out 
of any activity which is a nuisance due to noise, light, odour, emission, vibration or other 
cause. 

5. All definitions of words and phrases contained in Sections 921 of the Local Government Act, R.S.B.C. 
2015, Chapter 1 as amended, and the “White Rock Zoning Bylaw, 2012, No. 2000” as amended, 
shall apply to this Temporary Use Permit and the attachments herein. 
 

6. The permittee must provide an undertaking, prior to the issuance of a building permit, to remove the 
temporary sales centre and temporary construction site office and restore the Lands to the satisfaction 
of the City on or prior to the expiration of this permit.  

 
7. The permittee must remove or demolish the temporary sales centre, advertising structures, 

construction site office and restore the Lands to the acceptance of the City prior to the expiration of 
this permit, at which time the securities in the amount of $30,400 (125% of the cost of removal and 
restoration) taken as part of the initial Temporary Use Permit (TUP 18-001) will be returned. If the 
Lands have an approved Building Permit for the construction of a multi-unit residential building, the 
securities will be returned to the permittee. 

 
8. This Permit is valid for the time extension period of three years as approved by Council in accordance 

with the provisions of Section 497 of the Local Government Act. 
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9. Where the holder of this Permit does not obtain required building permits and commence 
construction of the development as outlined in this Temporary Use Permit within two years after the 
date this Permit was authorized by Council, the Permit shall lapse, unless the Council, prior to the 
date the Permit is scheduled to lapse, has authorized further time extension of the Permit. 

 
10. This permit does not constitute a subdivision approval, a Tree Management Permit, a Demolition 

Permit, or a Building Permit. 
 
Authorizing Resolution passed by the Council for the City of White Rock on the ___________ day of 
_________________, 2021. 
 

This Temporary Use Permit has been executed at White Rock, British Columbia on the ________ day 

of _________________ 2021. 

 

 
 
 
 
The Corporate Seal of THE CORPORATION 
OF THE CITY OF WHITE ROCK was hereunto 
affixed in the presence of: 
 
 
 
________________________________ 
Mayor - Authorized Signatory 
 
 
 
_______________________________ 
Director of Corporate Administration - Authorized Signatory   

Page 26 of 109Page 160 of 162



Temporary Use Permit No. 21-019 – 1589 Maple Street 

Schedule A – Location Map 
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MINUTE EXTRACTS REGARDING TEMPORARY USE PERMIT: 21-019 
CIVIC ADDRESS: 1589 MAPLE STREET 

Land Use and Planning Committee 
September 20, 2021 

4. EXTENSION OF TEMPORARY USE PERMIT - 1589 MAPLE STREET
(TUP 21-019)

Corporate report dated September 20, 2021, from the Director of Planning and
Development Services titled "Extension of Temporary Use Permit - 1589 Maple
Street (TUP 21-019)".

Manager of Planning provided a PowerPoint overview of the corporate report.

Motion Number: 2021-LU/P-082  It was MOVED and SECONDED

THAT the Land Use and Planning committee endorse the applicant be
offered a one (1) year Temporary Use Permit for 1589 Maple Street.

Motion CARRIED (7 to 0)

Motion Number: 2021-LU/P-083   It was MOVED and SECONDED 

THAT the Land Use and Planning Committee direct staff to host a public 
meeting regarding Temporary Use Permit No. 21-019, for the extension of a 
temporary sales centre and construction site office at 1589 Maple Street. 

Motion CARRIED (7 to 0) 

R-2
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