
The Corporation of the
CITY OF WHITE ROCK

 
Public Hearing

POST-MEETING AGENDA
 

Monday, March 1, 2021, 6:00 p.m.

City Hall Council Chambers

15322 Buena Vista Avenue, White Rock, BC,  V4B 1Y6

*Live Streaming/Telecast: Please note that all Committees, Task Forces, Council Meetings, and
Public Hearings held in the Council Chamber are being recorded and broadcasted as well included

on the City’s website at: www.whiterockcity.ca
 

The City of White Rock is committed to the health and safety of our community. In keeping with
Ministerial Order No. M192 from the Province of British Columbia, City Council meetings will take

place without the public in attendance at this time until further notice. 
 

T. Arthur, Director of Corporate Administration

Pages

1. CALL HEARING/ MEETING TO ORDER

2. DEPUTY CORPORATE OFFICER READS A STATMENT REGARDING
THE PROCEDURE TO BE FOLLOWED FOR THE PUBLIC
HEARINGS/MEETING FOR THE EVENING

10

3. PUBLIC HEARING #1 - BYLAW 2371 - ACCESSIBLE PARKING
STANDARDS

12

BYLAW NO 2371: White Rock Zoning Bylaw, 2012, No. 2000, Amendment
(Accessible Parking Standards) Bylaw, 2020, No. 2371

PURPOSE: Bylaw 2371 proposes to amend the White Rock Zoning Bylaw
in regard to accessible parking. A text amendment is being proposed to
determine the dimensions and layout of accessible parking spaces in private
developments.

4. THIS PUBLIC HEARING HAS BEEN PUBLICIZED AS FOLLOWS: 

Notice was published in the February 18 and 25 editions of the
Peace Arch news

•

A copy of the notice was placed on the public notice posting board
on February 15, 2021

•



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

15

Note: Corporate report dated January 11, 2021 and minutes extract
provided for information.

6. THE CHAIRPERSON WILL REQUEST THE DIRECTOR OF CORPORATE
ADMINISTRATION TO ADVISE OF ANY CORRESPONDENCE OR
SUBMISSIONS RECEIVED

 As of 8:30 a.m. on Wednesday, February 24, 2021 there have been no
submissions

Note: Submissions received between 8:30 a.m., February 24, 2021 and
12:00 p.m., March 1, 2021 will be presented “On Table” at the Public
Hearing.

Summary of Submissions for Bylaw 2371 (Not Including the Phone-in for the
Evening)

On table submissions were received up until 12:00 p.m. (noon)
today (Monday, March 1, 2021).

•

No submissions received on-table•

For those who phoned in today not wanting to speak to the item but
wanting to register their vote there has been one (1) vote registered
(n support)

•

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

8. IF REQUIRED, THE CHAIRPERSON INVITES THE DIRECTOR OR
PLANNING AND DEVELOPMENT SERVICES TO SUMMARIZE THE
PROPOSED BYLAW 

9. CONCLUSION OF PUBLIC HEARING #1 - BYLAW 2371 - ACCESSIBLE
PARKING STANDARDS
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10. PUBLIC HEARING #2 - BYLAW 2373 - 14401 SUNSET DRIVE 28

BYLAW NO 2373: White Rock Zoning Bylaw, 2012, No. 2000, Amendment 
(CD-65-14401 Sunset Drive) Bylaw, 2020, No. 2373

CIVIC ADDRESS: 14401 Sunset Drive 

PURPOSE: Bylaw 2373 proposes to rezone the property from ‘RS-1 One
Unit Residential Zone’ to ‘CD – Comprehensive Development’ to permit the
subdivision of the 24.99 m wide lot into two (2) 12.49 m wide lots to allow for
the construction of two (2) new single family dwellings.

11. THIS PUBLIC HEARING HAS BEEN PUBLICIZED AS FOLLOWS:

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

32

Note: Corporate report dated February 8, 2021 and minutes extract provided
for information.
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13. THE CHAIRPERSON WILL REQUEST THE DIRECTOR OF CORPORATE
ADMINISTRATION TO ADVISE OF ANY CORRESPONDENCE OR
SUBMISSIONS RECEIVED

75

As of 8:30 a.m. on Wednesday, February 24, 2021 there have been two (2)
submissions

Note: Submissions received between 8:30 a.m., February 24, 2021 and
12:00 p.m., March 1, 2021 will be presented “On Table” at the Public
Hearing.

 

Author Date Received Civic Address Status Item #

M. Carlson Feb 11, 2021 Applicant Support

C-1
(Note: Two items
of
correspondence
and survey map)

S. Mueller Feb 23, 2021 Resident Opposed C-2

 

Summary of Submissions for Bylaw 2373 (Not Including the Phone-In for the
Evening):

On Table Submissions were received up until 12:00 p.m. (noon)
today (Monday, March 1, 2021).

•

There have been five (5) on-table submissions (four (4) opposed
and one with comments)

•

For those who phoned in today not wanting to speak to the item but
wanting to register their vote there have been two (2) votes
registered (both in opposition). 

•

 

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

15. CONCLUSION OF PUBLIC HEARING #2 - BYLAW 2373 -14401 Sunset
Drive
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16. PUBLIC HEARING #3 - BYLAW 2351 - 15654/64/74 NORTH BLUFF
ROAD/ 1570/80 MAPLE STREET AND 1593 LEE STREET

87

BYLAW NO 2351: White Rock Zoning Bylaw, 2012, No. 2000, Amendment
(CD-63- 15654/64/74 North Bluff Road/ 1570/80 Maple Street and
1593 Lee Street) Bylaw, 2020, No. 2351

CIVIC ADDRESS: 15654/64/74 North Bluff Road/ 1570/80 Maple Street and
1593 Lee Street

PURPOSE: A Zoning Amendment and a Major Development Permit
application have been submitted to allow for the construction of one six-
storey multifamily building containing 25 rental units, one six-storey building
containing 49 stratified units, and 14 townhome units. The project is
recognized in the Official Community Plan (OCP) as an “affordable rental
development” as 30 percent of the units would be “owned or managed by
non-profit groups and designed to be affordable for low and moderate
income households”; this component of the project enables density of up to
2.5 FAR and height of up to six storeys per OCP policy 11.2.1.c. The
required parking supply (139 spaces) would be provided within a below-
grade parkade. The two six storey buildings are oriented towards North Bluff
Road and the townhomes would face Maple Street.

The proposed rezoning would establish a Comprehensive Development
(CD), being specific to the six properties subject to the proposal, all of which
are currently zoned RS-1 One Unit Residential Zone.

17. THIS PUBLIC HEARING HAS BEEN PUBLICIZED AS FOLLOWS:

Notice was published in the February 18 and 25 editions of the
Peace Arch news

•

80 notices were mailed to owners and occupants within 100 metres
of the subject property

•

A copy of the notice was placed on the public notice posting board
on February 15, 2021

•

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

91

Note:  Corporate reports dated July 27, 2020 and minutes extract provided
for information.
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19. THE CHAIRPERSON WILL REQUEST THE DIRECTOR OF CORPORATE
ADMINISTRATION TO ADVISE OF ANY CORRESPONDENCE OR
SUBMISSIONS

255

As of 8:30 a.m. on Wednesday, February 24, 2021 there have been two (2)
submissions 

Note: Submissions received between 8:30 a.m., February 24, 2021 and
12:00 p.m., March 1, 2021 will be presented “On Table” at the Public
Hearing.

Author Date Received Civic Address Status Item #
Petition with 204
signatures,
submitted by A.
Pauliuk.
 
NOTE: Names for
this petition were
collected in 2017.

Re-submitted
Feb 22, 2021

All noted they
are White Rock
residents/
property
owners

Support
 

C-1

Email with
attached petition
from A. Pauliuk. 
Petition has a total
of 267 signatures

Feb 23, 2021

All noted they
are White Rock
residents/
property
owners

Support C-2

 

Summary of Submissions for Bylaw 2351 (Not Including the Phone-In for the
Evening):

On Table Submissions were received up until 12:00 p.m. (noon)
today (Monday, March 1, 2021).

•

There have been seventeen (17) on-table  submissions three (3) in
support, 13 opposed and one (1) with comments.  Three of these
submissions were petitions. 

•

For those who phoned in today not wanting to speak to the item but
wanting to register their vote there have been five (5) votes
registered (three (3) opposed and two (2) in support. 

•

 

20. THE CHAIRPERSON INVITES THOSE IN ATTENDANCE TO PRESENT
THEIR COMMENTS
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21. CONCLUSION OF PUBLIC HEARING #3 - BYLAW 2351 - 15654/64/74
NORTH BLUFF ROAD/ 1570/80 MAPLE STREET AND 1593 LEE STREET

 

 

 

22. PUBLIC HEARING #4 - BYLAW 2375 - 15053 MARINE DRIVE 386

BYLAW NO 2375: White Rock Zoning Bylaw, 2012, No. 2000, Amendment
(15053 Marine Drive – Cannabis Store) Bylaw, 2021, No. 2375

CIVIC ADDRESS: 15053 Marine Drive

PURPOSE: Bylaw 2375 proposes to permit a temporary use permit and a
cannabis license referral (resolution), which would enable the creation of a
cannabis retail store at 15053 Marine Drive.

23. THIS PUBLIC HEARING/MEETING HAS BEEN PUBLICIZED AS
FOLLOWS:

Notice was published in the February 18 and 25 editions of the
Peace Arch news

•

180 notices were mailed to owners and occupants within 100
metres of the subject property

•

A copy of the notice was placed on the public notice posting board
on February 15, 2021

•

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

390

Note: Corporate report dated February 8, 2021 and minutes extract provided
for information.
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25. THE CHAIRPERSON WILL REQUEST THE DIRECTOR OF CORPORATE
ADMINISTRATION TO ADVISE OF ANY CORRESPONDENCE OR
SUBMISSIONS

511

 As of 8:30 a.m. on Wednesday, February 24, 2021 there have been nine
(9) submissions (six (6) submissions in support of the application and three
(3) not in support).  

Note: Submissions received between 8:30 a.m., February 24, 2021 and
12:00 p.m., March 1, 2021 will be presented “On Table” at the Public
Hearing.

Author Date Received Civic Address Status Item #
T. Hart Feb 18, 2021 Undisclosed Support C-1

M. Catroppa Feb 18, 2021
2165 123st
Surrey

Support C-2

S. Kassam Feb 20, 2021
403-1581
Foster Street,
White Rock

Opposed C-3

S. Bergen-
Henengouwen

Feb 20, 2021
602-15015
Victoria Ave,
White Rock

Support C-4

T. Erwin Feb 21, 2021
504-15025
Victoria Ave,
White Rock

Opposed C-5

G. Pineau Feb 22, 2021
203-15015
Victoria Ave,
White Rock

Support C-6

A. Ronald Davies
and Patricia R.
Davies

Feb 22, 2021 Undisclosed Opposed C-7

D. Castillo Feb 22, 2021

Owner of
Alebirjes
Kitchen & Bar
– 15077
Marine Drive

Support C-8

V. Gunda Feb 22, 2021
1213 Stayte
Road

Support C-9

 

Summary of Submissions for Bylaw 2375 (Not Including the Phone-In for the
Evening):

On Table Submissions were received up until 12:00 p.m. (noon)
today (Monday, March 1, 2021).

•

There have been thirty-six (36) on-table submissions: (22 in support
and 14 opposed)

•
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For those who phoned in today not wanting to speak to the item but
wanting to register their vote there have been 24 votes registered
(sixteen (16) opposed and eight (8) in support. 

•

 

 

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

27. CONCLUSION OF PUBLIC HEARING #4 - BYLAW 2375 - 15053 MARINE
DRIVE

28. CONCLUSION OF THE MARCH 1, 2021 PUBLIC HEARING/MEETING
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OPENING STATEMENT OF PUBLIC HEARING PURPOSE AND CONDUCT 

The purpose of this evenings public hearings, public meeting shall be to give a reasonable 

opportunity to be heard or to present written submissions respecting the proposals. Registration for 

the hearings took place earlier today from 12 p.m. to 4:30 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 will still be given an opportunity to call in at the end of registration list. Individuals 

will be called in the order that their name appears on the registration list.  The speaker will begin by 

clearly stating their name and address and then providing their comments concerning the proposal.  

The address of the speaker is permitted to be collected through Section 26c of the Freedom of 

Information and Protection of Privacy Act.  If the speaker has any questions regarding the collection 

of their personal information, please contact Corporate Administration. 

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 via email directly following the meeting.   

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

speaking 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 individuals on the registration list have had the opportunity to speak the Chairperson will 

ask for anyone wishing to speak to call into the meeting and contact information will be provided.   

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

previously.  
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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 

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. 

Any person who wishes to present a written submission to Council may do so.  The submissions will 

be retained by staff and copies of submissions 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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THE CORPORATION OF THE 

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

 
NOTICE OF PUBLIC HEARING 

MONDAY, MARCH 1, 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, MARCH 1, 2021  
at 6:00 P.M. in accordance with the Local Government Act. All persons who deem their 
interest in property is affected by the proposed bylaw/application shall be afforded an 
opportunity to be heard via a telephone-in process 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 the interested 
persons in regard to the bylaw/application listed below: 
 
1) BYLAW 2371: White Rock Zoning Bylaw, 2012, No. 2000, Amendment  

 (Accessible Parking Standards) Bylaw, 2020, No. 2371 
 

PURPOSE:  Bylaw 2371 proposes to amend the White Rock Zoning Bylaw in regard to 
accessible parking.  A text amendment is being proposed to determine the dimensions and layout 
of accessible parking spaces in private developments.   

 
Further details regarding the subject of the Public Hearings/Public Meetings may be 
obtained from the City’s Planning and Development Services Department at City Hall by 
contacting 604-541-2136 | planning@whiterockcity.ca. 

 
Electronic Meeting:  The Provincial Health Officer has issued orders related to gatherings 
and events in the province of BC. As such, Public Hearings will be held virtually and 
will also be live streamed on the City website. To participate in a 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/Meeting, March 1, 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 by leaving it in the “City Hall Drop Box” to the left outside 
the front door; or 
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Notice of Public Hearing – March 1. 2021 – Bylaw 2371, Accessible Parking Standards  
Page  2 

•  
• Emailing the Mayor and Council at clerksoffice@whiterockcity.ca with  

the applicable subject line: 

o PH 1: BYLAW 2371, Accessible Parking Standards 

2. If you do not wish to speak or write in but would still like to convey that you are in 
support or that you are not in support of the Public Hearing/ Meeting item:  

You may phone 604-541-2127 to register your support / or that you are not in support of the 
Public Hearing/ Meeting item. If the call is not answered please leave a voicemail with the 
call-in information noted below (all four (4) bullet points must be noted).  

When you call-in, please be prepared to provide the following information: 

• The public hearing item 
• Your first and last name 
• Civic Address 
• Whether you are in support of or not in support of the item 

3. You may register to speak to a Public Hearing/ Meeting item via telephone: 

Registration will be open from 12:00 p.m. to 4:30 p.m. on the date of the Public 
Hearing/ Meeting, March 1, 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 and permit) being 
considered at the Public Hearing/ 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: : https://www.whiterockcity.ca/894/Agendas-Minutes as there will be 
an opportunity for you to call in for a limited period of time. 
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Please 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. 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 bylaws / applications and associated reports can be viewed online on the agenda 
and minutes page of the City website, www.whiterockcity.ca, under Council Agendas from 
February 15, 2021, until March 1, 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.   

 
 

February 15, 2021 
 

 
Tracey Arthur 
Director of Corporate Administration 
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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: Text Amendment to Introduce Accessible (Barrier-Free) Parking into 
White Rock Zoning Bylaw, 2012, No. 2000   

______________________________________________________________________________ 

RECOMMENDATIONS 
THAT the Land Use and Planning Committee: 
1. Recommend that Council give first and second readings to “White Rock Zoning Bylaw, 2012,

No. 2000, Amendment (Accessible Parking Standards) Bylaw, 2021, No.2371;” and
2. Recommend that Council direct staff to schedule the public hearing for “White Rock Zoning

Bylaw, 2012, No. 2000, Amendment (Accessible Parking Standards) Bylaw, 2021, No. 2371.”
______________________________________________________________________________ 

EXECUTIVE SUMMARY 
The City of White Rock Zoning Bylaw, 2012, No. 2000, currently requires accessible or 
“barrier-free” parking, to be provided in accordance with the requirements of the BC Building 
Code (BCBC). In 2018, the BCBC was amended to remove reference to accessible parking 
standards, and municipalities were given the responsibility of establishing minimum accessible 
parking space standards. While the number of accessible parking spaces in a private development 
is currently established in the Zoning Bylaw, the dimensions and layout of these spaces is not 
specified in the Zoning Bylaw. The purpose of this corporate report is to introduce, through a 
zoning bylaw amendment, minimum standards as they relate to the dimensions and supply of 
accessible parking, including specific reference to both standard accessible parking spaces and 
“van-accessible” parking spaces. Van-accessible spaces are designed to accommodate wider 
vehicles / clearance areas in order to accommodate, for example, vehicles that may have 
equipment such as a wheelchair lift. 
The related draft Zoning Amendment Bylaw is attached to this corporate report as Appendix B. 

PREVIOUS COUNCIL DIRECTION 
Council considered the matter of accessible parking on October 21, 2019. 

Motion # & 
Meeting Date 

Motion Details 

Motion #: 2019-
460 

October 21, 2019 

THAT Council 
1. Receives for information the corporate report dated October 21, 2019

from the Directors of Engineering and Municipal Operations,
Financial Services, and Planning and Development Services titled
“Wheelchair Van Side-Ramp Accessible Parking Improvements”;
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Corporate Report dated January 11, 2021 
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Text Amendment to Introduce Accessible (Barrier-Free) Parking into White Rock Zoning Bylaw, 2012, No. 2000  
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2. Directs staff to include $35,000 in the Draft 2020 to 2024 Financial 
Plan for van-accessible parking space upgrades, for Council’s 
consideration; and  

3. Direct staff to staff bring forward amendments to the Zoning Bylaw 
to implement an approach similar to Surrey, Richmond and other 
municipalities, with regard to both the overall number of accessible 
parking spaces and the ratio of van-accessible parking spaces. 

INTRODUCTION/BACKGROUND 
The BCBC was amended in 2018 to harmonize building standards with those of the National 
Building Code, released in 2015. Through these amendments, the regulation of accessible 
parking spaces within the BCBC was discontinued and the responsibility for this regulation was 
shifted to municipalities. Additional information about the amendments can be found within a 
Bulletin from the Province, provided in Appendix A.  
Section 4.14.6 of City of White Rock Zoning Bylaw, 2012, No. 2000, currently reads as follows: 

The size of parking spaces for persons with disabilities shall be provided in accordance with 
the requirements of the BC Building Code. Further, as part of the overall required number of 
parking stalls, parking stalls for occupancies where more than 10 parking spaces are provided 
shall be provided as follows: 

Total Required Spaces Required Spaces for Handicapped 
10 to 75 1 

76 to 125 2 
126 to 200 3 
Over 200 4 plus 1 for every additional 100 or fraction thereof 

 

As noted, the City’s Zoning Bylaw currently references the regulations for the dimensions of 
accessible parking as being established by the BCBC. However, these standards no longer exist 
within the BCBC, technically creating a gap in the regulations that apply to the parking that is 
designed to serve those with specific mobility needs. While currently accessible spaces are still 
being provided by builders voluntarily under the previous BCBC standards, it would be 
appropriate for the City to adopt specific standards for our community. 
Furthermore, the City’s Zoning Bylaw currently lacks standards to support and regulate the 
provision of van-accessible parking spaces. Such spaces are intended to provide additional space 
for people with disabilities who require vans or other vehicles that are equipped with mobility 
instruments, including ramps or platform lifts, which facilitate entry and exit into and out of the 
vehicle. Van-accessible parking spaces promote safety and mobility by providing more area in 
between parking spaces and around vehicles. Further, van-accessible parking spaces 
accommodate a wider range of vehicles than standardized accessible parking spaces while also 
allowing larger vehicles to enter and exit the space more safely and with less difficulty due to 
their increased width. For these reasons, van-accessible parking spaces are essential for the 
mobility of many people with disabilities and should be incorporated into an update to the City’s 
standards regarding accessible parking.  
A comparative review of zoning standards regarding accessible parking has been conducted in 
support of presenting administrative zoning amendments to the Land Use and Planning 
Committee (LUPC). Fourteen (14) municipalities around Metro Vancouver were researched in 
addition to recent work undertaken by the City of Kingston, which updated its zoning provisions 
in response to legislative changes coming out of the Accessibility for Ontarians with Disabilities 
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Act (AODA). This review has led to the identification of common approaches to regulating 
accessible parking which are believed to be appropriate for introduction in the City of White 
Rock. The following is a summary of key observations identified within the cities reviewed as 
part of this undertaking: 
1. Where van-accessible spaces are not explicitly identified, the minimum width of an 

“accessible” parking space ranged from 2.6 metres to 4.0 metres; in some cases, this 
minimum width included an adjacent access aisle ranging from 1.2 metres to 1.5 metres. 

2. Where there is a distinction between a van-accessible space and a standard accessible space, 
the minimum width of the standard space was between 2.4 metres and 2.7 metres and the 
minimum width of a van-accessible space was typically set at 3.4 metres. 

• The majority of the cities reviewed (70%) specify a minimum space length of 5.5 metres, 
regardless of whether the space is a van-accessible space or a standard accessible space. 

• The vertical clearance for access to an accessible space, where specified, is 2.3 metres. 

• Approximately 65% of cities assign accessible spaces to increments of required parking 
spaces (e.g., 2 accessible spaces when between 51 and 100 spaces); Richmond and Surrey 
require that a minimum of 2% of the total required parking spaces be accessible, rounded 
upward to the nearest whole number. The ranges of requisite accessible parking are largely 
aligned with a supply of 1.5 to 2.0% of the required standard parking spaces. 

• Burnaby and New Westminster require that one out of every three accessible spaces be 
van-accessible; Kingston, Richmond, and Surrey, and the AODA require that:  
o where a single accessible space is required, that space must be van-accessible; 
o equal numbers of accessible and van-accessible spaces are provided where there is an 

even number of accessible spaces required; 

• Approximately 65% of municipalities reviewed provide standards for access aisles. 

• 1.5 metres is most commonly established as the minimum width of an access aisle. 

• Kingston, Richmond, and Surrey, and the AODA allow access aisles to be shared in 
between two accessible or van-accessible spaces. 

Based on the foregoing, City staff have prepared a bylaw to amend Zoning Bylaw No. 2000 to 
introduce accessible parking standards that are largely consistent with those observed throughout 
the Lower Mainland (see the draft Bylaw No. 2371 in Appendix B for details; the diagram in the 
draft bylaw for dimensions and layout is the same as the City of Richmond’s bylaw).  
This includes minimum space dimensions for regular and van-accessible parking spaces (2.5 
metre and 3.4 metre width, respectively, plus 1.5 metre access aisle), minimum vertical clearance 
paths to get to van-accessible parking spaces (2.3 metres), and minimum numbers of accessible 
spaces provided based on the overall number of parking spaces required for a building (2% 
minimum). Under the proposed amendment to the Zoning Bylaw, the minimum total number of 
accessible spaces will either remain the same or increase by one (1) space. 
Once adopted, these standards would apply to new buildings which have not yet received a 
building permit.  
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FINANCIAL IMPLICATIONS 
Amendments to the City’s Zoning Bylaw will require a Public Hearing with advertising of such 
being published in the Peace Arch News. The costs of this advertised can be covered within 
existing budgets. 

LEGAL IMPLICATIONS 
While builders are currently providing accessible parking spaces in accordance with the design 
criteria that was removed from the British Columbia Building Code in 2018, it is appropriate that 
the City establish design and layout criteria for accessible parking spaces that would be 
enforceable in the event of a dispute over the standards. The proposed amendments further 
specify van-accessible requirements, which are not presently in place and could not be required 
unless the Zoning Bylaw is amended. 

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS 
As noted above, the introduction of accessible parking standards will require an amendment to 
the City of White Rock Zoning Bylaw, 2012, No. 2000. The community will be engaged in the 
review of recommended standards as part of a statutory Public Hearing, advertised in accordance 
with the requirements of the Local Government Act.  

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS 
Draft Bylaw No. 2371, and the accessible parking standards included therein, have been 
reviewed with staff within the City’s Engineering and Operations Department and Building staff 
within the Planning and Development Services Department. These staff have offered their 
support for the standards as presented in this report. 

CLIMATE CHANGE IMPLICATIONS 
Not applicable. 

ALIGNMENT WITH STRATEGIC PRIORITIES 
While establishing accessible parking space standards is not identified as a specific project under 
the recently adopted 2021-2022 Council Strategic Priorities, this amendment to the Zoning 
Bylaw fits within the spirit of the theme of “Our Community,” specifically the objective to 
“guide land use decisions of Council to reflect the vision of the community.”  
As the research work on this aspect of the Zoning Bylaw was already underway prior to the 
adoption of Council’s new Strategic Priorities, and the amendment is ready for Council’s 
consideration, this amendment is being brought forward for Council’s consideration. The initial 
request from the South Fraser Active Living Group (SFALG) to consider van side-ramp 
accessible parking space requirements was made and originally supported by Council in 2019. 

OPTIONS / RISKS / ALTERNATIVES 
The following alternative options are available for the Committee’s consideration: 
1. Direct staff to not make any changes to the Zoning Bylaw for specifying accessible parking 

space dimensions. This option leaves an unintended gap in the Zoning Bylaw as it relates to 
the dimensioning of accessible parking and, in doing so, limits the ability of the City to 
mandate adequate facilities for those with accessibility needs; or 
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2. Direct staff to revise the draft Zoning Amendment Bylaw so that it contains standards for 

regular accessible parking spaces only (not van-accessible spaces). This option would ensure 
standard accessible spaces are defined, with minimum dimensions and supply requirements in 
the Zoning Bylaw, but the amendment would not include changes to introduce requirements 
for van-accessible spaces. 

Staff’s recommendation, to adopt standards for both regular and van accessible parking spaces, is 
included in the recommendation at the outset of this corporate report.  

CONCLUSION 
While the minimum number of accessible parking spaces is currently defined in the Zoning 
Bylaw, due to an amendment to the British Columbia Building Code in 2018 that removed 
design criteria for such spaces from the Code and allowed municipalities to establish their own 
requirements, the dimensions and layout for accessible spaces are not currently regulated by the 
Zoning Bylaw. Staff have conducted research on accessible space design criteria as implemented 
by other relevant jurisdictions and have proposed a text amendment to the Zoning Bylaw to 
introduce these requirements for accessible parking spaces. The minimum number of accessible 
parking spaces would either remain the same as the current requirements or be increased by one 
space (depending on the total number of parking spaces required for the building). Further, the 
proposed amendment would also introduce new requirements for van-accessible parking spaces, 
which are designed to accommodate wider vehicles / clearance areas in order to support vehicles 
that may have equipment such as a side-accessed wheelchair lift.  
Staff recommend giving the draft Zoning Amendment Bylaw first and second readings and 
scheduling a (digital) public hearing. 
Respectfully submitted, 
 

 
 
Carl Isaak 
Director, Planning and Development Services 
 
 
Comments from the Chief Administrative Officer 
I concur with the recommendations of this corporate report. 
 

 
 
Guillermo Ferrero 
Chief Administrative Officer 
 
Appendix A: Ministry Bulletin - Accessibility in the 2018 British Columbia Building Code 
Appendix B: Draft Zoning Amendment Bylaw No. 2371 - Accessible Parking Standards  
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APPENDIX A  

Ministry Bulletin - Accessibility in the 2018 British Columbia Building Code 
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APPENDIX B 
Draft Zoning Amendment Bylaw No. 2371 – Accessible Parking Standards 

 
The Corporation of the 

CITY OF WHITE ROCK 
BYLAW 2371 

 
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:  
 
1.  Schedule “A” of the “White Rock Zoning Bylaw, 2012, No. 2000” as amended is further 

amended by removing Section 4.14.6 in its entirety and replacing the section with the 
following new section 4.14.6: 
 
“4.14.6  Accessible Parking: 
 

1) Accessible Parking Dimensions: 
 

a) Accessible parking spaces shall have a minimum length of 5.5m and a 
minimum width of 2.5m.  

b) Van-accessible parking spaces shall have a minimum length of 5.5m and a 
minimum width of 3.4m. 

c) The access and egress route to and from accessible and van-accessible parking 
spaces must have a minimum vertical clearance of 2.3m. 

d) Accessible parking spaces and van-accessible parking spaces shall have an 
adjacent access aisle on one side with a minimum width of 1.5m that may be 
shared between two adjacent accessible and / or van-accessible parking spaces.  

e) A wheel stop shall be placed 0.6m from the end of each accessible and van-
accessible parking spaces. 

 
2) Accessible Parking Supply: 

 
a) Accessible and van-accessible parking spaces shall be provided in accordance 

with the following supply requirements: 
Total Required 
Parking Spaces 

Minimum Required Van-Accessible 
Spaces 

Minimum Required Accessible Spaces 

10 or less 0 0 
11 to 50 1 0 
51 to 100 1 1 
101 to 150 2 1 
151 to 200 2 2 
Over 200 5 plus 1 for every additional 100 required parking spaces or fraction thereof.  

• When the required accessible space supply is an even number there must 
be an equal number of van-accessible spaces to standard accessible spaces.  
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• When the required accessible space supply is an odd number there should 
be one additional van-accessible space than standard accessible spaces. 

 
3) Accessible Parking Dimensions and Layout 

 
The dimensions and layout of accessible parking shall comply with the following: 
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2. This Bylaw may be cited for all purposes as the "White Rock Zoning Bylaw 2012, No. 

2000, Amendment (Accessible Parking Standards) Bylaw, 2020, No. 2371". 
 

 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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MINUTE EXTRACTS REGARDING BYLAW 2371: White Rock Zoning Bylaw, 2012, No. 2000, 
Amendment (Accessible Parking Standards) Bylaw, 2020, No. 2371 

Land Use and Planning Committee 
January 11, 2021 

4. TEXT AMENDMENT TO INTRODUCE ACCESSIBLE (BARRIER-FREE)
PARKING INTO WHITE ROCK ZONING BYLAW, 2012, NO. 2000

Corporate report dated January 11, 2021 from the Director of Planning and
Development Services titled "Text Amendment to Introduce Accessible (Barrier-
Free) Parking into White Rock Zoning Bylaw, 2012, No. 2000".

The Manager of Planning provided a PowerPoint that outlined the process and
research that was involved in order to bring forward proposed amendments to
the City's zoning bylaw in regard to accessible (barrier- free) parking.

Staff recognized, Ben Tyler, Grade 11 student from Earl Marriott Senior
Secondary, who did research work for the project as part of a co-op student
program in December 2020.

Motion Number: LU/P-04It was MOVED and SECONDED

THAT the Land Use and Planning Committee direct staff to bring forward
proposed Bylaw No. 2371 with amendments to include the following:

That the table outlining the supply requirements for accessible parking be
amended so that the first range of parking is “5 or less”, for which zero accessible
spaces are required, and the second range of parking is “6 to 50”, for which 1
van-accessible space is required and zero standard spaces are required.

Motion CARRIED

Motion Number: LU/P-05         It was MOVED and SECONDED 

THAT the Land Use and Planning Committee: 

1. Recommend that Council give first and second readings to “White Rock
Zoning Bylaw, 2012, No. 2000, Amendment (Accessible Parking Standards)
Bylaw, 2021, No.2371” with the noted amendment; and

2. Recommend that Council direct staff to schedule the public hearing for “White
Rock Zoning Bylaw, 2012, No. 2000, Amendment (Accessible Parking
Standards) Bylaw, 2021, No. 2371.”

Minutes Extract
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Motion CARRIED 
 

Regular Council Meeting 
January 11, 2021 

8.1.b BYLAW 2371 - White Rock Zoning Bylaw, 2012, No. 2000, 
Amendment (Accessible Parking Standards) Bylaw, 2021, 
No.2371 

Bylaw 2371 - A bylaw to amend the White Rock Zoning Bylaw in 
regard to accessible parking.  This item was discussed at the 
January 11, 2021 Land Use and Planning Committee meeting.  The 
Committee recommended Council give first and second reading as 
amended (minutes attached to this agenda under Item 7.1).  

Motion Number: 2021-038  It was MOVED and SECONDED  

THAT Council: 

• Give first and second readings to “White Rock Zoning Bylaw, 
2012, No. 2000, Amendment (Accessible Parking Standards) 
Bylaw, 2021, No.2371”; and 

• Direct staff to schedule the public hearing for “White Rock 
Zoning Bylaw, 2012, No. 2000, Amendment (Accessible Parking 
Standards) Bylaw, 2021, No. 2371.” 

Motion CARRIED 
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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, MARCH 1, 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, MARCH 1, 2021  
at 6:00 P.M. in accordance with the Local Government Act. All persons who deem their 
interest in property is affected by the proposed bylaw/application shall be afforded an 
opportunity to be heard via a telephone-in process 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 the interested 
persons in regard to the bylaw/application listed below: 
 
1) BYLAW 2373: White Rock Zoning Bylaw, 2012, No. 2000, Amendment  

 (CD65-14401 Sunset Drive) Bylaw, 2020, No. 2373 
CIVIC ADDRESS:  14401 Sunset Drive (See Site Map Attached) 

 
PURPOSE:  Bylaw 2373 proposes to rezone the property from ‘RS-1 One Unit Residential  
Zone’ to ‘CD – Comprehensive Development’ to permit the subdivision of the 24.99 m wide  
lot into two (2) 12.49 m wide lots to allow for the construction of two (2) new single family 
dwellings. 

 
Further details regarding the subject of the Public Hearings/Public Meetings may be 
obtained from the City’s Planning and Development Services Department at City Hall by 
contacting 604-541-2136 | planning@whiterockcity.ca. 

 
Electronic Meeting:  The Provincial Health Officer has issued orders related to gatherings 
and events in the province of BC. As such, Public Hearings will be held virtually and 
will also be live streamed on the City website. To participate in a Public Hearing, please 
review the options below. 
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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/Meeting, March 1, 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 by leaving it in the “City Hall Drop Box” to the left outside 
the front door; or 

• Emailing the Mayor and Council at clerksoffice@whiterockcity.ca with  
the applicable subject line: 

o PH 2: BYLAW 2373, 14401 Sunset Drive 

2. If you do not wish to speak or write in but would still like to convey that you are in 
support or that you are not in support of the Public Hearing/ Meeting item:  

You may phone 604-541-2127 to register your support / or that you are not in support of the 
Public Hearing/ Meeting item. If the call is not answered please leave a voicemail with the 
call-in information noted below (all four (4) bullet points must be noted).  

When you call-in, please be prepared to provide the following information: 

• The public hearing item 
• Your first and last name 
• Civic address 
• Whether you are in support of or not in support of the item 
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3. You may register to speak to a Public Hearing/ Meeting item via telephone: 

Registration will be open from 12:00 p.m. to 4:30 p.m. on the date of the Public 
Hearing/ Meeting, March 1, 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 and permit) being 
considered at the Public Hearing/ 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: https://www.whiterockcity.ca/894/Agendas-Minutes as there will be 
an opportunity for you to call in for a limited period of time. 

Please 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. 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 bylaws / applications and associated reports can be viewed online on the agenda 
and minutes page of the City website, www.whiterockcity.ca, under Council Agendas from 
February 15, 2021, until March 1, 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 FOR BYLAW 2373, 14401 Sunset Drive 
 

 
 
 
 

February 15, 2021 
 

 
Tracey Arthur 
Director of Corporate Administration 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK
     CORPORATE REPORT 

DATE: February 8, 2021 

TO: Land Use and Planning Committee 

FROM: Carl Isaak, Director, Planning and Development Services 

SUBJECT: Application for Zoning Amendment – 14401 Sunset Drive (ZON/SUB 20-001) 

______________________________________________________________________________ 

RECOMMENDATIONS 

THAT the Land Use and Planning Committee: 

1. Recommend that Council give first and second readings to “White Rock Zoning Bylaw, 2012,

No. 2000, Amendment (CD65 – 14401 Sunset Drive) Bylaw, 2020, No. 2373;”

2. Recommend that Council direct staff to schedule the public hearing for “White Rock Zoning

Bylaw, 2012, No. 2000, Amendment (CD65 – 14401 Sunset Drive) Bylaw, 2020, No. 2373;”

and

3. Recommend that Council direct staff to resolve the following issues prior to final adoption, if

Bylaw No. 2373 is given third reading after the public hearing:

a) ensure that all engineering requirements and issues including servicing agreement

completion and dedication of a 2.0 m x 2.0 m corner cut on the corner of Archibald Road

and Sunset Drive are addressed to the satisfaction of the Director of Engineering and

Municipal Operations; and

b) demolish the existing buildings and structures to the satisfaction of the Director of

Planning and Development Services; and

c) process registration of a Section 219 restrictive covenant to prohibit secondary suites on

each of the lots.

______________________________________________________________________________ 

EXECUTIVE SUMMARY 

The City of White Rock has received an application to rezone the property at 14401 Sunset Drive 

from ‘RS-1 One Unit Residential Zone’ to ‘CD -  Comprehensive Development’ to permit the 

subdivision of the 24.99 m wide lot into two (2) 12.49 m wide lots to allow for the construction 

of two new single family dwellings. The proposal is consistent with the objectives and policies of 

the Official Community Plan’s (OCP) Mature Neighbourhood land use designation which 

applies to the subject properties. OCP Objective 8.8 supports gentle infill to enable moderate 

residential growth in mature neighbourhoods. The proposed gentle infill will moderately increase 

housing availability in White Rock without significantly changing the character of the existing 

single-family neighbourhood and add housing options to the community through the introduction 

of smaller single-family detached homes. A copy of Draft Zoning Amendment Bylaw No. 2373 
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is included in this corporate report as Appendix A, location and ortho maps of the property are 

included in Appendix B, and the preliminary plan of subdivision is included as Appendix C.  

PREVIOUS COUNCIL DIRECTION 

None. 

INTRODUCTION/BACKGROUND 

White Rock Official Community Plan 2017, No. 2220 (OCP) designates the subject property as 

‘Mature Neighbourhood’, which is characterized by low-scale residential uses, such as single-

family dwellings with secondary suites, duplexes, and triplexes. The objective of this land use 

policy area is to enable single-detached and gentle infill opportunities, support different housing 

options, and protect the character of existing mature single-family neighbourhoods. The subject 

property is zoned ‘RS-1 One Unit Residential Zone’. The intent of this zone is to accommodate 

one-unit residential buildings on lots of 464 m2 (4,995 ft2) or larger. The proposed ‘CD – 

Comprehensive Development Zone’ would be a site-specific zone created to accommodate a 

one-unit residential building on lots with a minimum lot width of 12.49 m (40.9 ft) and lots 447 

m2 (4,816 ft2) or larger. This CD zone would be similar to the RS-4 One Unit (12.1 m Lot width) 

Residential Zone, as both the lot width and area would exceed the minimum requirements but 

would not meet the minimum lot depth for this zone. Uses permitted in the current RS-1 zoning 

and the proposed CD zoning are both consistent with the OCP land use designation.  

ANALYSIS 

Site Context 

The subject properties are located on the north side of Sunset Drive between Archibald Road and 

Magdalen Crescent. A single-family home currently resides on the irregularly shaped property, 

with an overall size of 895 m2 and dimensions of 24.9 m wide by an average of 25.8 m deep. The 

property does not have lane access. The surrounding neighbourhood to the north, south, east and 

west is comprised largely of single-family dwellings. As shown in Figure 1, the immediate area 

is predominantly zoned RS-1 (shaded white). Two blocks east of the subject property on High 

Street, there are four residential lots zoned RS-4 which accommodates a narrower lot (12.1m) 

width, one property zoned for a duplex (RT-1), and several “small lot, hillside” properties zoned 

RS-3 (cross hatched grey), fronting onto High Street and Marine Drive. The irregular parcel 

fabric of properties in the neighbourhood, and the associated mix of zones, is reflective of the 

variability in the form and character of lower profile housing in the area to the east of the subject 

properties, while the immediate area and to the north and west the zoning is predominantly RS-1. 

Zoning Comparison 
The rezoning of the subject property from RS-1 to a site specific Comprehensive Development 

(CD) Zone will allow for the creation of two lots approximately 20m2 less than the minimum lot 

area required in the RS-1 zone. Table 1 on the following page compares the requirements of the 

RS-1 Zone and the proposed CD Zone. The primary difference between the proposed CD Zone 

and the RS-1 Zone, and any of the other one-unit residential zones, relates to lot depth. 

Specifically, the depth of the west lot would be 27.02m and the east lot would have depth of 

24.61m whereas the RS-1 Zone requires a minimum lot depth of 27.4m. The setbacks proposed 

in the CD Zone align with those of the RS-1 zone and both lot area and frontage align with that 

enabled by the infill zoning standards of the standard RS-4 zone; this latter point is noted as the 

configuration of the lots as contemplated in the site specific CD Zone largely respect what is 

established within the RS-4 Zone, save for the noted deviation tied to lot depth. Building height 
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in the proposed CD Zone (4.88 m) would be less than the maximum permitted height of the RS-1 

Zone (7.7m). The maximum lot coverage of 35% is less than the RS-1 maximum of 45%. 

Figure 1: Zoning Map – 14401 Sunset Drive 

Table 1: Comparison of Zoning Requirements 

 RS-1 Zone CD Zone 

Minimum Lot Area 464.0 m2 / 4,994.6 ft2 445.0 m2 / 4,789 ft2 

Minimum Lot Width 15.0 m / 49.2 ft 12.49 m / 40.9 ft 

Minimum Lot Depth 27.4 m / 89.9 ft 
West Lot: 27.02m / 88.64 ft 

East Lot: 24.61 m / 80.74 ft 

Maximum Lot Coverage 40% for lots with greater than 696 m2 lot area 35% 

Maximum Residential 

Gross Floor Area 0.5 0.5 

Maximum Building Height 7.7 m / 25.26 ft 4.88 m / 16 ft 

Minimum Setbacks:     

               Front 7.5 m / 24.61 ft 7.5 m / 24.61 ft 

Interior 1.5 m / 4.92 ft 1.5 m / 4.92 ft 

Rear 7.5 m / 24.61 ft 7.5 m / 24.61 ft 

Off Street Parking  2 per one unit residential; 1 additional for a 

secondary suite 
2 per one unit residential 

* Exact dimensions to be determined at time of building design;  

dimensions may not exceed the indicated maximum and minimum requirements 

Both the existing RS-1 zoning and proposed CD zoning allow for one single family dwelling per 

lot. Additional permitted “accessory” uses in both zones include a childcare centre, boarding use, 

bed and breakfast, or home occupation. An accessory registered secondary suite or short term 

rental would not be permitted in the CD zone. 

Council’s approval of the proposed rezoning, and subsequent subdivision approval by the City’s 

Approving Officer would allow for a maximum of two (2) units (two principal homes), which is a 

SUBJECT 

PROPERTY 
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net increase of one (1) unit from what is currently permitted at the site under the RS-1 Zone. A 

rendering of the proposed homes on the properties is included below as Figure 2. 

Figure 2: Rendering of Proposed Two Homes in Context (viewed from south) 
 

 
Note: The proposed access for the east (right) lot has been revised to be on the east property line (off of Magdalen 

Crescent Lane), as shown in the site plan attached as Appendix C 

Restrictive Covenant 

There is an existing covenant registered on the property. The covenant (H112799) states: “That no 

structure will be erected to exceed 16 (sixteen) feet in height at the apex of the roof taken 

vertically from the general contour of the land, from 25 (twenty-five) feet from the northerly 

boundary lot line to within 25 (twenty-five) feet of the southerly boundary lot line, and from the 

east boundary lot line and from within 12.5 (twelve and one-half) feet of the west boundary lot 

line, which shall be defined as the buildable area.”  While the City is not a signatory to the 

covenant and its terms are not binding on the regulations established by the municipality, staff 

believe the standards to be established in the CD Zone conform with the height limits and general 

intent of the siting requirements of the covenant.  

Required Parking 

Two (2) parking spaces are needed to service each principal residence. Under the existing RS-1 

zoning a minimum three (3) spaces would be required if the lot were to have a principal dwelling 

and secondary suite. If the subdivision proceeds for an additional (second) lot, a minimum of four 

(4) spaces would be required. The recommendations in this report would, if approved, require the 

registration of a covenant on title which prohibits the establishment of a secondary suite. 

 

Tree Management 

SITE 
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An arborist report prepared by Froggers Creek Tree Consultants Ltd. identifies one Japanese 

maple (1) tree on the property. This tree is a protected tree as defined by the White Rock Tree 

Management Bylaw, 2008 No. 1831 and is proposed to be removed to accommodate the 

subdivision. Several mature shrubs are located on City property, which would also be removed 

as part of the proposal, subject to the receipt of compensation in the amount of $6,000. The 

compensation would be used to replant trees on City property. As part of the rezoning and newly 

created CD zone, a minimum of one tree will be required to be planted on each lot to provide 

contribution to the overall tree canopy within the City.  

Public Information Meeting and Public Feedback 

The applicant held a digital public information meeting (PIM) on October 15, 2020. Sixty-three 

(63) letters were delivered to White Rock property owners and occupants within 100 metres of 

the subject property. The meeting was also advertised in the October 9 and October 16 issues of 

the Peace Arch News. A total of ten (10) attendees were present during the PIM who noted the 

following concerns:  

1. The blind corner at Archibald Road; 

2. The driveway location in relation exiting onto a steep, narrow, busy road;  

3. Parking and congestion; and 

4. Secondary suites.  

A total of six emails were received regarding the application, noting the following concerns:  

1. Increased traffic; 

2. The bottleneck of Sunset Drive serving all traffic moving south to Marine Drive from 

Archibald, Brearly, and Kerfoot;  

3. Narrow road width and lack of sidewalks for pedestrians; 

4. Decrease in property values due to smaller lot sizes; 

5. Dangerous nature of the hedges along the property lines creating blind corners;  

6. Encroachment on surrounding properties and lack of greenspace; 

7. Application of the restrictive covenant governing the development of the lot.  

As noted earlier, the project would result in one additional dwelling unit and the need for one net 

new parking space; secondary suites and short term rentals would not be permitted and this 

would be secured through a covenant registered on title of the property, in addition to the 

restrictions in the Zoning Bylaw. Staff do not believe the net increase of one dwelling unit will 

result in negative traffic impacts warranting improvements to the neighbouring road network. 

Further, the City’s Engineering and Municipal Operations Department has commented on the 

design and the applicant has accordingly addressed matters pertaining to: the location of new 

driveways relative to intersections (i.e., the design now being compliant with the requirements of 

the City of White Rock Street and Traffic Bylaw, 2000, No. 1529); the need to remove hedges 

and vegetation near intersections to improve motorist and pedestrian visibility; and, the need for 

a dedication of land to support the construction of a sidewalk extending along the length of the 

property on Archibald Road and down Sunset Drive. These improvements will help to address 

public concerns regarding the potential for vehicle conflict, or bottlenecking, blind corners, and 

pedestrian safety. 

The rezoning, if approved, would allow for the subdivision of the property into two, smaller lots. 

Each of the new lots would presumably be lower in value than a lot twice their size. Similarly, it 
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is assumed the homes on each of the lots would be lower in value (cost) when compared with a 

larger home built on the existing lot. Moderate variability in the size of lots within established 

neighbourhoods can help create interest through variability in the scale and design of single 

family dwellings. 

The proposed CD-65 Zone has been scoped to limit the amount of land that can be covered with 

buildings and structures. Specifically, the new zone would limit lot coverage to a maximum of 

35% of the area of the subject property; this would apply to each lot if a future subdivision is 

approved. The existing RS-1 Zone permits 40% lot coverage when lot area exceeds 696 square 

metres and 45% on lots being less than 696 square metres (which would apply to this lot under 

the current zoning). Introducing a lower lot coverage standard given an intention to subdivide the 

subject property into two lots being no greater than 443 square metres, demonstrates an effort to 

enable greater landscaping of the property through building constraint. 

Finally, there is an existing covenant registered on title of the property. The covenant prohibits 

the construction of a building being taller than 16 feet (4.87m). While the City is not a signatory 

to this covenant, efforts have been made to respect this height limit. To this end, the CD-65 Zone 

includes a maximum height limit of 4.87 metres (15.97 feet), applicable to principal building, 

and a maximum height of 4.0 metres (12.12 feet) applicable to ancillary buildings and structures.  

Planning Review 
The proposal is consistent with the objectives and policies of the OCP ‘Mature Neighbourhood’ 

land use designation. As the ‘Mature Neighbourhood’ is characterized by low-scale residential 

uses, such as single-family dwellings with secondary suites, duplexes, and triplexes, the 

proposed rezoning and subdivision application meets the intent of the OCP.  

The proposed rezoning from RS-1 to CD to accommodate the proposed two-lot subdivision 

would create further single-detached and gentle infill opportunities, support different housing 

options, while maintaining the character of the existing mature single-family neighbourhood.  

FINANCIAL IMPLICATIONS 

Approval of the subdivision following final approval of the rezoning would result in $19,294.76 

in municipal development cost charges as a result of the net increase of one (1) new single-

family residential lot.   

LEGAL IMPLICATIONS 

As noted in the background above, there is a restrictive covenant registered on title between the 

subject property and adjacent properties regarding the height of buildings on the subject 

property. The City is not a party to the covenant, and therefore its terms are not binding on the 

regulations established by the municipality. While the City is not bound by the terms of the 

covenant, staff believe the standards to be established in the CD Zone conform with the height 

limits and general intent of the siting requirements of the covenant. 

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS 

The applicant held a digital public information meeting (PIM) on October 15, 2020, and if 

Council provides first and second readings of the Zoning Amendment Bylaw, a Public Hearing 

would offer an opportunity for direct written and verbal comments to be provided to Council. 
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INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS 

The rezoning application was circulated to internal City departments and comments requiring a 

response / resolution by the proponent have been addressed.  

CLIMATE CHANGE IMPLICATIONS 

The application will enable modest intensification in an existing neighbourhood, lessening the 

demand for outward sprawl otherwise necessary to accommodate growth in the region.  

ALIGNMENT WITH STRATEGIC PRIORITIES 

An overall review of Single Family Home zones is currently in the 2021-2022 Council Strategic 

Priorities, scheduled for December 2021.  

OPTIONS / RISKS / ALTERNATIVES 

The following options are available for Council’s consideration: 

1. Reject “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD65 – 14401 Sunset Drive) 

Bylaw, 2020, No. 2373;” or 

2. Defer consideration of “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD65 – 

14401 Sunset Drive) Bylaw, 2020, No. 2373” and refer the application to staff to address any 

issues identified by Council. 

CONCLUSION 

The City of White Rock has received an application to rezone 14401 Sunset Drive from ‘RS-1 

One Unit Residential Zone’ to ‘CD - Comprehensive Development Zone’ to allow the 

subdivision of the lot into two (2) new lots. The proposal is consistent with the objectives and 

policies of the ‘Mature Family’ OCP land use designation intended for the subject property, and 

the proposed infill, while reducing the maximum lot coverage from 45% to 35% for smaller 

building footprints than currently permitted. This would add to White Rock’s housing stock 

without significantly changing the character of the existing single-family neighbourhood. Staff 

recommend Council give first and second readings and authorize staff to schedule a Public 

Hearing for this application. 

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 recommendation of this corporate report. 

 

 

 

 

 

 

 

Guillermo Ferrero 

Chief Administrative Officer 

 

Appendix A: Draft Zoning Amendment Bylaw No. 2373 

Appendix B:  Location and Ortho Photo Maps 

Appendix C:  Preliminary Subdivision Plan 

Appendix D:  Public Information Meeting Attendance Sheet 

Appendix E: Arborist Report and Tree Replacement Plan 
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APPENDIX A 

Draft Zoning Amendment Bylaw No. 2373 

 

 
(Attached Separately) 
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APPENDIX B 

Location and Ortho Photo Maps 
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APPENDIX C 

Preliminary Subdivision Plan 
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APPENDIX D 

Public Information Meeting Attendance Sheet 

 
(Attached Separately) 
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APPENDIX E 

Public Feedback 

 

 

(Attached Separately) 
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APPENDIX F 

Arborist Report and Tree Replacement Plan 

 

 

(Attached Separately) 
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The Corporation of the 

CITY OF WHITE ROCK 

BYLAW No. 2373 
 

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: 

1. THAT Schedule C of the White Rock Zoning Bylaw, 2012, No. 2000 as amended is further 

amended by rezoning the following lands: 

 

Lot B Section 10 Township 1 New Westminster District Plan BCP33380 

PID: 027-321-690 

(14401 Sunset Drive)  

 

as shown on Schedule “1” attached hereto, from the ‘RS-1 One Unit Residential Zone’ to ‘CD-

65 Comprehensive Development Zone (14401 Sunset Drive).’ 

 

2. THAT White Rock Zoning Bylaw, 2012, No. 2000 as amended is further amended: 

 

(1) by adding to the Table of Contents for ‘Schedule B (Comprehensive Development 

Zones)’, Section 7.65 CD-65 Comprehensive Development Zone’;  

(2)  by adding the attached Schedule “2” to ‘Schedule B (Comprehensive Development 

Zones)’ Section 7.65 CD-65 Comprehensive Development Zone’. 

 

3. This bylaw may be cited for all purposes as “White Rock Zoning Bylaw, 2012, No. 2000, 

Amendment (CD-65 – 14401 Sunset Drive) Bylaw, 2020, No. 2373”. 

Public Information Meeting held this             20th day of            October , 2020 

Read a first time this            day of   , 2020 

Read a second time this          day of   , 2020 

Considered at a Public Hearing this         day of   , 2020 

Read a third time this          day of   , 2020  

Adopted this            day of   , 2020 
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 ___________________________________ 

      Mayor 

 

 

 ___________________________________ 

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

 

7.65 CD-65 COMPREHENSIVE DEVELOPMENT ZONE 
 

INTENT 

The intent of this zone is to accommodate the subdivision of the subject properties in order to 

create two single family lots on smaller, irregularly shaped lots with a minimum lot size of 443 m2  

(4,766 ft2).  

 

1. Permitted Uses: 

1) a one-unit residential use in conjunction with not more than one (1) of the following 

accessory uses: 

(a) an accessory child care centre in accordance with the provisions of Section 5.1.  

(b) an accessory boarding use in accordance with the provisions of Section 5.4. 

(c) an accessory bed and breakfast use in accordance with the provisions of Section 5.7. 

2) an accessory home occupation in conjunction with a one-unit residential use and in 

accordance with the provisions of Section 5.3; 

3) a care facility in accordance with the provisions of Section 5.1. 

 

2. Lot Size:  

1) The minimum lot width, lot depth and lot area in the CD-65 zone are as follows: 

 

Lot width 12.49 m (40.9 ft) 

Lot Depth West Lot: 27m (88.6 ft) 

East Lot: 24m (78.8 ft) 

Lot Area 443m2 (4,766 ft2) 

 

3. Lot Coverage: 

(a) The maximum lot coverage in the CD-65 zone is 35%.  

 

4. Floor Area:  
1) maximum residential gross floor area shall not exceed 0.47 times the lot area.  

2) notwithstanding any other provision in this bylaw, only one basement storey is permitted. 

 

5. Building Height: 

1) principal buildings shall not exceed a height of 4.87m (15.97ft) from average natural 

grade.  

2) ancillary buildings and structures shall not exceed a height of 4.0m (13.12ft) from average 

natural grade.  
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6. Minimum Setback Requirements: 

1) principal buildings and ancillary buildings and structures in the CD-65 zone shall be sited 

in accordance with the following minimum setback requirements: 

Setback Principal Building Ancillary Buildings and 

Structures 

Front lot line 7.5m (24.61ft) Not permitted 

Rear lot line 7.5m (24.61ft) 1.5m (4.92ft) 

Interior side lot line 1.5m (4.92ft) 1.5m (4.92ft) 

Exterior side lot line 3.8m (12.47ft) 3.8m (12.47ft) 

Exterior side lot line (abutting a 

lane) 

2.4m (7.87ft) 2.4m (7.87ft) 

 

7. Ancillary Buildings and Structures: 

Except as otherwise provided in Section 4.13 and in addition to the provisions of sub-sections 

5. 2) and 6. 1) above, the following standards also apply: 

(a) there shall be not more than one ancillary building per lot. 

(b) ancillary buildings and structures shall not be located in any required front yard area. 

 

8. Parking: 

Accessory off-street parking shall be provided in accordance with the provisions of 

Section 4.14. 

 

9. Trees: 

A minimum of one tree is to be planted per lot.  
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April 27, 2020 

Dear Ms von Hausen: 

I was dismayed to see a re-submission of the proposal to subdivide and build two substantial houses at 

14401 Sunset Drive. Must the neighbours re-visit this unwanted change to our area again so soon?  

On what grounds should this proposal be given variance on lot size? 

Why should next door neighbours’ space be compromised by a building closer to them than is stipulated 

in the bylaws? 

Most especially, the proposed “shared” driveway of the new buildings opens onto a very narrow, heavily 

used road i.e., Sunset Drive, right next to its dangerous corner with Archibald Rd.  

• Vehicles driving south down Archibald, which is very steep at this point, cannot see traffic 

coming up the hill from Sunset Drive.  

• In icy weather it is difficult to negotiate that hill in a westward direction and it must be done so 

“at a run” from Magdalen Crescent. It is the only way of reaching many houses on the hillside in 

treacherous winter conditions. 

• Vehicles meeting one another on Sunset Drive in this block must frequently pull aside to allow 

oncoming traffic through because of the narrowness of the road. 

• This bottleneck serves all traffic moving south to Marine Drive from Archibald, Brearly and 

Kerfoot.  It is a busy street.  

• There are no sidewalks to protect the many pedestrians who use it on their way to and from the 

beach.  

Rather than allowing densification on this corner, the city should consider widening the road to make it 

safer for everyone. 

Respectfully submitted, 

Mary Ponsford 

14371 Sunset Drive 
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         Bryan An & Jenny Lee 

         14440 Sunset Lane 

         604-542-5768 

         Oct 13, 2020 

 

To: Planning Department 

 City of White Rock 

RE: Development Application 

 14401 Sunset Dr. 

 

I am submitting this statement to state my strong opposition against the development application for 

14401 Sunset Dr.  

A zoning bylaw is a contract between its citizen and the city. It is integral to the purchase of a home.  

People have chosen to live in this R1-zoned neighborhood because of its green space, trees, and plants 

that are permitted in these larger lots. My neighbors and I have paid a premium price for the R1-zoned 

properties because we expect the R1 Zoning Bylaw to protect the environment as well as our 

investments in these properties. Unless there are urgent matters that absolutely mandate a change in 

the R1 Zoning Bylaw, it is difficult for me to accept changes to the bylaw. To change the bylaw at the 

expense of the entire neighborhood for one property owner does not seem rationale. Furthermore, I 

would like the Planning Department to consider the fact that this application is not very different 

from the application that was submitted 4 years ago. Since it was repealed last time, I believe that the 

same decision should be made as there have been no changes in the circumstances.  

 

Every property in this neighborhood not only meets but exceeds the minimum provisions of the R1 

Zoning Bylaw.  The average lot size of this neighborhood closest to the proposed property is just below 

8,000 sq ft.  The lot sizes are consistent throughout the neighborhood.  If one property begins to not 

meet the minimum provisions, there will be more properties in the future that will fail to meet the 

minimum requirement.     

 

This development application fails to meet the R1 Zoning Bylaw on multiple fronts.  The application 

proposes two properties that do not and cannot meet the minimum setbacks, the minimum lot sizes, or 

the minimum frontage as mandated by the R1 Zoning Bylaw.  It encroaches on 4 neighboring properties.  

It neither conforms to the neighborhood standards nor respects the interests and rights of all the 

property owners.  Furthermore, it jeopardizes the long term environmental, economic, and interests of 

the neighborhood.  If this application passes, it will set an example for future develop who will be 

encouraged to follow suit and our green space will be gone. 
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Additionally, this application produces safety concerns.  The property is located at the bottom of a 

very steep hill and is bordered on both sides by exceptionally narrow roads without sidewalks.  There 

are three blind corners.  There have been many instances where cars must reverse and move to the side 

to let another car pass through.  Sunset Drive narrows to single-lane width in front of the property and 

Magdalen Crescent Lane is barely wide enough for one vehicle.  Placing two driveways in this narrow lot, 

on either narrow road, exacerbates an already treacherous situation for both pedestrians and drives. 

This may cause future accidents in the future and be of high danger especially for younger kids and 

elderly people.  

 

We would like to point out that this Development Application violates the covenants legally governing 

this property and imposes substantial legal costs on the Covenant holders.  This is unwarranted and 

unjust as it is using the city as an instrument to violate or abrogate existing legally binding contract.  I 

find it difficult to accept a reason for this Development Application to pass and we strongly oppose this 

subdivision. 

 

Sincerely, 

 

Bryan An & Jenny Lee    
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From: Clarence Arychuk
To: Athena von Hausen
Cc: Bea Hadikin
Subject: 14401 Sunset Drive
Date: Saturday, May 30, 2020 4:30:18 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.

Thank you for returning my telephone enquire and hearing my concerns about the proposed rezoning and
subdivision of 14401 Sunset Drive from RS1 to CD. I assume that the purpose of the rezoning to CD is to allow the
proposed lots to be smaller than the surrounding RS1 neighbourhood as the property does not appear to satisfy the 
subdivision standards under the current zoning.
I wish to emphasize that we do not object to the subdivision of this property but are very concerned that adding
traffic to this short stretch of Sunset Drive is very dangerous. This is a very busy section of road that many people
drive, cycle and walk here to access Marine Drive and the destinations along the waterfront and beach. Those of us
who live along Marine drive frequently travel this route to get to and from our homes. Contemplating adding any
driveways, even for a rebuilt single home, onto Sunset is very dangerous and will make a bad situation even worse.
I suggest that all driveways from this property be from Archibald and Magdalen lane, if the subdivision is to
proceed. I also believe that a sidewalk needs to be built along the entire frontage of Sunset lane and it needs to be
extended to Magdalen Crescent. This will at least separate the pedestrian and vehicle traffic and enhance safety. It
would appear that a 1.5m sidewalk can be fit into the north side of Sunset Drive, in the area between the back of the
existing curb and the property line. If there is not enough room, then I would support a the CD bylaw that makes
provision for the additional road widening/dedication of Sunset Drive needed to make this work. It would also
appear that it is possible to extend the sidewalk out to Magdalen Cres. It appears that there is some planting in the
boulevard area between the back of curb and the flanking side yard of #14424.  Removing the dangerous hedge on
the boulevard here will improve sightlines and make this busy section of road safer. As the applicant is seeking to
rezone the property, because they do not have the area to meet the RS1 subdivision requirements, i believe it is not
to much to ask that they do these infrastructure improvements as compensation for the extra lot they will be able to
yield.
I trust that our comments will be included in your land use report to City Council and we do not need to contact the
Mayor and Councillors directly with our comments.We would also appreciate if you could let us know when this
application is scheduled to go to Council for  consideration.

Sincerely,      Bea Hadikin and C. Arychuk
                        14276 Marine Drive
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Planning and Development Department 
City of White Rock 
Att’n Athena Von Hausen, Planner 
October 13, 2020 

Dear Ms. Von Hausen 

On May 8th of this year, I wrote to the Planning and Development Department to register my objection to the 
proposed development of property at 14401 Sunset Drive. My objection was principally based on my belief that 
the height of the proposed buildings would violate the terms of the Restrictive Covenant on the property. 

On behalf of the Planning and Development Department, you replied, providing me with plans for the proposal, 
including elevations for the proposed buildings. From my review of these plans it appears that the proposed 
height of the buildings, taken at the average natural grade, does not violate the Restrictive Covenant.  

Therefore, at this time, while I do not support the application, neither do I oppose it. Specifically, I take no 
position. Please disregard my earlier communication expressing opposition.  I have every confidence that the 
Planning and Development Department will come to an appropriate decision on this application taking into 
account all relevant factors.  

Having said that, should there be any future applications to amend or otherwise vary the plans for this 
development in any material form, I would like to be advised in order that I can ensure compliance with the 
terms of the Restrictive Covenant, and I reserve the right to object, should this occur. 

Yours truly 

Roger McMeans 
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From: Keith Solinsky
To: Athena von Hausen
Subject: proposal 20-001 14401 Sunset Drive
Date: Monday, December 7, 2020 8:38:05 AM

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 wanted to express our opposition to allowing for 2 homes to be built on this location should the 
current site rules state the lot was and is for a single family home, on the current lot ,  not 2 homes 
or subdividable to 2 lots for 2 homes.

Keith Solinsky  
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Help preserve our heritage! 

Email White Rock City Hall:    avonhausen@whiterockcity.ca 

Regarding proposal 20-001  14401 Sunset Drive 

Our West Beach is the most unique and spectacular area in the entire lower mainland. Beautiful 
architecturally designed homes on spacious lots coupled with spectacular ocean views are some of the 
reasons why. One has a sense of wild nature here. As events in the world change our neighborhood is 
becoming even more of a sought after and precious place to live. 

Help me keep it that way. 

The development proposal on 14401 Sunset Dr. is to crowd in 2 houses on undersized lots. What a 
blemish this would be! Not only that, if approved, others will be attempting to do the same thing. The 
end result…lowering of your property value and loss of community attractiveness. 

The time to halt these actions is now. Email City Hall at the above address and let them know your 
feelings. 

Pass this on to your neighbors. 

Dave De Camillis 
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Froggers Creek  
Tree Consultants Ltd.  

 

7763 McGregor Avenue Burnaby BC, V5J4H4 
Telephone: 604-721-6002  glenn@froggerscreek.ca   

 

City of White Rock          January 6, 2020 
877 Keil Street 
White Rock, BC 
V4B 4V6 
 

Re: 14401 Sunset Drive, White Rock BC   
 

Revised Tree Preservation Report 
 

I have been asked to revise a Tree Report I provided 3 years ago for this property. 
 

TREE PRESERVATION SUMMARY 
 

1 Number of Protected Trees onsite 
0 Protected Trees for retention 
0 City trees 

 

 
INTRODUCTION 
I have been provided with a tree survey of the property and a proposed site plan.  A new house is 
being proposed to be built on the property.  All surveyed trees have been assessed and information 
recorded concerning their type, dbh1, crown radius, health and structural condition.   
 
OBSERVATIONS 
Site Conditions: 
I visited the site on December 14, 2015 and again on January 3, 2020 to assess the trees.  14401 
Sunset Drive is a corner lot on a sloped property.  There is 1 tree that qualifies as protected on the 
property.  I have plotted out its approximate location on the attached drawing.  There are hedges 
that appear to be shared or are completely on the properties to the north.  Two of the hedges are 
larger trees. The eastern most hedge is smaller.  Hedges are not protected according to City of 
White Rocks requirements. 

TREE INVENTORY 
ON-SITE TREES 

 # Type DBH MPZ  Ht  CR Health Structural Condition 
1 Japanese Maple 13/13/13cm 2.2m 4m 2m Good No apparent defects 

DBH- trunk diameter, MPZ is Minimum Protection Zone, Ht is approximate height, CR Crown radius 
 
DISCUSSION 
To help determine the protection area required for each tree I have calculated out their Minimum 
Protection Zones (MPZ).  In an effort to retain more trees during development most municipalities in 

 
1 DBH- diameter of trunk at chest height. 
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Froggers Creek Tree Consultants Ltd. 

Tree Preservation Report                                             2                                                              Jan 6, 2020 
14401 Sunset Dr White Rock BC   

the Lower Mainland have accepted a Minimum Protection Zone (MPZ) of 6 times the diameter of the 
trunk.  A tree that requires excavation inside of the MPZ is usually not considered a good candidate 
for retention.  The MPZ's are included in the inventory above and shown on the drawing, as a 
dashed circle) in the Appendix. 
 

 

Tree Retention 
No onsite trees will be retained.  The required grade changes make the retention of this tree not 
possible. 
 
Neighbouring trees 
There are hedges along the rear property line of this property.  These hedges appear to be on the 
neighbouring properties.  The required grade changes will critically impact the trees.  I am 
recommending the hedges be removed.  The owner of the hedges will need to agree to their 
removal. 
 
City Trees 
There are no trees on city property.  There are numerous mugo pines, rhodos and other shrubs 
planted on City property.  These will all need to be removed do to grade changes. 
 
Drawings 
A Tree Plan drawing is attached.  The drawing plots the one maple and the approximate locations of 
the hedges in relation to the proposed layout.    
 
 
End Report. 
 
Certification: 
This report and the opinions expressed within it have been prepared in good faith and to accepted 
arboricultural standards within the scope afforded by its terms of reference and the resources made 
available to the consultant.   
 
 
 
Froggers Creek Tree Consultants Ltd.    Dated: January 6, 2020 
Glenn Murray – Board Certified Master Arborist 
I.S.A. Certification # PN-0795B 
Certified Tree Risk Assessor # 0049 
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Hedges on Neighbouring property 

 
 

Mugo pines on City land 
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Tree Preservation Report                                             4                                                              Jan 6, 2020 
14401 Sunset Dr White Rock BC   

Onsite Japanese Maple and mugo pines 

 
 

Undersized trees and shrubs on property 
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Froggers Creek Tree Consultants Ltd. 

Tree Preservation Report                                             5                                                              Jan 6, 2020 
14401 Sunset Dr White Rock BC   

ASSUMPTIONS AND LIMITING CONDITIONS 
 

1. This report and the opinions expressed within it have been prepared in good faith and to 
accepted arboricultural standards within the scope afforded by its terms of reference and the 
resources made available to the consultant.  The report provides no undertakings regarding the 
future condition or behavior of the trees reviewed within it.  Tree hazard and condition 
assessments are not an exact science.  Both qualities can and do change over time and should 
be reappraised periodically.    

 
2. This assessment was limited to a visual tree evaluation only.  No core samples were taken.  No 

tissue samples have been cultured or analyzed by plant pathologists.  No root or root crown 
excavations were undertaken.  No aerial reconnaissance was attempted, beyond that made 
possible by binoculars.   

 
3. Any legal description provided to the consultant/appraiser is assumed to be correct.  No 

responsibility is assumed for matters legal in character.  Any and all property is appraised or 
evaluated as though free and clear, under responsible ownership and competent management. 

 
4. It is assumed that any property is not in violation of any applicable codes, ordinances, statutes, 

or other governmental regulations. 
 
5. Care has been taken to obtain all information from reliable sources.  All data has been verified 

insofar as possible; however, the consultant/appraiser can neither guarantee nor be responsible 
for the information provided by others. 

 
6. The consultant/appraiser shall not be required to give testimony or to attend court by reason of 

this report unless subsequent contractual arrangements are made, including payment of an 
additional fee for such services as described in the fee schedule and contract of engagement. 

 
7. Loss or alteration of any part of this report invalidates the entire report. 
 
8. Possession of this report or a copy thereof does not imply right of publication or use for any 

purpose by any other than the person to whom it is addressed, without the prior expressed 
written or verbal consent of the consultant/appraiser.  

 
9. Neither all nor any part of the contents of this report, nor copy thereof, shall be conveyed by 

anyone, including the client, to the public through advertising, public relations, news, sales or 
other media, without the prior expressed written or verbal consent of the consultant/appraiser—
particularly as to value conclusions, identity of the consultant/appraiser, or any reference to any 
professional society or institute or to any initiated designation conferred upon the 
consultant/appraiser as stated in his qualification. 
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MINUTE EXTRACTS REGARDING BYLAW 2373: White Rock Zoning Bylaw, 2012, No. 2000, Amendment 
(CD65-14401 Sunset Drive) Bylaw, 2020, No. 2373 CIVIC ADDRESS:  14401 Sunset Drive 

Land Use and Planning Committee 
February 8, 2021 (DRAFT) 

CORPORATE REPORTS 

4.1 Application for Zoning Amendment – 14401 Sunset Drive (ZON/SUB 
20-001)

Corporate report dated February 8, 2021 from the Director of Planning and 
Development Services titled "Application for Zoning Amendment - 14401 
Sunset Drive". 

Councillor Kristjanson arrived at the meeting at 5:09 p.m. 

The Manager of Planning provided a PowerPoint regarding the application 
including a planning analysis.     

The following discussion points were noted:  

• Revised access confirmed:  East building access is off Magdalen
Crescent Lane / West building is off Sunset Drive

• Noted restrictive covenant (RC) is limited as to how it would be applied
to the lands (not a RC with the City)

• No encroachments:  removal of the existing buildings is required

Motion Number: LU/P-015      It was MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend that Council 
give first and second readings to “White Rock Zoning Bylaw, 2012, No. 
2000, Amendment (CD65 – 14401 Sunset Drive) Bylaw, 2020, No. 2373”. 

Motion CARRIED 

Councillors Johanson and Kristjanson voted in the negative  

Motion Number: LU/P-016It was MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend Council direst 
staff to schedule the public hearing for "White Rock Zoning Bylaw, 2012, 
No. 2000, Amendment (CD65-14401 Sunset Drive) Bylaw, 2020, No. 
2373".  

Minutes Extract
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Motion CARRIED 

Councillors Johanson and Kristjanson voted in the negative 

Motion Number: LU/P-017It was MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend Council direct 
staff to resolve the following issues prior to final adoption, if Bylaw No. 
2373 is given third reading after the public hearing: 

a. ensure that all engineering requirements and issues including servicing
agreement completion and dedication of a 2.0 m X 2.0 m corner cut on
the corner of Archibald Road and Sunset Drive are addressed to the
satisfaction of the Director of Engineering and Municipal Operations;
and

b. demolish the existing buildings and structures to the satisfaction of the
Director of Planning and Development Services; and

c. process registration of a Section 219 restrictive covenant to prohibit
secondary suites on each of the lots.

Motion CARRIED 

Regular Council meeting 
February 8, 2021 (DRAFT) 

8.1.b BYLAW 2373: WHITE ROCK ZONING BYLAW, 2012, NO. 2000, 
AMENDMENT (CD65-14401 SUNSET DRIVE) BYLAW, 2020, NO. 
2373 

Bylaw 2373 - A bylaw to amend the Zoning Bylaw by adding to the 
Table of Contents for Schedule B (Comprehensive Development 
Zones CD-65) and by adding to Schedule "2" Schedule B 
(Comprehensive Development Zones CD-65), 14401 Sunset 
Drive.  This item was introduced earlier at the February 8 Land Use 
and Planning Committee meeting.  The bylaw was presented for 
consideration of  first and second reading at this time. 

Motion Number: 2021-057 

THAT Council give first and second readings to “White Rock Zoning 
Bylaw, 2012, No. 2000, Amendment (CD65 – 14401 Sunset Drive) 
Bylaw, 2020, No. 2373” 
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Motion CARRIED 

Councillors Johanson and Kristjanson voted in the negative 

Motion Number: 2021-058   

THAT Council: 

1. Direct staff to schedule the public hearing for “White Rock
Zoning Bylaw, 2012, No. 2000, Amendment (CD65 – 14401
Sunset Drive) Bylaw, 2020, No. 2373”; and

2. Direct staff to resolve the following issues prior to final adoption,
if Bylaw No. 2373 is given third reading after the public hearing:

3. Recommend that Council direct staff to resolve the following
issues prior to final adoption, if Bylaw No. 2373 is given third
reading after the public hearing:

a. ensure that all engineering requirements and issues
including servicing agreement completion and dedication of
a 2.0 m x 2.0 m corner cut on the corner of Archibald Road
and Sunset Drive are addressed to he satisfaction of the
Director of Engineering and Municipal Operations; and

b. demolish the existing buildings and structures to the
satisfaction of the Director of Planning and Development
Services; and

c. process registration of a Section 219 restrictive covenant to
prohibit secondary suites on each of the lots.

Motion CARRIED 
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Marlon and Linda Carlson 
14401 Sunset Drive 

White Rock, BC  V4B 2V6 

Feb 11, 2021 

RE: 14401 Sunset Drive (ZON/SUB 20-001) 

To the White Rock City Council: 

On Feb 8 our project received first and second reading. During the discussions that evening several questions 
came up that were left unanswered. I’m sending this letter to offer clarity to the questions that were raised. 

14401 Sunset Drive is my wife Linda’s and my home where we live. We are only the second owners of the 
property. We purchased it from Art and Florence Wall in 2007. Mr. Wall was the Mayor of White Rock back in 
the early 1970’s. He also setup the restrictive covenant that is registered on title, of which council has a copy. 

The intent of the covenant is to protect the views of the immediate neighbors to the North of our property 
primarily by restricting the height of buildings on our property. With our proposed development fully adhering 
to the requirements of the covenant, the height calculations of the proposed homes work out to be that the 
west home would be approximately 6” lower than the existing home and the east home would be approximately 
27” lower than our existing home. 

We have discussed our proposal openly with our neighbors, shown that our proposal adheres to the 
requirements of the covenant and protects their views, and stated our ongoing commitment to those 
requirements. We have a good relationship with our neighbors and they are not opposed to our proposal. 

 Please keep in mind that this covenant was done approximately 50 years ago and some of points in it are moot 
or changed. For example, there is a part in the covenant pertaining to the slope of the roof, however todays 
building code requirements exceed that requirement. There also used to be an additional and separate 
covenant that pertained to the eastern part of the property, but that covenant was removed prior to our 
ownership when another property was developed. 

The homes in our proposal also comply with the setback requirements of the covenant, which also complies 
with the setback requirements for RS-1 zoning.  We did have a prior application back in 2016 in which the homes 
that were proposed did adhere to the covenant height but not on the setbacks. That proposal was not well 
received by our neighborhood and we decided to suspended it. It is noteworthy to point out that both of the 
homes in this current proposal would fit within the current existing building envelope of our property.  

I trust that this letter offers further clarity to the questions that we raised on Feb 8th. Thank you. 

Marlon Carlson 

C-1
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From: Debbie Johnstone
To: Debbie Johnstone
Subject: FW: 14401 Sunset Drive (ZON/SUB 20-001)
Date: February 17, 2021 9:43:06 AM
Attachments: 2020 02 27 Survey (20-001) 14401 Sunset Drive.pdf

From: Marlon Carlson <marlon.carlson@me.com> 
Sent: February 16, 2021 5:03 PM
To: Greg Newman <GNewman@whiterockcity.ca>
Subject: Re: 14401 Sunset Drive (ZON/SUB 20-001)
 
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.

 
Hi Mr. Newman,
 
Yes I can confirm that this is the basis for the differences and the elevations were calculated
by our designer Tiger Wu. This information was shared at the virtual PIM.
 
Marlon Carlson
 
 
 

On Feb 16, 2021, at 4:33 PM, Greg Newman <GNewman@whiterockcity.ca>
wrote:
 
Mr. Carlson,
 
Thank you for this feedback.  It looks as though the height differentials referenced in
your letter come from the attached survey and the drawings prepared by your
designers. Could you confirm that this is the basis for the differences so that staff can
communicate such to Council. We think the point you raise is a good one and want to
ensure Council has the information used to generate the numbers (see my summary
below) from the survey and attached drawings.
 

-          East – 49.78m ROOF TOP (difference of 0.7m or 27.6 inches)
-          West – 50.32m ROOF TOP (difference of 0.16m or 6.3 inches)

 
Thank you,
 
Greg
________________________
Greg Newman, MCIP, RPP
Manager of Planning, City of White Rock
15322 Buena Vista Avenue, White Rock, BC V4B 1Y6
Tel: 604.541.2142 | www.whiterockcity.ca
<image001.jpg>
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The information transmitted, including attachments, is intended only for the individual(s) or entity(ies) to which it is
addressed and may contain information that is confidential and/or privileged or exempt from disclosure under
applicable law. Any copying, review, retransmission, dissemination or other use of, or taking of any action in reliance
upon this information by individual(s) or entities other than the intended recipient is strictly prohibited. If you have
received this information in error, please notify the City of White Rock and destroy any copies of this information.
Thank you.

 
 

From: Marlon Carlson <marlon.carlson@me.com> 
Sent: February 11, 2021 11:22 AM
To: Clerk's Office <ClerksOffice@whiterockcity.ca>
Cc: Greg Newman <GNewman@whiterockcity.ca>
Subject: 14401 Sunset Drive (ZON/SUB 20-001)
 
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.

 
Please pass the attached letter to the White Rock City Council. Also please ad this
letter to the agenda package for March 1. Let me know if you need anything else.
Thank you.
 
Marlon Carlson
<2020 02 27 Survey (20-001) 14401 Sunset Drive.pdf><2020 02 27 Architectural
EAST (20-001) 14401 Sunset Drive.pdf><2020 02 27 Architectural WEST (20-
001) 14401 Sunset Drive.pdf>
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From: Susan Mueller
To: Clerk"s Office
Cc: Susan Mueller
Subject: Bylaw 2373. 14401 Sunset Drive
Date: February 20, 2021 11:26:42 AM

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 wish to comment on this application as a resident of this area.  The lots here are of the same approximate size and 
so allow larger homes with a fair degree of separation to be possible.  Allowing two homes to be build on one lot 
would deviate from this and detract from the reason people choose to live and invest here.  I fear if this is passed that 
a negative precedent will be sent

Susan Mueller

C-2
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ON TABLE SUBMISSIONS: 
BYLAW 2351:      White Rock Zoning Bylaw, 2012, No. 2000, Amendment 

  (CD-63- 15654/64/74 North Bluff Road/ 1570/80 Maple Street and 1593 Lee Street) 
 Bylaw, 2020, No. 2351 

CIVIC ADDRESS:  15654/64/74 North Bluff Road/ 1570/80 Maple Street and 1593 Lee Street 

March 1, 2021 

Author Date Received Civic Address Status Item # 
Mary Ponsford February 24, 2021 14371 Sunset Drive Opposed C-3

Bryan An February 28, 2021 14401 Sunset Drive Opposed C-4

David De Camillis February 26, 2021 14460 Magdalen Avenue Opposed C-5

Clarence Arychuk 
and Bea Hadikin 

February 26, 2021 14276 Marine Drive Comments C-6

Peggy Hanna March 1, 2021 Undisclosed Opposed C-7

ON TABLE
MARCH 1, 2021 - PUBLIC HEARING
ITEM 13
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From: Mary Ponsford
To: Clerk"s Office
Subject: CD-65-14401 Sunset Drive
Date: February 24, 2021 2:41:50 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.

Dear Greg:

Thank you for forwarding the agenda package (Feb 8, 2021).  My concerns
have previously been addressed to the City and are included in this
package.

I have studied the adjusted proposal for subdividing 14401 Sunset
Drive. While the new driveway off Magdalen Crescent Lane and a
paved sidewalk on Sunset Drive are certainly improvements, the intent
of the proposal remains the same: the densification of this mature
neighborhood for the proponent's personal benefit.  This occurs at the
expense of the adjacent properties. Why would the City grant rezoning
to a modest sized lot on this busy and dangerous corner? The relevant
roads remain narrow and steep. Without immediate street parking,
encroachment onto neighboring blocks would become the norm.

A concerted (and expensive) effort was put forward against this
development relatively recently.  It is onerous on the local community to
be required to mount opposition parties against rezoning their stable
neighborhood once more. I urge Council to unambiguously deny this
application.

Regards

Mary Ponsford
14371 Sunset Drive

C-3
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From: Bryan An
To: Clerk"s Office
Subject: Opposing statement against the development plan at 14401 Sunset Dr.
Date: February 28, 2021 1:11:34 PM
Attachments: 14401 21-02-25 revised.docx

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.

Hi,

Please find the attached.  I am emailing the opposing statement against the development plan at 14401
Sunset Dr.

Thanks...Bryan An  

C-4
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									Bryan An & Jenny Lee

									14440 Sunset Lane

									604-542-5768

									Feb 28, 2021

To:	Planning Department

	City of White Rock

RE:	Development Application

	14401 Sunset Dr.

I would like to strongly voice opposition again the development application of 14401 Sunset Dr. I urge the Planning Department to consider the fact that this application is not very different from the application that was submitted 4 years ago. Since it was rejected last time, the same decision should be made as there have been no fundamental changes in the circumstances. Please consider the following as you review the application: 

1.  The property is located at the bottom of a very steep hill and is bordered on both sides by exceptionally narrow roads, Sunset Drive and Magdalen Crescent Lane.  Firstly, Sunset Drive, which has no sidewalks, narrows to single-lane width in front of the property. Secondly, Magdalen Crescent Lane is not only extremely narrow but also steeply declines downhill.  The lane is barely wide enough for one vehicle and has no sidewalks. Despite the fact that the property is bordered by two narrow roads, the revised plan has a garage and driveway towards Magdalen Crescent Lane. This may increase the likelihood of accidents in the future. 

2. A small subdivision would inevitably cause street parking, leading to encroachment onto neighboring blocks.  As I mentioned above, the roads bordering the property are very narrow and downhill which would be troublesome. Again, this would likely lead to roadblocks and potential accidents, especially in the summer when there is more traffic. 

3. The east lot of the revised plan has a garage from the south boundary of my property and my neighbor’s which violates the minimum setback requirement of the City’s zoning by laws. 

4. The average lot size of properties most similar to the proposed property in this neighborhood is just below 8,000 sq ft.  The lot sizes are consistent throughout the neighborhood while the proposed lot size is almost the half of the average size lot.  If one property begins to fail to meet the minimum provisions, there will be more properties in the future that will fail to meet the minimum requirement. 

[bookmark: _GoBack]I would like to point out that this Development Application does not meet the City’s zoning by laws and imposes substantial legal costs and consequences on myself and the neighbors.  This is unwarranted and unjust as it is using the city as an instrument.  We find it difficult to accept a reason for this Development Application to pass and we strongly oppose this subdivision. Please seriously consider the reasons outlined above. 

Sincerely,

Bryan An & Jenny Lee   



         Bryan An & Jenny Lee 

         14440 Sunset Lane 

         604-542-5768 

         Feb 28, 2021 

To: Planning Department 

 City of White Rock 

RE: Development Application 

 14401 Sunset Dr. 

I would like to strongly voice opposition again the development application of 14401 Sunset Dr. I urge 

the Planning Department to consider the fact that this application is not very different from the 

application that was submitted 4 years ago. Since it was rejected last time, the same decision should be 

made as there have been no fundamental changes in the circumstances. Please consider the following 

as you review the application:  

1.  The property is located at the bottom of a very steep hill and is bordered on both sides by 

exceptionally narrow roads, Sunset Drive and Magdalen Crescent Lane.  Firstly, Sunset Drive, 

which has no sidewalks, narrows to single-lane width in front of the property. Secondly, 

Magdalen Crescent Lane is not only extremely narrow but also steeply declines downhill.  The 

lane is barely wide enough for one vehicle and has no sidewalks. Despite the fact that the 

property is bordered by two narrow roads, the revised plan has a garage and driveway towards 

Magdalen Crescent Lane. This may increase the likelihood of accidents in the future.  

2. A small subdivision would inevitably cause street parking, leading to encroachment onto 

neighboring blocks.  As I mentioned above, the roads bordering the property are very narrow 

and downhill which would be troublesome. Again, this would likely lead to roadblocks and 

potential accidents, especially in the summer when there is more traffic.  

3. The east lot of the revised plan has a garage from the south boundary of my property and my 

neighbor’s which violates the minimum setback requirement of the City’s zoning by laws.  

4. The average lot size of properties most similar to the proposed property in this neighborhood is 

just below 8,000 sq ft.  The lot sizes are consistent throughout the neighborhood while the 

proposed lot size is almost the half of the average size lot.  If one property begins to fail to meet 

the minimum provisions, there will be more properties in the future that will fail to meet the 

minimum requirement.  

I would like to point out that this Development Application does not meet the City’s zoning by laws and 

imposes substantial legal costs and consequences on myself and the neighbors.  This is unwarranted and 

unjust as it is using the city as an instrument.  We find it difficult to accept a reason for this Development 

Application to pass and we strongly oppose this subdivision. Please seriously consider the reasons 

outlined above.  

Sincerely, 

Bryan An & Jenny Lee    
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From: David De Camillis
To: Clerk"s Office
Subject: PH2: BYLAW 2373, 14401 Sunset Drive
Date: February 28, 2021 5:20:11 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.

My name is David De Camillis and my home address is 14460 Magdalen Ave

This area of White Rock is unique to the GVRD and the entire Fraser Valley for that matter. It
is characterized by large lots, unbelievable south ocean views and architecturally exquisite
new homes. We are located at the end of the line as far as traffic is concerned and so our
streets are quiet and our neighbourhood tranquil. As the density in the lower mainland
increases our homes will soar in demand because of what we are today. This is our heritage.
let's protect it.

Chopping up an undersized lot and jamming in a couple of apple box type homes will only
hurt all of us. If this is approved by the City then others will surely follow.
You as Council of the City of White Rock have a duty to protect our heritage. You also have a
duty in preventing the degradation of our community.

Step up to the plate and stop the steal!

Respectfully yours,

Dave De Camillis

C-5
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From: Clarence Arychuk
To: Clerk"s Office
Cc: White Rock Council
Subject: BL 2373 14401 Sunset
Date: March 1, 2021 9:21:55 AM

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 noticed that the rezoning application for the referenced property is scheduled for tonight. I have previously
communicated with the City staff about the concerns I had with the development proposed. I was ensured by staff
that the concerns would be forwarded to Council when the bylaw was ready. I want to reiterate them, for the Public
Hearing, to ensure they are not forgotten, missed or their importance under emphasized.
There needs to be a sidewalk added to the north side of Sunset along the entire frontage of this site and east to
Magdalen. It is a very tight little road and a very popular walking route in the neighbourhood; especially those
returning from the beach. I have seen a number of near misses as cars come down the hill and squeeze out any
pedestrians coming up the hill. I have looked at the mapping and grading of the area and a sidewalk can easily be
added to the north side of the road. My other request is that the driveways to both lots not come out onto Sunset. If
they did, it would compound my concerns previously mentioned.

Under normal circumstances, I would attend tonight’s meeting and personally express these concerns. I hope that
you, as City Clerk, will make them aware of them.
Clarence Arychuk &
Bea Hadikin
14276 Marine Drive.

Sent from my iPad

Sent from my iPad

C-6
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From: Clerk"s Office
To: Debbie Johnstone
Subject: Proposal 20-001 14401 Sunset Drive
Date: March 1, 2021 1:41:33 PM

-----Original Message-----
From: Peggy Hanna <kphanna@shaw.ca>
Sent: March 1, 2021 11:35 AM
To: Planning <planning@whiterockcity.ca>
Subject: Proposal 20-001 14401 Sunset Drive

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.

To whom it may concern,

I’m against this proposal. Crowding two houses on one lot would be a blemish in this neighbourhood. We pay a lot
of taxes to live in this pristine location if we allow this proposal there will be more to follow, as people will want to
start sub dividing their lots for more profit. We pay a lot of money to live in this beautiful neighbourhood with
beautiful streets. I would hate to see this neighbourhood have cars parked all over the streets because we allow
crowding two houses on one lot. These people who attempt to do this and developers don’t care because they won’t
be living here. They will sell and move away or rent out the properties and have no concern for the aftermath.

Thank you,
Peggy Hanna

C-7
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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, MARCH 1, 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, MARCH 1, 2021  
at 6:00 P.M. in accordance with the Local Government Act. All persons who deem their 
interest in property is affected by the proposed bylaw/application shall be afforded an 
opportunity to be heard via a telephone-in process 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 the interested 
persons in regard to the bylaw/application listed below: 
 
1) BYLAW 2351: White Rock Zoning Bylaw, 2012, No. 2000, Amendment  
 (CD-63- 15654/64/74 North Bluff Road/ 1570/80 Maple Street and  
 1593 Lee Street) Bylaw, 2020, No. 2351 
 

CIVIC ADDRESS: 15654/64/74 North Bluff Road/ 1570/80 Maple Street and  
   1593 Lee Street (See Site Map Attached) 

 
PURPOSE:  A Zoning Amendment and a Major Development Permit application have 
been submitted to allow for the construction of one six-storey multifamily building 
containing 25 rental units, one six-storey building containing 49 stratified units, and 14 
townhome units. The project is recognized in the Official Community Plan (OCP) as an 
“affordable rental development” as 30 percent of the units would be “owned or managed 
by non-profit groups and designed to be affordable for low and moderate income 
households”; this component of the project enables density of up to 2.5 FAR and height of 
up to six storeys per OCP policy 11.2.1.c. The required parking supply (139 spaces) would 
be provided within a below-grade parkade. The two six storey buildings are oriented 
towards North Bluff Road and the townhomes would face Maple Street. 
 
The proposed rezoning would establish a Comprehensive Development (CD), being 
specific to the six properties subject to the proposal, all of which are currently zoned RS-1 
One Unit Residential Zone. 
 
Further details regarding the subject of the Public Hearings/Public Meetings 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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Notice of Public Hearing – March 1. 2021 – Bylaw 2351, 15654/64/74 North Bluff Road/ 1570/80 Maple 
Street and 1593 Lee Street 
Page  2 

 
Electronic Meeting:  The Provincial Health Officer has issued orders related to gatherings 
and events in the province of BC. As such, Public Hearings will be held virtually and 
will also be live streamed on the City website. To participate in a 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/Meeting, March 1, 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 by leaving it in the “City Hall Drop Box” to the left outside 
the front door; or 

• Emailing the Mayor and Council at clerksoffice@whiterockcity.ca with  
the applicable subject line: 

o PH 3: BYLAW 2351, 15654/64/74 North Bluff Road/ 1570/80 Maple  
Street and 1593 Lee Street  

2. If you do not wish to speak or write in but would still like to convey that you are in 
support or that you are not in support of the Public Hearing/ Meeting item:  

You may phone 604-541-2127 to register your support / or that you are not in support of the 
Public Hearing/ Meeting item. If the call is not answered please leave a voicemail with the 
call-in information noted below (all four (4) bullet points must be noted).  

When you call-in, please be prepared to provide the following information: 

• The public hearing item 
• Your first and last name 
• Civic address 
• Whether you are in support of or not in support of the item 
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Notice of Public Hearing – March 1. 2021 – Bylaw 2351, 15654/64/74 North Bluff Road/ 1570/80 Maple 
Street and 1593 Lee Street 
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3. You may register to speak to a Public Hearing/ Meeting item via telephone: 

Registration will be open from 12:00 p.m. to 4:30 p.m. on the date of the Public 
Hearing/ Meeting, March 1, 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 and permit) being 
considered at the Public Hearing/ 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: https://www.whiterockcity.ca/894/Agendas-Minutes as there will be 
an opportunity for you to call in for a limited period of time. 

Please 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. 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 bylaws / applications and associated reports can be viewed online on the agenda 
and minutes page of the City website, www.whiterockcity.ca, under Council Agendas from 
February 15, 2021, until March 1, 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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February 15, 2021 
 

 
Tracey Arthur 
Director of Corporate Administration 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK
               CORPORATE REPORT 

DATE: July 27, 2020 

TO: Land Use and Planning Committee 

FROM: Carl Isaak, Director of Planning and Development Services 

SUBJECT: Draft Zoning Amendment Bylaw, Housing Agreement Bylaw, and Major 
Development Permit for ‘Beachway’ Application – 15654/64/74 North Bluff 
Road / 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-002) 

RECOMMENDATIONS 

THAT the Land Use and Planning Committee: 

1. Recommend that Council give first and second readings to “White Rock Zoning Bylaw, 2012,
No. 2000, Amendment (CD-63 - 15654/64/74 North Bluff Road / 1570/80 Maple Street and
1593 Lee Street) Bylaw, 2020, No. 2351 as presented, and direct staff to schedule the required
Public Hearing;

2. Recommend that Council direct staff to resolve the following issues prior to final adoption, if
Bylaw No. 2351 is given Third Reading after the Public Hearing;

a. Ensure that all engineering requirements and issues, including registration of a 2.0 metre
by 2.0 metre statutory right of way on each corner of the site at Maple Street and North
Bluff Road and Lee Street and North Bluff Road, a 2.65 metre dedication to achieve a 15
metre road width from the centreline along the North Bluff Road property frontage, and
completion of a servicing agreement, are addressed to the satisfaction of the Director of
Engineering and Municipal Operations;

b. Preparation of an Affordable Home Ownership Program Memorandum of Understanding
with the British Columbia Housing Management Commission generally as provided in
Appendix G to Appendix A and the execution of a Project Partnering Agreement with the
British Columbia Housing Management Commission and Bridgewater Development
Corporation; and

3. Recommend that, pending adoption of “White Rock Zoning Bylaw, 2012, No. 2000,
Amendment (CD-63 - 15654/64/74 North Bluff Road / 1570/80 Maple Street and 1593 Lee
Street) Bylaw, 2020, No. 2351, Council consider issuance of Development Permit No. 428 for
15654/64/74 North Bluff Road / 1570/80 Maple Street and 1593 Lee Street.

EXECUTIVE SUMMARY 

This corporate report brings forward a draft Zoning Amendment Bylaw, a draft Housing 
Agreement Bylaw, and a draft Major Development Permit to be considered by Council. The 
bylaws and permit relate to a proposed multi-building development at 15654/64/74 North Bluff 
Road / 1570/80 Maple Street and 1593 Lee Street. On May 4, 2020, staff sought feedback from 
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the Land Use and Planning Committee (LUPC) regarding the project’s proposed parking reduction 
and planned affordable housing. In response to the feedback received, the applicant has amended 
the proposal to be fully compliant with the typical parking supply requirements of Zoning Bylaw 
No. 2000. The affordable housing components of the project, which were generally supported by 
the LUPC, remain the same.  

PREVIOUS COUNCIL DIRECTION 

Resolution # and Date  Resolution Details 
LUPC July 23, 2018 

2018-LUP-042 

 

 

 

 

THAT the Land Use and Planning Committee recommend that the 
OCP amendment application be referred back to staff, and direct 
staff to work with the applicant on a revised rezoning and Major 
Development Permit application, for an affordable rental housing 
development that includes a reduced FAR (2. 5 gross floor area 
ratio consistent with the OCP) and design refinements, and for a 
townhouse development that includes a reduced FAR (1. 5 gross 
floor area ratio consistent with the OCP). 

LUPC January 28, 2019 

2019-LU/P-003 

 

THAT the Land Use and Planning Committee receives for 
information the corporate report dated January 28, 2019 from the 
Director of Planning and Development Services, titled 
"'Information Report Update ('Beachway') - 15654/64/75 North 
Bluff Road/ 1570/80 Maple Street and 1593 Lee Street (Zon/MJP 
19-002)". 

LUPC May 4, 2020 

2020-LU/P-013 

 

THAT the Land Use and Planning Committee directs staff to work 
with the applicant to address the comments noted by the Land Use 
and Planning Committee at the May 4, 2020 meeting. 

INTRODUCTION/BACKGROUND 

The properties subject to the rezoning and major development permit applications referenced in 
this report are currently designated “East Side Large Lot Infill” in the City’s Official Community 
Plan and are zoned “One Unit Residential Zone (RS-1)” in Zoning Bylaw No. 2000. The 
rezoning, if approved, would create a Comprehensive Development (CD) zone largely designed 
to implement the height and density enabled by the Official Community Plan. A major 
development permit for form and character, energy and water conservation and the reduction of 
greenhouse gases would also be required. 

The surrounding neighbourhood is generally comprised of low density, detached residential 
homes, with the exception of the ‘ALTUS’ development, a 13-storey mixed-use building 
currently under construction. 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. Figure 1 that follows, shows the Altus 
development to the west of the site in grey in the foreground, the proposed Semiahmoo Town 
Centre Plan massing in light blue, and the current building massing for the proposal outlined in 
red.  
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On May 4, 2020, the LUPC received a corporate report, titled “‘Beachway’ Application Update 
– 15654/64/74 North Bluff Road / 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-
002)” (attached as Appendix A). The report includes an overview of the proposal considering 
contextual factors, OCP policy, and zoning bylaw compliance as well as the feedback received 
through Public Information Meetings held on March 3 and March 28, 2019, and a meeting of the 
Advisory Design Panel (ADP) held April 23, 2019. 

During the May 4, 2020 meeting, staff focused primarily on two main components of the 
proposal: a requested reduction in the total supply of parking, and the mix of affordable housing. 
Subsequently, the LUPC directed staff to work with the applicant on the parking variance aspect 
of the proposal, due to a lack of support for the parking variance which proposed a rate that was 
35 spaces (or 20%) less than what the Zoning Bylaw requires. The proponent has modified the 
design of their parkade by adding an additional below-grade storey to accommodate the typical 
number of parking spaces; no changes to the design and massing of the above-ground portions of 
the project have been made. The current proposal would provide 140 parking spaces whereas 
139 are required. Table 2.0 provides a summary of the parking supply for the project. 

Table 1: Proposed Parking Supply Summary 

Project 
Component 

Units 
Typical Parking 
Requirements 

Proposed Parking 
Spaces 

Additional 
Spaces Provided 

Strata 
Townhouses 

14 28 (2.0 per unit) 28 (2.0 per unit) 0 

Strata (AHOP) 
Apartments 

49 59 (1.2 per unit) 60 (1.2 per unit) 1 

Rental 
Apartments 

25 30 (1.2 per unit) 30 (1.2 per unit) 0 

Apartment Visitor Parking 22 (0.3 per unit) 22 (0.3 per unit) 0 

Total 139 140 1 
 

Altus 
Development Proposed 

Russell/Maple 
Development 

Subject  
Site 

Proposed 
Semiahmoo 
Town Centre 

Massing 

Figure 1: Contextual Building Massing for Projects Surrounding the Subject Site Looking Northeast 

LU & P AGENDA 
PAGE 8

Page 93 of 613



Draft Zoning Amendment Bylaw, Housing Agreement Bylaw, and Major Development Permit for ‘Beachway’ 
Application – 15654/64/74 North Bluff Road / 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-002) 
Page No. 4 
 
Description of the Project and Measures to Support Affordable Housing 
The project as currently proposed would have two main components, an “affordable rental” and 
affordable home ownership component, and a market townhome component. Figure 2 below 
illustrates the boundaries of the two components and forms part of the proposed amending 
zoning bylaw (see Appendix B).   

Figure 2: Layout of Proposed Development

 

 “Site 1” as shown above would include the “affordable rental” and affordable home ownership 
components of the project. One six-storey multifamily building containing 25 rental units is 
proposed within Site 1 along with a six-storey building containing 49 stratified (ownership) 
units. The rental units within the 25 unit building would be secured at below-market rental rates 
through BC Housing’s Provincial Rental Supply (PRS) Program and the implementation of a 
Housing Agreement (Bylaw), and zoning controls adopted by the City of White Rock. The 49 
unit building would include strata units offered for purchase at ten percent below market value, 
achieved through the implementation of BC Housing’s Affordable Home Ownership Program 
(AHOP). Draft bylaws related to the housing agreement and zoning bylaw amendment are 
included in this report as Appendices C and B respectively. The execution of related legal 
agreements would follow the receipt of third reading of the bylaws if supported by Council. 

The townhome component of the project, included in “Site 2” as shown in Figure 2, would be 
made up of 14 units sold at market values within a strata corporation. The heights and densities 
presented within the development are consistent with those contemplated by the applicable 
policies of the Official Community Plan. A “density bonus” supporting buildings of up to six 
storeys in height and 2.5 FAR is enabled through OCP Policy 11.2.1(c). The Policy recognizes 
defined areas along North Bluff Road (i.e., Site 1 as shown in Figure 2) where the additional 
height and density may be supported subject to a minimum of 30 percent of the units being 
“owned or managed by non-profit groups and designed to be affordable for low and moderate 
income households”.  The “affordable rental” component of the project would be consistent with 

SITE 1 

SITE 2 
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the 30% threshold set in the OCP Policy and would be implemented through related provisions 
of the site-specific Comprehensive Development (CD-63) Zone and the Housing Agreement.  

It is important to note that the proposal also conforms to various elements of the OCP’s “Family-
Friendly” housing policies. All 14 townhouse units have front door access on the ground level to 
the street or the shared outdoor courtyard and 20 of the “apartment” units in the AHOP building 
have ground floor front door access, similar to a townhouse. Additionally, 74 percent of the units 
contain either two or three bedrooms (65 units) and 23 percent of the units have three bedrooms 
(20 units). For reference, the Family-Friendly policy (i.e., OCP Policy 11.1.1(b)) provides that a 
minimum of 35 percent of the units should be either two or three bedrooms and a minimum 10 
percent of all units in the development should be three bedroom units. 

Development Permit Area Compliance 
The project as proposed is subject to the design direction set out in the East Side Large Lot Infill 
Development Permit Area guidelines found in Section 22.8 of the OCP. The objectives of the 
guidelines are generally summarized as follows: 

 Establish an attractive, comfortable, well-connected, pedestrian-oriented environment 
that fosters vibrant public life; 

 Ensure the compatibility of new development with adjacent existing buildings; 
 Enhance quality of life; 
 Conserve energy, conserve water, and reduce GHGs; and 
 Enhance the character of the built environment and public realm in the City of White 

Rock. 

Through the technical review process the City’s Engineering and Operations Department 
confirmed the need for road dedications along North Bluff Road. With these dedications 
requested, planning staff asked that the applicant demonstrate how the proposed six-storey 
building would interact with the pedestrian and street traffic along North Bluff Road, taking into 
account applicable design guidelines. In response, the applicant provided renderings illustrating a 
landscaped boulevard separating the bike and pedestrian paths from the vehicular travel lanes, 
and a 1.03 m – 1.7 m landscaped buffer between the proposed six-storey building and the street. 
Figure 3 below provides a rendering of the streetscape proposed along the Road. 

Figure 3: Frontage Treatment along North Bluff Road and Building Setback

 
LU & P AGENDA 

PAGE 10
Page 95 of 613



Draft Zoning Amendment Bylaw, Housing Agreement Bylaw, and Major Development Permit for ‘Beachway’ 
Application – 15654/64/74 North Bluff Road / 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-002) 
Page No. 6 
 
To address the objectives of the East Side Large Lot DPA, the building mass along North Bluff 
Road creates a strong street presence. The apartment buildings have some moderate stepping 
down to the neighbourhood to the south to address compatibility of the new development with 
existing residences. The architect (Urban Arts) outlined the following to address the proposed 
architectural design: “The top floors of mid-rise buildings and the townhouses are sheltered 
under a westcoast mansard roof, inspired by streamlined marine vessels. The tapered forms are 
set back from the street creating roof top terraces and reducing the massing of the buildings.” As 
noted, the application was reviewed by the City’s Advisory Design Panel on April 23, 2019. 
Copies of the adopted minutes of this meeting are included as Appendix D to this report. Further 
to the previous reports, staff believe that the current proposal is consistent with the DPA 
Guidelines and are supportive of the architectural design, form and massing of the development. 

With regards to the environmental objectives to conserve energy, water and contribute to a 
reduction in GHG emissions, the project utilizes passive design principals with: 

 Massing and orientation to maximize winter solar gain and minimize summer 
overheating; 

 Vertical sun shades on the west façade to reduce overheating from the summer sun; 
 Mansard roofs with large overhangs for solar protection on the south, east and west 

facades; 
 Large roof deck canopies on the townhomes for protection from the hot summer sun;  
 Recessed balconies throughout to provide shade to outdoor and indoor spaces; 
 Multi-level units are maximized throughout the development, utilizing vertical stack 

effect for passive ventilation and cooling; and 
 Operable windows on two different facades for maximum cross ventilation, wherever 

possible. 

The draft development permit is attached as Appendix E. 

FINANCIAL IMPLICATIONS  

Municipal Development Cost Charges (DCCs) would be required, with a credit for each of the 
six existing single family dwellings. Council Policy 511 currently allows a reduction of up to 
50% of an applicable amenity contribution for secured market rental floorspace, and up to a 
waiver of 100% of amenity contribution for affordable rental floorspace (where at least 30% of 
the units are owned or managed by non-profit groups and designed to be affordable for low and 
moderate income households).  Approximately 34% of the total units in the apartment 
component of this application (25 out of 74 units) are being proposed as “below market” rentals, 
to be operated by a non-profit housing operator under BC Housing’s PRS Program. The 
provision of the remaining 49 units under the AHOP is in addition to the criteria required to be 
considered for CAC reductions under Council Policy 511. Based on these facts, the project 
would be eligible for a 100% reduction in applicable CAC contributions. 

LEGAL IMPLICATIONS  

Not applicable. 

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS  

Not applicable. 
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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. The 
applicant has also proposed several initiatives to address climate change, which include the 
following:  

1. Prefabricated wood construction to reduce energy and greenhouse gas emission, support local 
industry, and to reduce construction time, 

2. High performance building envelopes and mechanical systems to conserve energy and reduce 
greenhouse gas emissions, 

3. Enhanced stormwater retention strategies will be incorporated into the buildings and site 
design to manage the quality and quantity of rainwater runoff,  

4. Native plant species and xeriscaping will ensure the landscape supports a rich biodiversity, 
enhancing the natural environmental and human health performance of the community. 

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, a key component of this proposal. 

OPTIONS / RISKS / ALTERNATIVES 

The Land Use and Planning Committee can recommend that Council reject 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 

As a follow-up the previous corporate reports, this corporate report provides the Land Use and 
Planning Committee with information regarding the revised proposal, which includes a zoning 
bylaw amendment and Major Development Permit application with no variance to parking 
requirements.  

Respectfully submitted, 

 
 
 
Carl Isaak, 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. 
 

 
 
Guillermo Ferrero 
Chief Administrative Officer 
 
Appendix A: Corporate Report dated May 4, 2020 titled “‘Beachway’ Application Update 2 – 

15654/64/75 North Bluff Road / 1570/80 Maple Street and 1593 Lee Street 
(ZON/MJP 19-002)” 

Appendix B:  Draft White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-63 – 
15654/64/74 North Bluff Road, 1570/80 Maple Street, and 1593 Lee Street) 
Bylaw, 2020, No. 2351 

Appendix C:  Draft White Rock Housing Agreement Bylaw (15654/64/75 North Bluff Road / 
1570/80 Maple Street and 1593 Lee Street) Bylaw, 2020, No. 2352. 

Appendix D:   ADP Minutes dated April 23, 2019 

Appendix E: Draft Development Permit No. 428 
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APPENDIX A 

Corporate Report dated May 4, 2020 titled “‘Beachway’ Application Update 2 – 15654/64/75 
North Bluff Road / 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-002)” 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK 

                                     CORPORATE REPORT 
 
 
 
DATE: May 4, 2020  
 
TO:  Land Use and Planning Committee 
 
FROM: Carl Isaak, Director of Planning and Development Services 
 
SUBJECT: ‘Beachway’ Application Update – 15654/64/74 North Bluff Road / 1570/80 

 Maple Street and 1593 Lee Street (ZON/MJP 19-002) 
              

RECOMMENDATIONS 

THAT the Land Use and Planning Committee: 

1. Receive for information the corporate report dated May 4, 2020, from the Director of 
Planning and Development Services, titled “‘Beachway’ Application Update – 15654/64/74 
North Bluff Road / 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-002).” 

2. Recommend that Council direct staff to bring forward a draft Zoning Amendment Bylaw for 
first and second readings; and 

3. Recommend that Council authorize staff to enter into discussions with BC Housing regarding 
the Project Partnering Agreement (PPA) and Memorandum of Understanding (MOU). 

              

EXECUTIVE SUMMARY 

The purpose of this corporate report is to update the Land Use and Planning Committee (LUPC) 
on the status of a development application located on North Bluff Road between Maple Street 
and Lee Street, and to obtain direction from LUPC specifically on the proposed parking variance 
and partnership with BC Housing for the apartment portion of the project.  

If LUPC is supportive of the proposed parking variance and partnership with BC Housing, staff 
would bring forward a subsequent corporate report with a related draft Zoning Amendment 
Bylaw for the proposal. 

Previous Consideration of Proposal 
On July 23, 2018, the Land Use and Planning Committee (LUPC) received a corporate report 
from the Director of Planning and Development Services, titled “Initial OCP Amendment 
Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP).” The original 
proposal was for two apartment buildings and one townhouse complex with an overall floor area 
ratio (FAR) of 2.76 and 1.54 respectively, which exceeded the maximum density contemplated 
in the OCP. There were a total of 84 units proposed in two buildings six storeys in height, 29 of 
which were affordable rental and 55 were stratified ownership. The remaining 14 townhouse 
units were to be a market strata. Overall, there was a total of 112 parking spaces for the 
apartment and townhouse units. The application at the time required an increase in gross floor 
area ratio (or ‘FAR’) density above the maximum 2.5 FAR permitted in the Official Community 
Plan (OCP) and would have required an OCP amendment. 
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Council subsequently directed staff to work with the Applicant on a revised application that did 
not require an OCP amendment. Staff then prepared a report to LUPC on January 28, 2019, titled 
“Information Report Update (‘Beachway’) – 15654/64/75 North Bluff Road / 1570/80 Maple 
Street and 1593 Lee Street (ZON/MJP 19-002),” which provided a brief update outlining 
changes to the application that was within the OCP. The applicant then held the required Public 
Information Meetings (March 3 and 28, 2019) and proceeded to the Advisory Design Panel 
(ADP) (April 23, 2019) for feedback on the proposal. Revisions to the design have been made as 
a result of the feedback received from the public, City staff, and the ADP. This corporate report 
offers a summary of these revisions.  

The LUPC also received a presentation on October 21, 2019, from the Provincial Director of the 
HousingHub Branch of BC Housing, and a related corporate report, titled “HousingHub – 
Affordable Home Ownership Program (AHOP) Presentation.” The Affordable Home Ownership 
Program (AHOP) described in that presentation is being proposed as a component of this 
development application. 

The Applicant (Bridgewater Development Corp) is also affiliated with other development 
proposals in the vicinity of this project, including the ‘Russell and Maple’ (4-5 storey 
apartments), the ‘Beachway II’ (5-6 storey apartments) on North Bluff Road between Lee Street 
and Maccaud Park, and ‘Southend Village’ (large mixed-use proposal) on the City of Surrey side 
of North Bluff Road, west of Earl Marriott Secondary. 

Proposed Parking Variance 
One of the more substantive areas of zoning relief sought by the Applicant pertains to off-street 
parking. The current proposal would provide 104 parking spaces, whereas 139 spaces would be 
typically required (for both the townhouse and apartment portions of the project). This represents 
a 25% (35 space) reduction in the overall parking supply. The townhouse portion meets the 
typical parking requirement of two spaces per unit (28 spaces for 14 townhouse units), but the 
apartment (both strata and rental buildings), is proposed to have 76 spaces total for 74 apartment 
units. A table outlining the various sections of the project and their typical and proposed parking 
requirements is provided below. 

Project 
Component 

Units Typical Parking 
Requirements 

Proposed Parking Spaces Variance 

Strata 
Townhouses 

14 28 (2.0 per unit) 28 (2.0 per unit) 0 

Strata (AHOP) 
Apartments 

49 59 (1.2 per unit) 49* (1.0 per unit) 10 

Rental 
Apartments 

25 30 (1.2 per unit) 13 (0.5 per unit) 17 

Apartment Visitor Parking 22 (0.3 per unit) 14 (0.2 per unit) 8 

Total 139 104 35 

*6 of the proposed 49 spaces for the strata apartment units are proposed as car share and would not be 
assigned to individual units 

In support of the relief requested, the proponent has provided a Parking Assessment prepared by 
Creative Transportation Solutions Ltd. (CTS), attached as Appendix I.  
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City planning staff have reviewed the Parking Assessment and are generally in concurrence with 
its findings, though caution that the operator of the affordable rental component should prioritize 
and encourage tenancies from households with no/low vehicle ownership, and the marketing 
information for the strata component should clearly indicate that limited off-street parking is 
available. Staff do have concerns that if the parking demand rates presented by the proponent are not 
accurate or future occupants are not made aware of the limited parking availability, and the supply of 
parking on-site is insufficient to accommodate the actual demand, it is anticipated that residents of 
the project will seek to park their vehicle(s) on public streets and the 1500 blocks of Maple Street and 
Lee Streets may experience a high level of on-street parking. The design of the project, as 
proposed, allows for the justified supply of parking to be met within a single-storey below-grade 
parkade. If additional parking is required, it is acknowledged that an additional storey of below-
grade parking would be required. The costs of providing this additional parking would reportedly 
challenge the ability of the proponent to maintain the non-market affordable rental housing 
component, being a unique part of this project.  

Proposed Affordable Housing and Partnership with BC Housing 
In order to support the overall affordability of housing within this project, a mix of affordable 
ownership housing, market ownership housing (townhomes), and non-market rental housing is 
proposed. Generally, housing affordability can be supported through mechanisms such as density 
bonusing, relaxed parking supply requirements, and the execution of partnership agreements, in 
addition to offering other financial, administrative, and regulatory incentives. In this case, the 
proponent is seeking to implement agreements with BC Housing and the City of White Rock to 
support the delivery of affordable home ownership units and affordable residential rental units.  

The affordable ownership housing component of the project is reliant on the execution of BC 
Housing’s Affordable Home Ownership Program (AHOP), which is a province-wide initiative to 
develop new affordable housing for middle income households that meet certain requirements. 
The execution of the AHOP requires a Memorandum of Understanding between the City of 
White Rock and BC Housing. Further, the AHOP requires the creation of a Project Partnering 
Agreement (PPA), which is a binding agreement between the City, BC Housing and the 
developer.  

The affordable residential rental component of the project is separate from the AHOP and would 
be secured through BC Housing’s Provincial Rental Supply (PRS) Program and a Housing 
Agreement Bylaw with the City. This PRS program establishes thresholds for tenant eligibility, 
placement of a covenant on title, which holds the rental stock as rental units for a period of at 
least 10 years, and secures rents to BC Housing’s program limits. Appendix H provides a copy of 
the rental program framework. The PRS Program establishes limitations used to secure rents at 
rates below market averages. The rental rates currently tied to a one-bedroom unit are $1,400 and 
$2,000 for a two-bedroom unit.  

The ability to accommodate a mix of housing affordability within the project is largely 
dependent on receiving support for a reduced parking supply. As such, this corporate report is in 
part intended to solicit feedback from Council regarding the appropriateness of the parking 
supply presented by the Applicant. Location and ortho photo maps of the subject property are 
attached as Appendix A. The corporate report from July 23, 2018, is attached as Appendix B, as 
well as the Corporate Report dated January 28, 2019, as Appendix C.  

Staff recommend that if LUPC is willing to consider the proposed significant parking reduction, 
that staff be directed to prepare a draft Zoning Amendment Bylaw, which Council could consider 
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giving first and second reading to, and then obtain input via Public Hearing for the bylaw once 
that is possible due to the COVID-19 pandemic.  

PAST PRACTICE / POLICY/LEGISLATION 

OCP Land Use and Policy 
The ‘East Side Large Lot Infill Area’ is the OCP land use designation for the subject properties. 
The designation generally allows multi-unit residential buildings with a density of 1.5 FAR 
(gross floor area ratio) in buildings of up to three storeys in height. The properties adjacent to 
North Bluff Road have the potential to be developed as apartments or ground-oriented 
townhouses and the properties adjacent to Lee Street could be developed as ground-oriented 
townhouses. 

Policy 11.2.1.c within the Housing Chapter of the OCP identifies several areas in the City, 
including the subject properties on North Bluff Road, as eligible for additional density up to 2.5 
FAR and a maximum height of up six storeys when developed as ‘affordable rental housing 
developments.’ Affordable rental developments require 30% of the units in the overall project to 
be rented at a rate affordable to low-to-moderate income households. As noted in the July 23, 
2018 corporate report, based on the 2018 criteria for ‘low and moderate income limits’ from BC 
Housing, an affordable rent for this proposal is $1,400 base rent (exclusive of utilities and 
insurance, but including parking) for one-bedroom units and $2,000 base rent for two-bedroom 
units as a maximum initial rent. These rental rates have remained the same with the current 
proposal.  

Zoning Bylaw 
The properties are currently zoned ‘RS-1 One Unit Residential’ in the City’s Zoning Bylaw, 
which allows single family homes with secondary suites, among other accessory uses. 

ANALYSIS 

Existing Land Use Context 
The surrounding neighbourhood is generally comprised of low density, detached residential 
homes, with the exception of the ‘Altus’ development, a 13-storey mixed-use building currently 
under construction. 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.  

As noted above, the site is designated ‘East Side Large Lot Infill Area.’ For a detailed analysis of 
the OCP context and designation map, please see the Corporate Report to LUPC dated January 
28, 2019. Four of the six subject properties have frontage on North Bluff Road, which is a major 
arterial roadway that is part of TransLink’s Major Road Network (MRN) and has bus service and 
direct access to Highway 99.   

Rezoning and Development Permit Approvals Required 
The properties are currently zoned ‘RS-1 One Unit Residential in the City’s Zoning Bylaw, 
which allows single family homes with secondary suites, among other accessory uses. The 
proposed project would require rezoning to a Comprehensive Development (CD) zone to allow 
the proposed height and density parameters supported by OCP policy 11.2.1.c (up to 2.5 FAR 
and a maximum height of up six storeys when developed as ‘affordable rental housing 
developments’). A major development permit for form and character, energy and water 
conservation and the reduction of greenhouse gases would also be required. 
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Previous Proposals 
The July 23, 2018 corporate report to the Land Use and Planning Committee included an 
overview of a new development application submitted by Bridgewater Development Corporation 
on July 13, 2018. This application was for a proposed development with a total of 98 residential 
units, including 29 affordable rental apartment units and 55 strata apartment units in buildings up 
to six (6) storeys that fronted on North Bluff Road, and 14 three-storey townhouse units that 
fronted onto Maple Street. The proposed density for the apartment site exceeded the OCP 
maximum density by 0.26 FAR (2.76 FAR proposed; 2.5 FAR allowed) and the proposed 
density for the townhouse site exceeded the OCP maximum density by 0.04 FAR (1.54 FAR 
proposed; 1.5 FAR allowed). Council subsequently directed staff to work with the Applicant on a 
revised application that did not require an OCP amendment (i.e. that did not exceed the 
maximum density in the OCP). 

Following Council’s previous direction to work with staff on a revised application, the applicant 
submitted a revised Rezoning and Development Permit application on January 2, 2019. The 
revised proposal did not exceed the maximum density allowed in the OCP and therefore did not 
require an amendment to the OCP. The application was revised to propose a total of 88 
residential units, including 25 affordable rental apartment units and 49 strata apartment units in 
buildings six (6) storeys in height that front on North Bluff Road, and 14 three-storey townhouse 
units that front on Maple Street. As the subject properties’ current zoning is RS-1, and as noted 
above, an amendment to the zoning bylaw (‘rezoning’) is still required to allow the proposal to 
proceed; as noted, a major development permit is also required. 

Public Information Meeting 
Following the resubmission of the revised application, Public Information Meetings were held on 
March 3 and March 28, 2019. Several members from the Applicant’s team attended the meeting 
including a representative from the developer, two members from the architectural team, and one 
member from the landscape architecture firm. City staff were also in attendance to introduce and 
monitor the meeting and answer questions when necessary. A total of 18 people attended the 
March 3 meeting and 23 people attended the March 28 meeting. Out of the 18 people who 
attended the first meeting, 6% were not in support of the project. Out of the 23 that attended the 
second meeting, 11% were not in support. The key reasons identified by respondents who were 
not in support were: the proposed height and/or density, increased traffic due to the development, 
lack of infrastructure/existing amenities, ability of schools and hospitals to handle the additional 
density, and insufficient parking. The Applicant did not further revise the proposal after the 
public information meeting but instead held that the OCP was supportive of the height and 
density as proposed.  

Advisory Design Panel  
The application proceeded to the Advisory Design Panel on April 23, 2019. The panel’s 
discussion of the proposal included the following general comments:  

 The loading bay on Maple Street may not be conducive for serving the number of 
residents in the development.  

 The appearance of the building is appreciated but in a marine environment the openings 
that do not have protection from the rain containing salt from the ocean may be 
improved with a small overhang. 

 An apparent error on the drawings indicating no windows in bedrooms on two levels of 
the townhouse plans was brought to the attention of the Architects. 
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 The landscape architect stated that he was pleased with the overall design and 
distribution of landscaping, however there were some technical issues that had to be 
solved, including respecting established tree protection zones and providing adequate 
planting soil volumes and realistic planting locations.  

The Applicant revised the arboricultural assessment report to reflect the concerns related to the 
overall landscaping commentary. Due to road improvement requirements, some of the concerns 
related to tree protection zones cannot be resolved along Maple Street as existing trees cannot be 
retained with the required streetscape improvements (particularly the requirement for a sidewalk 
along Maple Street and pathway access to the townhouse units that have their front door 
entrances off of Maple Street). Accordingly, plans have been updated to indicate their removal. 

Current Proposal 
On January 28, 2020, the proposal was further revised to incorporate a number of changes sought 
by City staff and in response to the comments from the ADP. The specific changes include: 

1. The Floor Area Ratio (FAR) was reduced to 2.496 for the apartment site and 1.41 for the 
townhouse site through slight floor area reductions.  

2. Vehicular site access was reduced to one access area to the underground parkade from Lee 
Street and one access area to a loading space off of Maple Street. This change was required as 
per the Street and Traffic Bylaw to consolidate underground parkade access to one location 
only.  

3. The overall number of parking spaces proposed was reduced from 113 to 104 spaces. Staff 
did not request a reduction to parking, however this was a result of revising the underground 
parkade access configuration as noted above.  

4. A 2.65 metre dedication along North Bluff Road, required to obtain a 30 metre road 
allowance (i.e., 15 metres within the City of White Rock), was provided. The 2.65 metre 
dedication will potentially offer the opportunity for a cycle path as per the Strategic 
Transportation Plan (2014), pedestrian sidewalk, and a boulevard landscape area with the 
opportunity for tree planting.  

5. Due to the dedication noted above, the front setback to the buildings was reduced to between 
1.03 and 1.7 metres. Staff will need to work further with the Applicant to address this item to 
coordinate planting along the boulevard and in front of the building to soften the appearance 
of the building.  

Appendix D of this corporate report provides a table outlining the key changes in development 
statistics from the original application to the new revised application. A site plan of the proposal  
is included below as Figure 1: 
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Figure 1: Site Plan 

 

Affordable Housing Component 
The Applicant has maintained the proposal with 25 apartment units in the building facing Lee 
Street (Lee Flats Building) secured at “below market” rental housing. These units would be 
operated by a non-profit organization under the PRS Program. This represents approximately 
34% of the total number of units on the apartment site and is more than minimum 30% of units 
required in order to access the bonus density and height permitted under OCP policy 11.2.1.c. As 
noted in the July 23, 2018 corporate report, based on the 2018 criteria for ‘low and moderate 
income limits’ from BC Housing, an affordable rental amount for this proposal would still be 
based on a $1,400 base rent (exclusive of utilities and insurance, but including parking) for one-
bedroom units and $2,000 base rent for two-bedroom units. This would be the maximum initial 
rent that could be charged in order for the units to qualify as “affordable” rental housing.  

The final rental rates and other details surrounding the affordable rental units would be secured 
through the PRS Program. This Program establishes thresholds for tenant eligibility including 
maximum household income to qualify, placement of a covenant on title which holds the rental 
stock as rental units for a period of at least 10 years, and secures rents to BC Housing’s program 
limits that establish what is considered to be ‘affordable.’ Interim construction financing can also 
be applied to a project under the PRS Program for eligible project partners, similar to the AHOP 
outlined below. Appendix H provides a copy of the rental program framework.  

In addition to the 25 affordable rental units, 49 affordable ownership units delivered through the 
AHOP would see units sold at a minimum of 10% below market value (North Bluff Flats 
Building). A predetermined portion of the purchase price would be secured by a registered 
mortgage facilitated by BC Housing, which would be interest and payment free for up to 25 
years. The purchaser would be required to secure a standard mortgage for the remainder of the 
balance of the purchase price. The AHOP mortgage would be due and payable either at the time 
of maturity (after 25 years), at the time the AHOP home is sold, or if the owner breaches the 
terms of the mortgage. A proportionate share of any increase in property value would also be due 
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at this time. Mortgage proceeds would be collected by BC Housing, who would then transfer the 
funds to the City for investment in an Affordable Housing Reserve Fund for use on future 
affordable housing projects.  

A partnership with BC Housing under the AHOP requires two different agreements: a Project 
Partnering Agreement (PPA) and a Memorandum of Understanding (MOU). The PPA is a 
project-specific contract with the City of White Rock, BC Housing, and the project developer. 
The PPA sets out the roles, rights, and obligations of each signing member and outlines the 
specifics of the project including templates of various documents, zoning requirements with 
increases to density, parking reductions, and other key incentives or variances sought. The MOU 
then sets out the broad roles and responsibilities of the partnership between the City of White 
Rock and BC Housing for the delivery of the AHOP housing component of the project. The 
MOU is not project specific and would apply to any current or future AHOP project partnership 
between the City and BC Housing. The MOU will provide definitions of purchasers who would 
qualify for the AHOP program (ie. maximum annual income level), specific terms of the 
agreement (ie. timeframe that the unit will need to be the purchasers principal residence), and 
would be subject to ultimate approval by City Council and BC Housing.  

A Draft AHOP Master Partnering MOU is included as Appendix G. HousingHub, a branch of 
BC Housing, would support these units for middle-income households through the utilization of 
partnerships to increase the supply and range of affordable housing options. This is made 
possible by offering interim construction financing at lower rates and by leveraging contributions 
from project partners. This can be through density increases or other incentives offered by 
municipalities and construction of the affordable units by a developer. The price under the 
AHOP for a 1-bedroom would be approximately $475,000, reduced from $540,000. A two-
bedroom would be approximately $600,000 reduced from $650,000. Finally, a 3-bedroom 
apartment would be approximately $660,000, down from $765,000. The difference in purchase 
price is secured by an AHOP mortgage that is registered on title. Over the long-term, the income 
from the mortgage payments would be reinvested into affordable housing projects within the 
community, guaranteeing that the proceeds continue to be applied to local affordable housing 
initiatives.  

As construction costs and market pricing will continue to adjust in response to the economic 
impact of the COVID-19 pandemic, these numbers would likely change prior to BC Housing 
finalizing the AHOP partnering agreement, if Council proceeds with approving the development 
application. 

Parking Variance 
The current proposal provides 104 parking spaces, where 139 spaces are required (1.2 spaces per 
apartment unit plus 0.3 spaces for visitors and 2 spaces per townhouse unit). This would require 
a 25% variance, or 35 spaces in total. The Applicant provided staff with the following rationale 
to support the requested variance:  

1. BC Housing is a partner in the project and will offer 100% of the mid-rise portion of the 
development as affordable housing (AHOP). The demand for parking tied to the affordable 
housing units is believed to be less than that associated with market units. 

2. The current proposal enables parking to be provided on one level, making the project more 
financially viable and, as a result, enabling the developer to pursue an affordable housing 
partnership with BC Housing.  
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3. The development site is served by transit services along North Bluff Road. The proposed new 

high-frequency RapidBus service (proposed in the City of Surrey’s Semiahmoo Town Centre 
Plan) will be located along 152 Street within the Semiahmoo Town Centre, travelling along 
North Bluff Road to a terminus stop in the vicinity of 156 Street or 157 Street and 16th 
Avenue in Surrey.  

4. This development site is well placed to encourage walking, transit use, and biking by 
residents: 

 The site is within a 10 minute walk to the Semiahmoo Town Centre, 

 The Peace Arch Hospital Precinct is a 5 minute walk to the west, 

 Earl Marriott Secondary School is located one block to the east on North Bluff Road, 
and Peace Arch Elementary School is less than 10 minute walk to the south east, 

 The Kent Street Activity Centre, located within Maccaud Park and home to the Kent 
Street Seniors Activity groups, is a 5 minute walk from the site, and 

 Major mixed use developments with work opportunities are planned directly across the 
street in south Surrey. 

5. Each affordable rental unit will receive a transit credit for the value of a 2-zone monthly pass 
for a minimum of two years.  

6. The project proposes six car-share spaces for the 49-unit affordable ownership building which 
will provide the opportunity for an alternative to vehicle ownership.  

Creative Transportation Solutions Ltd. (CTS) also analyzed parking demands on weekdays to 
define an anticipated, context-specific, demand for parking during peak times (see Appendix I). 
The Assessment draws from the ITE Parking Generation Manual, 5th Edition, the 2018 Regional 
Parking Study prepared by TransLink and Metro Vancouver, and the City of White Rock’s 
Official Community Plan. Parking for the affordable home ownership units and the townhome 
units was estimated at 1.31 spaces per unit. A total of 0.99 spaces per unit were estimated for the 
affordable rental units. The study identified that the average peak parking demand was a total of 
107 spaces for residents only (based on the ITE Manual), which represents a demand rate that is 
8% lower than the required parking standard of 117 spaces. This average demand rate did not 
consider site specific conditions that may reduce parking demand, an example being 
transportation demand management measures or easy access to alternative modes of 
transportation (e.g., public transit).  

As the proposal only proposes 104 spaces, the document concludes by recommending specific 
allocations of parking including that the market apartment component of the project (49 units) be 
provided with parking at a rate of 1.0 spaces per unit, whereas the zoning bylaw would require a 
supply of 1.2 spaces per unit. The affordable rental component (25 units) would, as justified in 
the Assessment, be providing parking at a rate of 0.5 spaces per unit, whereas 1.2 spaces would 
be required by the bylaw. The parking supplied to the market townhomes would be provided in 
accordance with the requirements of the zoning bylaw at a rate of 2 spaces per unit. Visitor 
parking for both apartment components of the project would be provided at a rate of 0.19 spaces 
per unit (14 spaces) whereas the Zoning Bylaw typically requires 0.3 spaces per unit (22 spaces).   

City planning staff have reviewed the Parking Assessment and are generally in concurrence with 
its findings. Staff do have concerns that if the parking demand rates presented by the proponent 
are not accurate or future occupants are not made aware of the limited parking availability, and 
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the supply of parking on-site is insufficient to accommodate the actual demand, it is anticipated 
that residents of the project will seek to park their vehicle(s) on public streets. From a staff 
perspective, concerns related to the reduction in parking are contingent on the City’s 
management of the boulevards on both 1500 blocks of Maple and Lee Streets. Neither Maple nor 
Lee Street is developed with curbs or sidewalks and both streets are designated as Permit Parking 
Only. If the City were to restrict the amount of Resident Parking Permits eligible to the new 
residents of this development, then some of the concerns related to over-crowding on 
surrounding streets would be alleviated, however this may not be a fair solution to new residents 
given that existing residents would be eligible for Resident Parking Permits.   

The design of the project, as proposed, allows for the justified supply of parking to be met within 
a single-storey below-grade parkade. If additional parking is required, it is acknowledged that an 
additional storey of below-grade parking would be required, which would increase the cost of 
parking to more than double from $30,000 to $62,000 per space to construct. The costs of 
providing this additional parking would reportedly challenge the ability of the proponent to 
maintain the non-market affordable rental housing component of the project, being a unique and 
important element within this project. As such, this corporate report is in part intended to solicit 
feedback from Council regarding the appropriateness of the parking supply presented by the 
Applicant.   

BUDGET IMPLICATIONS 

Further details regarding the Development Cost Charges associated with the project will be 
brought forward following this corporate report, if LUPC directs that a draft zoning amendment 
bylaw be prepared.  

In accordance with Council Policy 511: ‘Density Bonus/Amenity Contribution,’ a Community 
Amenity Contribution (CAC) would normally be required with a rezoning at this level of 
density, and Council may consider reducing the amenity contribution target based on the 
provision of affordable rental housing. 

Council Policy 511 currently allows a reduction of up to 50% of an applicable amenity 
contribution for secured market rental floorspace, and up to a waiver of 100% of amenity 
contribution for affordable rental floorspace (where at least 30% of the units are owned or 
managed by non-profit groups and designed to be affordable for low and moderate income 
households).  Approximately 34% of the total units in the apartment component of this 
application (25 out of 74 units) are being proposed as “below market” rentals, to be operated by a 
non-profit housing operator under BC Housing’s PRS Program. The provision of the remaining 
49 units under the AHOP is in addition to the criteria required to be considered for CAC 
reductions under Council Policy 511. 

OPTIONS 

The Land Use and Planning Committee can recommend that Council: 

1. Direct staff to prepare a zoning amendment bylaw to consider first and second readings for 
the application, and authorize staff to enter into discussion with BC Housing regarding the 
agreements and MOU for the affordable housing components of the project;  

2. Reject the current proposal; or 

3. Defer consideration of the application and refer the application to staff to address any issues 
identified by Council. 
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Staff recommend Option 1. 

CONCLUSION 

As a follow-up the previous OCP amendment application information corporate report and the 
information report on the revised application requiring no OCP amendment, this corporate report 
provides the Land Use and Planning Committee with information regarding the revised proposal, 
which includes a zoning bylaw amendment and Major Development Permit application as well 
as a large variance to parking. City planning staff have reviewed the Parking Assessment and are 
generally in concurrence with its findings. Staff do have concerns that if the parking demand rates 
presented by the proponent are not accurate or future occupants are not made aware of the limited 
parking availability, and the supply of parking on-site is insufficient to accommodate the actual 
demand, it is anticipated that residents of the project will seek to park their vehicle(s) on public 
streets and the 1500 blocks of Maple Street and Lee Streets may experience a high level of on-street 
parking. This report also provides details on the steps that are required to partner with BC 
Housing regarding the affordable rental and ownership components of the development.  

Respectfully submitted, 

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

The revised proposal includes a significant variance to the parking requirements stipulated within 
the City of White Rock zoning bylaw.  There is a concern that the requested zoning relief to off-
street parking will create challenges for properties sharing available parking spaces on the street. 
 

 
Dan Bottrill 
Chief Administrative Officer 
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APPENDIX A 

Location and Ortho Photo Maps 
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APPENDIX B 

Corporate Report dated July 23, 2018 titled “Initial OCP Amendment Application 
Report – North Bluff / Maple Street to Lee Street (18-011 OCP)” 

 
  

LU & P AGENDA 
PAGE 27

Page 112 of 613



 

 
THE CORPORATION OF THE 

CITY OF WHITE ROCK 

                                     CORPORATE REPORT 
 
 
 
DATE: July 23, 2018 
 
TO:  Land Use and Planning Committee 
 
FROM: Carl Johannsen, Director of Planning and Development Services 
 
SUBJECT: Initial OCP Amendment Application Report – North Bluff / Maple Street to 

Lee Street (18-011 OCP)  
             

RECOMMENDATIONS 

THAT the Land Use and Planning Committee: 

1. Receive for information the corporate report dated July 23, 2018 from the Director of 
Planning and Development Services, titled “Initial OCP Amendment Application Report – 
North Bluff / Maple Street to Lee Street (18-011 OCP);” and 

2. Recommend that Council refer the OCP amendment application back to staff, and direct staff 
to work with the applicant on a revised rezoning and Major Development Permit application, 
for an affordable rental housing development that includes a reduced FAR (2.5 gross floor 
area ratio consistent with the OCP) and design refinements, and for a townhouse development 
that includes a reduced FAR (1.5 gross floor area ratio consistent with the OCP). 

 

EXECUTIVE SUMMARY 

An Official Community Plan (OCP) Amendment application has been received regarding a 
development proposal on an assembly of six adjacent properties at 15654, 15664 and 15575 
North Bluff Road, 1593 Maple Street, and 1570 and 1580 Maple Street.   

This proposal consists of two developments: on Maple Street the applicant is proposing a three-
storey townhouse development with a proposed gross Floor Area Ratio (FAR) density of 1.54, 
and on North Bluff they are proposing three apartment residential buildings up to six (6) storeys 
in height with a proposed gross Floor Area Ratio (FAR) of 2.76.  The townhouse development 
would have 14 stratified units, and the apartment development would include 29 affordable 
rental units in one building which would be managed by a non-profit society, and 55 strata 
residential units in the other two buildings.  

While the proposed apartment development meets the minimum 30% of units to be below market 
rents (i.e. affordable to low-to-moderate income households) to be eligible for the OCP density 
bonus for affordable rental housing developments, it exceeds the maximum FAR in the OCP by 
0.26 FAR. The proposed townhouse development exceeds the maximum FAR by 0.04, and while 
it adds housing diversity to the community the townhouse portion does not provide an affordable 
housing component. 
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While staff support the provision of affordable rental housing, staff do not support the proposed 
FAR in either the townhouse or apartment components of the application.  

This report sets out options for consideration by the Land Use and Planning Committee, in terms 
of giving direction to staff on how this application should be managed moving forward.  These 
options include staff: 

1. Working with the applicant to revise the application, to be consistent with the current OCP 
FAR for these properties (1.5 gross FAR for the townhouses and 2.5 gross FAR for the 
apartments) and include a refined building design; or  

2. Working with the applicant to revise the townhouse portion of the application only, to be 
consistent with the current OCP FAR for these properties (1.5 gross FAR) and include a 
refined building design, and continue to process an OCP amendment application for the 
apartment portion of the application in its current form with affordable rental housing; or 

3. Continue to process the entire proposal in its current form, including the OCP amendment, 
with the next step being a Public Information Meeting to be hosted by the Applicant. 

INTRODUCTION 

The Planning and Development Services Department has received an OCP Amendment 
application for 15654, 15664 and 15575 North Bluff Road, 1593 Maple Street, and 1570 and 
1580 Maple Street. This corporate report provides initial, high-level staff analysis and 
commentary on this application, for the Land Use and Planning Committee’s (LUPC) 
information.   

Staff seek feedback from the LUPC on whether this OCP Amendment application should be: 

 moved forward in its current form; or  

 referred back to staff, with direction from the LUPC to staff regarding suggested 
revisions to the application. 

The townhouse portion of the application is a three-storey townhouse development with a 
proposed gross Floor Area Ratio (FAR; the building density) of 1.54, and 14 townhouse units. 
The apartment portion involves three residential buildings up to six (6) storeys in height, with a 
proposed FAR of 2.76.  The proposal includes 84 residential dwelling units (29 of which are 
being proposed as ‘affordable rental units’), and a separate amenity building of 58 square metres 
(629 square feet).  The orthophoto and location map is included as Appendix A of this corporate 
report, and the applicant’s drawing package is included as Appendix D (including site plan, 
conceptual massing drawings, and commentary on the relationship with City OCP policies).   

PAST PRACTICE / POLICY / LEGISLATION 

On October 23, 2017 Council adopted a new OCP (White Rock Official Community Plan, 2017, 
No. 2220), which sets out land use, density, height and other policy directions for new 
development applications.  

Under the Housing chapter of the OCP, under policy 11.2.1.c, several areas in the City, including 
the subject properties, are identified as being eligible for additional density up to 2.5 FAR and a 
maximum height of up six storeys when developed as ‘affordable rental housing developments’ 
(30% of the units in the overall project must be rented at a rate affordable to low-to-moderate 
income households). These affordable rental housing developments are also eligible to have 
community amenity contributions (CACs) reduced or waived in recognition of the value of the 
below market housing provided, and applicable Development Cost Charges may be credited 
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back to the developer if Council establishes an Affordable Housing Reserve Fund with cash-in-
lieu CACs. 

The new OCP also includes policy regarding OCP Amendment applications.  According to 
Section 19.3 (page 76) OCP Amendment applications are to be reviewed by staff and an initial 
information report on the proposal presented to Council for review and feedback to staff.  As 
stated in the OCP, Council may then refuse the application or direct City staff to continue 
processing it.      

This approach provides the Committee opportunity to provide direction on OCP Amendment 
applications, prior to these applications being presented at a Public Information Meeting and 
proceeding through the application process, as set out in the Planning Procedures Bylaw.   

ANALYSIS 

Existing Land Use 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 residential building.    

The surrounding neighbourhood is generally comprised of low density, detached residential 
homes, with the exception of the ‘Altus’ sales centre on the west side of Maple Street. 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.  

Four of the six subject properties have frontage on North Bluff Road, which is a major arterial 
that is part of TransLink’s Major Road Network (MRN) and has bus service and direct access to 
Highway 99.   

Townhouse Site  
The two Maple Street properties are 0.36 acres (1,450 square metres; 15,603 square feet) in 
overall size. 

In terms of OCP land use the subject properties are in the ‘East Side Large Lot Infill Area’ 
designation, which allows a maximum FAR of 1.5 (see Appendix D) in three-storey ground 
oriented townhouses.  There is no ‘density bonus’ policy applicable to the Maple Street 
properties. 

Apartment (‘Flats’) Site 
The four North Bluff Road fronting properties are 0.7 acres (2,850 square metres; 30,679 square 
feet) in overall size. 

In terms of OCP land use the subject properties are in the ‘East Side Large Lot Infill Area’ 
designation, which allows a maximum FAR of 1.5 (see Appendix D) in three-storey apartments 
or ground oriented townhouses.  Up to 2.5 FAR is also available, if at least 30% of the residential 
units in a development consists of affordable rental units (affordable to low-to-moderate income 
households).  

For 2018, the BC Housing definition for “low and moderate income limits” (i.e. the qualifying 
income ‘ceiling’) for a one-bedroom unit is $71,200 (the median income for families without 
children in BC), and $104,440 for a two-bedroom units (the median income for families with 
children in BC). In order to provide housing at rent levels affordable to households 15-20% 
below this income level, staff would be targeting a $1,400 base rent (exclusive of utilities and 
insurance, but including parking) for one-bedroom units and $2,000 base rent for two-bedroom 
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units as a maximum rent, with any further rent reductions based on support from other levels of 
government or other agencies. This would result in these households paying approximately 30% 
of their pre-tax income on shelter costs (rent plus utilities and insurance), which is considered 
affordable by CMHC. 

The applicant has indicated that a non-profit housing provider is interested in owning and 
managing the affordable rental portion of the site. More information regarding the potential non-
profit organization will be brought forward should the application advance further. 

A conceptual massing (aerial perspective image) of the proposed development is included below 
as Figure 1, the proposed site plan is included as Figure 2, and a more detailed and enlarged 
drawing package is available in Appendix D. 

Figure 1: Conceptual Massing (view from SE) 

 
 

Figure 2: Proposed Site Plan 
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Proposed FAR in Relation to the OCP  
The proposed OCP Amendment application for the townhouse site involves an FAR of 1.54.  As 
noted above, staff do not support the proposed FAR, which is 0.04 FAR (795 square feet) above 
the maximum FAR permitted. The applicant could reduce the proposal to the OCP 1.5 FAR 
density by reducing the floor area of the 14 units by 56 square feet each (on average). 

The proposed OCP Amendment application for the apartment site involves an FAR of 2.76.  
Staff do not support the proposed FAR, which is 0.26 FAR above the maximum FAR available 
for affordable rental housing developments of 2.5. 

This being said, staff note that the density allowed in the OCP without providing affordable 
rental housing on these properties is 1.5 FAR (in a three storey building). This development 
scenario generates a residual land value (i.e. the value of the development less the costs of 
development, including profit) which may be the same or close to the residual land value for a 
proposed development that incorporates a 1.0 FAR bonus density and six storey height.   

This is because not all of the bonus density in a 2.5 FAR/6 storey scenario may result in revenues 
high enough to cover the cost of construction; noting that an affordable rental housing 
development requires 30% of the units in the project to be affordable rental, approximately 25% 
of the bonus density may be market condo/rental, but the remaining 75% of the bonus density 
will need to be set at affordable rent levels, which in turn may not cover the costs of constructing 
the additional floor area.  

Due to this scenario, it appears the applicant is proposing additional density to improve the 
financial viability of the project. Alternatively, the applicant could reduce the price they are 
willing to offer to the landowner to improve financial viability, but this may also result in the 
properties ultimately being developed at 1.5 FAR (and without an affordable rental component). 

The applicant has provided an OCP amendment rationale for the apartment site (attached as 
Appendix “B”) and the townhouse site (Appendix “C”), and has described the relationship with 
the proposal and other OCP objectives in their drawing package attached as Appendix D. 
Should Council wish to advance the apartment application at the currently proposed density 
(2.76 FAR), it is recommended that staff be directed to prepare an amendment bylaw to the OCP 
that would allow up to 2.8 FAR for all three sites identified in Figure 11 of the OCP.  

Townhouse Design Commentary 
The applicant has proposed that all 14 townhouses be situated over a single level underground 
parking garage, with two parking spaces provided per unit in a tandem configuration. The 
townhouses range in size between 137 square metres (1,470 square feet) and 166 square metres 
(1,784 square feet), and all have three bedrooms. Each townhouse can access the unit directly 
from the parkade via an internal staircase, with some units having habitable area (e.g. a 
den/office space) on the parkade level. While the townhouses are three-storeys in height, they 
also are designed with rooftop decks to provide additional outdoor living space for residents. The 
rooftop decks are proposed to be accessed via a spiral staircase, which staff have identified as 
possible conflict with the Building Code. The applicant’s architect has communicated that they 
will pursue an Alternative Solution with the Building Permit application for the spiral staircases. 

Apartment Design Commentary 
The applicant has proposed several unique design features as part of the apartment project. The 
use of “mass timber” structures (typically consisting of glulam beams and cross-laminated timber 
panels) for residential buildings has occurred at several projects in the University of British 
Columbia (“Brock Commons” and “Virtuoso”) and the applicant has proposed to use mass 
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timber construction methods for both the apartment and townhouse residential components of the 
development. See Appendix E for “mass timber / CLT” examples provided by the applicant.  
 
Within the two market strata residential buildings, the design stacks two-level units on top of 
each other (i.e. units have entries on floors 1, 3, and 5, with additional space on levels 2, 4, and 
6), with internal stairs providing access between levels. This allows the elevators to stop on 
alternating floors (“skip stops”), and increases the amount of floor area available for units by 
eliminating hallways on floors where the elevator does not stop. 
 
The building for the affordable or below market rental housing also has two-level units on the 
ground level, but for the remaining levels include hallways and the elevators stop on every floor.  
Other notable aspects of the apartment concept design include: 

 The OCP family friendly housing policy calls for a minimum of 10% three bedroom 
units and 35% either two or three bedrooms, and the overall proposal includes 22% 
three bedroom units (22 total) and 80% of units (79 total) as either two or three bedroom 
guidelines; 

 The applicant has provided all 25 ground floor apartment units and 14 townhouse units 
with front door access on the ground level to the street or a common courtyard, in 
accordance with the City’s family friendly housing policy; and 

 The applicant has included a road dedication on North Bluff Road to bring the ultimate 
road width to 30 metres (15 metres on either side of the centre line) in order to achieve 
the enhanced streetscape and bicycling facilities identified in the City’s Strategic 
Transportation Plan. 

Staff also note that further design refinements need to be considered by the applicant, to ensure 
the proposed development fits appropriately on the site.  These could include increasing the 
proposed building separations, reducing lot coverage, and increasing the building setback from 
the adjacent single family home to the south; these refinements will likely result in a lower FAR 
for this component of the proposal. 

Options for Committee’s Consideration 
While staff support the proposed affordable rental component, staff do not support the proposed 
OCP Amendment in its current form, primarily due to the proposed FARs exceeding the OCP 
maximum density for both the townhouse and apartment portions of the proposal.   

The townhouses are very close to OCP compliance (only 0.04 FAR above), and the apartments at 
2.76 being above the maximum 1.5 FAR in the East Side Large Lot Infill Area land use, and 
above the maximum 2.5 FAR maximum density for affordable rental housing developments.   

Increasing permitted OCP densities on a site-specific basis will likely lead to future requests for 
similar OCP amendments, as prospective purchasers will ‘bid’ higher for the land on the basis of 
an anticipated increase in density. Staff do not believe that the densities in the approved OCP 
need to be increased in order to accommodate the projected increases in population. 

Noting that design refinements to both the apartment and townhouse sites will likely reduce FAR 
but not fundamentally change the application, and based on the above analysis, the LUPC can 
consider these options, amongst other feedback, in directing how staff should manage this 
application moving forward:   

1. Staff work with the applicant to revise their rezoning and major development permit 
application to be consistent with the maximum FAR for affordable rental housing 
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developments (2.5 FAR maximum), and the maximum FAR for the townhouse portion of the 
development (1.5 FAR maximum).  This includes refining the apartment building design to 
increase separation and setback distances, which in turn will likely reduce the FAR closer to 
or below 2.5 FAR, 

or 

2. Staff work with the applicant to revise the townhouse portion of the application, to be 
consistent with the current OCP FAR for these properties (1.5 FAR), and continue to process 
an OCP amendment application for the apartment portion of the application in its current form 
with affordable rental housing; 

or 

3. Staff continue to process the entire proposal in its current form, with the next step being a 
Public Information Meeting, followed by review by the Advisory Design Panel.  

Additional Considerations  
Should this proposed application move forward, staff note there are additional considerations 
that the applicant will need to meet and that the LUPC should be aware of, including: 

 the OCP requires new multi-unit residential and mixed use buildings to include one (1) 
electric vehicle charging station and one (1) ‘rough in’ for every ten (10) parking 
spaces;  

 on-site loading spaces for the apartment site and townhouse site are not currently 
identified on the drawing package, and adequate provision of these loading spaces 
including analysis of off-street turning movements would need to be resolved before the 
application would be forwarded to the Advisory Design Panel.  The addition of loading 
spaces may also influence the currently proposed FARs; 

 a road dedication is required along North Bluff Road to widen the road allowance to a 
30 metre arterial condition (15 m from centerline), to allow for an enhanced streetscape 
(wider sidewalks, bicycle paths, boulevards, lighting, street trees, etc.) that is consistent 
with the City’s Strategic Transportation Plan, which identifies North Bluff Road as a 
potential ‘complete street’; 

 the applicant has proposed an ‘affordable housing’ component of twenty-nine (29) 
dwelling units. Staff are supportive of including rental units in this proposal; this 
location is conducive to rental housing in terms of being adjacent to the Town Centre 
and frequent transit.  However, if the application proceeds with an OCP Amendment 
involving a higher FAR staff strongly suggest that the level of affordability provided by 
the applicant be increased. These affordable rental units will also need to be secured by 
way of a Housing Agreement as rental for the life of the building;  

 this development would be eligible for a reduction of Community Amenity 
Contributions (CAC), according to Council Policy 511; and 

 noting that water, stormwater and sanitary servicing master plans are currently being 
developed to guide development-related upgrades to these services, and that these 
master plans are based on FARs in the current OCP, and it is important to note that 
increasing the FAR on this property and potentially other properties may undermine the 
basis of these servicing plans, and require significant additional servicing upgrades and 
funding.  
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CONCLUSION 

The Planning and Development Services Department has received an OCP Amendment 
application for 15654, 15664 and 15575 North Bluff Road, 1593 Maple Street and 1570 and 
1580 Maple Street.  While staff support the affordable housing component, staff do not support 
the proposal in its current form, primarily due to the FAR being over what is identified in the 
OCP. 

Staff seeks feedback from the Land Use and Planning Committee on whether this OCP 
Amendment application should be: 

 referred back to staff, with direction from the LUPC to staff regarding suggested 
revisions to the application; or  

 moved forward in its current form. 

Respectfully submitted, 
 

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

 
Dan Bottrill 
Chief Administrative Officer 
 
Appendix A: Location and Ortho Photo Maps  
Appendix B: Applicant’s Official Community Plan Amendment Rationale Letter - Apartments 
Appendix C: Applicant’s Official Community Plan Amendment Rationale Letter - Townhouses 
Appendix D: Drawing Package 
Appendix E: Information on Mass Timber (CLT) Precedent Projects from Applicant 
 
 

  

LU & P AGENDA 
PAGE 35

Page 120 of 613



‘Beachway’ Application Update – 15654/64/74 North Bluff Road / 1570/80 Maple Street and 1593 Lee Street 
(ZON/MJP 19-002) 
Page No. 14 
 

APPENDIX C 

Corporate Report dated January 28, 2019 titled “Information Report 
Update (‘Beachway’) – 15654/64/75 North Bluff Road / 1570/80 Maple Street 

and 1593 Lee Street (ZON/MJP 19-002)” 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK 

                                     CORPORATE REPORT 
 
 
 
DATE: January 28, 2019 
 
TO:  Land Use and Planning Committee 
 
FROM: Carl Johannsen, Director of Planning and Development Services 
 
SUBJECT: Information Report Update (‘Beachway’) – 15654/64/75 North Bluff Road / 

1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-002) 
              

RECOMMENDATION 
THAT the Land Use and Planning Committee receive for information the corporate report dated 
January 28, 2019 from the Director of Planning and Development Services, titled “Information 
Report Update (‘Beachway’) – 15654/64/75 North Bluff Road / 1570/80 Maple Street and 1593 
Lee Street (ZON/MJP 19-002).”  
              

INTRODUCTION 
On July 23, 2018 the Land Use and Planning Committee (LUPC) received a corporate report 
from the Director of Planning and Development Services, titled “Initial OCP Amendment 
Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP).” The application at 
the time required an increase in gross floor area ratio (or ‘FAR’) density above what was 
permitted in the Official Community Plan (OCP) and would have required an OCP amendment. 
Council subsequently directed staff to work with the applicant on a revised application that did 
not require an OCP amendment. This corporate report provides a brief update outlining changes 
to the application, which now does not require an OCP amendment and will now proceed as a 
rezoning and major development permit application. Location and ortho photo maps of the 
subject property are attached as Appendix A. The corporate report from July 23, 2018 is attached 
as Appendix B, for LUPC’s information. 

PAST PRACTICE / POLICY/LEGISLATION 
OCP Land Use and Policy 
The OCP designation for the subject properties is ‘East Side Large Lot Infill Area.’ This land use 
generally allows multi-unit residential buildings with a density up to 1.5 FAR (gross floor area 
ratio), in three storey buildings. The properties adjacent to North Bluff Road could be developed 
as apartments or ground-oriented townhouses and the properties adjacent to Lee Street could be 
developed as ground-oriented townhouses. 
Under the Housing chapter of the OCP, under policy 11.2.1.c, several areas in the City, including 
the subject properties on North Bluff Road, are identified as being eligible for additional density 
up to 2.5 FAR and a maximum height of up six storeys when developed as ‘affordable rental 
housing developments.’ Affordable rental developments require 30% of the units in the overall 
project to be rented at a rate affordable to low-to-moderate income households. As noted in the 
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July 23, 2018 report, based on the 2018 criteria for ‘low and moderate income limits’ from BC 
Housing, an affordable rent for this proposal is $1,400 base rent (exclusive of utilities and 
insurance, but including parking) for one-bedroom units and $2,000 base rent for two-bedroom 
units as a maximum initial rent. 

Zoning Bylaw 
The properties are currently zoned ‘RS-1 One Unit Residential’ in the City’s Zoning Bylaw, 
which allows single family homes with secondary suites, among other accessory uses. 

ANALYSIS 
Existing Land Use Context 
The surrounding neighbourhood is generally comprised of low density, detached residential 
homes, with the exception of the ‘Altus’ sales centre on the west side of Maple Street. 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.  
Figure 1 below highlights the subject properties on the OCP land use designation map. Properties 
designated ‘East Side Large Lot Infill Area’ are coloured in purple, and the subject properties are 
outlined in red. 

Figure 1: OCP Land Use Map 

 
Four of the six subject properties have frontage on North Bluff Road, which is a major arterial 
that is part of TransLink’s Major Road Network (MRN) and has bus service and direct access to 
Highway 99.   
Rezoning and Development Permit Approvals Required 
The properties are currently zoned ‘RS-1 One Unit Residential in the City’s Zoning Bylaw, 
which allows single family homes with secondary suites, among other accessory uses. The 
proposed project would require rezoning by Council to a Comprehensive Development (CD) 
zone to allow the proposed height and density parameters supported by OCP policy 11.2.1.c (up 
to 2.5 FAR and a maximum height of up six storeys when developed as ‘affordable rental’ 
housing developments). A major development permit for form and character, energy and water 
conservation and the reduction of greenhouse gases would also be required. 

NORTH BLUFF RD 
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Previous Proposal 
The July 23, 2018 corporate report to the Land Use and Planning Committee included an 
overview of a new development application submitted by Bridgewater Development Corp on 
July 13, 2018.  This application was for a proposed development with a total of 98 residential 
units, including 29 affordable rental apartment units and 55 strata apartment units in buildings up 
to six (6) storeys that front on North Bluff Road, and 14 three-storey townhouse units that front 
on Maple Street. 
The proposed density for the apartment site exceeded the OCP maximum density by 0.26 FAR 
(2.76 FAR proposed; 2.5 FAR allowed) and the proposed density for the townhouse site 
exceeded the OCP maximum density by 0.04 FAR (1.54 FAR proposed; 1.5 FAR allowed). 
Council subsequently directed staff to work with the applicant on a revised application that did 
not require an OCP amendment (i.e. that did not exceed the maximum density in the OCP). 
Revised Proposal 
Following Council’s previous direction to work with staff on a revised application that did not 
require an OCP amendment, the applicant has submitted a new rezoning and Development 
Permit application on January 2, 2019. The new proposal does not exceed the maximum density 
allowed in the OCP and therefore does not require an amendment to the OCP. As the subject 
properties’ current zoning is RS-1, and as noted above, an amendment to the zoning bylaw 
(‘rezoning’) would be required to allow the proposal, as well as a Development Permit to 
regulate the form and character of the development. Appendix C of the corporate report provides 
a table outlining the changes in development statistics from the original application to the revised 
application. 
A site plan of the proposal is included below as Figure 2, with an enlarged version of the same 
site plan included as Appendix D to this corporate report. 

Figure 2: Site Plan 
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Affordable Housing Component 
The applicant has proposed that the 25 apartment units in the building facing Lee Street be 
secured at “below market” rentals and operated by a non-profit housing society. This represents 
almost 34% of the total number of units on the apartment site and is more than minimum 30% of 
units required in order to access the bonus density and height permitted under OCP policy 
11.2.1.c. 
As noted in the July 23, 2018 corporate report, based on the 2018 criteria for ‘low and moderate 
income limits’ from BC Housing, an affordable rent for this proposal is $1,400 base rent 
(exclusive of utilities and insurance, but including parking) for one-bedroom units and $2,000 
base rent for two-bedroom units. This would be the maximum initial rent required to qualify as 
affordable rental housing. 
The final rental rates and other details surrounding the affordable rental units (including 
requiring that the market strata units would not be occupied until after the affordable rental 
building had received its occupancy permit) would be secured through a Housing Agreement 
Bylaw. 

Next Steps 
Consistent with the process for a Zoning Bylaw amendment and Major Development Permit 
application (outlined in Schedules H and L of Planning Procedures Bylaw No. 2234), the 
following are the next steps for the application: 
1. The applicant will install development notification signs on the property, and a public 

information meeting hosted by the applicant and attended by staff will be scheduled to allow 
residents an opportunity to provide early input on the proposal.  

2. The application materials will be circulated to internal departments for comment, as well as to 
staff at the City of Surrey and the Surrey School District.  

3. An Advisory Design Panel meeting will be held to receive advice and direction on the form 
and character of the proposed development.  

A detailed corporate report for a future LUPC meeting to consider this application will be 
prepared upon completion of the technical and public review processes. 

BUDGET IMPLICATIONS 
Further details regarding the Development Cost Charges associated with the project will be 
brought forward in the detailed corporate report noted above. 
In accordance with Council Policy 511: ‘Density Bonus/Amenity Contribution’, a Community 
Amenity Contribution (CAC) would be required, and Council may consider reducing the 
amenity contribution target based on the provision of affordable rental housing. 
Council Policy 511 currently allows a reduction of up to 50% of an applicable amenity 
contribution for secured market rental floorspace, and up to a waiver of 100% of amenity 
contribution for affordable rental floorspace (where at least 30% of the units are owned or 
managed by non-profit groups and designed to be affordable for low and moderate income 
households).  Almost 34% of the total units in the apartment component of this application are 
being proposed as “below market” rentals, to be operated by a non-profit housing society.  
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CONCLUSION 
As a follow-up to a previous OCP amendment application information corporate report, the 
applicant has revised the density of the proposal to below the maximum 2.5 gross floor area ratio 
(FAR) for the affordable rental apartment side and 1.5 FAR for the townhouse site, consistent 
with the OCP.  The applications no longer require an OCP amendment. This report is provided to 
Council for information regarding the revised proposal, which includes a zoning bylaw 
amendment and Major Development Permit application. A detailed corporate report regarding 
this application will be provided to LUPC for consideration upon completion of the technical and 
public review processes. 
Respectfully submitted, 
 

 
 
Carl Johannsen, MCIP, RPP 
Director of Planning and Development Services 
 
Comments from the Chief Administrative Officer: 
 
This corporate report is provided for information. 
 

 
 
Dan Bottrill 
Chief Administrative Officer 
 
Appendix A: Location and Ortho Photo Maps 
Appendix B: Corporate Report dated July 23, 2018 titled “Initial OCP Amendment Application 

Report – North Bluff / Maple Street to Lee Street (18-011 OCP)” 
Appendix C: Comparison of Original Development Proposal Statistics with Revised Proposal  
Appendix D: Renderings and Landscape Site Plan  
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APPENDIX D 

Comparison of New Revised Proposal with 1st and 2nd Development Proposal Statistics 
 

Table 1: Apartment Site 

 

 New Proposal 2nd Proposal 1st Proposal  
Number of Units 74 (25 below market 

rental, 49 strata) 
74 (25 below market 
rental, 49 strata) 

84 (29 below 
market rental, 55 
strata) 

Gross Floor Area 7,116.5 m2 (76,601 ft2) 7,125.4 m2 (76,697 ft2) 7,887 m2 (84,897 
ft2) 

Floor Area Ratio 
(Gross) 

2.496 2.5 2.76 

Lot Coverage 51.4% 51% 52.9% 
Height  
(to top of roof) 

Six storeys (~18 m) Six storeys (~18 m) Six storeys (~18 m) 

Parking Spaces 76 99 112 
 

 

 

Table 2: Townhouse Site 

  

 New Proposal 2nd Proposal 1st Proposal  
Number of Units 14 14 14 
Gross Floor Area 2,044.2 m2 (22,004 

ft2) 
2,174.3 m2 (23,404 
ft2) 

2,236.2 m2 (24,070 
ft2) 

Floor Area Ratio 
(Gross) 

1.41 1.5 1.54 

Lot Coverage 53.7% 53% 53% 
Height (to top of roof) Three storeys (~12 

metres) 
Three storeys (~12 
metres) 

Three storeys (~12 
metres) 

Parking Spaces 28 14 14 
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APPENDIX E 

Renderings and Landscape Site Plan 
 

View Southwest from North Bluff and Lee (Sunset) 
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View Southeast from North Bluff and Maple (Night) 
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Landscape Site Plan
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APPENDIX F 

Memorandum of Understanding DRAFT 
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AFFORDABLE HOME OWNERSHIP PROGRAM 
MASTER PARTNERING MEMORANDUM OF UNDERSTANDING 

 
 

THIS MEMORANDUM OF UNDERSTANDING is dated for reference: December 3, 2019   
 
 

BETWEEN 

CITY OF WHITE ROCK 

15322 Buena Vista Avenue, White Rock, BC, Canada V4B 1Y6 
 

(the “City”) 

AND 

BRITISH COLUMBIA HOUSING MANAGEMENT COMMISSION 

Suite #1701 - 4555 Kingsway, Burnaby, British Columbia V5H 4V8 
 

(“BC Housing”) 
 
 

Regarding the development of Affordable Home Ownership Program Units in the City of White Rock 
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MOU  

PART 1 – INTRODUCTION  

This Memorandum of Understanding (“MOU”) sets out the intent of the proposed partnership 
between BC Housing and the City for the development of new affordable home ownership 
projects within the City. The MOU applies only to projects (“Developments”) that are approved 
for the Affordable Home Ownership Program (the “Program”) by the City and BC Housing and 
for which they enter into a Project Partnering Agreement with the owner of that Development.  
 
The purpose of this MOU is to set out the desired basic business terms and conditions upon 
which BC Housing and the City intend to proceed with discussions and negotiations for the 
approval and construction of the Developments.   
 
This MOU is a non-binding statement of the parties’ mutual understanding of the collaboration 
framework. No legally enforceable rights or obligations will be created by or arise from this MOU 
in respect of either party.   
 
The City acknowledges that any other agreements arising from, or contemplated under this MOU 
and all rights and obligations of BC Housing will be subject to approvals by BC Housing’s 
Executive Committee and Board of Commissioners as required 
 
BC Housing acknowledges that any other agreements arising from, or contemplated under this 
MOU and all rights and obligations of the City will be subject to approvals by the City’s authorities 
having jurisdiction or City Council as required. 
 
Both Parties acknowledge that any other MOUs or Agreements arising from or contemplated 
under this MOU remain subject to BC Housing and City Council approval and such approval 
remains at the discretion of each Party. 

PART 2 – GOALS  

This MOU recognizes the parties shared goal of developing new affordable housing for sale to 
middle income households as a partnership between BC Housing, private sector developers1 and 
the City. Affordability will be achieved through contributions from developers, the City and BC 
Housing, which contributions will be secured over the long-term, as described below. 
 
The specific goals intended to be met through this arrangement are: 
 
• The creation of new home ownership homes (“AHOP Homes”) within the City that are 

affordable for middle income households2 in the City. AHOP Homes may exist in 
Developments where only a portion of the units are allocated under the Program and the 
remaining units are not subject to the Program terms. 

• Affordability will be achieved through partnerships with developers who will benefit from low-
cost interim construction financing from BC Housing and increased density or other 
considerations and/or contributions from the City. 

• In addition to the creation of AHOP Homes, the City will benefit through BC Housing’s 
repayment of the City’s contributions for use for future affordable housing purposes. 

PART 3 – OUTLINE OF THE AFFORDABLE HOME OWNERSHIP PROGRAM  

The Developments will be constructed by developers and the approved number of AHOP Homes 
will be made available for sale to middle income households who meet Program eligibility 
requirements, as described in the Program framework (“Eligible Purchasers”). Initial sale of all 
AHOP Homes in the Developments will be limited to Eligible Purchasers.  

1 Developers may be for-profit or non-profit entities. 
2 As defined in the Affordable Home Ownership Program Framework.  
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The intent of the Program is that AHOP Homes will be sold to Eligible Purchasers at fair market 
value, with a pre-determined portion of the purchase price secured by a registered mortgage 
facilitated by BC Housing (the “AHOP Mortgage”).   
 
AHOP Mortgages will be interest and payment free for up to 25 years, effectively increasing the 
affordability for purchasers while securing the contributions made by the City and BC Housing in 
affordable housing for the long-term. AHOP Mortgages are due and payable upon the earlier 
occurrence of the date the AHOP Home is sold, the maturity of the 25-year mortgage amortization 
period or any breach of the AHOP Mortgage terms, including failure to maintain the AHOP Home 
as the primary residence for the first five years.   
 
Owners of an AHOP Home with an AHOP Mortgage will be required to repay the principal amount 
of the AHOP Mortgage plus (or minus) the agreed upon proportionate share of any increase (or 
decrease) in the value of the AHOP Home. 

 

PART 4 – ROLES AND RESPONSIBILITIES  

Subject to final agreement and approvals, the City desires to further the objectives of the 
Program by:  

• Contributing to the affordability of each Development through the provision of favourable 
zoning, bonus density, parking and/or other incentives or relaxations, and/or expedited 
approvals. 

• It is the City’s sole discretion to approve all, some or none of above noted considerations, or to 
reject a Development. 

• Creating a separate reserve fund for the deposit and expenditure of AHOP mortgage proceeds 
transferred to the City, as applicable. 
 

Subject to final agreement and approvals, BC Housing desires to further the objectives of 
the Program by:  

• Negotiating terms of a Project Partnering Agreement with the Developer for each 
Development and securing the affordability of AHOP Homes and their availability to Eligible 
Purchasers through s.219 Covenants and other security documents as may be required; 

• Providing interim construction financing at favourable rates for up to 100% of the capital cost 
of the Development; 

• Reviewing and approving all AHOP Home sales to ensure AHOP Homes are sold to Eligible 
Purchasers and subject to the restrictions confirmed in the AHOP Mortgage or s. 219 
Covenants;  

• Granting AHOP Mortgages on the completion of the purchase of an AHOP Home, and 
managing all aspects of the AHOP Mortgage throughout the AHOP Mortgage term, including 
monitoring, enforcement and collection of the amounts secured by the AHOP Mortgage when 
they come due; and 

• Release of AHOP Mortgage proceeds to the City for investment in the mutually agreed fund, 
designated for affordable housing. 

PART 5 – INVESTMENT OF AHOP MORTGAGE PROCEEDS 

BC Housing will collect the AHOP Mortgage proceeds when due3 and hold them in trust for the 
City. Once each year, BC Housing will transfer AHOP Mortgage proceeds received from Eligible 
Purchasers, less 2% for administration costs, to a fund managed by the City. BC Housing and the 
City shall mutually agree in advance regarding the fund designated for the investment of AHOP 
Mortgage proceeds and the permitted use and objectives associated with the designated fund. 

3 Upon sale, proceeds may be applied to an AHOP Mortgage for a subsequent eligible purchaser of the same unit, in order to 
extend affordability. 
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The City will use all AHOP Mortgage proceeds received from BC Housing for affordable housing 
projects within the City in accordance with the provision of affordable housing and the mutually 
agreed objectives of the designated fund. 

BC Housing and the City agree to work together in supporting the development of new affordable 
housing projects which receive funding from the designated fund. The City and BC Housing will 
jointly approve any new projects receiving this funding which approval may require the additional 
approval of White Rock City Council and BC Housing’s Executive Committee. 

PART 6 – MUNICIPAL APPROVALS 

All municipal approvals for Developments are subject to City approval and the provision of such 
approval is at the absolute discretion of the City. 
 

PART 7 – PUBLIC CONSULTATION 

Public consultation will occur for the Developments consistent with the City's established policies 
and practices and statutory obligations in relation to applications for rezoning and development 
approval.  All parties recognize that good communication, prompt responses, and complete 
documentation will be essential to achieve the cost savings anticipated by the Program.  BC 
Housing will participate in the public consultation as it pertains to explaining the AHOP Program 
Framework and project partner agreements for each Development. 
 

PART 8 – COMMUNICATION 

BC Housing and the City will jointly agree on all major communications activities and materials 
relating to the subject matter of this MOU and any Developments resulting from it.  
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CITY OF WHITE ROCK 

Per its authorized signatories 

  

Signature       

 
Date Signed 

Print Name and Title 

 

 

  

Signature       

 
Date Signed 

Print Name and Title 

 

 

BRITISH COLUMBIA HOUSING MANAGEMENT COMMISSION 

Per its authorized signatories 

  

Signature       

 
Date Signed 

Print Name and Title 

 

 

  

Signature       

 
Date Signed 

Print Name and Title 
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APPENDIX G 

Letter from BC Housing indicating support dated November 12, 2019 
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APPENDIX H 

Provincial Rental Supply Program Framework 
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Provincial Rental Supply  
 

 
 
 
 
 
 
 
 
 
 

PROGRAM FRAMEWORK 
 

May 2018 
 

 

 

HftUSING HUB 
BUILDING PARTNERSHIPS. BUILDING HOMES. 

BC HOUSING 
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INTRODUCTION 

In 2018, the Province of British Columbia announced the creation of the HousingHub, through which 
BC Housing partners with non-profit and for-profit sectors, faith groups, and other levels of government 
to identify and advance innovative approaches to locate, use, or repurpose land in communities where 
affordability is an issue.  
The Provincial Rental Supply program is delivered by BC Housing through the HousingHub, with an 
aim to increase the supply of affordable housing for middle-income households across British 
Columbia. Units will typically be situated toward the independent range of the Housing Continuum. 
Increasing the supply and range of affordable housing options can promote self-sufficiency and help 
households move along the Housing Continuum (Figure 1).  
Developments must be able to operate without any ongoing operating subsidies or other funding from 
BC Housing. Where projects involve supports or services to residents, additional funding from other 
project partners will be necessary.  
This program framework outlines the overall program intent, goal, principles, target populations, core 
elements, standards and guidelines, monitoring and reporting requirements, and defines the roles and 
responsibilities of project partners in the delivery and management of the Provincial Rental Supply 
program.  
 
Figure 1: Housing Continuum  

 

 
PRINCIPLES 

The following principles guide how BC Housing implements and administers the Provincial Rental 
Supply program, and our relationship with partners and government. 

1. Affordable housing is established in communities where there is demonstrated need 

2. Sustainability 

a) Developments will be financially sustainable without additional financial assistance from 
BC Housing. 

b) BC Housing considers environmentally sustainable practices a priority and encourages 
commitments to this end. 

3. Consistency with regional and community priorities and plans 

a) Community and local/regional government support for the project should be evident. 
b) Projects should be consistent with any Official Community Plans and strategies. 

4. Project partners are expected to maximize their equity contribution to projects 

Government-Assisted Housing 
~--------------------------------------~ 

HIGH 

Accounts for approximately 7°'6 of the province·s total housing stock 
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Homeownership 
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5. Transparent and accountable operations 

a) BC Housing will employ fair and consistent processes when evaluating and selecting 
projects. 

b) Project partners will maintain reliable and consistent records and fulfil reporting obligations 
to BC Housing. 

PROGRAM PURPOSE 

Goal: Increase the supply and range of affordable and appropriate rental housing options for middle-
income households across British Columbia. 
Objective: Create affordable rental housing in communities with housing need across British Columbia. 
Outputs: 

1. Interim construction financing for eligible project partners. 
2. Take-out financing for eligible non-profit project partners.  
3. New affordable rental units created in communities with housing need. 

Outcomes: 

1. More middle-income households living in affordable, appropriate housing.  
2. Affordable housing is operated successfully over the expected life of the developments without 

operating subsidies or supplemental funding from BC Housing. 
Indicators: 

1. Number of new units created for eligible households. 

FUNDING 

Partner Contributions 

Partnerships are an essential component of the Provincial Rental Supply program. BC Housing will 
partner with non-profits and private developers, faith groups, property owners, and federal and local 
governments, to locate, use, develop or redevelop land in communities where affordability is an issue. 
Partner contributions may include capital funding, land or other equity contributions. 
Financing1 

BC Housing may provide interim construction financing for the development of affordable housing, 
including new construction, acquisitions and redevelopments. Interim financing may be approved up to 
100% of the cost to complete the project.  
BC Housing may also help eligible non-profit housing partners obtain take-out financing. BC Housing 
will make arrangements with NHA approved lenders to obtain low interest rates and favourable terms 
through a competitive tender and selection process conducted and approved by BC Housing. All 
approved BC Housing take-out loans will have Canada Mortgage and Housing Corporation (CMHC) 
loan insurance.  
BC Housing will typically require the following security registered on title: 

• Execution and registration of BC Housing’s standard mortgage security package, and 

1 Financing is subject to BC Housing’s Lending Criteria.  
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• A Section 219 restrictive covenant. 
Security considerations will vary from project to project and will include a long-term operating 
agreement if CMHC-insured take-out financing is provided.   

PROJECT ELIGIBILITY 

BC Housing will consider proposals for funding through an open proposal call for submissions. The 
evaluation of submissions will be based on proponent and project eligibility, need and demand, lending 
criteria and available financing. The following minimum eligibility requirements must be met2:  

1. The site must be suitable for affordable housing. 
2. Housing must be for middle-income households. The project partner must own and control a 

mortgageable interest in the property.  
3. The project partner will demonstrate present and future need and demand for affordable rental 

housing in the target community. Project partners should refer to the Need and Demand Study 
Document template for the recommended approach (see 
https://www.bchousing.org/publications/housing-need-demand-template.pdf).  

4. The project partner must present a clear business case for the project, including demonstrated 
ability to maintain affordable rents over time, and demonstration that developments will be 
sustainable without operating subsidies or grants for capital repairs/replacements from 
BC Housing. 

5. Project partners are encouraged to bring equity to the project such as cash, grants, municipal 
concessions or land.   

While all project partners must meet the minimum eligibility requirements, BC Housing may apply 
additional criteria or prioritize projects based on available equity contributions, financing and other 
determining factors as indicated below: 

• Greater need and demand/community impact 
• Greater affordability 
• Municipal and community support 
• Larger equity contribution 
• Geographic location 

KEY PROGRAM ELEMENTS 

Tenant Eligibility 

The program targets middle-income households, with income thresholds for eligibility as follows:   
• Units with two or more bedrooms: Middle-income households are those whose gross 

household income does not exceed the 75th income percentile for families with children, as 
determined by BC Housing from time to time.3 

• Units with less than two bedrooms: Middle-income households are those whose gross 
household income does not exceed the 75th income percentile for families without children, as 
determined by BC Housing from time to time.4 

2 BC Housing may require additional guarantees or security in certain cases as it deems appropriate.  
3 BC Housing determines this figure using data released by Statistics Canada - Income Statistics Division: T1 Family File – Custom Tabulation 
British Columbian Couple Families (With Children). 
4 BC Housing determines this figure using data released by Statistics Canada - Income Statistics Division: T1 Family File – Custom Tabulation 
British Columbian Couple Families (Without Children).  
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For projects involving a mix of unit sizes, the corresponding income threshold will be applied to each 
unit. 
Rents 

Rents must be affordable for eligible tenants, as determined by BC Housing5, and remain affordable for 
a minimum period of ten (10) years6. 
The rent structure will vary depending on the characteristics of the particular project, the tenant 
population served, and whether or not funding from other partners is layered into the project.  
All units in the development must be rented at or below market, and at rents affordable for eligible 
households considering the location and average household income for the area.  
Design Guidelines 

Projects are encouraged to meet or exceed the BC Housing Design and Construction Guidelines 
(https://www.bchousing.org/partner-services/asset-management-redevelopment/construction-
standards). Provincially funded units must meet high standards of environmental sustainability, 
including low greenhouse (GHG) emissions. Certifications may include LEED, R2000, Passive House, 
BC Energy Step Code or other equivalent. 

ROLES AND RESPONSIBILITIES 

BC Housing  

• Evaluating project proposals. 

• Facilitating financing. 

• Providing technical assistance and advice. 

• Monitoring and evaluating the success of the program. 
Project Partners  

• Coordinating the design and construction of developments. 

• Day to day operations and management of the housing, including the provision of property 
management services. 

• Identification and selection of tenants, including verification of their income. 

• Periodic reporting to BC Housing. 

• Ensuring the financial viability and long term operating success of the housing. 

MONITORING AND REPORTING 

Monitoring ensures program compliance and minimizes risk to all stakeholders: residents, project 
partners and BC Housing.   
BC Housing’s main interests are: 

• Targeted households are being housed. 

• Affordable rents are maintained. 

5 Housing is considered affordable for a household when 30% or less of the household's gross income goes towards paying for housing. 
6 Longer-term affordability requirements and operating agreements will apply in the event of take-out financing.  
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• Construction standards and value for money are met. 

• Developments are financially viable with no operating subsidies from BC Housing. 

• Build ings are maintained to an appropriate standard for their expected lifespan. 

• Project partners meet legal and contractual obligations. 

From time to time, the project partner is required to submit a report, using a template provided by 
BC Housing, addressing key requirements such as: 

• Current financial statements. 

• Current rent levels. 

• Household incomes at move-in. 

An on-site visit by BC Housing staff may occur from time to time, particularly where operational or 
financial issues arise. 

SIGN-OFF 
The Program Framework requires final sign-off by the Vice-President Development and Asset 
Strategies, and the Vice-President Corporate Services and Chief Financial Officer. 

6 
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CTS Technical Memorandum dated November 8, 2019 
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1"H tiTECHNICAL MEMORANDUM

TO: Raghbir Gurm, 1168620 BC Limited
FROM: Gary Vlieg, P. Eng., Creative Transportation Solutions Ltd. (CTS)
DATE: 08 November 2019
RE: Beachway I - Parking Assessment
FILE NO: 5935-01

CTS was retained to conduct a parking assessment regarding the devebpment of a multi-family
development at on North Bluff Road between Maple Street and Lee Streel, in the City of White
Rock, BC.

The primary objectives of this study were as follows:

. To conduct a parking assessment of the propo'sed multi-family development of
Beachway I, in the City of White Rock;

. To document the analysis in a mercw that meets the requirements of the City of White
Rock

This report documents our analyses and findings,

1.0 BACKGROUND

1. 1 Proposed Development

It is being proposed" to build a multifamily development at the following addresses in the
City of White Rock, BC.

15654 North Bluff Road
T5664 North Bluff Road
15674 North Bluff Road
1593 Lee Street
1580 Maple Street
1570 Maple Street

The current zoning is RS-1 (One Unit Residential Zone) and the site is located in the east
side large-lot infill redevelopment area (Please see FIGURE 1). The development area is
noted in the City of White Rock OCP as an area for potential affordable market housing.

A section of the property is noted as suitable for Small Lot & Street-Front Townhouse, and
the remaining section is noted as suitable for Multi-Unit Residential (Low Density).
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FIGURE 1
SITE CONTEXT
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The residential development is proposed to be rezoned as a comprehensive development
and will have 14 market townhouse units and 49 affordable ownership apartment units,
and 25 affordable rental apartment units, for a total of 88 dwelling units.

Of the apartment units, 100% will be affordable housing units through a developer
partnership with BC Housing.

Only one vehicle access is proposed, which will provide entry to one level of underground
parking. This access will be provided off of Lee Street and is referenced from architectural
drawings provided in APPENDIX A.

1.2 City of White Rock Official Community Plan

The Imagine White Rock 2045 - Official Community Plan is a document that describes the
vision of the City and provides policy framework to achieve it. It includes policies on items
such as housing, infrastructure, and transportation, and also provides future land uses
and development potential

Part of the City of White Rock's goals is to provide complete communities, which is a
community where residents have convenient access to all of their needs.

Part of the strategy for providing complete communities, is encouraging the development
of new affordable and market rental housing in transit-accessible locations.

Beachway I - Parking Assessment - Technical Memo (08 November 2019)
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Specifically, Objective 11. 2 of the Official Community Plan, notes that new non-market
housing be supported by reviewing parking requirements for relaxation, when they are
within walking distance of frequent transit service and/or commercial areas. As previously
noted, 100% of the proposed apartment units for the proposed development will be
affordable units.

This site is specifically noted in the OCP as a potential location for affordable rental
housing.

2.0 EXISTING CONDmONS

2. 1 Existing Road Network

North Bluff Road / 16th Avenue
East-west arterial

Centerline forms the municipal boundary between City erf White Rock and City of
Surrey.
Four lanes.
Truck Route.

No Stopping on north side. 'Permit Parking Only' on south side
Concrete curb and gutter along both sides of the road.
Street lighting.

Russell Avenue

East / west primary collector
Two lanes - two through lanes with two parking lanes.
'Permit parking Onky' orr both sides
Concrete curb and gutter along both sides of the road.
Street lightinfl.

Lee Street

North/ south neighborhood local road.
Two lanes.

'.Permit parking Only' on both sides
No curb or gutter.
Street Lrghting.

l\/TaBfe Street

North / south neighborhood local road.
Two lanes.

'Permit parking Only' on both sides
No curb or gutter.
Street Lighting.

Beachway I - Parking Assessment - Technical Memo (08 November 2019) CTS;
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2. 2 Alternative Transportation Infrastructure

The proposed development has good connectivity to transit, as well as cycling and
pedestrian infrastructure. A summary of these alternative modes of travel is provided:

Transit Network

The proposed development is well connected to transit with several options for regular
busses and community shuttles. The site is serviced by the following routes on North'Bluff
Road:

. Route #375 White Rock South - Guildford - During peak travel times, this bus
operates at half hour intervals. The bus stop is on North BJuTf Road.

. Route #321 Surrey Central Station - Newton Exchange/White Rock Centre/White
Rock South - During peak travel times, this bus operates atfifteen-minute intervals.
The bus stop is on North Bluff Road.

The following route is serviced on Russell Avenue tothesoulh-

. Route #361 White Rock Centre - Ocean Park - Dunng weekday peak travel times,
this bus operates at half hour intervals. On the weekend peak travel times, this bus
operates at one-hour intervals. The bus stop is on Thrift Avenue.

The above bus routes can be used to connect to the nearby Frequent Transit Network at
White Rock Centre, which provides connections to Surrey, Richmond, and Langley.
Routes along the Frequent Transit Network have headway times of 15 minutes or better
during the peak periods.

The following routes are accessible just west of Finlay Street on either North Bluff Road
or Russell Avenue. These bus stops are located adjacent to the Peach Arch Hospital,
which is within a 5-minutewaTking distance of the proposed development.

. Route #360 Ocean Park - Peace Arch Hospital - During weekday peak travel times,
this bus operates in half hour intervals. On the weekend peak travel times, this bus
operates in one-hour intervals. Bus Stop is on Thrift Avenue, west of Finlay Street.

. Route -#363 South Point - Peace Arch Hospital - During peak travel times, this bus
operates in half hour intervals. Bus Stop is on Thrift Avenue, west of Finlay Street.

Bus stop locations are illustrated in FIGURE 2.

Bicycle Network

According to the City of White Rock Strategic Transportation Plan:

. North Bluff Road is proposed in the future to be designated as a bicycle route;

. Finlay Street is currently designated as a shared use lane;and

. Thrift Avenue is currently designated as a shared use lane.

Beachway I - Parking Assessment - Technical Memo (08 November 2019)
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The proposed development will provide 90 Class I and 18 Class II bicycle parking spaces,
which will help to facilitate this mode of travel for residents and visitors.

The bicycle routes within the study area are illustrated in FIGURE 2

Pedestrian Network

It is noted in the City of White Rock Strategic Transportation Plan, that walking in the City
is the most popular form of transportation aside from the use of motor vehicles. This is
attributed to the dense and walkable built form within the City. With the City of White Rock
Town Centre and Semiahmoo Town Centre being located within a 12-minute walk of the
proposed development, there is significant opportunity for residents to take advantage of
the pedestrian infrastructure that is offered.

As noted previously in FIGURE 1, the Semiahmoo Shopping Centre is within a 10 - 15
minute walking distance from the proposed development Also, wtthin a 12-minute walking
distance is the City of White Rock Town Centre, which includes a connection to the
Frequent Transit Network along 152nd Street. The nearby bus stops are located within a
5-minute walking distance of the proposed devek»pmerrt

Other nearby destinations of note include tie Peach Arch Hospital, Earl Marriott
Secondary School, Peach Arch Elementary School, and the Kent Street Activity Centre in
Maccaud Park which is home to the Kerrf Street Seniors Activity groups.

The study area is well connected with sidewalks. All arterial and collector roads have a
sidewalk on at least one side. Some tocal roads also have sidewalks on one side.

Currently, there are no sidewalks on Maple Street or Lee Street.

The proposed development will be including enhanced sidewalks on the frontage and also
a greenway throughi the property.

The existing sidewalks are, illustrated in FIGURE 2.

.<?

Beachway I - Parking Assessment - Technical Memo (OS November 2019) CT5?
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FIGURE 2
ALTERNATIVE MODES OF TRAVEL
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In consideration of the intended land use and the available nearby amenities and
infrastructure to encourage alternative modes of travel, it is expected that there will be a
good utilization of alternative modes of travel, particularly walking.

3. 0 PARKING ANALYSIS

3. 1 Parking Requirements

The required parking spaces are summarized in TABLE 1 with reference to the City of
White Rock Zoning Bylaw Section 4: General Provisions & Regulations. The unit
desorjptions and numbers are based on information provided on architectural drawings.

Beachway 1 - Parking Assessment - Technical Memo (08 November 2019)
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TABLE 1
REQUIREMENTS AS PER CITY OF WHITE ROCK ZONING BYLAW

Townhouse

Apartment

Total

Small Car Stalls

Handicapped Stalls
Class I Bicycle Parking
Class II Bicycle Parking

H M&W1 fT<^1 <T»Ti1
E@i

Townhouse

Apartment

Visitor Parking

.UiMMBiUllklilB
2 per Dwelling Unit

1. 2 per Dwelling Unit

0. 3 Per Dwelling Unit

14

74

884(

Maximum of 40% of Total Required Parking
3 Required for Total Required Spaces Between 12&-200

1 space per dwelling unit
0. 2 spaces per dwelling unit

28

89

22

139
56
3

88
18

The total required quantity of vehicle parking for the development is 139 spaces. The
proposed development is planned to provide a total of 104 vehicle parking spaces. A
parking variance of 25% or 35 parking spaces is requested.

A total of 41 of the vehicle parking stalls will be noted* as "Small Car" and 3 of the vehicle
parking stalls will be noted as handicapped stalls. The restrictions and requirements for
small car and handicapped stalls are satisfied.

The required bicycle parking is noted as 1 Ciass I bicycle parking space per unit, and 0.2
Class II bicycle parking spaces per unit. The proposed development will be meeting this
requirement by providing a totafof 90 CFass I and 18 Class II bicycle parking spaces.

3.2 Average Parking Demand

In order to consider the peak parking demand of the proposed development, the Institute
of Transportation Engineers (ITE) Parking Generation Manual 5th Edition is referenced.

The parking generation manual contains observed data for common land uses, along with
an average peak parking demand based on variables such as gross floor area, number of
dwelting unrfs, or number of bedrooms.

Land Use Code 221 - Multi-family Housing (Mid-Rise), provides data that represents multi-
famBy developments, that include apartments, townhouses, and condominiums located
within the same building, and are between three and ten levels (floor). This land use
describes the proposed three floor townhouse building. This can also be used to describe
the six-floor affordable ownership apartment building. Although it does not explicitly
consider the affordability of the housing in its data analysis.

Land Use Code 223 - Affordable Housing, provides data that represents all kinds of
multifamily housing that is rented at below market rate. The land use best describes the
proposed six floor affordable rental apartment building.

For our parking demand analysis, only data in the general urban/sub-urban scenario was
considered, and data according to the number of dwelling units.

Beachway I - Parking Assessment - Technical Memo (OS November 2019) ccs;
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General urban/sub-urban areas are associated with almost homogenous vehicle centered
access. Although the proposed development is located in an area with good alternative
transportation infrastructure, this setting is applied as it is more applicable than other
settings, and will provide a conservative analysis.

TABLE 2 summarizes the average peak parking demand for each of the two considered
land uses. It is noted that for both of these land uses, the peak period is between 10:00
PM and 5:00 AM, for a weekday.

TABLE 2
FORECASTED AVERAGE PEAK PARKING DEMAND

. | ̂  j-»ak, r.^K^

|Ti~T
Sstting/Location

-A.

Average Peak Period

.* Parking Demand

Averafe I

Number 1> Peek

of Units | Parking
Demand

Land Use: 222 Multi Family
(Mid-Rise)

Land Use: 223 Affordable

Housing (Income Limits)

General

Urban/Suburban

General

Urban/Suburban

Weekday

Weekday

1.31 Per &nllil»Urift

0. 99 Per Dwrilling Unit

Tcwnhome Units,

ftffordable Ownership
Units

Affordable Rental

Units

Total

63

25

88

82.5

24.8

107

It is noted that the average peak par1<infl demand expected for mid-rise land uses is 1. 31
parked vehicles per dwelling unit, and for affordable housing is 0. 99 parked vehicles per
dwelling unit.

The dataset suggests that the expecting average peak parking demand will be lower than
the prescribed parking requirements set in the City of White Rock Zoning bylaw, which
prescribes 2. 0 parking staHs per townhouse, and a combined 1. 5 stalls per apartment unit.
The average parkinig demand rates range from 13%-35% lower than the required parking
rates, using Uie assumption of a general urban/suburban setting.

If the average peak parking demand rate is applied to the proposed development, the
average peak parking demand is forecasted to be approximately 107 parked vehicles. This
does not consider site specific conditions that may reduce parking demand, such local
data trends, requirements for non-market rental, available alternative modes of
transportation, or transportation demand management measures.

3.3 Parking Supply in Metro Vancouver

Data collected as part of the 2018 Regional Parking Study, is also considered for its
representation of local data. The key findings of this report emphasize that generally within
the metro Vancouver area, parking is typically oversupplied for strata sites in the range of
32 percent to 58 percent. For rental sites, the oversupply of parking ranges from 24 percent
to 44 percent.

Beachway I- Parking Assessment - Technical Memo (08 November 2019)

LU & P AGENDA 
PAGE 69

Page 154 of 613



Page 9

This study also provides some data specifically for non-market (affordable) rental units in
the region. Data is observed at one site showing that for non-market rental units, a parking
demand of 0. 14 vehicles per dwelling unit was observed via a parkade facility survey. A
household questionnaire style survey was conducted that received 28 responses for non-
market rental units, which determined the number of parked vehicles per dwelling unit to
be 0. 43. Although these sample sizes are low, they are consistent with the expectation for
affordable rental units to generally have significantly less parking demand.

3.4 Alternative Modes of Transportation

Walking

The proposed development will benefit significantly from its convenient location. As
previously noted, the proposed development site is well positioned within the community,
with good connections to transit, nearby town centres, schools, activity, parks, and the
Peace Arch hlospital.

The area is intended to become a complete community, and the City of White Rock already
encourages walking as a mode of travel, due to its high density and built form.

It is intended that priority for tenants of this development be given to people who work
locally. There are many types of employment opportunities accessible by walking, with the
hospital nearby, and with the White Rock Town Centre, and Semiahmoo Town Centres
nearby by that are undergoing development.

It is expected and encouraged that many users of this development, will be able to utilize
the well-connected pedestrian network for their travel and leisure needs.

Transit

As previously noted, the frequent transit network is within a 10-12-minute walk of the
proposed development. This provides several connections throughout Metro Vancouver.

Within the local context, the North Bluff corridor provides transit in 15-30-minute intervals,
with access just a couple minutes' walk away. Options for transit are available both on
North Bluff Road, and also south on Russell Avenue. These transit options also provide a
connection to the White Rock Town Centre where transit users may access the frequent
transit network.

Residents who will commute to work outside of the local proximity have a reasonable
alternative transportation option through the available transit.
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3. 5 Transportation Demand Management Measures

As mentioned above, the proposed development is surrounded by opportunities for
alternative modes of transportation via the existing transportation'infrastructure.

To further enhance the utilization of this infrastructure and promote alternative
transportation in general, the developer will be providing a number of transportation
demand management initiatives, which are intended to mitigate both the vehicle traffic
generated and vehicle parking demand.

Public Transit

For each of the twenty-five (25) units within the affordable rental building, the developer
will be providing transit credit, up to the value ofa2-zone monthly transit pass. This will
be provided as recommended, for a minimum of period of 2 years. This initiative will
encourage residents to make public transit their preferred mode of transport.

Residents who are already inclined to use public transportation will find this development
even more desirable.

It is recommended to provide the public transit credit in the form of reimbursement for the
purchase of Compass products. Funds for this program shall be appropriately managed
by the building management, and any unclaimed credit should continue to be made
available forresidents of the affordable rental building until depleted. The availability of
public transit credits should be made clear with appropriate marketing.

Car Sharing

For exclusive use of the forty-nine (49) units within the affordable ownership building, the
developer will provide and maintain six (6) car share vehicles. The intent of these
vehicles is for them to be used by residents as needed, for two-way vehicle trips.

By having this option available within the development residents who only occasionally
need a vehicle, will have a reliable alternative to vehicle ownership.

This is ideal for residents who will be using transit or walking for their daily commute, but
may need a vehicle for errands or leisure purposes. This allows for some'ofthe
convenience of owning a vehicle, but without the cost of maintaining a vehicle all year
round.

The provision of car share within the building should be made clear with appropriate
marketing to prospective residents, in search of users that will most benefit from this
amenity.

The usage of these transportation demand management measures is recommended to
be monitored to ensure that the intended benefits are being realized and to determine
their local effectiveness. It is in the interest of the developer and the City, to ensure that
these provided features are being utilized and make the appropriate adjustments when
necessary.
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3. 6 Cost Feasibility

With the provision of affordable housing, the costs of the development are an important
consideration. For the success of the project, it must be beneficial for all parties and
stakeholders involved

The availability of varying types of housing will be an asset for the community by being
able to provide options for all types of individuals and families. It is clear in the City's
vision, to encourage these types of developments in order to create a complete
community.

Currently, additional parking stalls can only be achieved with the development of a
second level of parking. Although the requested variance is 25%, 139 parking stalls to
104 parking stalls, based on information provided by the developer, the cost to provide
the parking will more than double. The average cost for each stall with one level of
parking is $30, 000 per stall, and becomes $62, 000 per stall when a second level is
considered,

In the scenario of providing 100% affordable housing in the apartment buildings, the
creation of a second level of parking will make this option cost prohibitive.

3.7 Parking Considerations

For the proposed development, 14 units will be market townhouse, 49 units will be
affordable ownership apartment units, and 25 units will be affordable rental apartment
units. 104 vehicle parking stalls are proposed to be provided. In order to more efficiently
manage the expected parking demand, the following assignment of stalls is
recommended.

Market Townhouse

The townhouses are of a larger size, and will be intended for market use. For this reason,
it is recommended to provide the prescribed parking requirements for the townhouses as
noted in the Zoning Bylaw, of 2 vehicle parking stalls per unit, for a total of 28 parking
stalls.

Affordable Housing

A variance should be considered for the affordable ownership apartment units, and
affordable rental apartment units, in consideration of the expected lower parking demand,
available alternative modes of travel, intended use of the units, and the feasibility of
providing this variety of housing for the community.

Allocating 1 parking stall per affordable ownership apartment unit should be considered,
for a total of 49 parking stalls. Of these 49 parking stalls, 6 can be designated and used
for the proposed car share program.

Beachway f - Parking Assessment - Technical Memo (l)ft November 2019) OLE?
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The purchase of affordable ownership apartment units is income restricted, and it is
required that the buyers make this address their principal address. There are alternative
modes of travel available, and the convenience of a dense and complete community
nearby and further developing, will help reduce the necessity of owning a vehicle. The
provision of exclusive car share usage for these units is expected to further reduce vehicle
ownership.

Allocating 1 parking stall for every two (2) affordable rental apartment unit should be
considered, for a total of 13 parking stalls. This is consistent with the findings in the
Regional Parking Study, and considers the available alternative modes of transportation
and intent of the building.

The tenants of the affordable rental apartment units have specific income requirements. It
is expected that rental apartment unit users that desire to live in this development will be
residents who work and primarily travel within the City of White Rock/South Surrey. It is
also noted that priority will be given to tenants working locally. The provision of public
transit credit will help to incentivise the use of the available transportation infrastructure,
and shape the transportation modal demand for these residents.

In general, for affordable rental apartment units, vehicle ownership is expected to be low.
With employment opportunities in close proximity with the City of White Rock Town Centre,
it is expected and encouraged that the majority of the users of this housing, will be taking
advantage of the walking and transit convenience available.

Visitor Parking

As availability of visitor parking is often a concern, it is recommended that the remaining
14 vehicle parking stalls be designated as visitor parking. Of the 74 affordable apartment
units, this represents a provision of 0. 19 visitor parking stalls per unit. This is a variance
from the 0. 30 that is required by the City of White Rock Zoning Bylaw, but is comparable
to the 0. 20 visitor parking rate used by other municipalities in the region.

There may be consideration for conversion of visitor stalls to residential in the future, if site
specific data supports it.

A summary of the proposed vehicle parking stall distribution is as follows:

. Market Townhouses - 28 Vehicle Parking Stalls (2 Per Dwelling Unit)

. Affordable Ownership Apartment Unit - 49 Vehicle Parking Stalls (6 to be used for
Car Share Program)

. Affordable Rental Apartment Unit - 13 Vehicle Parking Stalls (1 Per 2 Dwelling
Units)

. Visitor Parking - 14 Vehicle Parking Stalls (0. 19 Per Apartment Dwelling Unit)

Beachway I - Parking Assessment - Technical Memo (08 November 2019)
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4.0 PARKADE ACCESS CONFIGURATION

It is being proposed that the loading zone and parkade access share an access point.

In order to accommodate this configuration, the access crossing distance at the property
line will be larger than then 7 meters maximum requested by the City of White Rock

If the access for the parkade and loading are separated, the result will be two crossings
that will have a combined crossing width in excess of 7. 0 meters.

The loading access requires a larger access in order to provide sufficient maneuvering to
minimize impact on Lee Street. By sharing the maneuvering space with the parkade
access, a more efficient configuration is achieved, that will minimise pedestrian conflicts.

It has been forecasted that the site trip generation will be approximately 33 vehicle trips in
the morning peak hour (slightly more than one vehicle every 2 minutes), and 40 trips in
the afternoon peak hour (1 vehicle movement every 1. 5 minutes). Given that the loading
zone is anticipated to be used once or possibly twice per day, the interaction between
vehicles using the parkade and vehicles using the loading zone is anticipated to be very
small.

It is recommended that the parkade and loading access remain as a single driveway.

It is recommended that a dashed line be painted to clearly delineate the two areas.

^
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5. 0 SUMMARY & RECOMMENDATIONS

5. 1 Summary

In support of a parking variance in the supply of required on-site parking spaces, the
following was assessed and considered:

. An analysis of parking demand based on the ITE Parking Generation Manual that
determined that the average peak parking demand for the proposed land uses is
13-35% lower than the required parking rates;

. Local data in the 2018 Regional Parking Study supports that generally, parking is
over supplied throughout the region. Data supports expectations that non-market
(affordable) rental apartment units will have significantly less parking demand;

. The City of White Rock experiences a high modal split towards walking. With the
development being within a short walking distance of White Rock Town centre, its
many commercial areas, and the adjacent schools and parks, it is expected that
the option of walking will be heavily utilized by residents of this development;

. The proposed development location is in a reasonable distance to the frequent
transit network, and also has several options for buses and community shuttles
within a 5-minute walking distance, on both North Bluff Road and Russell Avenue;

. The developer will be providing transportation demand management measures in
the form of public transit credit for the affordable rental units, and car sharing for
the affordable ownership units.

. The provision of additional parking levels will economically make the project cost
prohibitive.

CTS assessed the proposed parkade access configuration, and considered the crossing
distance, observed vehicle volumes, and loading vehicle maneuverability to determine that
a combined access is appropriate for the proposed development.
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5.2 Recommendations

Based on the findings of this Parking Assessment, CTS recommends the following:

1. That the City of White Rock consider a variance in the requirement of vehicle
parking stalls prescribed by the Zoning Bylaw for the proposed development of 35
parking stalls or 25%.

2. That the developer provides the transportation demand management measures
outlined in this memo, and monitor their usage.

3. That the developer considers assigning the provided parking stalls for the
development as outlined in this memo, in order to better manage the parking
demand.

4. That the parkade and loading access remain as a single driveway.

5. It is recommended that a dashed line be painted, separating the parkade entrance
and the loading stall as separate lanes.

We would like to take this opportunity to thank you for this unique project and we look forward to
working with you again in the future. Please call the undersigned should you have any questions
or comments.

Yours truly,

CREATIVE TRANSPORTATION SOLUTIONS LTD.

Reviewed by: Prepared by:

Gary Vlieg, p. Eng.
Engineering Group Manager

Dominique Bram Guevarra, EiT
Junior Traffic Engineer

Attachment
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Architectural Drawings
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1

Stephanie Lam

Subject: Written submissions from applicant re: LUPC report
Attachments: Memorandum -CoW Beachway ZON MJD 19-02.pdf

Submitted from the Applicant’s Architect: 
 
ARCHITECTURE 
• “Appreciate how much thought has been put into design on every level from the architecture to the landscape plan!” 
• “Very happy with the new design layout. Nice development, novel ideas, and a convenient location.” 
• “The sustainable design is forward thinking and affordable housing gives the average person a housing option in a high 
value market.” 
• “ I like the vision of the project. Wood for construction is extremely safe.” 
• “Very innovative construction methods. The floor plans are thoughtful and flexible, and I really love the brick!” 
 
REVITALIZATION / ECONOMIC / DENSITY 
Revitalization, Economic Benefits and Density were all closely connected in the comments. 
Comments included: 
• “Enhancing the public space and good sized units will benefit the community.” 
• “Great ideas to create a community feel for people to enjoy the architecture and landscape.” 
• “Beautiful development, the developer has considered the needs of the residents in the area with ample amount of green 
space and affordable housing.” 
• “In support of higher density on North Bluff Road, and creating an arterial route to the highway.” 
• “The design is attractive and a six storey development is very accommodative.” 
 
PUBLIC REALM 
Positive comments regarding the public realm were received from citizens who both supported and did not support the project. 
Comments included: 
• “Enhancing the public space and good sized units will benefit the community.” 
• “Walk-ability is really important and an increase in amenities would be welcomed to reduce the need for cars.” 
• “It appears the setbacks and landscaping will enhance the community street scape and enable ‘eyes on the street’ safety.” 
 
Regards, 
 
Shelley 
 
Shelley Craig,  BES, AADipl., AIBC, FRAIC 
Principal 
  
Urban Arts Architecture Inc. 
#300 – 111 Water Street 
Vancouver, BC, V6B 1A7 
c. 604.727.1280 
o. 604.683.5060 
w. urban-arts.ca 
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Memorandum 
 
To:  Carl Isaak 
 Director of Planning and Development Services 
 City of White Rock 
 
From:   Raghbir Gurm 
 Bridgewater Development Corporation 
 
Dated:  April 29, 2020 
 
Re:  Beachway ZON/MJF 19-02 
 

 
BEACHWAY 1 VISION AND GUIDING PRINCIPLES 
I would like to take this opportunity to review the innovative design philosophy and project vision.  The  
key principles of the project include the following: 
 

1. Creating affordability through a mixture of tenure models for the middle income 
demographic in accordance with the City’s vision of facilitating “growing up and growing 
old” in Whiterock. 

2. Supporting health and well-being through social connectivity, creating community, and 
physical wellness.  Three specific elements to support wellness include: 

a. Supporting the neighbourhood community by adding a variety of units within a 3 
minute walk of the Peace Arch Hospital and 10 minute walk to the Semiahmoo 
Town Centre; 

b. Creating places to gather within the project, including outdoor garden, patio, and 
play areas; and interior amenity spaces. 

c. Providing opportunities to encourage physical fitness and social connectivity 
through the inclusion of the active stair and outdoor amenity areas; and 

d. Creating a sustainable project that demonstrates greenhouse gas reduction 
measures:  

i. Provision of zero emissions share vehicles and EV charging infrastructure; 
ii. Reduced parking space demand because of shared vehicles (and the 

concomitant reduction in spoil being transported); and 
iii. The use of a pre-fabricated wood structure. 

 
BEACHWAY 1 PARKING STRATEGY 
Further I would like to take this opportunity to address staff comments regarding the parking variance, 
and set it in context of research work that has been recently undertaken in the Lower Mainland, as 
follows:  
 

1. Metro Vancouver Regional Parking ( source: http://www.metrovancouver.org/services/regional-
planning/PlanningPublications/RegionalParkingStudies-StaffReport.pdf ).  Key findings that 
speak directly to the Beachway 1 project, include: 
 

a. Apartment parking supply and use is lower for buildings closer to frequent transit: 
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i. For strata apartment buildings, parking supply exceeds utilization by 42 percent; 
ii. For market rental apartment buildings, parking supply exceeds utilization by 35 

percent; and 
iii. Parking supply exceeds utilization in strata and rental apartment buildings 

across the region. 
b. Apartment parking supply and use is lower for buildings closer to frequent transit. 

Supporting information:  
i. For strata apartment buildings, parking utilization near frequent transit (bus or 

SkyTrain) ranges 0.86 – 0.97 vehicles per unit, compared to 1.09 for buildings 
further away; 

ii. For market rental sites, parking utilization near transit (bus or SkyTrain) ranges 
0.35 – 0.72 vehicles per unit, compared to 0.99 for sites further away from the 
FTN; 

iii. Parking supply is lower in buildings close to frequent transit; and 
iv. Small strata or rental units (0 or 1 bedroom units) tend to be most responsive to 

proximity to frequent transit, followed by 2 bedroom units.  
c. Transit use is generally higher where apartment parking use is lower, especially for 

rental buildings:  
i. Transit boardings (bus boardings within 400 meters of the apartments).  

 
2. The following includes relevant Lower Mainland references regarding the provision of shared 

used: 
a. The ratio of shared vehicles and parking reduction is 1:6. In the regional context the 

ratio is line with City of Surrey and several other municipalities (source pages 17 and 19 
http://www.metrovancouver.org/services/regional-
planning/PlanningPublications/MetroVancouverCarShareStudyTechnicalReport.pdf)  

b. Metro Vancouver recommendation on car share is: “ Encourage Expansion of Car Share 
Programs where Feasible: Municipalities and developers should encourage car share 
providers to expand beyond current operating boundaries to such places as emerging 
Urban Centre’s and Frequent Transit Development Areas in suburban areas wherever 
practical and feasible.” (Source http://www.metrovancouver.org/services/regional-
planning/PlanningPublications/RegionalParkingStudy-TechnicalReport.pdf ); 

c. Within the project, all the shared vehicles proposed are 100% electric and zero 
emissions; and 

d. Each of the parking stalls for the shared vehicle is accompanied EV charging stations and 
will serve as a resource for all the Beachway residents. 

 
3. The provision of 6 shared zero emissions vehicles has the potential of removing 30 to 60 internal 

combustion engine vehicle (“…..each car share vehicle is estimated to have removed 5‐11 private 
personal vehicles from the use of current car share households.” Source page 22, 
http://www.metrovancouver.org/services/regional-
planning/PlanningPublications/MetroVancouverCarShareStudyTechnicalReport.pdf) 

 
4. Demand for parking space need/utilization will further decrease when the rapid bus with 

terminus point at North Bluff(16th) / 156 Street starts operations. 
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CONCLUSION 
The two neighboring municipal governments (Surrey and Langley) have made declarations of 
climate emergency and now in the process of creating a framework to reach zero emissions by 2050 
The City of White Rock Environment Action Committee has been charged with task of achieving the 
same.  Beachway 1 will demonstrate the City’s commitment to achieving zero emissions through 
sustainable building practices and the reduction in emissions through innovative parking strategies.  
Most importantly, the project facilitates and supports a walkable neighbourhood creating 
community connections that we have all come to realize are so important in this time of COVID-19 
social isolation. 
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Draft Zoning Amendment Bylaw, Housing Agreement Bylaw, and Major Development Permit for ‘Beachway’ 
Application – 15654/64/74 North Bluff Road / 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-002) 
Page No. 10 
 

APPENDIX B 

Draft White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-63 – 15654/64/74 North 
Bluff Road, 1570/80 Maple Street, and 1593 Lee Street) Bylaw, 2020, No. 2351 
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The Corporation of the 
CITY OF WHITE ROCK 

BYLAW No. 2351 
 

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: 

1. THAT Schedule C of the White Rock Zoning Bylaw, 2012, No. 2000 as amended is further 
amended by rezoning the following lands: 
 

Lot 1 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-265 
(15654 North Bluff Road)  
 
Lot 2 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-273 
(15664 North Bluff Road)  
 
Lot 3 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-290 
(15674 North Bluff Road)  
 
Lot 4 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-303 
(1593 Lee Street)  
 
Lot 6 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-320 
(1580 Maple Street)  
 
Lot 7 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-338 
(1570 Maple Street)  
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as shown on Schedule “1” attached hereto, from the ‘RS-1 One Unit Residential Zone’ to the 
‘CD-63 Comprehensive Development Zone (Maple/North Bluff Road).’ 

 
2. THAT White Rock Zoning Bylaw, 2012, No. 2000 as amended is further amended: 

 
(1) by adding to the Table of Contents for ‘Schedule B (Comprehensive Development 
Zones)’, Section 7.63 CD-63 Comprehensive Development Zone’;  
(2)  by adding the attached Schedule “2” to ‘Schedule B (Comprehensive Development 
Zones)’ Section 7.63 CD-63 Comprehensive Development Zone’. 
 

3. This bylaw may be cited for all purposes as “White Rock Zoning Bylaw, 2012, No. 2000, 
Amendment (CD-63 – 15654/64/74 North Bluff Road, 1570/80 Maple Street, and 1593 Lee 
Street) Bylaw, 2020, No. 2351”. 

Public Information Meeting held this             6th day of     March, 2019 

Second Public Information Meeting held this    28th day of     March, 2019 

Read a first time this            day of   , 2020 

Read a second time this          day of   , 2020 

Considered at a Public Hearing this         day of   , 2020 

Read a third time this          day of   , 2020  

Adopted this            day of   , 2020 

  

 

 ___________________________________ 

      Mayor 

 

 

 ___________________________________ 

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

7.63 CD-63 COMPREHENSIVE DEVELOPMENT ZONE 
 
INTENT 
The intent of this zone is to accommodate the development of multi-unit residential buildings on 
two adjacent sites of approximately 2,850 square metres (Site 1) and 1,465 square metres (Site 2), 
with the provision of affordable housing and a housing agreement bylaw in accordance with 
section 482 of the Local Government Act, or alternately to permit the development of one-unit 
residential uses on six lots.  
 
1. Permitted Uses: 

(1) multi-unit residential use 
(2) accessory home occupation use in accordance with the provisions of section 5.3 and 

that does not involve clients directly accessing the principal building 
(3) a one-unit residential use in conjunction with not more than one (1) of the following 

accessory uses: 
a)  an accessory child care centre in accordance with the provisions of Section 5.1. 
b)  an accessory boarding use in accordance with the provisions of Section 5.4. 
c)  an accessory registered secondary suite in accordance with the provisions of 
     Section 5.5. 
d)  an accessory bed & breakfast use in accordance with the provisions of Section 
     5.7. 
e)  an accessary vacation rental in accordance with the provisions of Section 5.8. 

 
2. Lot Coverage: 

(a) For one-unit residential uses, lot coverage shall not exceed 40% 
(b) For multi-unit residential uses, lot coverage shall not exceed 52% (Site 1) and 54% 

(Site 2) 
 

3. Maximum Base Density:  
The following base density regulation applies generally for the zone: 
 
Maximum residential gross floor area shall not exceed 0.5 times the lot area, and one (1) 
one-unit residential unit and one (1) accessory registered secondary suite per lot. 

 
4.  Maximum Increased Density: 
 

Despite section 7.63.3, the reference to the maximum residential gross floor area of “0.5 
times the lot area” is increased to a higher density of a maximum of 7,117 m2 (76,606 ft2) 
of gross floor area and 74 apartment dwelling units for Site 1, and a maximum of 2,045 
m2 (22,012 square ft2) and 14 dwelling units for Site 2; where and a housing agreement has 
been entered into and filed with the Land Title Office on the subject real property to secure 
twenty-five (25) dwelling units in Site 1 as rental tenure for the life of the building, owned 
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or managed by a non-profit group and designed to be affordable for low and moderate 
income households.  

 
5. Building Height: 

(a) The principal buildings for one-unit residential uses shall not exceed a height of 7.7 
metres, and ancillary buildings and structures for one-unit residential uses shall not 
exceed a height of 5.0 metres. 

(b) The principal buildings for multi-unit residential uses on Site 1, inclusive of elevator 
shafts, stair housing, and all mechanical equipment, shall not exceed a height of 111.0 
metres geodetic 

(c) The principal buildings for multi-unit residential uses on Site 2, inclusive of elevator 
shafts, stair housing, and all mechanical equipment, shall not exceed a height of 105.1 
metres geodetic  

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

 
6. Siting Requirements: 

(a) Minimum setbacks for one-unit residential uses shall be in accordance with the 
minimum setbacks in the RS-1 zone 
 

(b) Minimum setbacks for multi-unit residential uses are as follows: 
(i) Setback from north lot line    = 1.0 metres 
(ii) Setback from south lot line    = 2.1 metres  
(iii) Setback from west lot line    = 2.0 metres 
(iv) Setback from east lot line    = 2.0 metres 
(v)   Ancillary structures may be located on the subject property in accordance with 

the Plans prepared by Urban Arts Architecture dated January 24, 2020 that 
are attached hereto and on file at the City of White Rock, with the exception 
that no ancillary buildings or structures are permitted within a 1.0 metre 
distance from a lot line 

 
7. Parking: 

Accessory off-street parking for one-unit residential uses shall be provided in accordance 
with the provisions of Section 4.14. 
Parking for multi-unit residential uses shall be provided in accordance with Sections 4.14 
and 4.17, with the minimum number of spaces required as follows: 
(a) A minimum of eighty-nine (89) spaces shall be provided for the multi-unit residential 

use 
(b) A minimum of twenty-two (22) spaces shall be provided for visitors and marked as 

“visitor” 
(c) A minimum of five (5) of the required one hundred and thirty nine (139) spaces shall 

be provided as accessible parking spaces and shall be clearly marked, and shall have 
a minimum length of 5.5 metres. Of the five accessible parking spaces, one space 
shall be provided as a van-accessible loading space with a minimum width of 2.8 
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metres, and the other four spaces shall have a minimum width of 2.5 metres, provided 
that the four parking spaces have a shared or non-shared access aisle with a minimum 
width of 1.5 metres. 

(d) The minimum height clearance at the accessible parking spaces and along the vehicle 
access and egress routes from the accessible parking spaces must be at least 2.3 
metres to accommodate over-height vehicles equipped with a wheelchair lift or ramp. 
 

8. Bicycle Parking: 
Bicycle parking shall be provided in accordance with Section 4.16, with the minimum 
number of spaces required as follows: 
(a) A minimum of 90 Class I spaces shall be provided 
(b) A minimum of 10 Class II spaces shall be provided  

 
9. Loading: 

(a) One loading space shall be provided for a multi-unit residential use in accordance 
with Section 4.15 

 
10. General: 

Development in this zone that includes the additional (bonus) density referred to in Section 
4 shall substantially conform to the Plans prepared by Urban Arts Architecture dated 
January 24, 2020 that are attached hereto and on file at the City of White Rock 
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SITE 1 

SITE 2 
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Draft Zoning Amendment Bylaw, Housing Agreement Bylaw, and Major Development Permit for ‘Beachway’ 
Application – 15654/64/74 North Bluff Road / 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-002) 
Page No. 11 
 

APPENDIX C 

Draft White Rock Housing Agreement Bylaw (15654/64/75 North Bluff Road / 1570/80 Maple 
Street and 1593 Lee Street) Bylaw, 2020, No. 2352 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK 

BYLAW NO. 2352 
 

A bylaw to enter into a housing agreement 
Under section 483 of the local government act, cited as  

White Rock Housing Agreement (15654/64/75 North Bluff Road / 1570/80 Maple Street and 
1593 Lee Street) Bylaw No. 2352, 2020 

__________________________________________________ 
 

GIVEN THAT: 

A. The owner of the lands legally described as: 
Lot 1 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-265 
(15654 North Bluff Road)  
 
Lot 2 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-273 
(15664 North Bluff Road)  
 
Lot 3 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-290 
(15674 North Bluff Road)  
 
Lot 4 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-303 
(1593 Lee Street)  
 
Lot 6 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-320 
(1580 Maple Street)  
 
Lot 7 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-338 
(1570 Maple Street)  
 
(the “Lands”) 

wishes to develop secured affordable rental units on the Lands. 
 

B. The City wishes to enter into a housing agreement in order to secure the use of the 
Lands for secured affordable rental units. 
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The CITY COUNCIL of the Corporation of the City of White Rock, in open meeting 
assembled, ENACTS as follows: 

 
1. This Bylaw may be cited for all purposes as “White Rock Housing Agreement 

(15654/64/75 North Bluff Road / 1570/80 Maple Street and 1593 Lee Street) Bylaw 
No. 2352, 2020”. 

 
2. Council hereby authorizes the City to enter into the Local Government Act section 

483 housing agreement attached to this Bylaw as Schedule A (the “Housing 
Agreement”). 

 
3. The Mayor and the City Clerk of the City are authorized to execute the Housing 

Agreement and the City Clerk is authorized to sign and file in the Land Title Office a 
notice of the Housing Agreement, as required by the Local Government Act. 

 
 

RECEIVED FIRST READING on the  day of 

RECEIVED SECOND READING on the  day of 

RECEIVED THIRD READING on the  day of 

RECONSIDERED AND FINALLY ADOPTED on the  day of 

 
 
 
 
___________________________________ 

MAYOR 

 

 

I, HEREBY CERTIFY that this is a true copy of “White Rock Housing Agreement 
(15654/64/75 North Bluff Road / 1570/80 Maple Street and 1593 Lee Street) Bylaw No. 2352, 
2020” 
 
 
 
 
___________________________________ 

DIRECTOR OF CORPORATE ADMINISTRATION 
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SCHEDULE 1 

Housing Agreement 
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PART 2 – TERMS OF INSTRUMENT 
 

HOUSING AGREEMENT AND COVENANT 
(Section 483 Local Government Act and Section 219 Land Title Act) 

 
THIS AGREEMENT made the ________ day of ___________, 2020, 

BETWEEN:  

 

AARON MATTHEW PAULIUK,  
residing at 15654 North Bluff Road, White Rock, B.C. V4B 3G4  
 
and  
 
JUNE AMELIA DORA PAULIUK, 
residing at 1561 Cory Street, White Rock, B.C. V4B 3J1 
 
As to PID Number 009-452-265, 009-452-273, and 009-452-303;  

AARON MATTHEW PAULIUK, residing at 15654 North Bluff Road, 
White Rock, B.C. V4B 3G4  
 
As to PID Number 009-452-290; 

 
GEORGE GUSTAV LOECK, residing at 1580 Maple Street, 
White Rock, B.C. V4B 4N5 
 
As to PID Number 009-452-320; and 

BALBIR SINGH JHUTTY AND MANJINDER KAUR 
JHUTTY, residing at 15792 108 Avenue, Surrey, B.C. V4N 
4N1 

As to PID Number 009-452-338 

 

(the “Owner”) 

OF THE FIRST PART 

AND: 

THE CORPORATION OF THE CITY OF WHITE ROCK, 
a municipal corporation under the Community Charter of the 
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Province of British Columbia, and having its City Offices at 
15332 Buena Vista Avenue, White Rock, BC V4B 1Y6 

(the “City”) 

OF THE SECOND PART 

WHEREAS: 
 
A. Section 483 of the Local Government Act permits the City to enter into and note on 

title to lands, housing agreements which may include, without limitation, conditions in 
respect to the form of tenure of housing units, availability of housing units to classes of 
persons, administration of housing units, and rent that may be charged for housing 
units; 

B. Section 219 of the Land Title Act permits the registration of a covenant of a positive or 
a negative nature in favour of the City in respect of the use of land and construction on 
land; 

C. The Owner is the owner of the Lands (as hereinafter defined); and 
D. The Owner and the City wish to enter into this Agreement (as hereinafter defined) to 

provide long-term rental housing on the terms and conditions set out in this Agreement, 
 
In consideration of $1.00 and other good and valuable consideration (the receipt and 
sufficiency of which is acknowledged by both parties), and in consideration of the promises 
exchanged below, the Owner and the City covenant and agree pursuant to section 483 of the 
Local Government Act and section 219 of the Land Title Act as follows: 
 

ARTICLE 1 DEFINITIONS AND INTERPRETATION 
 
1.1 Definitions – In this Agreement, the following words have the following meanings: 
 
(a) “Agreement” means this agreement together with all Land Title Office forms, 

schedules, appendices, attachments and priority agreements attached hereto; 
(b) “Affordable housing unit” means a Dwelling Unit that satisfies the definition of 

Affordable (housing) as provided by BC Housing; 
(c) “CPI” means the All-Items Consumer Price Index for Vancouver, B.C. published from 

time to time by Statistics Canada, or its successor in function; 
(d) “Daily Amount” means $100.00 per day as of January 1, 2021 adjusted annually 

thereafter by adding thereto an amount calculated by multiplying $100.00 by the 
percentage change in the CPI since January 1, 2021, to January 1 of the year that a 
written notice is delivered to the Owner by the City pursuant to section 5.1 of this 
Agreement. In the absence of obvious error or mistake, any calculation by the City of 
the Daily Amount in any particular year shall be final and conclusive; 

(e) “Dwelling Unit” means a residential dwelling unit or units located or to be located on 
the Lands, and includes single family detached dwellings, duplexes, townhouses, 
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auxiliary residential dwelling units, apartments and condominiums and includes, where 
the context permits, a Secured Affordable Rental Unit; 

(f) “Eligible Tenant” means a person or persons whose Household has a combined gross 
annual income that is equal to or less than the Income Threshold; 

  
(g) “Excess Charges” means any amount of rent charged in respect of a tenancy of an 

Secured Affordable Rental Unit that is in excess of Permitted Rent, plus any fees or 
charges of any nature whatsoever that are charged in respect of the tenancy of an Secured 
Affordable Rental Unit that are not Permitted Tenant Charges, and includes all such 
amounts charged in respect of any tenancy since the commencement date of the Tenancy 
Agreement in question, irrespective of when the City renders an invoice in respect of 
Excess Charges; 

 
(h)  “Income Threshold” means the Moderate Income Limits within the City as defined by 

and based on data published by BC Housing, or if such data is not currently published, 
by the Province of British Columbia, or if such data is not currently published, by the 
CMHC, from time to time; 

 
(i) “Interpretation Act” means the Interpretation Act, R.S.B.C. 1996, Chapter 238, 

together with all amendments thereto and replacements thereof; 
(j) “Lands” means the following lands and premises situate in the City of White Rock and 

any part, including a building or a portion of a building, into which said land is 
Subdivided: 

Lot 1 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-265 
(15654 North Bluff Road)  
 
Lot 2 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-273 
(15664 North Bluff Road)  
 
Lot 3 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-290 
(15674 North Bluff Road)  
 
Lot 4 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-303 
(1593 Lee Street)  
 
Lot 6 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-320 
(1580 Maple Street)  
 
Lot 7 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-338 
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(1570 Maple Street)  
 

 (k) “Land Title Act” means the Land Title Act, R.S.B.C. 1996, Chapter 250, together with 
all amendments thereto and replacements thereof; 

(l) “Local Government Act” means the Local Government Act, R.S.B.C. 2015, Chapter 1, 
together with all amendments thereto and replacements thereof; 

(m) “LTO” means the New Westminster Land Title Office or its successor; 
(n) “Owner” means the party described on page 1 of this Agreement as the Owner and any 

subsequent owner of the Lands or of any part into which the Lands are Subdivided, and 
includes any person who is a registered owner in fee simple of a Secured Affordable 
Rental Unit from time to time; 

(o) “Real Estate Development Marketing Act” means the Real Estate Development 
Marketing Act, S.B.C. 2004, Chapter 41, together with all amendments thereto and 
replacements thereof; 

(p) “Permitted Rent” means the maximum rent set out in Schedule B of this Agreement in 
respect of the number of bedrooms of the Dwelling Unit in question, provided that the 
amounts set out in Schedule B of this Agreement may be increased once per year in 
accordance with any positive change in CPI between January 1, 2020 and the month in 
which the rent is being increased, and may be further increased with the prior written 
consent of the City to cover unexpected increases in operating, maintenance and 
servicing costs. 

(q) “Permitted Tenant Charges” means typical monthly insurance premiums for tenant's 
household contents and third party liability insurance plus an amount equal to the 
average monthly charge for electricity supplied to all Dwelling Units on the lands by 
the B.C. Hydro and Power Authority based on electricity consumption over the 
previous twelve months only, and excludes without limitation any other amounts 
charged by the Owner from time to time in respect of any parking, laundry, services or 
programs provided by or on behalf of the Owner and any other permitted charges as set 
out in section 3.1(c) whether or not such amounts are charged on a monthly or other 
basis to the Tenants; 

(r) “Residential Tenancy Act” means the Residential Tenancy Act, S.B.C. 2002, Chapter 
78, together with all amendments thereto and replacements thereof; 

(s) “Secured Affordable Rental Unit” means a Dwelling Unit or Dwelling Units 
designated as such in accordance with a building permit and/or development permit 
issued by the City and/or, if applicable, in accordance with any rezoning consideration 
applicable to the development on the Lands and includes, without limiting the 
generality of the foregoing, the Dwelling Unit or Dwelling Units charged by this 
Agreement; 

(t) “Strata Property Act” means the Strata Property Act, S.B.C. 1998, Chapter 43, 
together with all amendments thereto and replacements thereof; 

(u) “Subdivide” means to divide, apportion, consolidate or subdivide the Lands or any 
building on the Lands, or the ownership or right to possession or occupation of the 
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Lands or any building on the Lands, into two or more lots, strata lots, parcels, parts, 
portions or shares, whether by plan, descriptive words or otherwise, under the Land 
Title Act, the Strata Property Act, or otherwise, and includes the creation, conversion, 
organization or development of “cooperative interests” or a “shared interest in land” as 
defined in the Real Estate Development Marketing Act; 

(v) “Tenancy Agreement” means a tenancy agreement, lease, license or other agreement 
granting rights to occupy a Secured Affordable Rental Unit; and 

(x) “Tenant” means an occupant of a Secured Affordable Rental Unit by way of a Tenancy 
Agreement. 

 
1.2 Interpretation – In this Agreement: 
 

(a) wherever the singular or masculine is used herein, the same shall be construed as 
meaning the plural, feminine or body corporate or politic, where the contents or 
parties so require. 

(b) article and section headings have been inserted for ease of reference only and are 
not to be used in interpreting this Agreement; 

(c) if a word or expression is defined in this Agreement, other parts of speech and 
grammatical forms of the same word or expression have corresponding meanings; 

(d) reference to any enactment includes any regulations, orders or directives made 
under the authority of that enactment; 

(e) reference to any enactment is a reference to that enactment as consolidated, revised, 
amended, re-enacted or replaced, unless otherwise expressly provided; 

(f) the provisions of section 25 of the Interpretation Act with respect to the calculation 
of time apply; 

(g) time is of the essence; 
(h) all provisions are to be interpreted as always speaking; 
(i) reference to a “party” is a reference to a party to this Agreement and to that party’s 

respective successors, assigns, trustees, administrators and receivers. Wherever the 
context so requires, reference to a “party” also includes a Tenant, agent, officer and 
invitee of the party; 

(j) reference to a “day”, “month”, or “year” is a reference to a calendar day, calendar 
month, calendar or calendar year, as the case may be, unless otherwise expressly 
provided; and 

(k) where the word “including” is followed by a list, the contents of the list are not 
intended to circumscribe the generality of the expression preceding the word 
“including”. 

 
ARTICLE 2 USE AND CONSTRUCTION OF LANDS AND  

SECURED AFFORDABLE RENTAL UNITS 
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2.1 Use and Construction of Lands – The Owner covenants and agrees that: 
 

(a) the Lands will not be developed and no building or structure will be constructed or 
used on the Lands unless as part of the development, construction, or use of any 
such building or structure, the Owner also designs and constructs to completion, in 
accordance with a building permit issued by the City, any development permit 
issued by the City and, if applicable, any rezoning consideration applicable to the 
development on the Lands, at least twenty-five (25) Secured Affordable Rental 
Units; and 

(b) notwithstanding that the Owner may be otherwise entitled, the Owner shall not 
occupy or permit to be occupied any Dwelling Unit (excluding the Secured 
Affordable Rental Units) on the Lands unless the Owner has: 
(i) constructed the Secured Affordable Rental Units in accordance with this 

Agreement; and 
(ii) all of the Secured Affordable Rental Units are ready for occupancy in 

accordance with all applicable laws, regulations and bylaws. 
 
2.2 Use of Secured Affordable Rental Units – The Owner agrees that each Secured 

Affordable Rental Unit may only be used as a permanent residence occupied by a 
Eligible Tenant, and may not be occupied by the Owner or the Owner’s family 
members. Notwithstanding the preceding, one (1) of the Secured Affordable Rental 
Units may be used for a caretaker unit, to be occupied by an employee of the person 
responsible for the management of the Secured Affordable Rental Units, as described 
in section 6.3 herein. 

 
2.3 Operation of Secured Affordable Rental Units – The Owner agrees to operate the 

Secured Affordable Rental Units only as Affordable Rental Units subject to the 
Residential Tenancy Act. 

 
2.4 Short-term Rentals Prohibited – The Owner agrees that no Secured Affordable 

Rental Unit may be rented to any person for a term of less than one (1) year. 
 
2.5 Requirement for Statutory Declaration – Within thirty (30) days after receiving 

notice from the City, the Owner must, in respect of each Secured Affordable Rental 
Unit, provide to the City a statutory declaration, substantially in the form (with, in the 
City’s discretion, such further amendments or additions as deemed necessary) attached 
as Schedule A, sworn by the Owner, containing all of the information required to 
complete the statutory declaration. The City may request such statutory declaration in 
respect to each Secured Affordable Rental Unit no more than once in any calendar 
year; provided, however, notwithstanding that the Owner may have already provided 
such statutory declaration in the particular calendar year, the City may request and the 
Owner shall provide to the City such further statutory declarations as requested by the 
City in respect to a Secured Affordable Rental Unit if, in the City’s absolute 
determination, the City believes that the Owner is in breach of any of its obligations 
under this Agreement. 
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2.6 No Subdivision to Allow Separate Sale – The Owner must not without the prior 

approval of the City Council Stratify or Subdivide a Secured Affordable Rental Unit in 
a building on the Land or transfer the title to a Secured Affordable Rental Unit to a 
person unless all Secured Affordable Rental Units in the building are transferred to the 
same person in accordance with section 3.3. Without limitation, the Owner 
acknowledges that the City will not support applications for Stratification or 
Subdivision of any buildings on the Lands in any manner that would allow the Secured 
Affordable Rental Units to be sold independently of each other. 

 
2.7 City Authorized to Make Inquiries – The Owner hereby irrevocably authorizes the 

City to make such inquiries as it considers necessary in order to confirm that the Owner 
is complying with this Agreement. 

 
2.8 Expiry of Housing Agreement – Upon expiry, the Owner may provide to the City a 

discharge of this Agreement, which the City shall execute and return to the Owner for 
filing in the Land Title Office. 

 
ARTICLE 3 DISPOSITION AND ACQUISITION OF SECURED AFFORDABLE 

RENTAL UNITS 
 
3.1 Occupancy of Secured Affordable Rental Units – The Owner must not rent, lease, 

license or otherwise permit occupancy of any Secured Affordable Rental Unit except in 
accordance with the following additional conditions: 

 
(a) the Secured Affordable Rental Unit will be used or occupied only pursuant to a 

Tenancy Agreement; 
(b) the monthly rent payable by a Tenant for the right to occupy an Affordable 

Rental Unit must not exceed the Permitted Rent in respect of the number of 
bedrooms of the Affordable Rental Unit; 

(c) the Owner will not require the Tenant or any permitted occupant to pay any 
extra charges or fees for use of any resident parking, facilities or amenities, or 
for sanitary sewer, storm sewer, water, other utilities, or property or similar tax; 

(d) the Owner will attach a copy of this Agreement to every Tenancy Agreement; 
(e) the Owner will include in the Tenancy Agreement a clause requiring the Tenant 

and each permitted occupant of the Secured Affordable Rental Unit to comply 
with this Agreement; 

(f) the Owner will include in the Tenancy Agreement a clause entitling the Owner 
to terminate the Tenancy Agreement if: 
(i) a Secured Affordable Rental Unit is occupied by a person or persons 

other than the Tenant; 
(ii) the annual income of an Eligible Tenant rises above the applicable 

maximum amount specific in section 1.1(h) of this Agreement; 
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(iii) the Secured Affordable Rental Unit is occupied by more than the 
number of people the City’s building inspector determines can reside in 
the Secured Affordable Rental Unit given the number and size of 
bedrooms in the Secured Affordable Rental Unit and in light of any 
relevant standards set by the City in any bylaws of the City; 

(iv) the Secured Affordable Rental Unit remains vacant for three (3) 
consecutive months or longer, notwithstanding the timely payment of 
rent; 

(v) the Tenant fails to pay rent when due in accordance with the Tenancy 
Agreement and the Residential Tenancy Act; and/or 

(vi) the Landlord is entitled, for any reason, to terminate the Tenancy 
Agreement in accordance with the Tenancy Agreement and the 
Residential Tenancy Act, 

and in the case of each breach, the Owner hereby agrees with the City to 
forthwith provide to the Tenant a notice of termination. The notice of 
termination shall provide that the termination of the tenancy shall be effective 
thirty (30) days following the date of the notice of termination; 

(g) the Tenancy Agreement will identify all occupants of the Secured Affordable 
Rental Unit and will stipulate that anyone not identified in the Tenancy 
Agreement will be prohibited from residing at the Secured Affordable Rental 
Unit for more than thirty (30) consecutive days or more than forty-five (45) 
days total in any calendar year; and 

(h) the Owner will forthwith deliver a certified true copy of the Tenancy 
Agreement to the City upon demand subject to the Residential Tenancy Act. 

 
3.2 Tenant to Vacate Rental Unit Upon Termination – If the Owner has terminated the 

Tenancy Agreement, then the Owner shall use best efforts to cause the Tenant and all 
other persons that may be in occupation of the Secured Affordable Rental Unit to 
vacate the Secured Affordable Rental Unit on or before the effective date of 
termination subject to the Residential Tenancy Act. 

 
3.3 No Separate Sale – The Owner covenants with the City that the Owner will not sell or 

transfer, or agree to sell or transfer, any interest in any building on the Lands (or if the 
building has been stratified, any strata lot) containing a Secured Affordable Rental Unit 
on the Lands other than a full interest in the title to all Secured Affordable Rental 
Units, and to a person that will continue to ensure that all Secured Affordable Rental 
Units are available for rental in accordance with this Agreement. 

 
3.4 Rental Tenure – Rental tenure will be guaranteed for the designated Secured 

Affordable Rental Units for the life of the building. 
 

ARTICLE 4 DEMOLITION OF SECURED AFFORDABLE RENTAL UNIT 
 
4.1 Demolition – The Owner will not demolish a Secured Affordable Rental Unit unless: 
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(a) the Owner has obtained the written opinion of a professional engineer or 

architect who is at arm’s length to the Owner that it is no longer reasonable or 
practical to repair or replace any structural component of the Secured 
Affordable Rental Unit, and the Owner has delivered to the City a copy of the 
engineer’s or architect’s report; or 

(b) the Secured Affordable Rental Unit is damaged or destroyed, to the extent of 
40% or more of its value above its foundations, as determined by the City, in its 
sole discretion, 

and, in each case, a demolition permit for the Secured Affordable Rental Unit has been 
issued by the City and the Secured Affordable Rental Unit has been demolished under 
that permit. 
Following demolition, the Owner will use and occupy any replacement Dwelling Unit 
in compliance with this Agreement to the same extent and in the same manner as this 
Agreement applies to the original Dwelling Unit, and the Dwelling Unit must be 
approved by the City as a Secured Affordable Rental Unit in accordance with this 
Agreement. 

 
ARTICLE 5 DEFAULT AND REMEDIES 

 
5.1 Payment of Excess Charges – The Owner agrees that, in addition to any other 

remedies available to the City under this Agreement or at law or in equity, if a Secured 
Affordable Rental Unit is used or occupied in breach of this Agreement, if an 
Affordable Rental Unit is rented at a rate in excess of the Permitted Rent or the Owner 
imposes in respect of any tenancy of a Secured Affordable Rental Unit any fee or 
charge of whatsoever nature other than Permitted Tenant Charges, the Owner will pay 
the Excess Charges to the City. The Excess Charges are due and payable five (5) 
business days following receipt by the Owner of an invoice from the City for the same. 

 
5.2  Payment of Daily Amount – The Owner agrees that, in addition to any other remedies 

available to the City under this Agreement or at law or in equity, if a Secured 
Affordable Rental Unit is used or occupied in breach of this Agreement, or the Owner 
is otherwise in breach of any of its obligations under this Agreement, the Owner will 
pay the Daily Amount to the City for every day that the breach continues after forty-
five (45) days’ written notice from the City to the Owner stating the particulars of the 
breach. The Daily Amount is due and payable five (5) business days following receipt 
by the Owner of an invoice from the City for the same. 

 
5.3 Rent Charge – The Owner hereby grants to the City a perpetual rent charge against the 

Lands securing payment by the Owner to the City of any amount payable by the Owner 
pursuant to section 5.2 of this Agreement. The Owner agrees that the City, at its option, 
may enforce payment of such outstanding amount in a court of competent jurisdiction 
as a contract debt, by an action for and order for sale, by proceedings for the 
appointment of a receiver, or in any other method available to the City at law or in 
equity. This rent charge is created both under section 205(2)(b) of the Land Title Act as 
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an integral part of the statutory covenant created by this Agreement and as a fee simple 
rent charge at common law. Enforcement of this rent charge by the City does not limit, 
or prevent the City from enforcing, any other remedy or right the City may have again 
the Owner. 

 
ARTICLE 6 MISCELLANEOUS 

 
6.1 Housing Agreement – The Owner acknowledges and agrees that: 
 

(a) this Agreement includes a housing agreement entered into under section 483 of 
the Local Government Act and a covenant under section 219 of the Land Title 
Act; 

(b) the Owner will, at its sole cost, and register, this Agreement in the LTO 
pursuant to section 483 of the Local Government Act against the title to the 
Lands. 

 
6.2 Modification – this Agreement may be modified or amended from time to time, by 

consent of the Owner and a bylaw duly passed by the Council of the City and thereafter 
if it is signed by the City and the Owner. 

 
6.3 Management – The Owner covenants and agrees that it will furnish good and efficient 

management of the Secured Affordable Rental Units on a non-profit basis, that all 
Secured Affordable Rental Units will be managed by the same manager and that the 
Owner will permit representatives of the City to inspect the Secured Affordable Rental 
Units at any reasonable time, subject to the notice provisions in the Residential 
Tenancy Act. The Owner further covenants and agrees that it will maintain the Secured 
Affordable Rental Units in a good state of repair and fit for habitation and will comply 
with all laws, including health and safety standards applicable to the Lands. 
Notwithstanding the foregoing, the Owner acknowledges and agrees that the City, 
acting reasonably, may require the Owner, at the Owner’s expense, to hire a person or 
company with the skill and expertise to manage the Secured Affordable Rental Units. 

 
6.4 Indemnity – The Owner will indemnify and save harmless the City and each of its 

elected officials, officers, directors, and agents, and their heirs, executors, 
administrators, personal representatives, successors and assigns, from and against all 
claims, demands, actions, loss, damage, costs and liabilities, which all or any of them 
will or may be liable for or suffer or incur or be put to by reason of or arising out of: 

 
(a) any negligent act or omission of the Owner, or its officers, directors, agents, 

contractors or other persons for whom at law the Owner is responsible relating 
to this Agreement; 

(b) the construction, maintenance, repair, ownership, lease, license, operation, 
management or financing of the Lands or any Secured Affordable Rental Unit 
or the enforcement of any Tenancy Agreement; or 

(c) without limitation, any legal or equitable wrong on the part of the Owner or any 
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breach of this Agreement by the Owner. 
 
6.5 Release – The Owner hereby releases and forever discharges the City and each of its 

elected officials, officers, directors, and agents, and its and their heirs, executors, 
administrators, personal representatives, successors and assigns, from and against all 
claims, demands, damages, actions, or causes of action by reason of or arising out of or 
which would or could not occur but for the: 

 
(a) construction, maintenance, repair, ownership, lease, license, operation or 

management of the Lands or any Secured Affordable Rental Unit under this 
Agreement; or 

(b) the exercise by the City of any of its rights under this Agreement. 
 
6.6 Survival – The indemnity and release set out in this Agreement will survive 

termination or discharge of this Agreement. 
 
6.7 Priority – The Owner will do everything necessary, at the Owner’s expense, to ensure 

that this Agreement will be noted and registered against title to the Lands in priority to 
all financial charges and financial encumbrances which may have been registered or 
are pending registration against title to the Lands save and except those specifically 
approved in advance in writing by the City or in favour of the City, and that a notice 
under section 483(5) of the Local Government Act will be filed on the title to the 
Lands. 

 
6.8 City’s Powers Unaffected – This Agreement does not: 
 

(a) affect, fetter or limit the discretion, rights, duties or powers of the City under 
any enactment or at common law, including in relation to the use or subdivision 
of the Lands; 

(b) impose on the City any legal duty or obligation, including any duty of care or 
contractual or other legal duty or obligation, to enforce this Agreement; 

(c) affect or limit any enactment relating to the use or subdivision of the Lands; or 
(d) relieve the Owner from complying with any enactment, including in relation to 

the use or subdivision of the Lands. 
 
6.9 Agreement for Benefit of City Only – The Owner and the City agree that: 
 

(a) this Agreement is entered into only for the benefit of the City; 
(b) this Agreement is not intended to protect the interests of the Owner, any 

Tenant, or any future owner, lessee, occupier or user of the Lands or the 
building or any portion thereof, including any Secured Affordable Rental Unit; 
and 

(c) the City may at any time execute a release and discharge of this Agreement, 
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without liability to anyone for doing so, and without obtaining the consent of 
the Owner. 

 
6.10 No Public Law Duty – Where the City is required or permitted by this Agreement to 

form an opinion, exercise a discretion, express satisfaction, make a determination or 
give its consent, the Owner agrees that the City is under no public law duty of fairness 
or natural justice in that regard and agrees that the City may do any of those things in 
the same manner as if it were a private party and not a public body. 

 
6.11 Notice – Any notice required to be served or given to a party herein pursuant to this 

Agreement will be sufficiently served or given if delivered, to the postal address of the 
Owner set out in the records at the LTO, and in the case of the City addressed to: 

City of White Rock 
15322 Buena Vista Avenue 
White Rock, BC V4B 1Y6  
Attention: City Clerk 

or to the most recent postal address provided in a written notice given by each of the 
parties to the other. Any notice which is delivered is to be considered to have been 
given on the first day after it is dispatched for delivery. 

 
6.12 Enuring Effect – This Agreement will extend to and be binding upon and enure to the 

benefit of the parties hereto and their respective successors and permitted assigns. 
 
6.13 Severability – If any provision of this Agreement is found to be invalid or 

unenforceable, such provision or any part thereof will be severed from this Agreement 
and the resultant remainder of this Agreement will remain in full force and effect. 

 
6.14 Waiver – All remedies of the City will be cumulative and may be exercised by the 

City in any order or concurrently in case of any breach and each remedy may be 
exercised any number of times with respect to each breach. Waiver of or delay in the 
City exercising any or all remedies will not prevent the later exercise of any remedy for 
the same breach or any similar or different breach. 

 
6.15 Whole Agreement – This Agreement, and any documents signed by the Owner 

contemplated by this Agreement, represent the whole agreement between the City and 
the Owner respecting the use and occupation of the Secured Affordable Rental Unit, 
and there are no warranties, representations, conditions or collateral agreements made 
by the City except as set forth in or contemplated by this Agreement. 

 
6.16 Further Assurance – Upon request by the City the Owner will forthwith do such acts 

and execute such documents as may be reasonably necessary in the opinion of the City 
to give effect to this Agreement. 

 
6.17 Agreement Runs with Lands – This Agreement burdens and runs with the Lands and 

every parcel into which it is Subdivided in perpetuity. All of the covenants and 
agreements contained in this Agreement are made by the Owner for itself, its personal 
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administrators, successors and assigns, and all persons who after the date of this 
Agreement acquire an interest in the Lands. 

 
6.18 Equitable Remedies – The Owner acknowledges and agrees that damages would be 

an inadequate remedy for the City for any breach of this Agreement and that the public 
interest strongly favours specific performance, injunctive relief (mandatory or 
otherwise), or other equitable relief, as the only adequate remedy for a default under 
this Agreement. 

 
6.19 No Joint Venture – Nothing in this Agreement will constitute the Owner as the agent, 

joint venturer, or partner of the City or give the Owner any authority to bind the City in 
any way. 

 
6.20 Applicable Law – The laws of British Columbia (including, without limitation, the 

Residential Tenancy Act) will apply to this Agreement and all statutes referred to 
herein are enactments of the Province of British Columbia. 

 
6.21 Deed and Contract – By executing and delivering this Agreement the Owner intends 

to create both a contract and a deed executed and delivered under seal. 
 
6.22 Joint and Several – If the Owner is comprised of more than one person, firm or body 

corporate, then the covenants, agreements and obligations of the Owner shall be joint 
and several. 

 
6.23 Limitation on Owner’s Obligations – The Owner is only liable for breaches of this 

Agreement that occur while the Owner is the registered owner of the Lands provided 
however that notwithstanding that the Owner is no longer the registered owner of the 
Lands, the Owner will remain liable for breaches of this Agreement that occurred while 
the Owner was the registered owner of the Lands. 

 
 
IN WITNESS WHEREOF the parties hereto have executed this Agreement on the Land Title 
Act Form C and D which is attached to and forms part of this Agreement. 
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Schedule A 

STATUTORY DECLARATION 
 
 
 
CANADA ) IN THE MATTER OF A HOUSING 
 ) AGREEMENT WITH THE 
 ) CORPORATION OF THE 
 ) CITY OF WHITE ROCK 
PROVINCE OF BRITISH COLUMBIA )  
 ) (“Housing Agreement”) 

 
 
TO WIT: 
 
 
I, _________________________________ of ________________________________, British 

Columbia, do solemnly declare that:  

 

1. I am the owner or authorized signatory of the owner of _________________________ 
(the “Secured Affordable Rental Unit”), and make this declaration to the best of my 
personal knowledge. 

2. This declaration is made pursuant to the Housing Agreement in respect of the Secured 
Affordable Rental Unit.  

3. For the period from _________________________ to _________________________ 
the Secured Affordable Rental Unit was occupied only by the tenant(s) whose names 
and current addresses and whose current addresses appear below: 

 
[Names, addresses, telephone number of Tenant(s)] 

 
4. I acknowledge and agree to comply with the Owner’s obligations under the Housing 

Agreement, and other charges in favour of the City noted or registered in the Land Title 
Office against the land on which the Secured Affordable Rental Unit is situated and 
confirm that the Owner has complied with the Owner’s obligations under the Housing 
Agreement. 

5. I make this solemn declaration, conscientiously believing it to be true and knowing that 
it is of the same force and effect as if made under oath and pursuant to the Canada 
Evidence Act.  
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DECLARED BEFORE ME at the City of )  

________________, in the Province of British Columbia. )  

this ______ day of _________________, 2020 )  

 )  

 )  

 
A Commissioner for Taking Affidavits in the Province of 
British Columbia 

)  
Declarant 
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Schedule B 

 

PERMITTED RENT 
 
 
 

Unit Type One-Bedroom Two-Bedroom 

Base Rent $1,400 $2,000 
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Draft Zoning Amendment Bylaw, Housing Agreement Bylaw, and Major Development Permit for ‘Beachway’ 
Application – 15654/64/74 North Bluff Road / 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-002) 
Page No. 12 
 

APPENDIX D 

ADP Minutes dated April 23, 2019 
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PRESENT:   P. Rust, Chairperson  

K. Hammersley, Vice Chairperson 

K. Park (arrived 4:15pm) 

   N. Waissbluth 

 

ABSENT:  F. Gharaei  

P. Byer 

     

NON-VOTING  

MEMBERS:      S. Greysen, BIA Representative 

 

GUESTS:  A. Kulla, Arborist / Landscape Designer 

P. Dhaliwal, Architect 

J. Saluja, Agent 

K. Saluja, Agent 

 

S. Craig, Architect 

J. Edmonds, Architect 

D. Tyacke, Landscape Architect 

R. Gurm, Agent 

 

   One member of the public attended. 

 

STAFF:   C. Isaak, Manager of Planning 

       

_____________________________________________________________________________________ 

1.  CALL TO ORDER 

 The Chairperson called the meeting to order at 4:15 pm.  

 

It was noted that prior to quorum being achieved at 4:15 pm, the panel members had introduced 

themselves, the Manager of Planning provided an overview of the procedures and options for the 

panel to make a resolution regarding an application, and the applicants for item 4.1 had provided 

a presentation of their project to the members of the panel present. 

 

The applicant’s discussion of the proposal, prior to the meeting being called to order, included the 

following commentary from the architect (S. Craig) and the landscape architect (D. Tyake)  

 

 This site is in a five minute walking distance of key civic amenities including Peace Arch 

Hospital, Earl Marriott Secondary School, Kent Street Activity Centre, and local parks. It 

is also within a ten minute walk of shopping and services available in the Town Centre on 

Johnston Road. Proximity to these areas makes the site appropriate for new housing. 

 The overall project contains a wide range of housing types and sizes with different 

designs to meet different family needs, including townhouses with front doors at the 

street level and flats above, accommodating a population of approximately 200 residents. 

Over 30% of the units on the apartment site are in a building that will be operated by a 

non-profit at below market rents. 
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 The central courtyard, including a play area and BBQ patio, provides a common area for 

all residents to connect, and amenity spaces within buildings provide further 

opportunities for social interaction. 

 The building is designed to be constructed of mass timber (CLT), manufactured off site 

and assembled on site in a faster process than traditional wood-frame construction, which 

is intended to minimize construction activity in the neighbourhood as well as utilizing a 

local and environmentally sustainable material. 

 The overall form of the building does not include extended balconies or fins that create 

heat loss, rather a streamlined form is proposed, using masonry cladding. Other material 

elements in the simple palette include wood soffits and charcoal metal flashing. 

 The pathway through the site beside the central courtyard is an accessible path despite an 

overall change in grade and a flat lawn for the play area. 

The panel’s discussion of the proposal included questions with the applicant and the following 

comments: 

 The loading bay on Maple Street may not be conducive for serving the number of 

residents in the development.  

 The appearance of the building is appreciated but in a marine environment the openings 

that do not have protection from the rain containing salt from the ocean may be improved 

with a small overhang. 

 An apparent error on the drawings indicating no windows in bedrooms on two levels of 

the townhouse plans was brought to the attention of the Architects. 

 

2.  ADOPTION OF AGENDA 

 It was MOVED and SECONDED  

THAT the Advisory Design Panel adopts the April 23, 2019 agenda as circulated.  

 

CARRIED 

3.  ADOPTION OF MINUTES 

 It was MOVED and SECONDED 

 

THAT the Advisory Design Panel adopts the minutes from the November 20, 2018 meeting as 

circulated.  

 

CARRIED 

 

4.  SUBMISSION TO THE ADVISORY DESIGN PANEL 

 Comments received from the Chief Fire Official.  

 No comments. 

 Comments received from the Engineering and Municipal Operations Department. 

 No comments. 

 Comments received from RCMP-CPTED. 

 No comments. 

 

4.1 – Agent, Urban Arts Architecture – 15654 North Bluff Road et al. (S. Craig and D. Tyake) 

  

LU & P AGENDA 
PAGE 136

Page 221 of 613



As noted above, the applicant had provided a presentation of their development proposal prior to meeting 

quorum being achieved, using a digital presentation and poster boards. Upon the arrival of K. Park, the 

meeting was called to order and after item 4.1 on the agenda was reached, the following comments were 

provided further to the discussion provided before the meeting: 

- The landscape architect stated that he was pleased with the overall design and distribution of 

landscaping, however there were some technical issues that have to be solved. These were 

identified as: 

o The tree protection zone sizes shown are not consistent and it would be helpful to have 

the arborist report to review with the landscape plans. 

o The underground parkade walls extend under portions of the tree protection area, and 

some of the hardscaping shown in the tree protection area is not appropriate.  

o The planting shown beside the townhouses against the Maple Street property line on 

sheet L8.2 will not be practical due to the steep slope of the soil, and should be 

reconsidered. 

o There is a new tree planting shown on L2.0 and L3.0 planted in the protection zone of 

tree marked OS5, which should not be in the protection zone. 

o The planting buffer on sheet L7.0 appears to be less than one metre in width and should 

be widened to provide a better buffer with viable soil volumes for plantings. 

 

It was MOVED and SECONDED  

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

15654 North Bluff Road proceed to Council.  

 

CARRIED 

 

4.2 –  Owner – 15894 Roper Avenue (P. Dhaliwal, A. Kulla, and  J. Saluja)  

 

The applicant provided the following overview of the updates to their development proposal (two single-

family homes with a secondary suite each) since the previous ADP review on November 20, 2018, using 

poster boards: 

 

- Responding to previous concern that the eventual building heights may project beyond what has 

been proposed in the plans in order to accommodate features to meet BC Building Code 

requirements that were not accounted for in the drawings, the applicant confirmed they have 

designed the building to be within the maximum height as measured from average natural grade. 

- Responding to previous concern that the ‘mirroring’ of interior room layout of the two houses and 

aligned window placement may result in a loss of privacy between the two homes, the applicant 

illustrated how the windows have been staggered where they previously aligned directly, and also 

converted to clerestory (above eye level) in one of the units where they are still aligned. 

- Responding to previous concern regarding the accessibility and light access for both secondary 

suites, the applicant noted that the basement wells in the back of the homes have been widened.  

- Responding to previous concern regarding the entrances of the homes being visually ‘secondary’ 

to the overheight garages, the applicant noted they have lowered the garage height of the homes. 

- Responding to previous concern regarding the proposal soil volumes for plantings and excavation 

and landscaping within the tree protection zones on the property, the landscape designed noted 

they have addressed the soil depths and simplified the proposed plantings, including converting 

the rear yards to regular lawn from turf. 

 

The Advisory Design Panel then discussed the application, including the following comments:  
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- The Panel commended the applicant for their changes, while requiring further clarification on the 

mirroring of the homes and noting that despite the off-centered location of the windows that it 

will be possible to view into the other home when looking through the windows at an angle. 

- The Panel also noted that the driveway for one of the units appears to have a City street light in 

the boulevard which may be an obstacle for the driveway access. 

- The Panel requested that on the shared property line between the two units that dense planting be 

provided on either side of the driveway to prevent the entire front area from being hardscaped. 

- It was suggested that the applicant may need to consider providing continuous pavers on the 

sideyard walkway to the secondary suite for firefighter and resident access.  

 

It was MOVED and SECONDED  

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

15894 Roper Avenue proceed to Council subject to the applicant giving further consideration to the 

following revisions: 

 

1. Consider the revising the driveway configuration to account for the impact of the existing 

City street light in the boulevard, or the potential requirement to relocate the street light; 

and 

2. Consider adding dense planting between the units adjacent to the driveways.  

 

CARRIED 

 

5. CONCLUSION OF THE MEETING 

There being no further business, the Chairperson declared the meeting concluded at 4:50 pm. 

 

  

 

 

___________________________________  ___________________________________ 

Karen Hammersley      Greg Newman 

Chairperson, Advisory Design Panel  ADP, Committee Secretary 
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Draft Zoning Amendment Bylaw, Housing Agreement Bylaw, and Major Development Permit for ‘Beachway’ 
Application – 15654/64/74 North Bluff Road / 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-002) 
Page No. 13 
 

APPENDIX E 

Draft Development Permit No. 428 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK 

 
DEVELOPMENT PERMIT NO. 428 

 
 
1. This Development Permit No. 428 is issued to Bridgewater Development Corporation as the 

prospective 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 1 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-265 
(15654 North Bluff Road)  
 
Lot 2 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-273 
(15664 North Bluff Road)  
 
Lot 3 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-290 
(15674 North Bluff Road)  
 
Lot 4 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-303 
(1593 Lee Street)  
 
Lot 6 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-320 
(1580 Maple Street)  
 
Lot 7 Section 11 Township 1 New Westminster District Plan 20673 
PID: 009-452-338 
(1570 Maple Street)  

 

 
As indicated on Schedule A 

 
2. This Development Permit No. 428 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 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-63 Comprehensive Development Zone” 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 Urban Arts Architecture Inc. 
and eta Landscape Architecture 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 $410,000.00 (125% of the cost of landscaping) 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; 

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__. 
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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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MINUTE EXTRACTS REGARDING BYLAW BYLAW 2351: White Rock Zoning Bylaw, 2012, No. 2000, Amendment 
(CD-63- 15654/64/74 North Bluff Road/ 1570/80 Maple Street and  1593 Lee Street)  
Bylaw, 2020, No. 2351 

Land Use and Planning Committee 
May 4, 2020 

4. ‘BEACHWAY’ APPLICATION UPDATE – 15654/64/74 NORTH BLUFF
ROAD
1570/80 MAPLE STREET AND 1593 LEE STREET (ZON/MJP 19-002)  Page 5
Corporate report dated May 4, 2020 from the Director of Planning and
Development Services titled “Beachway’ Application Update – 15654/64/74
North Bluff Road / 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-
002)”.

The following discussion points were noted:
• Concern with the parking projections and further that it could impact the

neighbourhood, the permit parking requirements may need to be revisited
for this area

• Would like to see at minimum a completed main floor parkade, as well as
half of the next level

• Concerns expressed with regard to the “L-Shape” on Maple Street,
suggesting that it could impose pressure on the rest of that street

• Suggested that 3D modeling within the context of the neighbourhood would
be helpful to see

• Support expressed for the townhouse component
• Appreciates the affordable housing component; however, 10-15% below

market price is not affordable
• Like many buildings downtown, parking could be bundled with the purchase

of a unit / suggested that the ability to purchase additional parking could be
attractive to a buyer

• Concern with the loss of trees, would like to see information as to why

2020-LU/P-012         It was MOVED and SECONDED 
THAT the Land Use and Planning Committee receives for information the 
corporate report dated May 4, 2020, from the Director of Planning and 
Development Services, titled “‘Beachway’ Application Update – 15654/64/74 
North Bluff Road / 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-
002)”. 

CARRIED 
2020-LU/P-013        It was MOVED and SECONDED 

THAT the Land Use and Planning Committee directs staff to work with the 
applicant to address the comments noted by the Land Use and Planning 

Minutes Extract
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Committee at the  
May 4, 2020 meeting. 

CARRIED 
Land Use and Planning Committee  
July 27, 2020 

4. DRAFT ZONING AMENDMENT BYLAW, HOUSING AGREEMENT 
BYLAW, AND MAJOR DEVELOPMENT PERMIT FOR ‘BEACHWAY’ 
APPLICATION – 15654/64/74 NORTH BLUFF ROAD / 1570/80 MAPLE 
STREET AND 1593 LEE STREET (ZON/MJP 19-002)  
Corporate report dated July 27, 2020 from the Director of Planning and Development 
Services titled “Draft Zoning Amendment Bylaw, Housing Agreement Bylaw, and 
Major Development Permit for ‘Beachway’ Application – 15654/64/74 North Bluff 
Road  
/ 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-002)”. 

 
The following discussion points were noted:   
• Previously noted parking concerns were addressed:  22 visitor spots that are 

available  
on the additional level of the parkade 

• Concerned with density and six (6) storey height the area lends itself to 
sub-division / townhomes for families  

 
2020-LU/P-017        It was MOVED and SECONDED 

THAT the Land Use and Planning Committee recommends that Council give 
first and second readings to “White Rock Zoning Bylaw, 2012, No. 2000, 
Amendment  
(CD-63 - 15654/64/74 North Bluff Road / 1570/80 Maple Street and 1593 Lee 
Street) Bylaw, 2020, No. 2351” as presented, and directs staff to schedule the 
required Public Hearing. 

DEFEATED 
Councillors Johanson, Kristjanson and Trevelyan voted in the negative 

 
Due to motion 2020-LU/P-017 no further discussion on this topic was 
required.   
 
1. Recommend that Council direct staff to resolve the following issues prior to 

final adoption, if Bylaw No. 2351 is given Third Reading after the Public 
Hearing; 
a. Ensure that all engineering requirements and issues, including 

registration of a 2.0 metre by 2.0 metre statutory right of way on each 
corner of the site at Maple Street and North Bluff Road and Lee Street 
and North Bluff Road, a 2.65 metre dedication to achieve a 15 metre 
road width from the centreline along the North Bluff Road property 
frontage, and completion of a servicing agreement, are addressed to the 
satisfaction of the Director of Engineering and Municipal Operations;  
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b. Preparation of an Affordable Home Ownership Program Memorandum 
of Understanding with the British Columbia Housing Management 
Commission generally as provided in Appendix G to Appendix A and the 
execution of a Project Partnering Agreement with the British Columbia 
Housing Management Commission and Bridgewater Development 
Corporation; and  

2. Recommend that, pending adoption of “White Rock Zoning Bylaw, 2012, 
No. 2000, Amendment (CD-63 - 15654/64/74 North Bluff Road / 1570/80 
Maple Street and 1593 Lee Street) Bylaw, 2020, No. 2351, Council 
consider issuance of Development Permit No. 428 for 15654/64/74 North 
Bluff Road / 1570/80 Maple Street and 1593 Lee Street. 

 

Land Use and Planning Committee 

January 11, 2021 

7. Draft Zoning Amendment Bylaw, Housing Agreement Bylaw, and Major 
Development Permit for 'Beachway' Application - 15654/64/74 North Bluff 
Road / 1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-002) 

Corporate report dated July 27, 2020 from the Director of Planning and 
Development Services provided for information purposes. 

This project was discussed at the July 27, 2020 Land Use and Planning meeting 
where the Committee defeated a recommendation to move the application 
forward (give first and second readings to “White Rock Zoning Bylaw, 2012, No. 
2000, Amendment (CD-63 - 15654/64/74 North Bluff Road / 1570/80 Maple 
Street and 1593 Lee Street) Bylaw, 2020, No. 2351"). 

The application was also a subject on the October 26, 2020 Land Use and 
Planning Committee meeting where the applicant was given the opportunity to 
speak and the following recommendation was adopted by the Committee: 

THAT The Land Use and Planning Committee directs staff to continue to work 
with the applicant for "Beachway" Application for 15654/64/74 North Bluff Road / 
1570/80 Maple Street and 1593 Lee Street (ZON/MJP 19-002) including the 
noted feedback given during discussion at this meeting to bring the application 
back for consideration.   

The applicant has considered the Committee's comments and has requested the 
application be brought back for consideration by the Committee at this time.  

The Manager of Planning gave a PowerPoint giving an overview of the 
application and the process it has been through.   

The following discussion points were noted: 

Page 251 of 613



1. Good to see changes made in regard to parking however, six (6) stories is too 
high / four (4) stories would work 

2. Not what the nearby residents want 

3. Official Community Plan (OCP) review still not complete 

4. Concern with removal of trees 

5. Need to establish definition of affordable housing 

6. See the future in this area as townhomes / single family 

7. Affordable housing with 2/3 bedroom units is needed, this is a primary 
opportunity for the community 

8. Appreciate the development notes quality which is practical / not luxury 

  

Motion Number: LU/P-010It was MOVED and SECONDED 

THAT the Land Use and Planning Committee: 

1. Recommend that Council give first and second readings to “White Rock 
Zoning Bylaw, 2012, 
No. 2000, Amendment (CD-63 - 15654/64/74 North Bluff Road / 1570/80 Maple 
Street and 
1593 Lee Street) Bylaw, 2020, No. 2351 as presented, and direct staff to 
schedule the required 
Public Hearing; 

2. Recommend that Council direct staff to resolve the following issues prior to 
final adoption, if 
Bylaw No. 2351 is given Third Reading after the Public Hearing; 

a. Ensure that all engineering requirements and issues, including 
registration of a 2.0 metre 
by 2.0 metre statutory right of way on each corner of the site at 
Maple Street and North 
Bluff Road and Lee Street and North Bluff Road, a 2.65 metre 
dedication to achieve a 15 
metre road width from the centreline along the North Bluff Road 
property frontage, and 
completion of a servicing agreement, are addressed to the 
satisfaction of the Director of 
Engineering and Municipal Operations; 
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b. Preparation of an Affordable Home Ownership Program 
Memorandum of Understanding 
with the British Columbia Housing Management Commission 
generally as provided in 
Appendix G to Appendix A and the execution of a Project Partnering 
Agreement with the 
British Columbia Housing Management Commission and 
Bridgewater Development 
Corporation; and 

3. Recommend that, pending adoption of “White Rock Zoning Bylaw, 2012, No. 
2000, 
Amendment (CD-63 - 15654/64/74 North Bluff Road / 1570/80 Maple Street and 
1593 Lee 
Street) Bylaw, 2020, No. 2351, Council consider issuance of Development Permit 
No. 428 for 
15654/64/74 North Bluff Road / 1570/80 Maple Street and 1593 Lee Street. 

Motion CARRIED 

Councillors Johanson, Kristjanson and Trevelyan voted in the negative     

 

Regular Council meeting 

January 11, 2021 

8.1.d BYLAW 2351 - WHITE ROCK ZONING BYLAW, 2012, NO. 2000, 
AMENDMENT (CD-63-15654/64/74 NORTH BLUFF ROAD/ 
1570/80 MAPLE STREET AND 1593 LEE STREET) BYLAW, 
2020, NO. 2351 

Bylaw 2351 proposed multi-building development at 15654/64/74 
North Bluff Road / 1570/80 Maple Street and 1593 Lee Street 
(Beachway). This bylaw is presented for consideration of first and 
second reading. 

Note:  This Bylaw for the Beachway application was the subject of 
a Land Use and Planning Committee meeting held earlier in the 
evening.  

Motion Number: 2021-017   

THAT Council:  
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1) Give first and second readings to “White Rock Zoning Bylaw, 
2012, No. 2000, Amendment (CD-63 - 15654/64/74 
North Bluff Road / 1570/80 Maple Street and 1593 Lee Street) 
Bylaw, 2020, No. 2351”; and 

2) Direct staff: 

9. To schedule the required Public Hearing regarding “White Rock 
Zoning Bylaw, 2012, No. 2000, Amendment (CD-63 - 
15654/64/74 North Bluff Road / 1570/80 Maple Street and 1593 
Lee Street) Bylaw, 2020, No. 2351”; and 

10. To resolve the following issues prior to final adoption, if Bylaw 
No. 2351 is given Third Reading after the Public Hearing: 

a) Ensure that all engineering requirements and 
issues, including registration of a 2.0 metre by 
2.0 metre statutory right of way on each 
corner of the site at Maple Street and North 
Bluff Road and Lee Street and North Bluff 
Road, a 2.65 metre dedication to achieve a 15 
metre road width from the centreline along the 
North Bluff Road property frontage, and 
completion of a servicing agreement, are 
addressed to the satisfaction of the Director of 
Engineering and Municipal Operations; 

b) Preparation of an Affordable Home Ownership 
Program Memorandum of Understanding with 
the British Columbia Housing Management 
Commission generally as provided in 
Appendix G to Appendix A and the execution 
of a Project Partnering Agreement with the 
British Columbia Housing Management 
Commission and Bridgewater Development 
Corporation. 

Motion CARRIED 

Councillors Johanson, Kristjanson, and Trevelyan voted in the 
negative 
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From: Aaron Pauliuk
To: Tracey Arthur
Cc: Debbie Johnstone
Subject: Re: Beachway Public Hearing March 1st
Date: February 22, 2021 11:54:35 AM
Attachments: 2017 Petition.pdf

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.

Hi Tracey

Thank you for your reply and sorry for the delay in getting back to you.

I would like the 2017 petition to be included in the supporting documents you circulate to council.

I would also like the context to be brought to the attention of the council. Specifically that this 
petition was a part of the Vision 2020 public process. This illustrates that the residents in East Side 
Large lot infill area overwhelmingly supported the ultimate OCP designation for the subject 
properties.

I have first hand knowledge of the origins and purpose of the petition I was actively involved in 
reaching out to the neighbors to ask their support for density by adding their name to the petition.

Thanks,

Aaron Pauliuk

From: Tracey Arthur
Sent: Thursday, January 21, 2021 6:10 PM
To: 'apauliuk@telus.net'
Cc: Debbie Johnstone
Subject: FW: Beachway Public Hearing March 1st

Hello Mr. Pauliuk thank you for your inquiry.  If you state you want this as a submission for the 
Beachway public hearing I will put it on the agenda with a note that the information was collected 
three (3) years prior.  It would be up to Council to make the determination as to how they will 
consider the information due to the time that has passed since the petition was signed. 

Please confirm this is a submission and let me know if you have any questions.  Have a nice evening. 
Tracey

From: Aaron Pauliuk <apauliuk@telus.net> 
Sent: Thursday, January 21, 2021 12:10 PM
To: Tracey Arthur <TArthur@whiterockcity.ca>

C-1
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Subject: Beachway Public Hearing March 1st

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.

Hi Tracey

Its Aaron Pauliuk here we emailed back and forth about 3 years ago when previous council was 
redoing the OCP we have the 4 properties on North Bluff between Maple and Lee.

At that time myself and another group that owned the next block down from Lee to Kent St Park did 
a door to door canvas of the area to get signatures of support for higher density in the area. We 
presented this petition to council during the OCP public hearing it is on record with the city of W.R.

My question is can we present it again to current council during the public hearing for Beachway

March 1st.

Please see attached 204 signatures of support  for higher density in our area for your reference.

Thanks,

Aaron Pauliuk

15654 North Bluff Road
White Rock
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From: Aaron Pauliuk
To: Darryl Walker; David Chesney; Helen Fathers; Erika Johanson; Scott Kristjanson; Anthony Manning; Christopher

Trevelyan
Cc: Carl Isaak; Tracey Arthur; Debbie Johnstone
Subject: BYLAW 2351: Petition for Beachway - Below Market Rental + Market Condos in White Rock one block from Peace

Arch Hospital
Date: February 23, 2021 9:25:05 PM
Attachments: Beachway Handout.pdf

Beachway Petition.pdf
Completed Petitions.pdf

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.

Dear Mayor and Council

Please see below the email and attachments that were sent out starting February 1st inquiring into 
the support of the Beachway project. White Rock residents stepped up and helped out to gather 
support as they believe this is a greatly needed project for our city.

As of tonight I have 267 White Rock residents and or land owners in support of the project. 

Please see attached Names, addresses and phone numbers on attached “Completed Petitions”.

Tracey please add this as a submission to the Public Hearing for March 1st.

Thanks,

Aaron Pauliuk

Subject: Petition for Beachway - Below Market Rental + Market Condos in White Rock one block from
Peace Arch Hospital

Hi

I am sending this email to see if you would support this project, in January it received 1st and 2nd

reading by White Rock Council, the Public Hearing is scheduled for March 1st.

Due to COVID it is going to be a virtual meeting and probably not a lot of people will attend.

In 2017 we did a door to door petition for signatures in support of higher density in the area by
White Rock residents and received 204.

Beachway is located one block from Peace arch Hospital from Maple to Lee St on North Bluff and
1570 & 1580 Maple St.

C-2

Page 271 of 613




BEACHWAY
City of White Rock 
Affordable Homes for the Community


Beachway will bring affordable 
homes to the community with 
ownership and rental options


The project will transform six existing single 
family home lots into a vibrant new community 
with a mix of residential units for “growing up 
and growing old” in the same neighbourhood.  
Open and engaging public realm spaces are 
provided to enhance the character of the built 
environment, supporting the City of White Rock’s 
socially-oriented urban design principles.


The proposed use, height, and density are
consistent with the East Side Large Lot Infill Area 
designation in the City of White Rock Official 
Community Plan (OCP).


Community Benefits


Community benefits include the following:


BEYOND ART:BEYOND ART: Striking architecture frames the
gateway to White Rock along North Bluff Road.


ENERGY PERFORMANCE: ENERGY PERFORMANCE: The buildings’ energy 
performance is 30% better than 2016 building 
codes, which will result in lower utility bills for 
residents.


WELLNESS BY DESIGN:WELLNESS BY DESIGN: Indoor and outdoor 
social spaces nurture community connections;
2- and 3-bedroom homes (over 55% of total) 
invite families to make their home here.


ENVIRONMENTAL STEWARDSHIP: ENVIRONMENTAL STEWARDSHIP: Construction 
will be made green through off-site assembly 
and innovative prefabricated timber materials, 
resulting in zero waste to landfill.


OFFICIAL COMMUNITY PLAN ALIGNMENT: OFFICIAL COMMUNITY PLAN ALIGNMENT: 
The White Rock OCP—Imagine White Rock 
2045—from 2017 encourages more housing in 
the East Side Large Lot Infill area.


HOUSING CLOSE TO TRANSIT AND JOBS: HOUSING CLOSE TO TRANSIT AND JOBS: 
North Bluff Road is a major transit route, and 
the site is only a five minute walk to major 
employment centres, such as the Peace Arch 
Hospital. It’s also only a ten minute walk to shops 
and services at Semiahmoo Centre.


MURB FLATS +


GRADE LEVEL CITY HOMES


TOWNHOUSES


30+% 


AFFORDABLE 


RENTAL 


HOUSING


UP TO 65% TWO AND THREE BEDROOM UNITS,


AND UP TO 23% THREE BEDROOM UNITS


GROUND


FLOOR


FRONT


DOOR


ACCESS


AMENITIES


- SHARED COURTYARD


- SHARED GARDENS


- SHARED PLAY SPACE


- BALCONIES AND PATIO


CONNECTIVITY


PROVIDING A HEART


- SAFE PLAY AREA


- BREAK DOWN BLOCK


- RESPECT NEIGHBOURS


EYES


ON THE 


STREET


FEATURE 


STAIR


A DIVERSITY OF HOUSING CHOICES


The project offers a diversity of housing choices with the aim to provide 


appropriate + affordable options for residents living in White Rock. A six 


storey Multi-Unit Residential Building (MURB) at the corner of North Bluff 


and Maple will provide a combination of innovative and contemporary 1, 


2 and 3 bedroom flat and skip stop units, punctuated at grade by 


two-level city home units. Three storey ground oriented Townhouses 


along Maple Street step down to compliment the existing 


neighbourhood and ensure compatibility of new development with 


adjacent existing buildings, while providing dense urban living in elegant 


3 bedroom homes with generous outdoor space.


At the corner of North Bluff and Lee Street, affordable non-market rental 


housing units will be developed in partnership with a local non-profit 


housing provider to ensure at least 30% of the North Bluff development 


units are available to residents in need of affordable housing options.


FAMILY AND AGE-FRIENDLY HOUSING BUILDING COMMUNITY


The project's emphasis on socially-oriented urban design principles 


encourages the opportunity for development of a strong and vibrant 


community. The block is broken down into smaller parts, and opened 


up to create a centralized courtyard, accommodating amenity spaces 


and pedestrian routes through the site, and creating a dynamic and 


engaging relationship to the streets.


The central courtyard creates a safe play area for children away from 


car traffic, and provides space for residents to gather and connect 


within their community. Grade level access to units throughout the 


project enables "eyes on the street", building awareness of 


community and encouraging residents to informally look out for their 


neighbours.


The feature stair, lobby connected to the exterior patio, and amenity 


platforms within the midrise building create informal places to meet. 


The affordable housing contains an amenity room at the entrance 


encouraging interaction and building social connection.


A focus on family and age-friendly housing options and design is 


exhibited through unit mix and design, as well as an emphasis on 


both private and shared outdoor amenity spaces.


The development intends to cater to a variety of household structures 


by placing particular emphasis on two and three bedroom units, as 


well as stacked skip-stop, and grade level city and townhouses to 


encourage family living.  Throughout the development ground-floor 


units with front door access to the street help to address accessibility 


concerns for the elderly and people with disabilities. The central 


courtyard acts as a mixing chamber and social hub for all residents.


Quick Summary


Height: 2 -  six storey buildings
  14 - three storey townhouses 


6 Storey Total Homes:  74  (100%)
3-br:          6  (  8%)
2-br:      45  (61%)
1-br:      23  (31%)
Rental:    25  (33.7%)
Density:   2.49


Townhouses Total Homes:  14 
Density:    1.41


Total Parking:  140 + 1 Loading 


27% 57%


16%


PURCHASE PRICE   
$684,810


$34,240


$75,470


$575,099


Down Payment: 5% 


AHOP 2nd Mortgage: 11% 


Mortgage: 84%


AFFORDABLE HOME OWNERSHIP


MARKET


BELOW MARKET
RENTAL


AFFORDABLE HOME 
OWNERSHIP


INCOME
$102,000 - $152,000 /YEAR


CITY OF WHITE ROCK  
$75,470 x 49 UNITS 


=$3,700,000


HOUSING BREAKDOWN


27% 57%


16%


PURCHASE PRICE   
$684,810


$34,240


$75,470


$575,099


Down Payment: 5% 


AHOP 2nd Mortgage: 11% 


Mortgage: 84%


AFFORDABLE HOME OWNERSHIP


MARKET


BELOW MARKET
RENTAL


AFFORDABLE HOME 
OWNERSHIP


INCOME
$102,000 - $152,000 /YEAR


CITY OF WHITE ROCK  
$75,470 x 49 UNITS 


=$3,700,000


HOUSING BREAKDOWN


Affordable home ownership options includes 
49 1 - 3 bedroom apartments. There are also 25 
affordable rental units.  


The Affordable Home Ownershop Plan (AHOP), 
the Provider (Developer)  provides funding for the 
2nd mortage, representing 11% of the total cost.  
When the unit is resold by the purchaser, this 
amount is transfered to the City.  At an average 
purchase price of $684,810, this will result in 
total future revenue of $3,700,000 for the City of 
White Rock.


Unit Mix =
84% affordable units & 16% market 


View looking west from North Bluff Road and Lee Street.View of Courtyard looking east.








BEACHWAY 


Petition 


Mayor and Council 


Beachway is located one block from Peace arch Hospital from Maple to Lee St on North Bluff and 1570 & 
1580 Maple St.  


This area of North Bluff is an arterial route to the highway 99 interchange and on a major bus route. It 
also allows the city to achieve higher density without blocking the cherished views of the mature 
neighborhoods to the South. 


Consisting of: 


- One six story below market rental building owned and operated by a non-profit on North Bluff 
containing 25 units. 


- One six story market condo building on North Bluff containing 49 units. 
- Fourteen three story Town Houses on Maple St.  


 


As a member of the White Rock Community I would like you to know that I am in full support of this 
project. 


Name Address Phone 
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This area of North Bluff is an arterial route to the highway 99 interchange and on a major bus route.
It also allows the city to achieve higher density without blocking the cherished views of the mature
neighborhoods to the South.

Consisting of:
- One six story below market rental building owned and operated by a non-profit on North

Bluff containing 25 units.
- One six story market condo building on North Bluff containing 49 units.
- Fourteen three story Town Houses on Maple St.

If you are a White Rock resident or White Rock land owner and support this development please fill 
it out and email it back, everyone in your house hold can be listed if they are in favor.

If you don’t have a scanner you can take a picture and text it to me   

I would like to ask that if you have any family or friends in W.R. you forward this email to them.

Aaron Pauliuk
15674 North Bluff Road
White Rock, B.C.

Virus-free. www.avg.com
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BEACHWAY
City of White Rock 
Affordable Homes for the Community

Beachway will bring affordable 
homes to the community with 
ownership and rental options

The project will transform six existing single 
family home lots into a vibrant new community 
with a mix of residential units for “growing up 
and growing old” in the same neighbourhood.  
Open and engaging public realm spaces are 
provided to enhance the character of the built 
environment, supporting the City of White Rock’s 
socially-oriented urban design principles.

The proposed use, height, and density are
consistent with the East Side Large Lot Infill Area 
designation in the City of White Rock Official 
Community Plan (OCP).

Community Benefits

Community benefits include the following:

BEYOND ART:BEYOND ART: Striking architecture frames the
gateway to White Rock along North Bluff Road.

ENERGY PERFORMANCE: ENERGY PERFORMANCE: The buildings’ energy 
performance is 30% better than 2016 building 
codes, which will result in lower utility bills for 
residents.

WELLNESS BY DESIGN:WELLNESS BY DESIGN: Indoor and outdoor 
social spaces nurture community connections;
2- and 3-bedroom homes (over 55% of total) 
invite families to make their home here.

ENVIRONMENTAL STEWARDSHIP: ENVIRONMENTAL STEWARDSHIP: Construction 
will be made green through off-site assembly 
and innovative prefabricated timber materials, 
resulting in zero waste to landfill.

OFFICIAL COMMUNITY PLAN ALIGNMENT: OFFICIAL COMMUNITY PLAN ALIGNMENT: 
The White Rock OCP—Imagine White Rock 
2045—from 2017 encourages more housing in 
the East Side Large Lot Infill area.

HOUSING CLOSE TO TRANSIT AND JOBS: HOUSING CLOSE TO TRANSIT AND JOBS: 
North Bluff Road is a major transit route, and 
the site is only a five minute walk to major 
employment centres, such as the Peace Arch 
Hospital. It’s also only a ten minute walk to shops 
and services at Semiahmoo Centre.

MURB FLATS +

GRADE LEVEL CITY HOMES

TOWNHOUSES

30+% 

AFFORDABLE 

RENTAL 

HOUSING

UP TO 65% TWO AND THREE BEDROOM UNITS,

AND UP TO 23% THREE BEDROOM UNITS

GROUND

FLOOR

FRONT

DOOR

ACCESS

AMENITIES

- SHARED COURTYARD

- SHARED GARDENS

- SHARED PLAY SPACE

- BALCONIES AND PATIO

CONNECTIVITY

PROVIDING A HEART

- SAFE PLAY AREA

- BREAK DOWN BLOCK

- RESPECT NEIGHBOURS

EYES

ON THE 

STREET

FEATURE 

STAIR

A DIVERSITY OF HOUSING CHOICES

The project offers a diversity of housing choices with the aim to provide 

appropriate + affordable options for residents living in White Rock. A six 

storey Multi-Unit Residential Building (MURB) at the corner of North Bluff 

and Maple will provide a combination of innovative and contemporary 1, 

2 and 3 bedroom flat and skip stop units, punctuated at grade by 

two-level city home units. Three storey ground oriented Townhouses 

along Maple Street step down to compliment the existing 

neighbourhood and ensure compatibility of new development with 

adjacent existing buildings, while providing dense urban living in elegant 

3 bedroom homes with generous outdoor space.

At the corner of North Bluff and Lee Street, affordable non-market rental 

housing units will be developed in partnership with a local non-profit 

housing provider to ensure at least 30% of the North Bluff development 

units are available to residents in need of affordable housing options.

FAMILY AND AGE-FRIENDLY HOUSING BUILDING COMMUNITY

The project's emphasis on socially-oriented urban design principles 

encourages the opportunity for development of a strong and vibrant 

community. The block is broken down into smaller parts, and opened 

up to create a centralized courtyard, accommodating amenity spaces 

and pedestrian routes through the site, and creating a dynamic and 

engaging relationship to the streets.

The central courtyard creates a safe play area for children away from 

car traffic, and provides space for residents to gather and connect 

within their community. Grade level access to units throughout the 

project enables "eyes on the street", building awareness of 

community and encouraging residents to informally look out for their 

neighbours.

The feature stair, lobby connected to the exterior patio, and amenity 

platforms within the midrise building create informal places to meet. 

The affordable housing contains an amenity room at the entrance 

encouraging interaction and building social connection.

A focus on family and age-friendly housing options and design is 

exhibited through unit mix and design, as well as an emphasis on 

both private and shared outdoor amenity spaces.

The development intends to cater to a variety of household structures 

by placing particular emphasis on two and three bedroom units, as 

well as stacked skip-stop, and grade level city and townhouses to 

encourage family living.  Throughout the development ground-floor 

units with front door access to the street help to address accessibility 

concerns for the elderly and people with disabilities. The central 

courtyard acts as a mixing chamber and social hub for all residents.

Quick Summary

Height: 2 -  six storey buildings
  14 - three storey townhouses 

6 Storey Total Homes:  74  (100%)
3-br:          6  (  8%)
2-br:      45  (61%)
1-br:      23  (31%)
Rental:    25  (33.7%)
Density:   2.49

Townhouses Total Homes:  14 
Density:    1.41

Total Parking:  140 + 1 Loading 

27% 57%

16%

PURCHASE PRICE   
$684,810

$34,240

$75,470

$575,099

Down Payment: 5% 

AHOP 2nd Mortgage: 11% 

Mortgage: 84%

AFFORDABLE HOME OWNERSHIP

MARKET

BELOW MARKET
RENTAL

AFFORDABLE HOME 
OWNERSHIP

INCOME
$102,000 - $152,000 /YEAR

CITY OF WHITE ROCK  
$75,470 x 49 UNITS 

=$3,700,000

HOUSING BREAKDOWN

27% 57%

16%

PURCHASE PRICE   
$684,810

$34,240

$75,470

$575,099

Down Payment: 5% 

AHOP 2nd Mortgage: 11% 

Mortgage: 84%

AFFORDABLE HOME OWNERSHIP

MARKET

BELOW MARKET
RENTAL

AFFORDABLE HOME 
OWNERSHIP

INCOME
$102,000 - $152,000 /YEAR

CITY OF WHITE ROCK  
$75,470 x 49 UNITS 

=$3,700,000

HOUSING BREAKDOWN

Affordable home ownership options includes 
49 1 - 3 bedroom apartments. There are also 25 
affordable rental units.  

The Affordable Home Ownershop Plan (AHOP), 
the Provider (Developer)  provides funding for the 
2nd mortage, representing 11% of the total cost.  
When the unit is resold by the purchaser, this 
amount is transfered to the City.  At an average 
purchase price of $684,810, this will result in 
total future revenue of $3,700,000 for the City of 
White Rock.

Unit Mix =
84% affordable units & 16% market 

View looking west from North Bluff Road and Lee Street.View of Courtyard looking east.
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ON TABLE SUBMISSIONS: 
BYLAW 2351:      White Rock Zoning Bylaw, 2012, No. 2000, Amendment 

  (CD-63- 15654/64/74 North Bluff Road/ 1570/80 Maple Street and 1593 Lee Street) 
 Bylaw, 2020, No. 2351 

CIVIC ADDRESS:  15654/64/74 North Bluff Road/ 1570/80 Maple Street and 1593 Lee Street 

March 1, 2021 

Author Date Received Civic Address Status Item # 
Email with 
attached petition 
from A. Pauliuk. 
Petition has a total 
of 249 signatures 

February 23, 2021 All noted they are White 
Rock residents/ property 
owners 

Support C-2

Email with 
attached petition 
from B. Curry. 
Petition has a total 
of 249 signatures 

February 25, 2021 All noted they are White 
Rock residents/ property 
owners 

Support C-3

Dale and Patricia 
Stinson 

February 26, 2021 1558 Lee Street Opposed C-4

Bruce McDonald February 26, 2021 1562 Lee Street Opposed C-5

Brian Wilson February 26, 2021 708 Vidal Street Opposed C-6

Lauren Drescher February 27, 2021 1552 Lee Street Opposed C-7

Nader Kerdari February 28, 2021 1583 Parker Street Opposed C-8

Simron Mander February 28, 2021 Undisclosed Opposed C-9

Amy Dhillon February 28, 2021 Undisclosed Opposed C-10

Email with 
attached petition 
from M. Bhatti 
Petition has a total 
of 55 signatures 

March 1, 2021 All noted they are White 
Rock residents/ property 
owners 

Opposed C-11

Email with 
attached petition 
from E. Johanson. 
Petition has a total 
of 13 signatures 

March 1, 2021 All noted they are White 
Rock residents/ property 
owners 

Opposed C-12

Email with 
attached petition 
from E. Johanson. 

March 1, 2021 All noted they are White 
Rock residents/ property 
owners 

Opposed C-13

Note: All petition 
signatures received under 
C-3 are the same as C-2,
apart from one additional
signature.

ON TABLE
MARCH 1, 2021 - PUBLIC HEARING
ITEM 19
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Petition has a total 
of 74 signatures 

Pat Petrala March 1, 2021 #106-15020 North Bluff 
Road 

Support C-14

Chris and Christie 
Vinson 

March 1, 2021 #218-14980 Vine Avenue Support C-15

Kenneth Jones March 1, 2021 Undisclosed Opposed C-16

Roberta Columbin March 1, 2021 14852 Beachview Avenue Opposed C-17

Aaron Pauliuk March 1, 2021 Undisclosed N/A C-18

Mukesh Bhatti December 18, 2020 1573 Parker Place Opposed C-19
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From: Aaron Pauliuk
To: Darryl Walker; David Chesney; Helen Fathers; Erika Johanson; Scott Kristjanson; Anthony Manning; Christopher

Trevelyan
Cc: Carl Isaak; Tracey Arthur; Debbie Johnstone
Subject: BYLAW 2351: Petition for Beachway - Below Market Rental + Market Condos in White Rock one block from Peace

Arch Hospital
Date: February 23, 2021 9:25:05 PM
Attachments: Beachway Handout.pdf

Beachway Petition.pdf
Completed Petitions.pdf

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.

Dear Mayor and Council

Please see below the email and attachments that were sent out starting February 1st inquiring into 
the support of the Beachway project. White Rock residents stepped up and helped out to gather 
support as they believe this is a greatly needed project for our city.

As of tonight I have 267 White Rock residents and or land owners in support of the project. 

Please see attached Names, addresses and phone numbers on attached “Completed Petitions”.

Tracey please add this as a submission to the Public Hearing for March 1st.

Thanks,

Aaron Pauliuk

Subject: Petition for Beachway - Below Market Rental + Market Condos in White Rock one block from
Peace Arch Hospital

Hi

I am sending this email to see if you would support this project, in January it received 1st and 2nd

reading by White Rock Council, the Public Hearing is scheduled for March 1st.

Due to COVID it is going to be a virtual meeting and probably not a lot of people will attend.

In 2017 we did a door to door petition for signatures in support of higher density in the area by
White Rock residents and received 204.

Beachway is located one block from Peace arch Hospital from Maple to Lee St on North Bluff and
1570 & 1580 Maple St.

C-2*
UpdatedNote: C-2 was originally included as correspondence in the Public Hearing Agenda package, noting there were 276 

signatures.  Upon further review, it should be clarified that there are 248  individual full names.
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BEACHWAY
City of White Rock 
Affordable Homes for the Community


Beachway will bring affordable 
homes to the community with 
ownership and rental options


The project will transform six existing single 
family home lots into a vibrant new community 
with a mix of residential units for “growing up 
and growing old” in the same neighbourhood.  
Open and engaging public realm spaces are 
provided to enhance the character of the built 
environment, supporting the City of White Rock’s 
socially-oriented urban design principles.


The proposed use, height, and density are
consistent with the East Side Large Lot Infill Area 
designation in the City of White Rock Official 
Community Plan (OCP).


Community Benefits


Community benefits include the following:


BEYOND ART:BEYOND ART: Striking architecture frames the
gateway to White Rock along North Bluff Road.


ENERGY PERFORMANCE: ENERGY PERFORMANCE: The buildings’ energy 
performance is 30% better than 2016 building 
codes, which will result in lower utility bills for 
residents.


WELLNESS BY DESIGN:WELLNESS BY DESIGN: Indoor and outdoor 
social spaces nurture community connections;
2- and 3-bedroom homes (over 55% of total) 
invite families to make their home here.


ENVIRONMENTAL STEWARDSHIP: ENVIRONMENTAL STEWARDSHIP: Construction 
will be made green through off-site assembly 
and innovative prefabricated timber materials, 
resulting in zero waste to landfill.


OFFICIAL COMMUNITY PLAN ALIGNMENT: OFFICIAL COMMUNITY PLAN ALIGNMENT: 
The White Rock OCP—Imagine White Rock 
2045—from 2017 encourages more housing in 
the East Side Large Lot Infill area.


HOUSING CLOSE TO TRANSIT AND JOBS: HOUSING CLOSE TO TRANSIT AND JOBS: 
North Bluff Road is a major transit route, and 
the site is only a five minute walk to major 
employment centres, such as the Peace Arch 
Hospital. It’s also only a ten minute walk to shops 
and services at Semiahmoo Centre.


MURB FLATS +


GRADE LEVEL CITY HOMES
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A DIVERSITY OF HOUSING CHOICES


The project offers a diversity of housing choices with the aim to provide 


appropriate + affordable options for residents living in White Rock. A six 


storey Multi-Unit Residential Building (MURB) at the corner of North Bluff 


and Maple will provide a combination of innovative and contemporary 1, 


2 and 3 bedroom flat and skip stop units, punctuated at grade by 


two-level city home units. Three storey ground oriented Townhouses 


along Maple Street step down to compliment the existing 


neighbourhood and ensure compatibility of new development with 


adjacent existing buildings, while providing dense urban living in elegant 


3 bedroom homes with generous outdoor space.


At the corner of North Bluff and Lee Street, affordable non-market rental 


housing units will be developed in partnership with a local non-profit 


housing provider to ensure at least 30% of the North Bluff development 


units are available to residents in need of affordable housing options.


FAMILY AND AGE-FRIENDLY HOUSING BUILDING COMMUNITY


The project's emphasis on socially-oriented urban design principles 


encourages the opportunity for development of a strong and vibrant 


community. The block is broken down into smaller parts, and opened 


up to create a centralized courtyard, accommodating amenity spaces 


and pedestrian routes through the site, and creating a dynamic and 


engaging relationship to the streets.


The central courtyard creates a safe play area for children away from 


car traffic, and provides space for residents to gather and connect 


within their community. Grade level access to units throughout the 


project enables "eyes on the street", building awareness of 


community and encouraging residents to informally look out for their 


neighbours.


The feature stair, lobby connected to the exterior patio, and amenity 


platforms within the midrise building create informal places to meet. 


The affordable housing contains an amenity room at the entrance 


encouraging interaction and building social connection.


A focus on family and age-friendly housing options and design is 


exhibited through unit mix and design, as well as an emphasis on 


both private and shared outdoor amenity spaces.


The development intends to cater to a variety of household structures 


by placing particular emphasis on two and three bedroom units, as 


well as stacked skip-stop, and grade level city and townhouses to 


encourage family living.  Throughout the development ground-floor 


units with front door access to the street help to address accessibility 


concerns for the elderly and people with disabilities. The central 


courtyard acts as a mixing chamber and social hub for all residents.


Quick Summary


Height: 2 -  six storey buildings
  14 - three storey townhouses 


6 Storey Total Homes:  74  (100%)
3-br:          6  (  8%)
2-br:      45  (61%)
1-br:      23  (31%)
Rental:    25  (33.7%)
Density:   2.49


Townhouses Total Homes:  14 
Density:    1.41


Total Parking:  140 + 1 Loading 


27% 57%


16%


PURCHASE PRICE   
$684,810


$34,240


$75,470


$575,099


Down Payment: 5% 


AHOP 2nd Mortgage: 11% 


Mortgage: 84%


AFFORDABLE HOME OWNERSHIP


MARKET


BELOW MARKET
RENTAL


AFFORDABLE HOME 
OWNERSHIP


INCOME
$102,000 - $152,000 /YEAR


CITY OF WHITE ROCK  
$75,470 x 49 UNITS 


=$3,700,000


HOUSING BREAKDOWN
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PURCHASE PRICE   
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$575,099


Down Payment: 5% 


AHOP 2nd Mortgage: 11% 


Mortgage: 84%


AFFORDABLE HOME OWNERSHIP
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RENTAL


AFFORDABLE HOME 
OWNERSHIP


INCOME
$102,000 - $152,000 /YEAR


CITY OF WHITE ROCK  
$75,470 x 49 UNITS 


=$3,700,000


HOUSING BREAKDOWN


Affordable home ownership options includes 
49 1 - 3 bedroom apartments. There are also 25 
affordable rental units.  


The Affordable Home Ownershop Plan (AHOP), 
the Provider (Developer)  provides funding for the 
2nd mortage, representing 11% of the total cost.  
When the unit is resold by the purchaser, this 
amount is transfered to the City.  At an average 
purchase price of $684,810, this will result in 
total future revenue of $3,700,000 for the City of 
White Rock.


Unit Mix =
84% affordable units & 16% market 


View looking west from North Bluff Road and Lee Street.View of Courtyard looking east.








BEACHWAY 


Petition 


Mayor and Council 


Beachway is located one block from Peace arch Hospital from Maple to Lee St on North Bluff and 1570 & 
1580 Maple St.  


This area of North Bluff is an arterial route to the highway 99 interchange and on a major bus route. It 
also allows the city to achieve higher density without blocking the cherished views of the mature 
neighborhoods to the South. 


Consisting of: 


- One six story below market rental building owned and operated by a non-profit on North Bluff 
containing 25 units. 


- One six story market condo building on North Bluff containing 49 units. 
- Fourteen three story Town Houses on Maple St.  


 


As a member of the White Rock Community I would like you to know that I am in full support of this 
project. 


Name Address Phone 
   
   
   
   
   
   
   
   
   
   
   
   
   
   
   
   
   
   
 




































































































This area of North Bluff is an arterial route to the highway 99 interchange and on a major bus route.
It also allows the city to achieve higher density without blocking the cherished views of the mature
neighborhoods to the South.

Consisting of:
- One six story below market rental building owned and operated by a non-profit on North

Bluff containing 25 units.
- One six story market condo building on North Bluff containing 49 units.
- Fourteen three story Town Houses on Maple St.

If you are a White Rock resident or White Rock land owner and support this development please fill 
it out and email it back, everyone in your house hold can be listed if they are in favor.

If you don’t have a scanner you can take a picture and text it to me   

I would like to ask that if you have any family or friends in W.R. you forward this email to them.

Aaron Pauliuk
15674 North Bluff Road
White Rock, B.C.

Virus-free. www.avg.com
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BEACHWAY
City of White Rock 
Affordable Homes for the Community

Beachway will bring affordable 
homes to the community with 
ownership and rental options

The project will transform six existing single 
family home lots into a vibrant new community 
with a mix of residential units for “growing up 
and growing old” in the same neighbourhood.  
Open and engaging public realm spaces are 
provided to enhance the character of the built 
environment, supporting the City of White Rock’s 
socially-oriented urban design principles.

The proposed use, height, and density are
consistent with the East Side Large Lot Infill Area 
designation in the City of White Rock Official 
Community Plan (OCP).

Community Benefits

Community benefits include the following:

BEYOND ART:BEYOND ART: Striking architecture frames the
gateway to White Rock along North Bluff Road.

ENERGY PERFORMANCE: ENERGY PERFORMANCE: The buildings’ energy
performance is 30% better than 2016 building 
codes, which will result in lower utility bills for 
residents.

WELLNESS BY DESIGN:WELLNESS BY DESIGN: Indoor and outdoor
social spaces nurture community connections;
2- and 3-bedroom homes (over 55% of total)
invite families to make their home here.

ENVIRONMENTAL STEWARDSHIP: ENVIRONMENTAL STEWARDSHIP: Construction
will be made green through off-site assembly 
and innovative prefabricated timber materials, 
resulting in zero waste to landfill.

OFFICIAL COMMUNITY PLAN ALIGNMENT: OFFICIAL COMMUNITY PLAN ALIGNMENT: 
The White Rock OCP—Imagine White Rock 
2045—from 2017 encourages more housing in 
the East Side Large Lot Infill area.

HOUSING CLOSE TO TRANSIT AND JOBS: HOUSING CLOSE TO TRANSIT AND JOBS: 
North Bluff Road is a major transit route, and 
the site is only a five minute walk to major 
employment centres, such as the Peace Arch 
Hospital. It’s also only a ten minute walk to shops 
and services at Semiahmoo Centre.

MURB FLATS +

GRADE LEVEL CITY HOMES

TOWNHOUSES
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UP TO 65% TWO AND THREE BEDROOM UNITS,

AND UP TO 23% THREE BEDROOM UNITS
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- SHARED GARDENS
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PROVIDING A HEART

- SAFE PLAY AREA
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A DIVERSITY OF HOUSING CHOICES

The project offers a diversity of housing choices with the aim to provide

appropriate + affordable options for residents living in White Rock. A six

storey Multi-Unit Residential Building (MURB) at the corner of North Bluff

and Maple will provide a combination of innovative and contemporary 1,

2 and 3 bedroom flat and skip stop units, punctuated at grade by

two-level city home units. Three storey ground oriented Townhouses

along Maple Street step down to compliment the existing

neighbourhood and ensure compatibility of new development with

adjacent existing buildings, while providing dense urban living in elegant

3 bedroom homes with generous outdoor space.

At the corner of North Bluff and Lee Street, affordable non-market rental

housing units will be developed in partnership with a local non-profit

housing provider to ensure at least 30% of the North Bluff development

units are available to residents in need of affordable housing options.

FAMILY AND AGE-FRIENDLY HOUSING BUILDING COMMUNITY

The project's emphasis on socially-oriented urban design principles

encourages the opportunity for development of a strong and vibrant

community. The block is broken down into smaller parts, and opened

up to create a centralized courtyard, accommodating amenity spaces

and pedestrian routes through the site, and creating a dynamic and

engaging relationship to the streets.

The central courtyard creates a safe play area for children away from

car traffic, and provides space for residents to gather and connect

within their community. Grade level access to units throughout the

project enables "eyes on the street", building awareness of

community and encouraging residents to informally look out for their

neighbours.

The feature stair, lobby connected to the exterior patio, and amenity

platforms within the midrise building create informal places to meet.

The affordable housing contains an amenity room at the entrance

encouraging interaction and building social connection.

A focus on family and age-friendly housing options and design is

exhibited through unit mix and design, as well as an emphasis on

both private and shared outdoor amenity spaces.

The development intends to cater to a variety of household structures

by placing particular emphasis on two and three bedroom units, as

well as stacked skip-stop, and grade level city and townhouses to

encourage family living.  Throughout the development ground-floor

units with front door access to the street help to address accessibility

concerns for the elderly and people with disabilities. The central

courtyard acts as a mixing chamber and social hub for all residents.

Quick Summary

Height: 2 -  six storey buildings
  14 - three storey townhouses 

6 Storey Total Homes:  74  (100%)
3-br:          6  (  8%)
2-br:      45  (61%)
1-br:      23  (31%)
Rental:  25  (33.7%)
Density:   2.49

Townhouses Total Homes:  14 
Density:  1.41

Total Parking: 140 + 1 Loading 

27% 57%

16%

PURCHASE PRICE

$684,810

$34,240

$75,470

$575,099

Down Payment: 5% 

AHOP 2nd Mortgage: 11%

Mortgage: 84%

AFFORDABLE HOME OWNERSHIP

MARKET

BELOW MARKET
RENTAL

AFFORDABLE HOME 
OWNERSHIP

INCOME
$102,000 - $152,000 /YEAR

CITY OF WHITE ROCK
$75,470 x 49 UNITS 

=$3,700,000

HOUSING BREAKDOWN

27% 57%

16%

PURCHASE PRICE

$684,810

$34,240

$75,470

$575,099

Down Payment: 5% 

AHOP 2nd Mortgage: 11% 

Mortgage: 84%

AFFORDABLE HOME OWNERSHIP

MARKET

BELOW MARKET
RENTAL

AFFORDABLE HOME 
OWNERSHIP

INCOME
$102,000 - $152,000 /YEAR

CITY OF WHITE ROCK
$75,470 x 49 UNITS 

=$3,700,000

HOUSING BREAKDOWN

Affordable home ownership options includes 
49 1 - 3 bedroom apartments. There are also 25 
affordable rental units.  

The Affordable Home Ownershop Plan (AHOP), 
the Provider (Developer)  provides funding for the 
2nd mortage, representing 11% of the total cost.  
When the unit is resold by the purchaser, this 
amount is transfered to the City.  At an average 
purchase price of $684,810, this will result in 
total future revenue of $3,700,000 for the City of 
White Rock.

Unit Mix =
84% affordable units & 16% market 

View looking west from North Bluff Road and Lee Street.View of Courtyard looking east.
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249 Petition Signatures Received for C-3
Note: All petition signatures received under C-3 are the 
same as C-2, apart from one additional signature.

C-3
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BEACHWAY 

Petition 

Mayor and Council 

Beachway is located one block from Peace arch Hospital from Maple to Lee St on North Bluff and 1570 & 
1580 Maple St.  

This area of North Bluff is an arterial route to the highway 99 interchange and on a major bus route. It 
also allows the city to achieve higher density without blocking the cherished views of the mature 
neighborhoods to the South. 

Consisting of: 

- One six story below market rental building owned and operated by a non-profit on North Bluff
containing 25 units.

- One six story market condo building on North Bluff containing 49 units.
- Fourteen three story Town Houses on Maple St.

As a member of the White Rock Community I would like you to know that I am in full support of this 
project. 

Name Address Phone 
Lynn Gartland #106 1410 Blackwood St White Rock,BC  604-536-6401
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From: DALE STINSON
To: Anthony Manning; Clerk"s Office; Christopher Trevelyan; Darryl Walker; David Chesney; Erika Johanson; Scott

Kristjanson
Subject: Bylaw 2351 Amendment
Date: February 26, 2021 10:50:08 AM

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.

We are not in support of bylaw #2351 amendment and major application. You will be creating
a huge traffic headache from the 111 parking spaces exiting onto Lee St, plus an additional
138 parking spaces exiting onto Lee St from proposed development #19-017 (between Lee
and Kent St). I was told there will be no other exits off North Bluff by Greg in the planning
department. Turning left onto North Bluff during traffic times can be difficult, so a lot of
people go down Lee St to Russell instead. Please reconsider the size of this project or the
driveway placement. If it goes ahead it will be dangerous for families with small children
along Lee St.

Dale and Patricia Stinson
1558 Lee St
Bylaw # 2351
WE DO NOT SUPPORT THIS ITEM

 C-4
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From: Bcammac
To: Clerk"s Office
Subject: PH 3:BYLAW 2351, 15654/64/74 North Bluff Road/ 1570/80 Maple Street and 1593 Lee Street
Date: February 26, 2021 11:37:40 AM

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.

To the Mayor and Council of White Rock,

I OPPOSE the Public Hearing/ Meeting item.

Parking, and access to parking, is still an issue.
The parking supply is presented as 139 spaces for the development.
The original application listed parking, as follows:

Townhouses  28 
Apartment Site  84
Visitor  15
Total  127

The addition of 12 spaces would give 96, for 74 units, which sounds insufficient.
It would seem reasonable that most units would have 2 occupants and 2 cars.
Visitor parking of 15 spaces, for 74 apartments and 14 townhouses, is also insufficient.
With lack of parking, the overflow would certainly end up on Lee and Maple Streets. 

Access to parking is apparently from Lee Street, about 50 feet from the corner of Lee and North Bluff
Road (NBR).
At peak times, it seems possible that traffic could back up on NBR, waiting for cars ahead to access
parking ramp.
Turning left onto NBR can take several minutes, forcing traffic back into neighborhood on Lee Street.
Lee Street is one block long, with no curbs, sidewalks or street parking to speak of.
This would turn a quiet street into a very busy one.

I feel that the development is too large for the land available, requiring reduced setbacks.
It would completely overwhelm adjacent properties and the neighborhood, and result in reduced property
values and livability.

Therefore, I OPPOSE THIS APPLICATION.

Respectfully,

Bruce McDonald
1562 Lee Street,
White Rock V4B 4P9  

       C-5
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From: Brian Wilson
To: Darryl Walker; David Chesney; Helen Fathers; Erika Johanson; Scott Kristjanson; Anthony Manning; Christopher

Trevelyan
Cc: Clerk"s Office
Subject: Bylaw 2351: White Rock Zoning Bylaw 2012, No. 2000 Amendment--Public hearing March 1st, 2021
Date: February 26, 2021 2:22:12 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.

Questions, comments for the Mayor and Councillors regarding the above proposed
bylaw amendment pertaining to the 'affordable housing' development at North Bluff
Road, Maple and Lee Streets. 
1. Why does White Rock need this development? This project is comprised of 25
'affordable rental' units in a six storey building plus 'below market priced' 49 stratified
apartments in another six storey building and 14 strata town-homes.  The project is
considered 'an affordable rental' development because nearly 30 % of the total
number of units are intended to be owned or managed by non-profit groups and
occupied by low and moderate income households. Therefore, based upon the
occupancy of a single building the entire project qualifies for 'density bonus'
and 'community amenity contribution' reductions. Is this logical? How can this be
considered financially sound by the City?

2. BC Housing suggests that $ 1,400/month for a one bedroom and $ 2,000/month for
a two bedroom is considered 'affordable rent'. Based upon the CMHC's rule of thumb
that households should not pay more than 30 % of gross monthly income on housing
a household will need to earn between $ 5,000 and $ 7,000 a month to qualify for
'affordable rents'. What income level is considered 'low' and 'moderate' ? Is
'affordable rent' the same as 'market' rent? Likely not. What are the proposed rental
rates for this project's 'affordable rental units'? Please confirm whether-or-not the
rental component of this development will be priced as 'market' or 'below
market'. If 'below market' what discount will be offered?

3. The rental covenant for the rental building is only 10 years. Why is it not in
perpetuity if the the City is providing the very attractive development incentives
mentioned above?

4. When a tenancy changes what is to be used as the base rate for the new
occupant? The expiring rent? Current 'market rent' ?

5. The strata units are to be offered at 10 % below 'market values' as shown in the
City's documents: $ 475,000 for a one bedroom, $ 600,000 for a two bedroom and $
660,000 for a three bedroom. Are these 'below market' prices considered 'affordable'
? How is it possible to predict a 'market value' for units that won't be built for
three years into the future? Also, many builders/developers offer incentives of
at least 10 % off 'original market prices' for new projects. Will there be any real
savings to the buyers under this proposal? 'Market value' is not the same as
'construction cost'.

       C-6

Page 350 of 613

mailto:btjwine@shaw.ca
mailto:DWalker@whiterockcity.ca
mailto:DChesney@whiterockcity.ca
mailto:HFathers@whiterockcity.ca
mailto:EJohanson@whiterockcity.ca
mailto:SKristjanson@whiterockcity.ca
mailto:AManning@whiterockcity.ca
mailto:CTrevelyan@whiterockcity.ca
mailto:CTrevelyan@whiterockcity.ca
mailto:ClerksOffice@whiterockcity.ca


6. When an original or future owner sells a stratified unit how will the 'below
market selling/purchase values' be established for the seller and new buyer? It's
presumed that the City doesn't wish to pass along a windfall gain to any seller who
has benefited from an increase in the housing market.

7. Are 'affordable rental' and 'below market value' strata units assessed
differently than 'market value' for property tax purposes by the authorities? If
so, what are the differences and what is the impact on City finances?

8. The amended resident/guest off-street parking requirement for the
development is not adequate---especially if the monthly rent does not includes
one parking stall. Does it? If not then the lack of availability of on-street parking in
the area will definitely be an issue. 

The Council, and Planning Dept., believe the City of White Rock needs 'affordable
housing' of the type to be provided by this particular development. However, until the
City clearly differentiates between what it considers to be 'affordable' and 'market'
housing then it will be difficult to convince me and likely other residents that there is a
clear and present need for such projects. I can not offer my support until I've reviewed
Council's responses to my questions.

Regards
Brian Wilson
708-Vidal Street,
White Rock

Beachway (North Bluff, Maple & Lee)
https://www.whiterockcity.ca/AgendaCenter/ViewFile/Agenda/_07272020-947
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From: Lauren Drescher <Laurendrescher@outlook.com> 
Sent: February 27, 2021 9:10 AM 
To: Bylaw Enforcement Animal Control <Bylaw@whiterockcity.ca>; White Rock Council 
<whiterockcouncil@whiterockcity.ca> 
Subject: Bylaw 2351  

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, 
i am Lauren Drescher and I am writing on behalf of myself and my husband, Sean Drescher. We 
are the owners of 1552 Lee Street. 
We do not support Bylaw 2351in regards to the accessible parking for the new development on 
Lee Street. We have three young kids, a four year old and two year old twins. We walk in the 
neighbourhood daily. The idea of a driveway that services so many vehicles for one complex as 
well as another planned driveway across the street is concerning. Our street does not have 
sidewalks, the influx of so many vehicles feels very unsafe. 
Thankyou 
Lauren Drescher 
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From: Nader
To: Clerk"s Office
Subject: Mar 1, 2021 Public Hearing-Opposing 6-Storey Building Development Project on North Bluff Rd/Maple St/Lee St
Date: February 28, 2021 10:07:44 PM
Attachments: WR City Mar 01 Public Hearing-Objection to Devlopment Project-2021-02-28.pdf

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 Madam/Sir,

I am writing this to strongly oppose the subject development.
My wife and I bought our house (1583 Parker Place White Rock BC V4B4S6) in 2017 and planned to
move to the neighborhood and live in this house for the rest of our life. To make our decision to buy
this house we researched a lot and considered the quiet and all other aspects of the neighborhood.
We even walked into the City and asked about the current and future zoning of the area and we
were told that there is no plan to change the zoning. Now it seems with several development
projects that are being done the city is not what we expected anymore. For sure we understand that
the development is part of each city's nature and a must to maintain the city's affordability and look,
but I believe it is not wise to change the city demography in such a destructive manner and convert a
beautiful city into a crowded town that nobody can have a peaceful life. It is not fair to our next generation
too. They have the right to live in a peaceful, safe, and stress-free environment. Just look at the Altus
project and imagine the area when all the units are occupied. Thanks to previous counselors of the
city one block of our city have already been ruined by over-development and that
should end. I hope the new team of the city councilors that promised to put an end to
the previous team destructive decision does not approve this project.

If this project goes ahead for sure I will not move to this City anymore and I believe the City is
responsible for ruining my plan by providing not enough information about potential rezoning info,
and the cost of the opportunity (of living in this neighborhood) I am going to lose, and the cost of
the project impact on the value of my property for the benefit of the developer.

Best Regards,
Nader Kerdari  P.Eng. PMP
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From: SIMRON MANDER
To: Clerk"s Office
Subject: PH 3: BYLAW 2351, 15654/ 64/ 74 North Bluff Road/ 1570/80 Maple Street and 1593 Lee Street
Date: February 28, 2021 10:32:45 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.

To Whom is may concern, 

I am writing this email in response to the development as outlined in the title. I am resident of
White Rock and I am opposed to this development with my reasoning outlined below: 

One of my big concern would be parking as currently the plan is to have 14 townhouses
and 74 units making a total of 88 extra dwellings. That could potentially mean each
location could apply for 4 parking permits each totally 352 extra cars in the small area.
This could be a logistical nightmare for parking.  
To my understanding the current water system was designed a long time ago without
the future potential of such a drastic increase in demand. With 88 units and roughly 250
+ increase in population the current infrastructure cannot support this.  There could be
major damage to the existing infrastructure.
Despite having 139 parking spots underground, that would not deter family and friends
from parking on the main roads which would impact the current residential area from
increase in the number of vehicles on the road and huge influx in population.
There would be a huge Increase in traffic due to population change and larger number
of students attending an already overburdened school system.
Traffic and noise would increase due to the number of vehicles owned by the extra
people residing in the area.
With the 6-storey high rise, this give rise to privacy issue with the houses located right
next to the development.
With the 6-story building ,this would drastically decrease property values of the houses
within the vicinity of the development as it would be less desirable to live there.
The fire risk increases for the houses located next to the multifamily unit complex.
Shadowing and view impacts would be a huge issue considering most of the properties
are single-family homes
This development would far to dense.
Altus has already impacted many resident’s privacy and this would just add to the issue,
with the lack infrastructure for such a development.

Sent from Outlook

                                        C-9
Note: Two (2) submissions received by the 
same resident, and are both listed under C-9.
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On Sun., Feb. 28, 2021, 10:43 p.m. SIMRON MANDER, <simron_uk@hotmail.com> wrote: 

I am Owner in White Rock, BC and live adjacent to the East Side Large Lot Infill Area (Esllia). I am 
opposed to any further high rose developments currently being approved for the Esllia. One 
Block of our city has already been ruined by over development (Altus) 
 
Pleser do not ruin any more!!!!!! 
 
Simron Mander 
 
Other occupants in home opposed: 
Ameeta  
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From: Amy D
To: Clerk"s Office
Subject: PH 3: BYLAW 2351, 15654/ 64/ 74 North Bluff Road/ 1570/80 Maple Street and 1593 Lee Street
Date: February 28, 2021 10:36:02 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.

To Whom is may concern, 

I am writing this email in response to the development as outlined in the title. I am resident of
White Rock and I am opposed to this development with my reasoning outlined below: 

One of my big concern would be parking as currently the plan is to have 14 townhouses
and 74 units making a total of 88 extra dwellings. That could potentially mean each
location could apply for 4 parking permits each totally 352 extra cars in the small area.
This could be a logistical nightmare for parking.  
To my understanding the current water system was designed a long time ago without
the future potential of such a drastic increase in demand. With 88 units and roughly 250
+ increase in population the current infrastructure cannot support this.  There could be
major damage to the existing infrastructure.
Despite having 139 parking spots underground, that would not deter family and friends
from parking on the main roads which would impact the current residential area from
increase in the number of vehicles on the road and huge influx in population.
There would be a huge Increase in traffic due to population change and larger number
of students attending an already overburdened school system.
this development if far to dense given the surrounding properties
Traffic and noise would increase due to the number of vehicles owned by the extra
people residing in the area.
With the 6-story building this would drastically decrease property values of the houses
within the vicinity of the development as it would be less desirable to live there.
The fire risk increases for the houses located next to the multifamily unit complex.
Shadowing and view impacts would be a huge issue considering most of the properties
are single-family homes
Altus has already impacted many resident’s privacy and this would just add to the issue,
with the lack infrastructure for such a development.

               C-10
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From: Mukesh Bhatti
To: Clerk"s Office
Cc: Darryl Walker; David Chesney; Helen Fathers; Erika Johanson; Scott Kristjanson; Anthony Manning; Christopher

Trevelyan; Carl Isaak; Tracey Arthur; Debbie Johnstone
Subject: Petition against 6 Stories on North Bluff Road
Date: March 1, 2021 2:17:55 AM
Attachments: door to door.pdf

letters.pdf

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.

Not in our back yards please!

See all the attached (and one below) as part of a grassroots petition, from just this weekend,
against 6 stories on North Bluff Road.

We have gathered 53 actual signatures from residents and owners (from the 1500 blocks only)
that neighbour White Rock’s “East Side Large Lot infill area” that are against 6 stories on
North Bluff Road.  

There may also be some others, from the 1500 block, that will send you somethimg
directly...and hopefully before the 12pm deadline.

I trust this can be submitted for tonight’s public hearing, noting that this petition conforms to
the aspects of Council and Committee Procedure Bylaw, 2018, No. 2232.

Please register me to speak as well as I would like to book at least 5 minutes at tonight’s
hearing.  I do plan to follow the Public Hearing & Public Meetings guidelines on the city’s
website regarding speaking with a petition.  I have included a draft of my speaking notes…just
in case there is a chance I do not get to.  I understand this was a problem for residents during
the Altus public hearing; when the previous council only had time to listen to the developer
and friends of.

Unless it is a matter of urgent nature, please contact me after 3pm today as I do have a busy
day of work meetings before then.

Thanks,

Mukesh Bhatti

778-549-6853

---------- Forwarded message ---------
From: Alice Jope <alice.jope@gmail.com>
Date: Fri., Feb. 26, 2021, 8:42 p.m.
Subject: Petition against 6 Stories on North Bluff Road

C-11
55 Petition Signatures Received
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To: <mkb702@gmail.com>
Cc: Alice Jope <alice.jope@gmail.com>

 

Please find attached scan of the petition left in my mailbox
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Recipient: City of White Rock

Letter: Greetings,

Save our City by the Sea from over-densification!

I am opposed to the Beachway 1 project in White Rock. This is just the first
of many mid-rises being proposed in mature neighbourhoods. It will change
the character of the neighbourhood forever, will strain the infrastructure,
increase the need for City services, create more traffic problems, increase
assessments, and more. While it may generate short-term revenue, in the
long term it increases the tax burden for all property owners.

Protect the existing residents who moved to White Rock for its small town
charm.

                                           C-12
13 Petition Signatures Received
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Comments

Name Location Date Comment

Suki Tasire White Rock,
Canada

2021-02-27 "Totally against this development"

Stephen Crozier White Rock,
Canada

2021-02-28 "This building is wrong in so many ways. I honestly thought it was a
joke when I first saw it. City by the Sea? I don't think so."

Mukesh Bhatti White Rock,
Canada

2021-02-28 "No Joke Stephen! I have seen your posts in PAN and respect your 
opinions. The thing is that 3 of the 7 councilors (2 left over from 
before and the mayor appear to vote yes to every development 
application. Out of the new 4 remaining councilors, that we voted 
in a couple years ago, only one needs to go rouge and this thing 
passes on Monday night!"

Debbie Magson White Rock,
Canada

2021-02-28 "I’m signing because I don’t want to see 6 stories in this area. This
development will tower over the homes to the south and that’s
just not right for our residents. Stop this development please, a
precedent need not be set."

Liam Maynard White Rock, British
Columbia, Canada

2021-02-28 "There should be no increase in density outside of twon centre!"

Brandon Magson White Rock,
Canada

2021-02-28 "This development will Tower over the homes behind it. Not fair
to those owners, such as myself whatsoever. We don't need more
densification of our city by the sea."

Taj Singh Whiterock, Canada 2021-02-28 "This development doesn’t suit the neighbourhood; it’s too big and
will put strain on services and facilities."

Steve Dhillon Surrey, Canada 2021-02-28 "To support the local residents"

Myra Merkal White Rock,
Canada

2021-02-28 "Avoid overcrowding of all amenities, especially roads."

Kenneth Jones White Rock,
Canada

2021-03-01 "White Rock already is one of the most densely populated areas
in Canada. Any increase should be in the Town Centre, to support
local businesses, not sprawled out into our single family residental
districts.The proposed area should be limited to 2 to 3 story homes
with very little density increase.Stop the speculators, who have
already driven up our taxes, and left derelict homes to force our
neighbours to sell to them (called Block-Busting)."

Aroon Shah White Rock, BC,
Canada

2021-03-01 "I am concerned about density without first addressing concerns
about present traffic, infrastructure issues"

Nader kerdari Surrey, Canada 2021-03-01 "I am signing this because I believe there are smarter options to
tackle the city issues like affordability."

Darcia Steeves White Rock,
Canada

2021-03-01 "As a life-long resident, I am disgusted at the betrayal of our once
dear little town! It’s too late for uptown (Hilltop as we used to call

Page 371 of 613



Name Location Date Comment

it)It is ruined already. Hands off the beach area! There should be a
moratorium on the ugly monster called “development!”"
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Recipient: City of White Rock

Letter: Greetings,

Save our City by the Sea from over-densification!

I am opposed to the Beachway 1 project in White Rock. This is just the first
of many mid-rises being proposed in mature neighbourhoods. It will change
the character of the neighbourhood forever, will strain the infrastructure,
increase the need for City services, create more traffic problems, increase
assessments, and more. While it may generate short-term revenue, in the
long term it increases the tax burden for all property owners.

Protect the existing residents who moved to White Rock for its small town
charm.

                                              C-13
74 Petition Signatures Received
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Signatures

Name Location Date

Erika Johanson White Rock, BC, Canada 2021-02-26

Vickie Darts White Rock, Canada 2021-02-26

Roberta Colombin White Rock, BC, Canada 2021-02-26

Dave Stonoga White Rock, British Columbia, Canada 2021-02-26

Tikiri Herath Vancouver, Canada 2021-02-27

Suki Tasire White Rock, Canada 2021-02-27

Dennis Peach Surrey, British Columbia, Canada 2021-02-27

Maren Darboven White Rock, Canada 2021-02-27

Carter Zygmunt White Rock, Canada 2021-02-27

Rick Thygesen Harrison Mills ( formerly White Rock ),
British Columbia, Canada

2021-02-27

Mukesh Bhatti White Rock, British Columbia, Canada 2021-02-27

Henry Vytasek White Rock, British Columbia, Canada 2021-02-27

Gurpreet Bhatti White Rock, British Columbia, Canada 2021-02-27

Jeevan Dosange Vancouver, British Columbia, Canada 2021-02-28

Harjinder Gill White Rock, Ontario, Canada 2021-02-28

Shammi Dhaul Dhaul Surrey, British Columbia, Canada 2021-02-28

Harj Chahl Whiterock, British Columbia, Canada 2021-02-28

Bulvinder Purewal Surrey, Canada 2021-02-28

Terry Purba Surrey, Canada 2021-02-28

Tejinder Gulati Surrey, British Columbia, Canada 2021-02-28
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Name Location Date

Lenore Black Markham, Canada 2021-02-28

Brandon Magson White Rock, British Columbia, Canada 2021-02-28

Bal Bisla Surrey, Canada 2021-02-28

Bhupindra Bains Surrey, British Columbia, Canada 2021-02-28

M Sharma White rock, British Columbia, Canada 2021-02-28

Maria Magson Surrey, Canada 2021-02-28

Deborah Magson White Rock, British Columbia, Canada 2021-02-28

Ajit Amar White Rock, British Columbia, Canada 2021-02-28

Mohammad Hamad White rock, British Columbia, Canada 2021-02-28

Baljeet Judge Abbotsford, Canada 2021-02-28

Stephen Crozier White Rock, Canada 2021-02-28

Sanjeev Parmar White Rock, British Columbia, Canada 2021-02-28

Christy Fox Whiterock, British Columbia, Canada 2021-02-28

Omar Mohammad White rock, Canada 2021-02-28

Sandip Parhar Delta, British Columbia, Canada 2021-02-28

Rosalind Semple Surrey, British Columbia, Canada 2021-02-28

Stewart Auchterlonie White Rock, British Columbia, Canada 2021-02-28

Ethan Boone St. John's, Canada 2021-02-28

Liam Maynard White Rock, Canada 2021-02-28

Donna Searls Surrey, British Columbia, Canada 2021-02-28

Doreen Gardner Wasaga Beach, Canada 2021-02-28

Gary Schnell Surrey, British Columbia, Canada 2021-02-28
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Name Location Date

Cassidy Diehl Surrey, British Columbia, Canada 2021-02-28

Eliza Lee-Cardinal Edmonton, Canada 2021-02-28

Mike Bal White Rock, British Columbia, Canada 2021-02-28

Gary Sandhu Surrey, Canada 2021-02-28

Harpaul Singh Surrey, British Columbia, Canada 2021-02-28

Amanjyot Saini Surrey, British Columbia, Canada 2021-02-28

Joe Phillipson Surrey, British Columbia, Canada 2021-02-28

Arvinder C White Rock, British Columbia, Canada 2021-02-28

Steve Lutti Surrey, British Columbia, Canada 2021-02-28

Austin Pledger White Rock, British Columbia, Canada 2021-02-28

Wayne Sanders White Rock, British Columbia, Canada 2021-02-28

Adrienne Park White Rock, British Columbia, Canada 2021-02-28

John Welsh Kettering, Northamptonshire, Canada 2021-02-28

Jeral Anderson-Pearce Toronto, Canada 2021-02-28

walter schultz galesburg, Canada 2021-02-28

Judy Bruce Wasaga Beach, Canada 2021-02-28

Alex George Burlington, Canada 2021-02-28

Gwendolyn Gail Stenersen Pembroke, Canada 2021-02-28

Taj Singh Canada 2021-02-28

Parveen Parmar White rock, British Columbia, Canada 2021-02-28

sharlene ramage Langley, Canada 2021-02-28

Trevor Marples Surrey, British Columbia, Canada 2021-02-28
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Name Location Date

Kobi Norman Red Deer, Canada 2021-02-28

Aasher Abbas Toronto, Canada 2021-02-28

ENA Boersema Welland, Canada 2021-02-28

Merisha Maraj Maple, Canada 2021-02-28

Roger Bockstael White Rock, British Columbia, Canada 2021-02-28

Gurprit Saran Surrey, Canada 2021-02-28

Kim Kane Woodstock, Canada 2021-02-28

Khemraj Kassee Kitchener, Canada 2021-02-28

Steve Dhillon Surrey, Canada 2021-02-28

Jayne Potvin Surrey, British Columbia, Canada 2021-02-28
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From: Pat Petrala
To: Clerk"s Office; Pat Petrala
Cc: Planning
Subject: Support - BYLAW 2351, 15654/64/74 North Bluff Rd/ 1570/80 Maple St & 1593 Lee St
Date: March 1, 2021 10:34:52 AM
Attachments: Beachway Maple N Bluff complex.docx

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.

White Rock City Hall, 15322 Buena Vista Avenue, White Rock, BC V4B 1Y6, 
Emailing clerksoffice@whiterockcity.ca with the applicable subject line: 
PH 3: BYLAW 2351, 15654/64/74 North Bluff Rd/ 1570/80 Maple St and 1593 Lee St
Extract report: https://pub-whiterockcity.escribemeetings.com/FileStream.ashx?DocumentId=734

YOU can comment - CITY HALL: You may phone 604-541-2127 to register your support / or that you are
not in support of the Public Hearing/ Meeting item. If the call is not answered please leave a voicemail with the call-
in information noted below (all four (4) bullet points must be noted). When you call-in, please be prepared to
provide the following information: • The public hearing item • Your first and last name • Civic address • Whether
you are in support of or not in support of the item OR EMAIL clerksoffice@whiterockcity.ca

Greetings Council – hope more people call/write to support this

I support the plan for this renewal of properties assembled of old bungalows which has evolved
since July 23, 2018, granted started under prior council – perhaps that is the rancour clouding valid
potential, and resisted despite positive input from Housing Hub Branch of BC Housing. The
adjustments made with staff and Design committee input are sensible, being on a bus route and new
neighbours will enjoy walkable 10-minute access to many services, retailers and more on both sides

of “the invisible line” 16th.

The affordable housing component is not social housing rents of $600 to 800/month rent which is
what some appear is ONLY type desirable in White Rock NOT realistic. I read about positive
outcomes of the 25 affordable rental units (below market for a term); 49 affordable ownership units
delivered through the AHOP would see units sold at a minimum of 10% below market value (North
Bluff Flats Building).

I think as Peace Arch Hospital expands and the economy rebuilds - the mix of diverse processionals
working from home and wanting to work close to home is most appropriate. I know we can
anticipate new neighbours will be contributing in our community. Sensible growth, renewal and
positive partnerships makes sense in 2021 as White Rock will not be a merely a pensioners or
commuter bedroom community like it was in 1980.

I hope NO respondents actually walked the site like I did, read the reports and grasp the potential. I
observe some folks do not do homework merely endorse as told, many neighbours do not engage –
yet likely passive support as often the NIMBY are more vocal and organized, and thus in my opinion
any conclusions as to numbers supporting any position has flaws.

I support this project, the location, the height and the plan as it has evolved.

C-14
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White Rock City Hall, 15322 Buena Vista Avenue, White Rock, BC V4B 1Y6, 
Emailing clerksoffice@whiterockcity.ca with the applicable subject line: 
PH 3: BYLAW 2351, 15654/64/74 North Bluff Rd/ 1570/80 Maple St and 1593 Lee St

[bookmark: _olk_signature]Greetings Council

I support the plan for this renewal of properties assembled of old bungalows which has evolved since July 23, 2018, granted started under prior council – perhaps that is the rancour clouding valid potential, and resisted despite positive input from Housing Hub Branch of BC Housing. The adjustments made with staff and Design committee input are sensible, being on a bus route and new neighbours will enjoy walkable 10-minute access to many services, retailers and more on both sides of “the invisible line” 16th. 

The affordable housing component is not social housing rents of $600 to 800/month rent which is what some appear is ONLY type desirable in White Rock NOT realistic. I read about positive outcomes of the 25 affordable rental units (below market for a term); 49 affordable ownership units delivered through the AHOP would see units sold at a minimum of 10% below market value (North Bluff Flats Building). 

I think as Peace Arch Hospital expands and the economy rebuilds - the mix of diverse processionals working from home and wanting to work close to home is most appropriate. I know we can anticipate new neighbours will be contributing in our community. Sensible growth, renewal and positive partnerships makes sense in 2021 as White Rock will not be a merely a pensioners or commuter bedroom community like it was in 1980.

I hope NO respondents actually walked the site like I did, read the reports and grasp the potential. I observe some folks do not do homework merely endorse as told, many neighbours do not engage – yet likely passive support as often the NIMBY are more vocal and organized, and thus in my opinion any conclusions as to numbers supporting any position has flaws. 

I support this project, the location, the height and the plan as it has evolved.

Sincerely
Pat Petrala
#106 – 15020 North Bluff Road, White Rock 

PS. I looked at who would buy or rent these and would be in their range as middle range.
 - https://www.jobbank.gc.ca/marketreport/summary-occupation/993/ca

Dental Hygienist wage entry level $41,148 to specialist $62,503 

Registered nurses and registered psychiatric nurses (NOC 3012) usually earn between $24.04/hour and $48.00/hour in Canada. People working as a "registered nurse (R.N.)" are part of this group. median Wage in Canada $38.14/hour - $46/hour 

Bank Teller; Retail Sales Clerk; at Min wage $15.75 hour - entry level - $24,000 to 41,000 salary with commissions, bonus &/or annual increases. Often the age level and lifestyle encourage room-mates for shared expenses like rentals/1st time buyer homes.



Sincerely
Pat Petrala
#106 – 15020 North Bluff Road, White Rock
 
PS. I looked at who would buy or rent these and would be in their range as middle range.
- https://www.jobbank.gc.ca/marketreport/summary-occupation/993/ca
Dental Hygienist wage entry level $41,148 to specialist $62,503
Registered nurses and registered psychiatric nurses (NOC 3012) usually earn between $24.04/hour and
$48.00/hour in Canada. People working as a "registered nurse (R.N.)" are part of this group. median Wage in Canada
$38.14/hour - $46/hour
Bank Teller; Retail Sales Clerk; at Min wage $15.75 hour - entry level - $24,000 to 41,000 salary with commissions,
bonus &/or annual increases. Often the age level and lifestyle encourage room-mates for shared expenses like

rentals/1st time buyer homes.

 
 
Sent from Mail for Windows 10
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BEACHWAY 

Petition 

Mayor and Council 

Beachway is located one block from Peace arch Hospital from Maple to Lee St on North Bluff and 1570 & 

1580 Maple St. 

This area of North Bluff is an arterial route to the highway 99 interchange and on a major bus route. It 

also allows the city to achieve higher density without blocking the cherished views of the mature 

neighborhoods to the South. 

Consisting of: 

One six story below market rental building owned and operated by a non-profit on North Bluff 

containing 25 units. 

One six story market condo building on North Bluff containing 49 units. 

Fourteen three story Town Houses on Maple St. 

As a member of the White Rock Community I would like you to know that I am in full support of this 

project. 

Name Address Phone 
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From: Kenneth Jones
To: Clerk"s Office
Subject: Public Hearing-Mar. 1, 2021-PH 3 Bylaw 2351,
Date: March 1, 2021 11:46:26 AM

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 strongly oppose this increased density in our neighbourhood. 
Heights should be restricted to a 3 storey maximum and townhouses only facing the street, not double rows of
townhouses.

Kenneth "Ken" Jones

C-16
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From: Roberta Colombin
To: Clerk"s Office
Cc: Erika Johanson; Scott Kristjanson; Christopher Trevelyan; Anthony Manning
Subject: Bylaw 2351 North Bluff Road/Maple//Lee Street
Date: March 1, 2021 11:58:47 AM

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.

To:   City Clerk, Council

I am writing to indicate I do not support this project, due to the height and the density.  We need to
slow down and take care as to what we will unleash upon the neighbourhood and the city at large.  I
appreciate there is an “affordable” component to this project, but at 6 story’s in a single family
neighbourhood the answer for me has to be NO thank you.

I appreciate also my submission is late and hope not too late to be registered.

Roberta Colombin
14852 Beachview Avenue
White Rock, BC V4B 1N7

C-17
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From: Aaron Pauliuk <apauliuk@telus.net> 
Sent: Sunday, February 28, 2021 11:20 PM
To: Darryl Walker <DWalker@whiterockcity.ca>; Guillermo Ferrero <GFerrero@whiterockcity.ca>; Chris
Magnus <CMagnus@whiterockcity.ca>
Cc: Carl Isaak <CIsaak@whiterockcity.ca>; Tracey Arthur <TArthur@whiterockcity.ca>; Debbie Johnstone
<DJohnstone@whiterockcity.ca>
Subject: BYLAW 2351: Petition for Beachway - Serious Concern

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 Mayor and CAO Mr. Ferrero

It was just brought to my attention tonight a current Councillor Erika Johanson started a petition on Friday
against our project that she has and will vote on!

https://www.change.org/p/city-of-white-rock-save-our-city-by-the-sea-from-over-densification?
recruiter=64322507&utm_source=share_petition&utm_medium=facebook&utm_campaign=share_petition&re
cruited_by_id=896b3697-bef3-4bc0-b916-18a6b6d9be39&utm_content=fht-27568688-en-ca%3A0

As an elected official you cannot fetter your discretion prior to a public hearing.

The attached oath of office she signed when she became a councillor states “I will faithfully perform the duties 
of my office and will not allow any private interest to influence my conduct in public matters”

Under the circumstances I am requesting Erika Johanson not be allowed to speak or vote on BYLAW 2351 
Beachway at the Public Hearing March 1st and her petition be thrown out.

Please advise

Aaron Pauliuk
604-813-3535

C-18
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From: Mukesh Bhatti <mkb702@gmail.com> 
Sent: Monday, December 14, 2020 5:50 PM
To: Athena von Hausen <AvonHausen@whiterockcity.ca>
Subject: Developments in White Rock

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 Athena,
Thank you for taking my call this afternoon.  It was very nice chatting with you. 
Further to our discussion, I ask that you please reiterate my concerns (many that we seemed to be in
mutual agreeance on) with your colleagues and the higher ups.  Please also share that our family has
recently attained occupancy, for our new owner built home, at 1573 Parker Place and plan to be
here for a very long time.  We are hopeful that more families will look at East White Rock as a great
and relatively affordable area to reside.  Unfortunately, apartment buildings do not generally attract
families like ours.
Some of the other concerns we discussed were:

1. The proposed 6-story height of the buildings on North Bluff which touch existing residential
neighourhoods.

2. Why 3 buildings as opposed to 1 or 2 have been proposed between Lee and Kent.  Is it to
maximize ocean views and profits while further encroaching onto our backyards?

3. Heights of buildings to be allowed in denser areas going forward compared to what is being
proposed for North Bluff residential area?

4. How are we planning on transiting heights from higher density into existing single family
areas?

5. Market value of rents and for who (seniors, single, couples or families) in apartments vs
residential stock and/or laneway homes?

6. Aging low-rise rental stock (ie. Russel & Fir) that should be redeveloped and better utilized for
more apartments and condos.

Futher to the 1st point, the 5 story condo development on the corner of NB and 140, the previous
council allowed, shows it is very difficult to transition from mid-level multi-family to single family
areas…even when there is a alley in between.  It is also important to point out is that developer
started off asking for well over 10 stories, then came down to 8 or something and was finally allowed
5. Maybe someone should ask the residents on Coldicutt how they feel about being looked down
upon by that building?
To summarise, town centre is where the city should be densifying.  Both sides of our city should
remain as single family residential areas, with some low rise multi-family where appropriate,

C-19
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including North Bluff.  
Maybe the City can consider more family friendly 3-4 story townhouse developments on the outer
edges of town instead of misplaced high-rises?  Looking at what is going on the North side of 16th
avenue is evidence of what our side could look like in comparison to what is currently happening
across the street from the hospital.
Athena, it was amazing to be able to talk to someone such as yourself that genuinely understood
what I was talking about with my concerns.  I hope whomever my concerns are passed on to is able
to show the same compassion you did.
All the best to you over the holidays and the other position in the New Year.
Stay safe.
Mukesh Bhatti
778-549-6853
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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/ MEETING 

MONDAY, MARCH 1, 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/ Meeting on MONDAY, MARCH 1, 2021  
at 6:00 P.M. in accordance with the Local Government Act. All persons who deem their 
interest in property is affected by the proposed bylaw/application shall be afforded an 
opportunity to be heard via a telephone-in process or by forwarding written submissions 
reflecting matters contained in the proposed bylaw/application that is the subject of the Public 
Hearing/ Meeting. At the Public Hearing/ Meeting, Council will hear and receive submissions 
from the interested persons in regard to the bylaw/application listed below: 
 

1) BYLAW 2375: White Rock Zoning Bylaw, 2012, No. 2000, Amendment  
(15053 Marine Drive – Cannabis Store) Bylaw, 2021, No. 2375 

 
CIVIC ADDRESS:  15053 Marine Drive (See Site Map Attached) 
 
PURPOSE: Bylaw 2375 proposes to permit a temporary use permit and a 
cannabis license referral (resolution), which would enable the creation of a 
cannabis retail store at 15053 Marine Drive. 

 
 
Further details regarding the subject of the Public Hearings/Public Meetings may be 
obtained from the City’s Planning and Development Services Department at City Hall by 
contacting 604-541-2136 | planning@whiterockcity.ca. 

 
Electronic Meeting:  The Provincial Health Officer has issued orders related to gatherings 
and events in the province of BC. As such, Public Hearings will be held virtually and 
will also be live streamed on the City website. To participate in a Public Hearing, please 
review the options below. 
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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/Meeting, March 1, 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 by leaving it in the “City Hall Drop Box” to the left outside 
the front door; or 

• Emailing the Mayor and Council at clerksoffice@whiterockcity.ca with  
the applicable subject line: 

o PH/M 4: BYLAW 2375, 15053 Marine Drive – Cannabis Store 

2. If you do not wish to speak or write in but would still like to convey that you are in 
support or that you are not in support of the Public Hearing/ Meeting item:  

You may phone 604-541-2127 to register your support / or that you are not in support of the 
Public Hearing/ Meeting item. If the call is not answered please leave a voicemail with the 
call-in information noted below (all four (4) bullet points must be noted).  

When you call-in, please be prepared to provide the following information: 

• The public hearing item 
• Your first and last name 
• Civic address 
• Whether you are in support of or not in support of the item 
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3. You may register to speak to a Public Hearing/ Meeting item via telephone: 

Registration will be open from 12:00 p.m. to 4:30 p.m. on the date of the Public 
Hearing/ Meeting, March 1, 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 and permit) being 
considered at the Public Hearing/ 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: https://www.whiterockcity.ca/894/Agendas-Minutes as there will be 
an opportunity for you to call in for a limited period of time. 

Please 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. 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 bylaws / applications and associated reports can be viewed online on the agenda 
and minutes page of the City website, www.whiterockcity.ca, under Council Agendas from 
February 15, 2021, until March 1, 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 FOR BYLAW 2375 - 15053 Marine Drive 
 

 
 
 
 

February 15, 2021 
 

 
Tracey Arthur 
Director of Corporate Administration 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK
     CORPORATE REPORT 

DATE: February 8, 2021 

TO: Land Use and Planning Committee 

FROM: Carl Isaak, Director, Planning and Development Services 

SUBJECT: Application for Cannabis License Referral, Zoning Bylaw Amendment, and 

Temporary Use Permit, 15053 Marine Drive (LL/ZON/TUP 20-018)

______________________________________________________________________________ 

RECOMMENDATIONS 

THAT the Land Use and Planning Committee recommend that Council: 

1. Give first and second readings to “White Rock Zoning Bylaw, 2012, No. 2000, Amendment
(15053 Marine Drive – Cannabis store) Bylaw, 2021, No. 2375;”

2. Direct planning staff to obtain public input through a combined public hearing (license
referral & rezoning applications) and public meeting (temporary use permit) conducted as an
electronic meeting with notice of the meeting given in accordance with Section 466 of the
Local Government Act, including notice in newspapers and distribution by mail to property
owners / occupants within 100 metres of the subject property;

3. Direct planning staff to resolve the following issues prior to final adoption:

a) Ensure that all engineering requirements and issues are resolved to the satisfaction of the
Director of Engineering and Municipal Operations including, but not limited to, the receipt
of approval for the encroachment of buildings and structures within the City’s road right-
of-way and confirmation of an agreement for the off-street loading of vehicles on a
property generally being within 60 metres of the subject property (it may be required that
the agreement be registered on title by way of a covenant); and

b) That the applicant provide confirmation from the RCMP, that the agency has undertaken a
review of the design / programming of the rear portion of the property, taking into account
the principles of Crime Prevention Through Environmental Design.

4. Authorize staff, pending the results of the electronic public hearing and public meeting, to
forward a copy of this corporate report and the results of the public hearing to the Liquor and
Cannabis Regulation Branch (LCRB) along with a resolution to advise that Council has
considered the location of the proposed cannabis retail store and the potential for impacts to
residents, and is in support of the cannabis license application at 15053 Marine Drive, subject
to the inclusion of the following conditions within the license:

a) The hours of retail (cannabis) sale shall be limited to the following:

Sun Mon Tues Wed Thurs Fri Sat 

Open 09:00 09:00 09:00 09:00 09:00 09:00 09:00 

Closed 23:00 23:00 23:00 23:00 23:00 23:00 23:00 
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b) Customer (non-employee) access to the retail store shall be limited to the Marine Drive 
(south) side of the building. 

c) The retail sale of cannabis and any related products shall be limited to a retail floor area of 
no greater than 62 square metres (667 square feet), being the space accessible via the 
Marine Drive (south) side of the property. 

5. Pending the results of the electronic public meeting and final adoption of Zoning Amendment 
Bylaw No. 2375, approve of the issuance of Temporary Use Permit 20-018. The TUP shall 
include conditions as follows: 

a) Customer access to the retail store shall be limited to the Marine Drive (south) side of the 
building. 

b) The Permittee shall lease from the City a minimum of two (2) parking spaces from the 
Montecito Parkade for the duration of the temporary use permit; 

c) The Permittee shall purchase one City of White Rock “Merchant” parking decal for the 
Waterfront Commercial area; and 

d) The owner shall remove all structures which encroach into the City’s boulevard along 
Marine Drive save and except for those that are tied, structurally, to the principal building. 
An encroachment agreement shall be executed for any portion of the building that is to 
remain within the City boulevard. 

______________________________________________________________________________ 

EXECUTIVE SUMMARY 

The City of White Rock has received concurrent applications for a zoning bylaw amendment, 

temporary use permit and a cannabis license referral (resolution) which, if approved, would 

enable the creation of a cannabis retail store at 15053 Marine Drive (the former “Giraffe” 

restaurant). City staff have reviewed the technical merits of the proposal and considered the 

overall appropriateness of the use having regard for the feedback received, to date, from the 

public, the results of site investigations, and an evaluation of the ability to control potential 

impacts through permitting and license conditions. Based on a review of these factors staff are 

recommending that the application be given initial bylaw readings and that the files be referred 

to a public hearing / meeting. 

PREVIOUS COUNCIL DIRECTION 

The motions noted below relate to the support of Council for advancing public consultation 

efforts using electronic / digital resources in light of the COVID-19 pandemic.  

Motion # & 

Meeting Date  
Motion Details 

2020-344 

 

THAT Council recommends Appendix B as appended to the corporate report 

dated June 15, 2020, titled “Planning Procedures Bylaw Amendment - 

Electronic Public Hearings for Liquor and Cannabis Licence Referrals and 

Delegation of Liquor Primary Club Licences” be referred for consideration of 

adoption under the Bylaws section of the June 15, 2020 regular Council 

meeting agenda. 
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2020-601 THAT Council direct staff to proceed with fully virtual public hearings / 

meetings for development applications, providing options for both written 

comments and verbal submissions via digital communication / phone-in 

access. 

INTRODUCTION/BACKGROUND 

Seed & Stone (the ‘Applicant’) has applied to the Liquor and Cannabis Regulations Branch 

(LCRB) for a cannabis license to enable the sale of legally-sourced cannabis at 15053 Marine 

Drive (‘subject property’). In addition to the license referral request, the Applicant is seeking 

approval of a zoning bylaw amendment and a temporary use permit. The zoning amendment, if 

approved, would introduce reference to the subject property within section 4.1.3 of City of White 

Rock Zoning Bylaw, 2012, No. 2000 (‘Bylaw’). The noted section currently limits consideration 

for new cannabis retail stores to the City’s Town Centre, defined in the Bylaw as the area 

bounded by North Bluff Road, George Street; Thrift Avenue and Martin Street. Furthermore, the 

section requires that such stores be tied to a temporary use permit (TUP). As set out in Division 

8, Section 497 of the Local Government Act, a TUP may be issued for a period of up to three (3) 

years plus an additional three (3) year period, subject to conditions that may be tied to the permit. 

Staff have reviewed the proposal against the factors outlined in the Cannabis Control and 

Licensing Act and the Cannabis Licensing Regulation, and offer the following for Council’s 

consideration: 

a) Location of the Establishment 

The subject property is the site of former Giraffe Restaurant and is located roughly 20 

metres east of the southerly end of Martin Street (see Appendix A – Location & Ortho 

Maps). Uses surrounding the property include a mix of commercial and residential uses 

fronting onto Marine Drive, located immediately east and west of the property, and 

residential uses immediately north of the property, opposite Marine Lane. The foot of 

White Rock Pier is located 45 metres south of the property, opposite Marine Drive and 

beside Memorial Park. The presence of the Pier, Memorial Park, restaurants and other 

attractions makes the area highly popular with visitors and residents. Several site photos 

are provided in Appendix B. 

b) The Feedback from Residents and Method used to Gather Feedback:  

On November 21, 2020, notice of the applications was circulated to 179 owners / 

occupants of land within 100 metres of the subject property. A Public Information Meeting 

(PIM) was held on December 2, 2020 to enable the proponent to present details of their 

project and to respond to comments and questions raised by participants; approximately 20 

people attended the PIM. A digital feedback form was made available through the City’s 

webpage to allow interested stakeholders to formally voice their support or non-support for 

the proposal while also offering additional comments.  

Prior to the PIM meeting, email correspondence pertaining to the proposal was received 

from 12 persons. The majority (10) of these emails communicated support for the proposal 

while two (2) emails presented concerns; these concerns are highlighted below. During the 

PIM, there was a mix of support and non-support expressed by participants. A total of 15 

digital feedback forms were received with 11 of the respondents offering their support for 

the proposal and 4 expressing non-support (see Appendix C). A PIM Summary was 

provided by the Applicant in response to the comments and questions received. The 

Summary, included as Appendix D, identifies each of the issues raised by the public and 
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offers a response. Appendix E further highlights the key issues of concern raised by the 

public and offers a response on behalf of City staff and the Applicant, as appropriate. For 

ease of reference the key issues identified by the public are as follows: 

 The potential for increased smoking of cannabis in public; 

 The potential for increased driving while under the influence of cannabis; 

 The limited supply of off-street (store) parking; 

 Disruption of traffic along Marine Drive / Lane (loading activities); 

 Disruption of pedestrian traffic along Marine Drive (long line ups); 

 The potential for cannabis product litter / waste; 

 Proximity of the use to homes / children / recreational / public areas; 

 Potential loss of privacy due to security cameras; 

 Potential impact of lighting, particularly at the back (north), side of the building; 

 Lack of consultation with social service providers (i.e., Sources); and 

 Hours of retail sale. 

Notice of the application was circulated to the RCMP and School District No. 36 (Surrey). 

Responses from the two agencies are provided in Appendices F and G, respectively. The 

RCMP letter notes that “the proposed location in the 15000 block of Marine is normally 

congested during the summer months, so an increase in short visit pedestrian and vehicle 

traffic may not be noticed as much. There has also been no reported vehicle / pedestrian 

issues with the relatively new cannabis shop on Johnston Road.” Further, the letter states 

“The proximity of the proposed cannabis retail store near the Pier may attract customers 

that choose to consume their cannabis products in this public area. The Provincial 

Cannabis Control and Licensing Act, section 63(1) makes consumption in certain public 

areas an offence. The spray pool / splash pad and the seating around these areas are directly 

identified in the Provincial Cannabis Control and Licensing Act as prohibited consumption 

areas. The Act also specifies a prohibition of consumption in an outdoor area established 

by a local government for the purpose of community recreation. Although the Act does not 

set out a definition for a community recreation area, a search of legal definitions does 

indicate that areas set aside for outdoor recreation, viewing, walking etc., meet the 

definition of an area established for community recreation.  Enforcement of cannabis 

smoking on the Pier, Promenade and beach could be achieved under the Provincial 

Cannabis Control and Licensing Act or White Rock’s Public Health Smoking Protection 

Bylaw.” Finally, the letter provides that “In 2019 and 2020 the White Rock RCMP 

received approximately 12 Cannabis Act related complaints on all of Marine Drive, and in 

total, 36 complaints in all of White Rock.  The numbers are too low to specify any issues 

or problem areas.” The letter from School District No. 36 provides that while the District 

expresses concern with businesses selling cannabis-containing products (particularly 

around school hours), the subject property and White Rock Elementary are separated by 

two major street thoroughfares, and therefore, mitigate proximity related issues. 

Appendix E outlines in greater detail the issues raised by the public and includes portions 

of the Applicant’s response, also detailed in their PIM Summary (Appendix D). City staff 

have also added a response or additional information where appropriate. The following 

points are offered as a summary of measures that staff believe will help to address the 

issues raised by the public: 
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 Both the City of White Rock Public Health Smoking Bylaw and the Provincial 

Cannabis Control and Licensing Act provide the City and the RCMP, with the ability to 

issue fines for offences (i.e., smoking cannabis in public). 

 Staff note that the former restaurant use would have required two (2) parking spaces 

whereas zero exist and the proposed retail store use would require one (1) space, being 

less than that more recently required. The lack of parking is recognized as a 

continuation of a legal nonconforming situation, therefore relief from the parking 

standards of the City’s Zoning Bylaw are not required. Further, the Applicant has 

offered to lease, annually, two parking spaces from within the Montecito Parkade, and 

will acquire a Merchant parking decal to offset the potential demand for parking 

generated by the cannabis retail store, and its employees. A condition to realize this 

outcome has been included in the recommendation. 

 Regarding loading activities, the Applicant has offered four potential options. City staff 

are recommending, as a condition of the third reading of the amending zoning bylaw, 

that the Applicant provide proof of the execution of an agreement for the use of one off-

street loading space, generally being within 60 metres of the subject property. The 

condition is written in a manner which would enable the Director of Engineering and 

Municipal Operations to require that the agreement be registered on title by way of a 

covenant. The Applicants have provided staff with a signed “letter of intent” from the 

owner of 15047 Marine Drive (Dolce Gelato), being immediately west of the subject 

property, to accommodate the loading space. This condition will help to ensure that 

loading activities do not disrupt traffic along either Marine Drive or Marine Lane.  

 Customer access to the property / building will be limited to the Marine Drive (south) 

side. The entrance to the building will be separate from the exit and measures will be 

implemented to separate the stream of customers picking up a product purchased / 

ordered in advance from those making an in-store purchase. These measures are 

intended to help reduce potential customer queuing along Marine Drive and to support 

social distancing during the COVID pandemic. A Business Plan prepared by the 

Applicant is included in Appendix H. The Plan provides additional details regarding the 

proponents of the cannabis store in addition to measures to be employed to uphold 

government regulations. 

 Garbage collection activities will occur, weekly, from Marine Lane and will be executed 

by a private collection company. The Applicant notes that they will execute a rigorous 

training program with emphasis on efforts to support the cleaning of the neighbourhood. 

The Applicant has also offered to provide the community with up to $10,000 annually, 

to support community initiatives including pier upgrades. 

 The Applicant has proposed a fence along the rear property line (Marine Lane) to screen 

views of the building from nearby residential uses. Further, lighting and security 

cameras will be downcast to provide security while avoiding the potential for spillover, 

which could cause nuisance or a loss of privacy. Crime Prevention Through 

Environmental Design (CPTED) principles will also be employed in advancing 

improvements to the rear portion of the property. A condition of third reading has been 

included to require consultation with the RCMP regarding the design of the rear portion 

of the property considering CPTED principles; the RCMP has provided input to the 

Applicant noting that they are prepared to offer this sort of peer review. 
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 One participant in the PIM and one respondent to the digital feedback form requested 

that the Applicant consult with Sources Community Resource Centre (‘Sources’) 

regarding the potential for increased use of cannabis by youth resulting from the 

establishment of the retail store. The Applicant’s PIM Summary (Appendix D) outlines 

correspondence had with George Passmore, Manager of Counselling & Addition at 

Sources. City staff followed up with Mr. Passmore to validate the feedback provided. 

The following comments were offered to Staff by Mr. Passmore: 

o Legal government regulated cannabis retail is much more preferred over grey market 

stores; 

o Clean, well run stores that value social responsibility and are willing to initiate 

awareness strategies to reduce harm is preferred with a focus on education are 

preferred; 

o Smoking cannabis around White Rock beach has been a frequent occurrence long 

before legalization; 

o There is growing evidence that suggests that cannabis can play a beneficial role for 

some people with Opioid Use Disorder and has been an effective strategy for many 

of the people we serve at Sources Substance Use Services; 

o Keeping cannabis out of the hands of youth is top priority since cannabis has been 

shown to be highly problematic for healthy brain development; 

o British Columbia reported the highest incidence of youth cannabis use in the world 

over the decade preceding legalization. There is little evidence to suggest that 

cannabis use has increased since legalization. 

 Stemming from their consultation with Mr. Passmore, the Applicant has offered to 

undertake the following measures: 

o Implement storefront design that will prevent youth of White Rock from seeing 

any cannabis or accessories; 

o Remove the word “cannabis” from signage so exposure to youth will be negated; 

o Create a marketing campaign with the help of Sources to warn of the dangers of 

cannabis in youth with a focus on effects of cannabis on the growing brain; 

o Implement CPTED principles with involvement of the RCMP; 

o Uniformed security in front of the building will be additional presence in pier area 

to discourage smoking; 

 City Staff have confirmed with the LCRB their general recommendations regarding 

hours of sale. The Branch has provided that cannabis should only be sold between the 

hours of 9:00 a.m. and 11:00 p.m. The applicant has proposed to uphold these hours. 

With the aforementioned limitations noted staff are supportive of these hours.  

Staff have undertaken a comprehensive review of the issues presented by the public and the 

Applicant’s response to those issues. With the recommended conditions incorporated into both 

the cannabis retail license and the temporary use permit, staff are supportive of the proposal 

moving forward for a public meeting / hearing and obtaining additional public feedback. 

Future Applications Involving Cannabis Retail 
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For Land Use and Planning Committee’s awareness, the Applicant (‘Seed and Stone’) has also 

secured commercial space at the Miramar Village development. To date, they have not applied 

for a business licence or other application in this location. Further, the City is now in receipt of a 

similarly-scoped application to enable the establishment of a cannabis retail store at 1489 Stayte 

Road. This application will be subject of a future initial rezoning report to Land Use and 

Planning Committee. 

FINANCIAL IMPLICATIONS 

Not applicable. 

LEGAL IMPLICATIONS 

Not applicable. 

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS 

As outlined above, notice of the applications and the PIM were provided to 179 owners / 

occupants of properties within 100 metres of the subject property. A total of 12 email responses 

were received and roughly 20 people attended the PIM. Further, 15 digital feedback forms were 

received with 11 of those forms offering support for the project and 4 offering opposition. 

Allowing the application to proceed to Public Hearing/Meeting will provide an additional 

opportunity for the public to provide input on the proposal. 

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS 

The applications have been circulated through a process of interdepartmental review. The 

Applicant has addressed the issues raised by City staff. The Applicant obtained a building 

location survey in order to identify existing structures which encroach within the City’s road 

right of way, and may have existed in this location since the building was constructed in 

approximately 1950. These portions of the building, except for those that are tied, structurally, to 

the principal building will need to be removed prior to the issuance of a permit to enable the use, 

if supported by Council. Any portions of these structures to remain in place would require an 

encroachment agreement. 

CLIMATE CHANGE IMPLICATIONS 

Not applicable. 

 

ALIGNMENT WITH STRATEGIC PRIORITIES 

Council’s strategic priorities regarding “Our Waterfront” seek to “enhance, promote and share 

our regional, premier, seaside experience.” Objectives include attracting visitors and residents to 

the Waterfront and supporting a vibrant, year-round environment where businesses can thrive. 

The proposed cannabis store use will help to diversify the businesses along the waterfront and 

will fill a vacant commercial space. The PIM Summary provided by the Applicant notes that the 

White Rock Business Improvement Association (BIA) has offered support for the business 

noting that it will help to create a greater mix of uses on Marine Drive. 
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OPTIONS / RISKS / ALTERNATIVES 

The following alternatives are available for Land Use and Planning Committee’s consideration: 

1. Recommend that Council deny the rezoning and temporary use permit and recommend that 

staff provide a resolution of non-support for the cannabis retail license to the LCRB;  

2. Recommend that Council provide alternative conditions in the draft Temporary Use Permit, as 

identified by the LUPC, prior to proceeding with a public hearing/meeting; or 

3. Council could choose to defer the scheduling of a public hearing/meeting pending additional 

due diligence into areas of interest as expressed during this meeting. 

CONCLUSION 

The City has received concurrent applications for a cannabis license referral, a zoning bylaw 

amendment and a temporary use permit which, if approved, would enable the establishment of a 

cannabis store in a vacant commercial space at 15053 Marine Drive (previously the location of 

the “Giraffe” restaurant). Staff and the Applicant have considered the feedback received from the 

public, and internal department / agency representatives, and are supportive of the proposal 

subject to the satisfaction of conditions to be tied to both the Provincial cannabis license and the 

temporary use permit. A draft copy of the amending Zoning Bylaw and the Temporary Use 

Permit are included as Appendices I and J, respectively. At this point, staff recommend that the 

proposal proceed to a public hearing / public meeting.   

Respectfully submitted, 

 

 
 

Carl Isaak, MCIP, RPP 

Director, Planning & Development Services 

 

Comments from the Chief Administrative Officer 

I concur with the recommendations of this corporate report. 

 

 

 

 

 

 

Guillermo Ferrero 

Chief Administrative Officer 

 

Appendix A: Location & Ortho Maps 

Appendix B: Site Photos 

Appendix C: Digital Feedback Forms 
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Application for Cannabis License Referral, Zoning Bylaw Amendment, and Temporary Use Permit, 15053 Marine 

Drive (LL/ZON/TUP 20-018) 

Page No. 9 

 

Appendix D: Applicant’s PIM Summary 

Appendix E: Community Concerns & Response (Information) 

Appendix F: Feedback from the RCMP  

Appendix G: Feedback from School District No. 36 (Surrey) 

Appendix H: Applicant’s Business Plan 

Appendix I: Draft Zoning Bylaw No. 2375 

Appendix J:  Draft Temporary Use Permit 20-018 
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APPENDIX A  
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APPENDIX B 

Site Photos 

 

 
Photo 1: Front (Marine Drive) Facade 

 
Photo 2: Rear (Marine Lane) Façade [Source: Google Street View, July 2019] 
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15053 Marine Drive 
FEEDBACK FORM 
Public Information Meeting

1. Please provide your name:

2. Please provide your address:

3. Do you support the proposed development application?

 Forms 15053 Marine Drive FEEDBA… - Saved  Greg Newman GN

15
Responses

58:23
Average time to complete

Closed
Status

Latest Responses

"May Nazair"

"Monty Sikka"

"Susan Douglas"

15
Responses

Latest Responses

"601-1580 Martin Street, White Rock, BC, V4B5M3"

"13660 Marine Drive, White Rock"

"1278 Everall St"

14
Responses

Yes 11

No 4

Undecided 0
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4. Please provide your comments on the application:

Latest Responses

"I think it is critical that residents of White Rock have access to safe, re…

"We need access to legalized cannabis in White Rock and South Surrey…

"No parking in that area. Too close to family area of beach and pier N…

15
Responses
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Respondent

1 Anonymous 
01:36

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

Gnanesh Renukappa

1

Please provide your name: * 
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405-13228 Old yale road, Surrey

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

help eliminate the black market

4

Please provide your comments on the application:
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Respondent

2 Anonymous 
04:11

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

Naomi Low

1

Please provide your name: * 
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307-15621 Marine Drive, White Rock BC, V4B1E1

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

Our community would benefit so much from having a licensed cannabis retailer in this area.
Currently there is an illegal one down the street (Indigenous Bloom), it would be great to have
an option to purchase from a licensed retailer that's close to home. I fully support this and
having been in the Seed and Stone in Chilliwack they are professional, courteous and a great
team. Job creation is at an all time low so this would be great for our economy.

4

Please provide your comments on the application:
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Respondent

3 Anonymous 
04:38

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

davin robitaille

1

Please provide your name: * 
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8511 ackroyd rd richmond bc

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

It is needed, it is legal, why are we turning away any business right now? it is ridicules they even
need to go through this process. why create hurdles for small business trying to contribute to
the community. The system is not fair, dose each bar that opens and sells alcohol have to do
this process. What happend to a free market?

4

Please provide your comments on the application:
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Respondent

4 Anonymous 
00:50

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

Abdulrahman Wazzan

1

Please provide your name: * 
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1 15123 Marine Drive, White Rock

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

help keep the area clean and safe

4

Please provide your comments on the application:
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Respondent

5 Anonymous 
10:13

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

Michelle

1

Please provide your name: * 
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13812 Malabar Ave

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

Personally I think opening up this store will provide a safe way to purchase government
regulated and tested CBD. CBD has seriously helped me to manage my anxiety that can be
debilitating. I don't know any other ways to get it other than in store from someone I trust.
Opening up this location will bring life and business back to the White Rock boardwalk along
with clearing out the homeless that are clearly set up around that vacant spot. This is a great
opportunity to educate the public in a clean, safe and trustworthy environment.

4

Please provide your comments on the application:
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Respondent

6 Anonymous 
02:53

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

Justin Hagberg

1

Please provide your name: * 
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Justin Hagberg 303-1390 Merklin St White Rock, BC V4B 4C1

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

I think this would be great for the economy, and would attract more people to White Rock and
the pier etc.

4

Please provide your comments on the application:
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Respondent

7 Anonymous 
36:23

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

Simon Bergen-Henengouwen

1

Please provide your name: * 
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602-15015 Victoria Ave, White Rock

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

I sent an earlier email to Greg listing the favorable issues that apply to this application. FYI, I
asked for comments on this application on Facebook on the site "Grapevine Mobile White
Rock" run by Garry Wolgemuth. This site takes a very critical personal bias to the goings on in
White Rock so I thought it would be interesting to see the reaction of those readers. The post
as of today was seen by 135 people and received over 10 positive comments with no one
opposing this application. I counted 16 different people liking the positive comments. It is clear
from this that at least for those visiting that FB site there was no negative reaction. There was
only concern and that was the smoking issue. I submit that the City could pass a similar bylaw
that the Vancouver Parks Board has that prohibits smoking on the beach, seawalls, park areas,
and buildings. My other suggestion would be to recommend to the applicant that they provide
two lines, one for quick online order pick-up and one for in-store purchases. Perhaps a separate
access say at the rear of the store. If they are going to be competitive you can rest assured that
there will be line-ups. And this location does not lend itself well to that.

4

Please provide your comments on the application:
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Respondent

8 Anonymous 
710:16

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

Christa Kucey

1

Please provide your name: * 
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15046 Victoria Ave

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

This is ridiculous. Putting a marijuana dispensary in the heart of White Rock is a terrible plan. It
will negatively impact the community, the heart of white rock, it’s appeal as a family oriented
tourist destination. I was not impressed with the presentation during last nights meeting. The
presenters made several contradictions in the things they spoke about. For example, they said
they spent days in the area and distributed letters and knocked on doors of the
neighbours...well I live behind the proposed pot dispensary and nobody made any effort to
speak with me or to give me a letter. Later in the discussion he denied going to knock on doors
despite clearly making this statement in his presentation. I believe it was recorded and If so how
can we trust people who outright lie to us about the efforts they made and the support they
got -They also noted that they had no problems with the neighbours in chilliwack yet their shop
is in an industrial area there. It’s not in a family neighbourhood in the heart of a tourist
community. In the presentation they stated they spoke to people including construction
workers and everyone was in support of this business yet they didn’t speak to any of the people
who live behind the proposed site and the construction workers do not necessarily live in the
community. -They noted that all workers didn’t smoke yet they said they would create jobs and
hire people to work here so how do they know if they smoke or not when they haven’t yet met
them? -They noted that bringing this increased traffic of pot buyers to the neighbourhood
would improve the white rock businesses. They also stated that all of these people buy the pot
and go home to consume it so they would not be in the area supporting local businesses. -The
impact of having a pot dispensary is detrimental to the community. They recognize the risks

4

Please provide your comments on the application:
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and the type of clientele the place would bring thus making security a big part of their
presentation. If this amped up security is required and it’s at the risk of my life and home life
stability I do not want it. I don’t want to be afraid to be outside or unable to go out because I
have asthma and I can’t be outside since I can’t breathe around smoke. A poster won’t stop ppl
from consuming pot nearby. Other people made some good points last night with the
questions. -slamming car doors all day and night -parking. The building doesn’t have two spots
behind it. If somehow those were created it would disrupt traffic flow in and out of the alley
which is already a problem. -people will be running their cars and lined up in the alley to wait
for parking. This causes pollution and will affect the air quality -people will double park as to
“just run in for pick up” and they will park illegally, not pay for parking or use the alley or
peoples driveways -putting posters up isn’t going to change anyone’s behaviour. they will go
around the corner or in the alley and loiter and smoke pot and affect what we should legally
have - the right to enjoy our own properties without disruption -I live on the corner and I
already have people sitting on my steps and leaving cigarette buts and smoking pot outside my
home. I ask they leave, have posted no smoking signs yet the signs get stolen and they feel
they have the right to linger on my property. This is only going to get worse with all day traffic
with a pot dispensary. It’s violating my human rights. And it’s ruining my ability to live in peace
without added pollution. -lights and cameras- I don’t need bright lights, cameras and security
walking and driving around my house all day for 7 days a week. The lights will shine in my
windows, the increase in traffic walking and driving by my house will be annoying, it makes me
feel unsafe. -The increased traffic in the alley causes a major problem not only with pollution,
but with safety and bringing crime to the area, loitering and these problems will demand an
increase in police resources.
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Respondent

9 Anonymous 
01:35

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

Michael Khara

1

Please provide your name: * 
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66845 Marine

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

We need to rejuvenate the strip and bring a new demographic shopping in the area. Cannabis
is LEGALIZED so lets get on board!

4

Please provide your comments on the application:
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Respondent

10 Anonymous 
04:02

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

steve

1

Please provide your name: * 
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2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

I sat in and watched yesterdays meeting and I want to state how upset I was by the behavior of
a few of the commenters. It seemed like there was an agenda at play, someone trying to
sabotage the presentation. keyboard warriors posting anonymously and repeatedly is un
acceptable. I appreciate the concerns around covid but these events should only be held in
person where it can be moderated

4

Please provide your comments on the application:
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Respondent

11 Anonymous 
21:31

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

Harry Schreier

1

Please provide your name: * 
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1120 Martin Street, White Rock, BC V4B3V7

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

I feel that with the efforts (and money) put into trying to draw young families with children to
the waterfront in White Rock, that making a cannabis retail location on the waterfront will push
families away. Also, customers will purchase product and smoke it all along the promenade and
very likely on the pier which defines the White Rock waterfront. Fire on the pier would shut it
down (again). Residents and users of the promenade do not want to walk through clouds of pot
smoke as we try to maintain our health and wellbeing. There will be trash resulting from the
packaging, and I've already seen it laying on the train tracks at West beach. We don't need
more of this. It's nice that the store would post a security guard at the front of this building, but
is this really for the residents here, or for the store? Perhaps look into the number of times that
police have been called to the bottom of Martin Street between the ice cream store and Uli's
restaurant to see if this is already a problem area. In my opinion, this would not improve but
would degrade the safety in the area, even with a security guard standing on Marine drive in
front of the store. It would be a responsible move to consult with Sources substance use/abuse
to see how they weigh in on a other source for cannabis in White Rock, given that the number
of kids smoking pot has increased and Sources as well as the kids' parents are left to deal with
the lasting effects of making this very available on our beautiful waterfront. Just as we see
people with ice cream cones walking along the waterfront, we will see people buying and
smoking along the waterfront, dropping their litter, and exposing residents and visitors to
unwanted pot smoke. Sure there is a rule that users cannot smoke within a certain number of
feet from the storefront, but it would not stop users from exposing residents visitors all along

4

Please provide your comments on the application:
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Marine drive from East to West Beach on the Promenade or the pier? No it would not. Finally,
the restaurants are struggling on Marine drive already. What kind of restaurant or business
would want to open with a cannabis store with people lining up to get in and blocking the
entrance? Maybe a second cannabis store? Given the demographics of the the residents of
White Rock and the opinion of myself and neighbors, I request that this application not be
accepted. I've spoken with neighbors on either side of my house as well as across the street
(corner of Victoria and Martin), and all are against this application.
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Respondent

12 Anonymous 
65:15

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

James and Susan Shumka

1

Please provide your name: * 
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1080 Martin Street

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

We are strongly opposed to the application for a number of reasons. Under existing zoning, the
City had already decided to only allow a limited number of these establishments and only in the
City Centre. This is another example of spot zoning that is simply not called for. There are
numerous commercial areas in the City Centre that are much more appropriate for this type of
establishment. The proposed location is a family/tourist zone which is immediately adjacent to
a single-family residential area and all of which is adjacent to a City Park and public promenade.
The applicant's other Chilliwack location is in an industrial area a considerable distance from
any residential use, which is a far more appropriate type of location. We are not sure why White
Rock would see any need to even entertain a rezoning to put this type of use in West Beach,
particularly where the proposed location actually shares a laneway with single-family homes
and is across the street from a City Park. The applicant speaks of enhanced security personnel,
security cameras and lighting etc. being put in place. The mere fact such measures are required
tells you all you need to know as to whether this is an appropriate use for the area. It clearly
isn't. As noted above, single-family residential homes (some with young children residing there)
are immediately adjacent and should not be exposed to these types of security concerns. There
is already one such operation at Indigenous Bloom at East Beach. There are very long lines
regularly outside that establishment and considerable use of the parking spaces in the area
(and there are many more adjacent spaces there than at West Beach). That location is not
adjacent to residential housing. Those same conditions would also be a challenge to the
outside patios at restaurants at West Beach and to the very limited parking adjacent to the

4

Please provide your comments on the application:
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proposed location. We personally would not frequent the restaurant patios as we have done in
the past if there are long lines of people outside of them, or if there is increased cannabis
consumption and associated smell in the area (which there of course will be despite how much
the applicants may deny it). There is no compelling case that has been made as to how this
particular use could lead to any improvement to a tourist/family/residential area or why any
rezoning would be appropriate to permit it. This particular area of Marine Drive has been made
the focal point for family events such as parades, festivals of light, concerts, Sea Festival, the
Tour de White Rock and the like. This proposed rezoning and use definitely runs counter to the
years of hard work and money that has gone in to developing all of that and would
undoubtedly change the nature of the area. The City quite simply needs to not be sidetracked
by spot zoning requests and instead continue to show foresight in sticking to its existing zoning
by-laws and continuing to develop the vision of what this area of West Beach can and will be.
Thank you for your consideration of our comments.
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Respondent

13 Anonymous 
04:06

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

Susan Douglas

1

Please provide your name: * 
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1278 Everall St

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

No parking in that area. Too close to family area of beach and pier No room on sidewalks for
extra traffic or line ups

4

Please provide your comments on the application:
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Respondent

14 Anonymous 
03:59

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

Monty Sikka

1

Please provide your name: * 
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13660 Marine Drive, White Rock

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

We need access to legalized cannabis in White Rock and South Surrey in order to squeeze out
the illegal market. Seed & Stone offers low prices, have a beautiful esthetic store front, well
educated staff, and are very corporately responsible via their flagship store in Chilliwack. We
need to bring life back to Marine drive and support our local economy.

4

Please provide your comments on the application:
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Respondent

15 Anonymous 
04:26

Time to complete

15053 Marine Drive (File 
No. 20-018)

A zoning amendment, temporary use permit, and a liquor (cannabis) license referral 
application has been submitted to enable the establishment of a cannabis retail store at 
15053 Marine Drive. The rezoning application would add reference to the property within 
Section 4.1.3 of Zoning Bylaw No. 2000 allowing a temporary use permit to be issued for the 
store. The permit, if issued, would limit the cannabis retail store use to a period of three 
years, with an opportunity to renew the permit for another three years. The proposal does 
not seek to enlarge the existing structure but rather seeks to allow a new land use within the 
existing floor area of the building (approx. 110 square metres).  

Please note that your completed feedback form will be disclosed to the public and 
presented to Mayor and Council as part of the information package attached to this 
application. Any personal information or commentary you provide on this form will become 
public record.

May Nazair

1

Please provide your name: * 
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601-1580 Martin Street, White Rock, BC, V4B5M3

2

Please provide your address:

3

Do you support the proposed development application?

Yes

No

Undecided

I think it is critical that residents of White Rock have access to safe, regulated cannabis. It is
important for us also to see more legal establishments selling cannabis, and not grey/black
market retailers selling product from unknown sources.

4

Please provide your comments on the application:
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Unit 103- 8050 Lickman Road. 
Chilliwack, BC, V2R 0Y3  
 

TEL     604.392.7772  
seedandstone.com 
 

Greg, 
 
Thank you for your continued support. 
 
Community feedback was overwhelmingly in favor of our application for cannabis retail at 
15053 Marine Drive in White Rock. 
Consistently, comments focused on providing safe and regulated cannabis, eliminating the traffic 
caused by grey market dispensaries, additional competition to bring prices down, Seed & Stones 
warm yet elegant design and bringing business back to the pier. 
 

 

 
 
We appreciate the feedback and wish to address additional topics of concern. 
 
Respondent 8-  
In regard to cameras and lighting disrupting the quality of life for community members, all rear 
cameras will be facing down, capturing the ally and store loading area. The additional soft 
lighting, as suggested by the RCMP will in no way hinder community members and will be 
motion activated. On a recent visit to clean up the surrounding area, we noticed the biggest issue, 
especially on Marine Lane, is the empty beer cans and not roaches or cannabis packaging. 
.(photos to follow) 
Seed & Stone will continue its clean up efforts around this location and have hired a landscaping 
company to assist. 
 No additional traffic will be drawn to the back ally. 
 Bill c461, which came into force in June 2018 is additional layers to impaired driving to include 
cannabis. New bars in the 15000 block of Marine drive have potential to be be louder, with more 
lineups and more likely to cause incidents. 
Seed & Stone hires from within the community and all new hires are put through rigorous 
training including all retail cannabis regulations. Additional topics covered include cleaning of 
the neighborhood, dealing with difficult customers and no smoking in the area surrounding the 
storefront. 
Seed & Stone reached out to the White Rock BIA2 who stated, “We are happy for a more diverse 
business mix on Marine Drive and look forward to supporting Seed & Stone if their application 
is successful” The BIA has heard of no objections from businesses regarding this Cannabis 
Retail Application 
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Unit 103- 8050 Lickman Road. 
Chilliwack, BC, V2R 0Y3  
 

TEL     604.392.7772  
seedandstone.com 
 

 
 
 
Respondent 11-  
We spoke at length with George Passmore, Manager of Counselling & Addiction at Sources3 and 
it was a pleasure speaking to someone so rational. George made multiple points. 

o Legal government regulated cannabis retail is much more preferred over grey 
market stores 

o Clean, well run stores with a focus on education are preferred 
o Smoking cannabis on the pier has been going on long before legalization 
o Cannabis use is commonly used to help with serious addiction issues. 
o Keeping cannabis out of the hands of youth is top priority. 
o There is no record of increases in addiction of cannabis since legalization 

Although George said support is for politics and he will not get into that, he would say he does 
not object to this application. 
 
Taking all of George’s comments to heart, Seed & Stone will 

o Implement storefront design that will prevent youth of White Rock from seeing 
any cannabis or accessories 

o Remove the word cannabis from our signage so exposure to youth will be 
negated. 

o Put together a marketing campaign with the help of Sources to warn of the 
dangers of cannabis in youth with a focus on effects of cannabis on the growing 
brain.  

o Implement CPTED in conjunction with the RCMP4 to keep the neighborhood safe 
o Uniformed security will be additional presence in pier area to limit smoking  

 
Seed and Stone has a recycling, garbage, and graffiti removal program to keep the 
community safe and clean.  
Click and collect service, multiple POS stations and separate lines for pick up will 
eliminate unnecessary traffic on the city sidewalk. Having a separate entrance and exit 
doors with a corridor that can accommodate any potential lineup will mitigate any traffic 
issues and help keep to COVID distance regulations.  
Seed and stone do pledge to donate 1% of their sales, up to $10,000 a year to community 
initiatives including pier upgrades 
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Unit 103- 8050 Lickman Road. 
Chilliwack, BC, V2R 0Y3  

TEL     604.392.7772  
seedandstone.com 

Respondent 12-  
Seed & Stone supports cameras and lighting. There is absolutely no connection between 
cannabis retail and crime, in fact, in Colorado5, where cannabis has been legal since 2014, a 
study in the journal Regional Science and Urban Economics, showed that crime rates dropped 
“substantially” in the areas around Denver dispensaries. 
 On June 19, 2018, the Senate passed Bill C45 and the Prime Minister announced the effective 
legalization of Cannabis date as October 17, 2018. The Canadian Government6 emphasized three 
key goals of regulation: the protection of public health; the protection of young people; and the 
reduction in criminality associated with the illegal market. The reform was built on years of 
evidence demonstrating that the illegal status of cannabis did not prevent rising consumption and 
was associated with a range of other risks, from increased potency to the empowerment of 
criminal gangs. The provincial government stated7 “Economic development is a guiding 
principle of B.C.’s regulated approach to cannabis. In addition to protecting public health and 
safety,” 
The RCMP has stated that the proposed location in the 15000 block of Marine is normally 
congested during the summer months, so an increase in short visit pedestrian and vehicle traffic 
may not be noticed as much. There have also been no reported vehicle/pedestrian issues with the 
relatively new cannabis shop on Johnston Rd. the White Rock RCMP received approximately 12 
Cannabis Act related complaints on all Marine Drive, and in total, 36 complaints in all White 
Rock in 2019 and 2020. The numbers are too low to specify any issues or problem areas. 
The Surrey School District8 raised concerns about cannabis in close proximity to the school but 
commented “The subject property and White Rock Elementary are separated by two major street 
thoroughfares, and therefore, mitigating the friction between the use with the elementary school” 

Respondent 13-  
I am pleased to announce that Seed & Stone will rent 2 parking spots from the city. We have 
reached out to neighboring businesses and if additional parking is necessary, we will gladly rent 
additional spots. 
With COVID, concern of line ups is understandable. Seed and Stone is offering a click and 
collect service so customers can order online and pick up in store. This will cut down on time 
spent in and around our storefront. With multiple POS systems and many White Rock residents 
employed we can reduce time to under 5 minutes which will also cut down on potential lines 
Currently many businesses are closed permanently in the 15000 block of Marine Drive. 
Seed & Stone chose this location because there was already a cannabis retail storefront in the 
City Center and a grey market dispensary on East Beach. Support from neighboring businesses 
looking for a boost in economy was a key factor. 
 A location on west beach means less travel for the community, spreading out the traffic amongst 
retail locations. Additionally, 15053 Marine Drive Is a standalone building and has no rental 
units above. 

We look forward to working with The City and its departments to resolve any concerns on an 
ongoing and continuous basis. 

Vikram Sachdeva 
Founder & CEO 
Seed & Stone 
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Unit 103- 8050 Lickman Road. 
Chilliwack, BC, V2R 0Y3  
 

TEL     604.392.7772  
seedandstone.com 
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Litter and empty beer cans/bottles found on Marine Lane 
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APPENDIX E – Community Concerns & Response (Information) 

 

Interest / 

Concern 

Response | Additional Information 

Smoking of 

Cannabis in 

Public 

 Deterrent to 

Tourists and 

Families  

 Impacts to 

those with 

asthma 

 Driving while 

under the 

influence 

 

 [City Response] City of White Rock Public Health Smoking Protection 

Bylaw, 2018, No. 1858, prohibits smoking (the definition of which 

includes cannabis) “in any outdoor gathering place under the jurisdiction 

of the City of White Rock including parks, sports fields, playgrounds, the 

promenade, the pier and the beach”. Fines tied to infractions against the 

Bylaw range between $100 and $2,000. The City’s Bylaw Enforcement 

Officers regularly monitor activities along the waterfront, particularly in 

the busy summer months, and generally look for voluntary compliance 

with smoking restrictions through dialogue and education. 

 [City Response] The RCMP was circulated notice of the application and 

has provided a response. The response from the RCMP acknowledges the 

potential for customers to consume their cannabis products in the public 

areas near the Pier and further identifies that in addition to the above-

described White Rock Smoking Bylaw, the Provincial Cannabis Control 

and Licensing Act (Section 63) prohibits outdoor smoking in “an outdoor 

area established by a local government for the purposes of community 

recreation”. Offenses tied to the outdoor smoking of cannabis in a public 

place may result in fines of, for a first offence, up to $5,000 or 

imprisonment of not more than 3 months (or both), and for a subsequent 

offence, a fine of up to $10,000 or imprisonment of not more than six 

months (or both). The RCMP feedback notes that in 2019 and 2020 the 

White Rock RCMP received approximately 12 Cannabis Act-related 

complaints on all of Marine Drive, and in total, 36 complaints in all of 

White Rock. The numbers are reportedly too low to specify any issues or 

problem areas. 

 [Applicant Response] Bill C-46 introduced reforms to the Transportation 

Provisions of the Criminal Code to strengthen drug-impaired driving 

laws. Penalties for offenses are tied to the level of THC (being the main 

psychoactive compound in cannabis) found present in someone driving 

under the influence. In addition to relying on the controls of the law, the 

Applicant notes that their staff, hired from within the community, would 

be “put through rigorous training”, which would include raising 

awareness of retail cannabis regulations, dealing with difficult customers, 

and helping to deter smoking in the area surrounding the storefront. 

Limited Parking 

 

 [City Response] The proposed cannabis retail store would, if approved, be 

established within the 111.5 square metre (1,200 square foot) building 

which formerly housed the “Giraffe Restaurant”. The store would have a 

retail floor area of approximately 62 square metres (667 square feet), 

being the space accessible to customers. With respect to parking, the 

former and proposed use of the property are both considered a 

“commercial – retail” use. The now vacant restaurant use had 38 seats 

which, per the Bylaw, would have required a total of 2 parking spaces (1 

space per 16 seats) whereas the subject property has zero. This lacking of 

supply is viewed as a legal non-conformity that would be extended to the 

proposed cannabis retail store use, recognizing that the use would not 
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Interest / 

Concern 

Response | Additional Information 

further the extent of non-conformity with the Bylaw. Specifically, the 

retail cannabis store would require 1 space whereas the restaurant 

required 2 spaces. 

 [Applicant Response] In order to address the concerns raised by the 

public, the Applicant has agreed to lease, annually, two parking spaces 

from the Montecito Parkade and to purchase “Marine Green” parking 

decals. Conditions to implement these measures would be incorporated 

into the Temporary Use Permit (TUP). 

Disruption to 

Traffic along 

Marine Drive 

and Marine Lane 

 Loading 

Activities 

 Long Line 

Ups along 

Marine Drive 

 [City Response] During the Public Information Meeting a number of 

concerns were expressed about the potential for customers to access the 

cannabis retail store from Marine Lane (north side). To address this 

matter, staff are recommending that the license from the LCRB and the 

temporary use permit include conditions limiting customer access to the 

Marine Drive (south) side of the building.  

 [Applicant Response] With respect to concerns regarding loading 

activities, which may disrupt traffic along Marine Drive and/or Marine 

Lane, the applicant has offered four potential options: 

1. Share use of the loading area tied to a neighbouring business; 

2. Acquire loading space next to store; 

3. Use of a public 15-minute loading space on Marine Drive; or 

4. Use of street at the end of Martin Drive to enable loading off 

Marine Lane. 

 [City Response] City staff are recommending that the owner provide 

confirmation of the execution of a legal agreement which would confirm 

the availability of an off-street loading space within 50 metres of the 

property subject to the permit (this takes from option 1 or 2 above). The 

term of this agreement would need to be aligned with the term of the 

temporary use permit (3 years) and any potential 3-year extension of the 

permit. 

 [Applicant Response] The Applicant has noted there will be separate lines 

for in store purchases and pre-order pick-ups which should reportedly 

help to mitigate pedestrian traffic issues, particularly in light of COVID 

and efforts to support social distancing; there would also be a separate 

entrance and exit to avoid potential for contact. Further, unlike the 

composition of neighbouring properties, the subject property would be a 

stand-alone retail store without any residential use above. This would help 

to lessen the potential for conflict between customers and tenants wanting 

to access the building. 

Litter / Waste   [Applicant Response] Staff will be provided training regarding 

neighbourhood cleaning. Further, Ronald’s Rubbish has been retained to 

provide weekly garbage pickup, which will occur from the Lane. The 

Applicant has also pledged to donate up to one (1) percent of their sales, 

up to $10,000 annually, to support community initiatives including pier 

upgrades. 

Lighting / 

Cameras 

 [Applicant Response] Crime Prevention Through Environmental Design 

(CPTED) measures will be used to improve the overall safety of the rear 

portion of the property. Motion activated lighting at the rear (Marine Lane 
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Interest / 

Concern 

Response | Additional Information 

 Spillover onto 

neighbouring 

properties 

side) will be directed downward and scoped to capture the alley and store 

loading area only. Security cameras will similarly be focused on the rear 

façade of the building, and lands within the boundaries of the property,  

Compatibility 

with Residential 

Community 

 Spot Zoning 

 Proximity of 

use to homes 

with children 

 Proximity to 

City spaces 

for gathering 

 [City Response] The proposed property-specific rezoning would enable a 

cannabis retail store outside of the Town Centre where the current 

standards of the Zoning Bylaw allow for up to three stores subject to a 

Temporary Use Permit (TUP). In reviewing the proposal with the 

Applicant, staff identified that there may be merit to presenting the 

proposal as a rezoning application (to enable the cannabis retail store use) 

concurrent with a TUP application (to limit the initial duration of the use). 

Linking the introduction of the use to a TUP would allow the City to deny 

the continuation of the use, following the three year term of the permit, if 

it is determined that the use is undesirable. Tying the use to a TUP also 

gives Council the ability to extend the duration of the use for an 

additional period of three years. Following a potential six year period of 

operation, the cannabis retail store, if approved, would need to apply for a 

zoning bylaw amendment that would permit the use in perpetuity. It is not 

uncommon for unique land uses, such as a cannabis retail store, to be 

introduced through a property-specific (spot) zone. In this case, if the 

rezoning were approved the subject property would remain in the existing 

CR-3 Zone with the ability to introduce a “cannabis retail store” being 

enabled by amendments to the General Provisions & Regulations Section 

of the Bylaw (Section 4.1.3). 

 [Applicant Response] In addition to employing CPTED principles in the 

design / improvement of the rear (north) portion of the property, the 

Applicant has noted that they will install a fence with a locking 

mechanism along the rear property line. This, in addition to limiting 

customer access to the front (south) side of the building, will limit the 

potential for disruption to neighbouring property owners/users.  

Need to Consult 

with Sources 

(social service 

provider) 

 [Applicant Response] One member of the public expressed a need for the 

Applicant to consult with Sources Community Resource Centres 

(Sources) to see how they weigh in on cannabis retail and the potential for 

increased use of cannabis amongst kids. The Applicant’s PIM Summary 

outlines feedback from George Passmore, Manager of Counselling & 

Addition at Sources. City Staff have reached out to Mr. Passmore to 

confirm his feedback. Mr. Passmore noted general support for legal 

government regulated cannabis, clean stores which focus on customer 

education, and efforts to ensure cannabis is kept out of the hands of youth.  

The Applicant has offered to undertake the following in light of the 

feedback from the public and Mr. Passmore, specifically: 

o Implement storefront design that will prevent youth of White Rock 

from seeing any cannabis or accessories  

o Remove the word cannabis from our signage so exposure to youth 

will be negated.  

o Put together a marketing campaign with the help of Sources to warn 

of the dangers of cannabis in youth with a focus on effects of 

cannabis on the growing brain.  
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Interest / 

Concern 

Response | Additional Information 

o Implement CPTED in conjunction with the RCMP4 to keep the 

neighborhood safe  

o Uniformed security will be additional presence in pier area to limit 

smoking  

Hours of Retail 

Sale 
 The Liquor and Cannabis Regulation Branch (LCBR) provides general 

guidance on the hours of cannabis retail sale, supporting hours of between 

9am and 11pm. The Applicant has noted that their retail store in 

Chilliwack, for which a license has been granted by the LCRB, has store 

hours aligned with that recommended by the Branch. Similar store hours 

are being sought for this store. City Staff do not have any concerns with 

the store hours considering the location of the property and the 

restrictions on customer access, to be limited to the south (Marine Drive) 

side of the property. 
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    THE CORPORATION OF THE 

CITY OF WHITE ROCK 

         Planning and Development Services Department 
 

 

DEVELOPMENT PROPOSAL APPLICATION – COMMENT SHEET 

 

 

 

The City of White Rock has received a development proposal application for the below‐listed property. 
An information sheet, along with all applicable submission material, is attached in the relevant Project 
Folder on Tempest. Each department is requested to review the development proposal application 
request and provide written comment based on their department’s responsibility. If no comments are 
received, it will be assumed that your department’s interests are unaffected.  

PROJECT NAME  CANNABIS RETAIL STORE (SEED & STONE) 

PROJECT NUMBER  PRJ-000303 

REFERENCE NO.  20-018 

COMMENTS DUE  OCT 19, 2020 

PROPOSAL  The subject application proposes an amendment to Section 4.1.3 of the City 
of White Rock Zoning Bylaw to allow for a Temporary Use Permit to be 
issued for a cannabis retail store outside of the Town Centre. The 
applications tied to the proposal include a rezoning application, a temporary 
use permit application (assuming the rezoning is approved) and a Liquor 
(Cannabis) License Referral application. The subject property does not 
currently contain any off-street parking and the proposal, as presented, does 
not propose any change to the site save for interior improvements and 
exterior (façade) signage. 

CIVIC ADDRESS  15053 MARINE DRIVE 

DEPARTMENT  White Rock RCMP (S/Sgt.  Kale Pauls)  

COMMENTS:   

The RCMP has no position on a cannabis retail business situated in White Rock. 

I will provide some observations and considerations for this particular location at 15053 Marine Drive.  
The volume of vehicle and pedestrian traffic observed at Indigenous Bloom on East Marine Drive 
during the summer of 2020 generated an elevated number of complaints.  That being said, the 
proposed location in the 15000 block of Marine is normally congested during the summer months, so 
an increase in short visit pedestrian and vehicle traffic may not be noticed as much.  There has also 
been no reported vehicle/pedestrian issues with the relatively new cannabis shop on Johnston Rd. 

The proximity of the proposed cannabis retail store near the Pier may attract customers that choose to 
consume their cannabis products in this public area.  The Provincial Cannabis Control and Licensing Act, 
section 63(1) makes consumption in certain public areas an offence. The spray pool/splash pad and the 
seating around these areas are directly identified in the Provincial Cannabis Control and Licensing Act 
as prohibited consumption areas. The Act also specifies a prohibition of consumption in an outdoor 
area established by a local government for the purpose of community recreation. Although the Act 
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does not set out a definition for a community recreation area, a search of legal definitions does 
indicate that areas set aside for outdoor recreation, viewing, walking etc meet the definition of an area 
established for community recreation.  Enforcement of cannabis smoking on the Pier, Promenade and 
beach could be achieved under the Provincial Cannabis Control and Licensing Act or White Rock’s 
Public Health Smoking Protection Bylaw.   

There is not enough information or precedent to know if there will be increased use of cannabis in the 
area around the proposed cannabis retail store. 

In 2019 and 2020 the White Rock RCMP received approximately 12 Cannabis Act related complaints on 
all of Marine Drive, and in total, 36 complaints in all of White Rock.  The numbers are too low to specify 
any issues or problem areas.  
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Surrey Schools – Demographics and Facilities Planning 14033 92nd Avenue, Surrey, B.C. V3V 0B7 
Tel: (604) 595-6427 Fax: (604) 595-6428 www.surreyschools.ca 

07 December 2020 

 

Attention:  Greg Newman 
  Manager              
 
 
City of White Rock 
Planning Department 
15322 Buena Vista Avenue 
White Rock, BC V4B 1Y6 
 
 
Dear Greg, 
 
 
RE: Development Application No. PRJ‐000303 
 
Thank you for the opportunity to provide written comment on file PRJ‐00303 15053 Marine Drive on the 

application for a cannabis retail Store. 

The subject property at 15053 Marine Drive is located within the White Rock Elementary catchment.  The Surrey 

School District expresses general concern with any business selling cannabis containing products (particularly in 

and around school hours) in close proximity to any of our schools.  The subject property and White Rock 

Elementary are separated by two major street thoroughfares, and therefore, mitigating the friction between the 

use with the elementary school. 

Thank you for the opportunity to comment on this application and we trust that our concerns will be considered 

as part of this application. 

Kind Regards. 

 

Kelly Isford‐Saxon 

Manager, Demographics & Facilities Planning 

School District No. 36 (Surrey) 
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The Corporation of the 

CITY OF WHITE ROCK 

BYLAW 2375 
 

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:  

 

1.  That Section 4.1 “Uses Permitted/Not Permitted – General” of the “White Rock Zoning Bylaw, 

2012, No. 2000” as amended, be amended as follows: 

(1)  By adding a subsection “c)” to section 4.1.3 of the Bylaw, with the new subsection 

being written as follows: 

 

“c) Notwithstanding Section 4.1.3.b) of this Bylaw to the contrary, a cannabis store 

authorized by a Temporary Use Permit issued under the provisions of the Local 

Government Act is permitted at 15053 Marine Drive, in accordance with the 

following general conditions: 

i) the premises containing the cannabis store use shall be located a minimum of 

100 metres from an entrance to an existing child care centre; a new child care 

centre shall not be limited by the distance to a cannabis store; 

ii) the cannabis store must have a valid license issued in accordance with the 

Cannabis Control and Licensing Act, as amended; and 

iii) the cannabis store shall not sell any goods or things until a valid business 

licence has been issued by the City of White Rock. 

 

2. This Bylaw may be cited for all purposes as the "White Rock Zoning Bylaw, 2012, No. 2000, 

Amendment (15053 Marine Drive – Cannabis Store) Bylaw, 2020, No. 2375”. 

 

 

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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THE CORPORATION OF THE 

CITY OF WHITE ROCK 

 

 

TEMPORARY USE PERMIT NO. 20-018 
 

 

 

1. This Temporary Use Permit No. 20-018 is issued to 1226161 B.C. 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 18, BLOCK 9, PLAN NWP525, PART SE1/4, SECTION 10, TOWNSHIP 1, NEW 

WESTMINSTER LAND DISTRICT 

PID: 011-635-576 

(Civic: 15053 Marine Drive) 

As indicated on Schedule A 

(hereinafter referred to as "the Lands"). 

 

2. This Temporary Use Permit No. 20-018 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 Use Permit: 
 

a) Permitted Temporary Uses 

(i) A cannabis store  

 

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 permittee must obtain a building permit and comply with the requirements of the BC 

Building Code for the construction of the interior tenant improvements; 

c) The premises containing the cannabis store use must be no larger than 112 square metres and 

shall have a retail floor area of no larger than 62 square metres; 

d) The permittee must obtain a sign permit, and not have any signage promoting the business 

on the north side of the building, fronting Marine Lane; 
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Temporary Use Permit No. 20-018 – 15053 Marine Drive 

e) Customer access to the retail store shall be limited to the Marine Drive (south) side of the 

building; 

f) The Permittee shall lease from the City a minimum of two (2) parking spaces from the 

Montecito Parkade for the duration of the temporary use permit; 

g) The Permittee shall purchase one City of White Rock “Merchant” parking decal for the 

Waterfront Commercial area; 

h) The Permittee shall provide the City of White Rock with confirmation of a legal agreement 

which confirms the availability of one off-street loading space being situated within 50 metres 

of the property subject to the permit; 

i) The cannabis store shall not be open to customers prior to 9:00 AM on any day and shall be 

closed no later than 11:00 PM on any day; 

j) The cannabis store shall not sell any goods or things until it has obtained a valid licence 

issued in accordance with the Cannabis Control and Licensing Act, as amended, and a valid 

business licence; 

k) This temporary use permit is automatically revoked if the licence issued in accordance with 

the Cannabis Control and Licensing Act, as amended, is suspended or cancelled; 

l) This temporary use permit is automatically revoked if the property is deemed a nuisance 

property under the White Rock Unsightly Premises and Graffiti Abatement Bylaw, 2013, No. 

2019; 

m) 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 Division 8 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. This Permit is valid for a period of three years less a day from the date of the authorizing resolution, 

unless otherwise approved for further time extension by Council in accordance with the provisions 

of Section 497 of the Local Government Act. 

 

7. 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. 

 

8. 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. 
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Temporary Use Permit No. 20-018 – 15053 Marine Drive 

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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Temporary Use Permit No. 20-018 – 15053 Marine Drive 

Schedule A – Location Map 
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MINUTE EXTRACTS REGARDING BYLAW 2375: White Rock Zoning Bylaw, 2012, No. 2000, Amendment 
(15053 Marine Drive – Cannabis Store) Bylaw, 2021, No. 2375 CIVIC ADDRESS: 15053 Marine Drive 

Land Use and Planning Committee 
February 8, 2021 (DRAFT) 

4.3 APPLICATION FOR CANNABIS LICENSE REFERRAL, ZONING 
BYLAW AMENDMENT, AND TEMPORARY USE PERMIT, 15053 
MARINE DRIVE (LL/ZON/TUP-20-018) 

Corporate report dated February 8, 2021 from the Director of Planning and 
Development Services titled "Application for Cannabis License Referral, 
Zoning Bylaw Amendment, and Temporary Use Permit, 15053 Marine 
Drive (LL/ZON/TUP-20-018)". 

The Manager of Planning gave a PowerPoint presentation regarding the 
application including the proposal and process (consultation and 
feedback).   

The following discussion points were noted: 

• Customer access will be from the front of the store (Marine Drive) only

• Concern with people on the narrow sidewalk and possible spill over
onto Marine Drive.  Staff noted the current  patio structure outside the
store will be removed

• Would like to see hours mirror the Indigenous Bloom store (to the
East) operation hours

• Concern with a cannabis store in front of the pier

• Concern noting the Indigenous Bloom store and the amount of traffic it
has brought.  Staff noted the Business Improvement Association were
consulted and parking was not flagged as a concern

• Would like there to be assurance where people can't pull over, stop in
the parking lot etc. / block traffic.  Applicant noted they would be
regulated - processes are quick in order to facilitate to be able to get in
and out quickly, also security can be posted for the time the store is
open should it be request.  Hours of closure 10 p.m. shut down could
be considered.  It is likely that more competition will help alleviate
focused parking concerns

Minutes Extract
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• It has been found with the other services like this there has been much 
garbage left outside ( has been an issue)Applicant noted they have a 
recycling program and staff do go out and keep the store area clean 
(don't want the store to look bad) they are building a brand / want to 
make sure it's clean  

• Applicant confirmed the employees will be paid a Living Wage   

Motion Number: LU/P-019It was MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend that Council 
give first and second readings to “White Rock Zoning Bylaw, 2012, No. 
2000, Amendment (15053 Marine Drive – Cannabis store) Bylaw, 2021, 
No. 2375”. 

Motion CARRIED 
 

Motion Number: LU/P-020     It was MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend that Council 
direct planning staff to obtain public input through a combined public 
hearing (license referral & rezoning applications) and public meeting 
(temporary use permit) conducted as an electronic meeting with notice of 
the meeting given in accordance with Section 466 of the Local 
Government Act, including notice in newspapers and distribution by mail 
to property owners / occupants within 100 metres of the subject property. 

Motion CARRIED 
 

Motion Number: LU/P-021  It was MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend that Council 
direct planning staff to resolve the following issues prior to final adoption: 

a. Ensure that all engineering requirements and issues are resolved 
to the satisfaction of the Director of Engineering and Municipal 
Operations including, but not limited to, the receipt of approval for 
the encroachment of buildings and structures within the City’s road 
right-of-way and confirmation of an agreement for the off-street 
loading of vehicles on a property generally being within 60 metres 
of the subject property (it may be required that the agreement be 
registered on title by way of a covenant); and 
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b. That the applicant provide confirmation from the RCMP, that the 
agency has undertaken a review of the design / programming of the 
rear portion of the property, taking into account the principles of 
Crime Prevention Through Environmental Design. 

Motion CARRIED 
 

Motion Number: LU/P-022It was MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend that Council 
authorize staff, pending the results of the electronic public hearing and 
public meeting, to forward a copy of this corporate report and the results of 
the public hearing to the Liquor and Cannabis Regulation Branch (LCRB) 
along with a resolution to advise that Council has considered the location 
of the proposed cannabis retail store and the potential for impacts to 
residents, and is in support of the cannabis license application at 15053 
Marine Drive, subject to the inclusion of the following conditions within the 
license: 

a. The hours of retail (cannabis) sale shall be limited to the following:  

                    Sun Mon Tues Wed Thurs Fri Sat 
Open 09:00 09:00 09:00 09:00 09:00 09:00 09:00 
Closed 223:00 223:00 223:00 223:00 223:00 223:00 223:00 

b. Customer (non-employee) access to the retail store shall be limited 
to the Marine Drive (south) side of the building. 

c. The retail sale of cannabis and any related products shall be limited 
to a retail floor area of no greater than 62 square metres (667 
square feet), being the space accessible via the Marine Drive 
(south) side of the property. 

Amendment:Motion Number: LU/P-023It was MOVED and SECONDED 

THAT The Land Use and Planning Committee amends the hours of 
operation for 15053 Marine Drive where closing will be amended to close 
services at 22:00 p.m. from the proposed 23:00 p.m. 

Motion CARRIED 

Question was called on the Main Motion as Amended and it 
was  CARRIED 
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Motion Number: LU/P-024It was MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend to Council 
pending the results of the electronic public meeting and final adoption of 
Zoning Amendment Bylaw No. 2375, approve of the issuance of 
Temporary Use Permit 20-018. The TUP shall include conditions as 
follows: 

a. Customer access to the retail store shall be limited to the Marine 
Drive (south) side of the building. 

b. The Permittee shall lease from the City a minimum of two (2) 
parking spaces from the Montecito Parkade for the duration of the 
temporary use permit; 

c. The Permittee shall purchase one City of White Rock “Merchant” 
parking decal for the Waterfront Commercial area; and 

d. The owner shall remove all structures which encroach into the 
City’s boulevard along Marine Drive save and except for those that 
are tied, structurally, to the principal building. An encroachment 
agreement shall be executed for any portion of the building that is 
to remain within the City boulevard. 

Motion CARRIED 
 
 
Regular Council Meeting 
February 8, 2021 (DRAFT) 
 
 

8.1.h BYLAW 2375 - WHITE ROCK ZONING BYLAW, 2012, NO. 2000, 
AMENDMENT (15053 MARINE DRIVE - CANNABIS STORE) 
BYLAW, 2021, NO. 2375 

Bylaw 2375 - A bylaw to permit temporary use permit and a 
cannabis license referral (resolution) which, if approved, would 
enable the creation of a cannabis retail store at 15053 Marine Drive 
(the former “Giraffe” restaurant).  This application was presented 
earlier at the February 8, 2021 Land Use and Planning Committee 
meeting. The bylaw was now presented for consideration for first 
and second reading.   
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Motion Number: 2021-066   

THAT Council give first and second readings to “White Rock Zoning 
Bylaw, 2012, No. 2000, Amendment (15053 Marine Drive – 
Cannabis store) Bylaw, 2021, No. 2375".   

Motion CARRIED 

Councilor Kristjanson voted in the negative  

Motion Number: 2021-067   

THAT Council: 

1. Direct planning staff to obtain public input through a combined 
public hearing (license referral & rezoning applications) and 
public meeting (temporary use permit) conducted as an 
electronic meeting with notice of the meeting given in 
accordance with Section 466 of the Local Government Act, 
including notice in newspapers and distribution by mail to 
property owners / occupants within 100 metres of the subject 
property; 

2. Direct planning staff to resolve the following issues prior to final 
adoption: 

a. Ensure that all engineering requirements and issues are 
resolved to the satisfaction of the Director of Engineering 
and Municipal Operations including, but not limited to, the 
receipt of approval for the encroachment of buildings and 
structures within the City’s road right-of-way and 
confirmation of an agreement for the off-street loading of 
vehicles on a property generally being within 60 metres of 
the subject property (it may be required that the agreement 
be registered on title by way of a covenant); and 

b. That the applicant provide confirmation from the RCMP, that 
the agency has undertaken a review of the design / 
programming of the rear portion of the property, taking into 
account the principles of Crime Prevention Through 
Environmental Design. 

3. Authorize staff, pending the results of the electronic public 
hearing and public meeting, to forward a copy of this corporate 
report and the results of the public hearing to the Liquor and 
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Cannabis Regulation Branch (LCRB) along with a resolution to 
advise that Council has considered the location of the proposed 
cannabis retail store and the potential for impacts to residents, 
and is in support of the cannabis license application at 15053 
Marine Drive, subject to the inclusion of the following conditions 
within the license: 

a. The hours of retail (cannabis) sale shall be limited to the 
following:  

                    Sun Mon Tues Wed Thurs Fri Sat 
Open 09:00 09:00 09:00 09:00 09:00 09:00 09:00 
Closed 223:00 223:00 223:00 223:00 223:00 223:00 223:00 

b. Customer (non-employee) access to the retail store shall be 
limited to the Marine Drive (south) side of the building. 

c. The retail sale of cannabis and any related products shall be 
limited to a retail floor area of no greater than 62 square 
metres (667 square feet), being the space accessible via the 
Marine Drive (south) side of the property. 

4. Pending the results of the electronic public meeting and final 
adoption of Zoning Amendment Bylaw No. 2375, approve of the 
issuance of Temporary Use Permit 20-018. The TUP shall 
include conditions as follows: 

a. Customer access to the retail store shall be limited to the 
Marine Drive (south) side of the building. 

b. The Permittee shall lease from the City a minimum of two (2) 
parking spaces from the Montecito Parkade for the duration 
of the temporary use permit; 

c. The Permittee shall purchase one City of White Rock 
“Merchant” parking decal for the Waterfront Commercial 
area; and 

d. The owner shall remove all structures which encroach into 
the City’s boulevard along Marine Drive save and except for 
those that are tied, structurally, to the principal building. An 
encroachment agreement shall be executed for any portion 
of the building that is to remain within the City boulevard. 

Motion CARRIED 
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From: Tammy Hart
To: Clerk"s Office
Subject: PH/M 4:BYLAW 2375, 15053 Marine Drive - Cannabis Store
Date: February 18, 2021 5:07:16 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.

In connection with the above, I am writing to show my support for cannabis retail at 150-53 Marine Drive in White
Rock

Thank you!

Sent from my iPhone

C-1

Page 511 of 613

mailto:tebhart@icloud.com
mailto:ClerksOffice@whiterockcity.ca


From: Mark
To: Clerk"s Office
Subject: PH/M 4:BYLAW 2375, 15053 Marine Drive - Cannabis Store
Date: February 18, 2021 5:10:00 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 am emailing to show my support for the Seed and Stone cannabis retail at 150-53 Marine Drive in White Rock

Thank You

Mark Catroppa
2165 123 st
Surrey,BC
V4a3l6

Sent from my iPhone

C-2
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From: shaileen.kassam@gmail.com
To: Clerk"s Office
Subject: PH/M 4: BYLAW 2375, 15053 Marine Drive - Cannabis Store
Date: February 20, 2021 8:29:35 AM

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.

Shaileen Kassam
403-1581 Foster Street
I do NOT support this.

Drugs are damaging to the brain and cause depression and addictions. Think about all of the kids growing up today
and how much they have to face. Having a Cannabis store creates a false sense that marijuana is not a drug. It is a
drug, just like alcohol and tobacco. There is already one store on Johnson Street, which is one too many. Surrey does
not allow Cannabis stores yet White Rock does. As a society we should be looking to people who are addicted to
drugs, not make it easier for them to spiral. In my own family, I have seen how marijuana can ruin lives and kill an
individual’s future potential.

Thank you for your consideration.

C-3
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From: Simon Bergen
To: Clerk"s Office
Subject: PH/M 4: BYLAW 2375, 15053 Marine Drive - Cannabis Store
Date: February 20, 2021 4:29:57 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.

To: Mayor and Council

I fully support the issuance of a Temporary Use Permit for a cannabis store at 15053 Marine
Drive.  My reasons are as follows:

1. White Rock is a city of seniors. Many seniors now use cannabis, especially CBD
products for sleep and pain management.

2. More competition is needed.  The City has only 1 cannabis store and is adjacent to the
large population of Surrey which has none.  The other store is on the local First Nations
property and they are doing a booming business.

3. Some people still have doubts about cannabis and view it as an illegal drug.  This stigma
persists particularly for some older people.  Yet even Obama said during an interview
with the New Yorker magazine " I don't think it is more dangerous than alcohol".  In
fact he admitted to having smoked it himself.  Yet we have many establishments on
Marine Drive that sell liquor.  And cannabis comes in many forms.  Most consumption
of cannabis is NOT by smoking it.  The Canafian Centre for Addiction and Mental
Health chief of medicine in psychiatry, Dr. Peter, Selby, says "at a population level,
alcohol is more harmful than cannabis".  The Canadian Centre on Substance Use and
Addiction research policy analyst, Catherine Paradis, says that "all the data we have
right now suggests that alcohol causes more harm than cannabis".  It is time to confront
the naysayers with the facts as provided by the scientific community.

4. My wife and I loved the excellent restaurant, Giraffes, that formerly existed at this spot.
We wish it had not left.  But for well over a year this location has sat empty.  It should
be used to provide the public a legal product in high demand instead of a highly visible
empty storefront that is an embarrassment to our beautiful City by the Sea.

5. The temporary use permit allows the council to reconsider the location of the store after
2 years.

6. The store will bring much needed customers to the waterfront increasing parking
income for the City as well as welcome income for other businesses.

I trust that you will consider the positive benefits I have outlined above and give Council 
approval to this application.

Simon Bergen-Henengouwen, P.Eng. (retired)
602-15015 Victoria Ave.
White rock, BC
V4B 1G2

C-4
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From: Tracey Erwin
To: Clerk"s Office
Subject: PH/M 4: Bylaw 2375, 15053 Marine Drive - Cannabis Store
Date: February 21, 2021 2:16:20 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.

We do not want a cannabis store on Marine Drive across from the pier.
Too many young children around and not enough parking.

Tracey Erwin
504-15025 Victoria Ave
White Rock
Life is short go explore

C-5
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From: Glenn Pineau
To: Clerk"s Office
Subject: PH/M 4: BYLAW 2375, 15053 MARINE DR - CANNABIS STORE
Date: February 21, 2021 7:57:13 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.

Regarding the above public hearing item:

Name:     Glenn Pineau
Address:  203-15015 Victoria Ave. White Rock, BC V4B 1G2
Yes, I support the item and would like to see this kind of business at that address.

Thanks,
Glenn

C-6
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From: Ron Davies
To: Clerk"s Office
Subject: PH/M 4: BYLAW 2375, 15053 Marine Drive - Cannabis Store
Date: February 22, 2021 10:53:46 AM

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.

Dear Sir/Madam:

Both Myself (A.Ronald Davies and my spouse Patricia R. Davies) wish to inform you that we
are opposed to the City of White Rock issuing a "temporary use permit" and a "Cannabis"
license referral (resolution), which would enable the creation of a Cannabis retail store at
15053 Marine Drive. We feel this type of store is not suitable for this location due to the
nature of the business and parking problems which would occur.

Thank you.

A.Ronald Davies & Patricia R. Davies

C-7
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From: Diego Castillo
To: Clerk"s Office
Subject: PH/M 4:BYLAW 2375, 15053 Marine Drive - Cannabis Store
Date: February 22, 2021 2:55:36 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 am writing to show support for the Cannabis Retail Application at 15053 Marine Drive in White Rock. My name is
Diego Castillo and I own Alebirjes Kitchen + Bar at 15077 Marine Dr.

C-8
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From: vinayak gunda
To: Clerk"s Office
Subject: PH/M 4:BYLAW 2375, 15053 Marine Drive - Cannabis Store
Date: February 22, 2021 5:06:46 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 am writing to show support for the Cannabis Retail Application at 15053 Marine Drive in
White Rock.

My name is Vinny Gunda and I live at 1213 Stayte Road. 

C-9
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ON TABLE SUBMISSIONS: 

BYLAW 2375: WHITE ROCK ZONING BYLAW 2012, NO. 2000, AMENDMENT (15053 Marine Drive – 
Cannabis Store) BYLAW, 2021, NO. 2375 
CIVIC ADDRESS:  15053 Marine Drive  

March 1, 2021 

Author Date Received Civic Address Status Item # 

Gloria Sommerville February 24, 2021 206-15025 Victoria Avenue
White Rock, BC V4B 1G2

Opposed C-10

Donna Singleton February 24, 2021 7-1426 Finlay Street

White Rock BC V4A 4L5

Support C-11

Emma Dennis February 24, 2021 15281 Royal Ave Support C-12

Emma Sweet February 24, 2021 15726 Macbeth Road Support C-13

Aaron Craig February 25, 2021 14995 Marine drive Support C-14

Grady Flinn February 25, 2021 15047 Marine Drive 

White Rock 

Support C-15

Kayleigh Douglas February 25, 2021 14995 Marine Drive Support C-16

Vanya Kumagai February 25, 2021 14995 Marine Drive Support C-17

Cody Gaunt February 25, 2021 15726 McBeth Road Support C-18

Jazzmin Angelucci February 25, 2021 Undisclosed Support C-19

Ryan Metz February 25, 2021 14784 Gordon Avenue Support C-20

Andrew Bury February 25, 2021 14877 Marine Drive 

White Rock, BC V4B 1C2 

Support C-21

Ryan Chase February 25, 2021 15438 Columbia Avenue Support C-22

Emma McGowan February 26, 2021 310-1580 Everall Street

White Rock BC V4B 3S9

Opposed C-23

Jamie Carson February 26, 2021 15047 Marine Drive Support C-24

Lolo Young February 26, 2021 503-15015 Victoria Avenue
White Rock BC V4B 1G2

Opposed C-25

Theresa Dafoe February 26, 2021 15047 Marine Drive Support C-26

ON TABLE
MARCH 1, 2021 - PUBLIC HEARING
ITEM 25
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R. Fabris & J. Wilson February 28, 2021 107 – 1081 Martin Street 
White Rock  BC 

Opposed C-27

C. Sperling Dreyer February 28, 2021 14732 Russell Avenue 
White Rock, BC V4B 2P2 

Support C-28

K. Bailey February 28, 2021 Undisclosed Support C-29

J & S Shumka February 28, 2021 Undisclosed Opposed C-30

Chris February 28, 2021 Undisclosed Support C-31

R. Odynski February 28, 2021 15048 Victoria Avenue 
White Rock, BC V4B 1G3 

Opposed C-32

A. MacCallum February 28, 2021 14410 Marine 
Drive 

Opposed C-33

A. Da Costa February 28, 2021 Undisclosed Opposed C-34

S. Doerksen February 28, 2021 Undisclosed Support C-35

B. Lockhart February 28, 2021 975 Kent Street Opposed C-36

G. Lockhart February 28, 2021 975 Kent Street Opposed C-37

L. Ooms March 1, 2021 Undisclosed Support C-38

M. Cowan March 1, 2021 15046 Beachview Avenue 
White Rock 

Opposed C-39

S. Rieder March 1, 2021 15454 Goggs Avenue, 
White Rock BC V4B 2N6 

Support C-40

J. Henning, C. Huff, M.

Johal, V. Pewtress, D.

Stonoga and S. Crozier

(Democracy Direct)

March 1, 2021 Undisclosed Opposed C-41

T. Bohn March 1, 2021 Undisclosed Support C-42

G. Kightley March 1, 2021 932 Lee Street White Rock Opposed C-43

J. Schill March 1, 2021 Kent Street White Rock Support C-44

K. Jones March 1, 2021 V4B White Rock Opposed C-45

Cover letter with 

business support 

letters, community 

support letters and 

online support from D. 

Holender, Seed & 

Stone. 

March 1, 2021 Support C-46

Please note there 
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petitions in 
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From: Gloria Somerville
To: Clerk"s Office
Subject: PH/M 4: BYLAW 2375, 15053 Marine Drive, Cannabis’s Store
Date: February 24, 2021 1:49:26 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.

Definitely OPPOSE.

I am very disappointed in the present Council and their lack of making an interesting beach front and village
atmosphere in our beautiful “city by the sea” for families and visitors to enjoy.  They don’t appear to show any
interest and just want to fill spaces with “anything”!
We need more quaint,  funky restaurants and commercial stores ... think “outside the box”.
The beachfront is definitely deteriorating.

Gloria Somerville
206-15025 Victoria Avenue
White Rock, BC V4B 1G2

Sent from my iPad

ITEM C-10
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From: emmanuellachantelle@gmail.com
To: Clerk"s Office
Subject: RE: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 24, 2021 4:57:53 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.

To whom it may concern,
I am writing to show my support for the cannabis retail application at 15053 Marine Drive in White Rock.

Name: Emma Dennis
Address: 15281 royal Ave

Thank You

Sent from my iPhone
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From: Emma Sweet
To: Clerk"s Office
Subject: RE: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 24, 2021 8:32:13 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.

To whom it may concern,
I am writing to show my support for the cannabis retail application at 15053 Marine Drive in White Rock.

Name: Emma Sweet
Address: 15726 Macbeth rd

Thank You

Sent from my iPhone
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From: aaron craig
To: Clerk"s Office
Subject: RE: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 25, 2021 2:40:25 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.

To whom it may concern,
I am writing to show my support for the cannabis retail application at 15053 Marine Drive in White Rock.

Name: aaron Craig
Address:14995 marine drive

Thank You

Sent from my iPhone

ITEM C-14

Page 526 of 613



From: Grady Flinn
To: Clerk"s Office
Subject: RE: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 25, 2021 1:50:44 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.

To whom it may concern,
I am writing to show my support for the cannabis retail application at 15053 Marine Drive in White Rock.

Name: Grady Flinn
Address: 15047 Marine Drive, White Rock

Thank You
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From: Kayleigh Douglas
To: Clerk"s Office
Subject: RE: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 25, 2021 2:40:34 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.

To whom it may concern,
I am writing to show my support for the cannabis retail application at 15053 Marine Drive in White Rock.

Kayleigh Douglas
14995 marine drive

Thank You

Sent from my iPhone
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From: Vanya Kumagai
To: Clerk"s Office
Subject: RE: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 25, 2021 2:41:00 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.

To whom it may concern,
I am writing to show my support for the cannabis retail application at 15053 Marine Drive in White Rock.

Name: (enter name here) vanya
Address: (enter address here) 14995 marine drive

Thank You

Sent from my iPhone
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From: cody gaunt
To: Clerk"s Office
Subject: RE: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 25, 2021 4:13:36 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.

To whom it may concern,
I am writing to show my support for the cannabis retail application at 15053 Marine Drive in White Rock.

I think it would be great to have a dispensary down at the beach to help bring people down to the promenade to
increase revenue.

Name: Cody Gaunt
Address: 15726 Mcbeth rd

Thank You

Sent from my iPhone
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From: Jazzmin Angelucci
To: Clerk"s Office
Subject: RE: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 25, 2021 4:47:52 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.

To whom it may concern,
I am writing to show my support for the cannabis retail application at 15053 Marine Drive in White Rock.

Name: Jazzmin
Address: jazzangelucci@hotmail.com

Thank You

Sent from my iPhone
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From: ryan metz
To: Clerk"s Office
Subject: RE: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 25, 2021 4:50:03 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.

To whom it may concern,
I am writing to show my support for the cannabis retail application at 15053 Marine Drive in White Rock.

Name: Ryan
Address: 14784 Gordon ave

Thank You

Sent from my iPhone
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From: Andrew Bury
To: Clerk"s Office
Subject: RE: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 25, 2021 5:41:41 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.

To whom it may concern,
I am writing to show my support for the cannabis retail application at 15053 Marine Drive in
White Rock.

Name: Andrew bury
Address: 14877 marine drive, white Rock, bc, v4b 1c2

Thank You 
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From: Ryan Chase
To: Clerk"s Office
Subject: RE: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 25, 2021 9:43:05 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.

To whom it may concern,
I am writing to show my support for the cannabis retail application at 15053 Marine Drive in
White Rock.

Name: (Ryan Chase)
Address: (15438 Colombia Avenue)

Thank You 
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From: Emma McGowan
To: Clerk"s Office; Planning
Subject: PH/M 4:BYLAW 2375 1503 MARINE DRIVE - CANNABIS STORE
Date: February 26, 2021 11:16:49 AM

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,

My name is Emma McGowan and I am a current resident at 310-1580 Everall Street, White Rock BC V4B 3S9. I
would like to be registered as NOT in support of the new cannabis store that is planned to be opened at civic address
1503 Marine Drive, White Rock BC. Nor am I in support of any cannabis store to operate along Marine Drive in
White Rock, BC. Thank you

Emma McGowan

Sent from my iPhone
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From: jcarsoncares@gmail.com
To: Clerk"s Office
Subject: RE: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 26, 2021 3:41:50 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.

To whom it may concern,
I am writing to show my support for the cannabis retail application at 15053 Marine Drive in White Rock.

Name: Jamie Carson
Address: 15047 Marine Drive

Thank You

Sent from my iPhone
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From: Lolo Young
To: Clerk"s Office
Subject: PH/M 4: BYLAW 2375, 15053 Marine Drive – Cannabis Store
Date: February 26, 2021 3:51:59 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.

Dear Mayor and Council,

We received a letter from the City of White Rock that “All persons who deem their interest in
property is affected by the proposed bylaw /application shall be…heard…”  First of all, we found it
insulting that the City assumes that we, property owners, would only get involved if our property “is
affected” by the application.  We are not so selfish that we don’t worry about the health and well-
being of our neighbours, our workers, our visitors, our children and youngsters, and our seniors. 

We strongly object to BYLAW 2375 allowing a permit that would enable the creation of a cannabis
retail store at 15053 Marine Drive.

Here are our thoughts and reasons:

It is bad enough, as we frequently walk on White Rock’s promenade, to smell and breathe in air from
cannabis smokers down on the waterfront on a regular basis. Now, the City is considering granting a
permit for a cannabis store on prime tourism real estate in White Rock.  The location in question is
one store next to an ice cream shop. It is at the main junction to the pier. It is opposite the
washroom facilities.  It is opposite Memorial Park. It is a few steps away from the kids’ water
playground.  These are all areas frequented by children and youngsters. What if consumers who
couldn’t wait to try out their cannabis consume their purchases in the washrooms?  Does the City
have the budget to increase security presence in case intoxicated consumers get out of hand?  With
Covid-19, does anyone really want pot tourism here in White Rock?  Granting the permit encourages
more traffic and more opportunities for spreading the virus.

If consumers want to purchase medical cannabis, they should either order online or drive to the
other two stores.  How many cannabis stores do we need in 5.1 sq. km? Out of a population of about
20,000, how many ill patients needing cannabis are we serving? Are we trying to become the
“Smallest Cutest Little Cannabis Capital of the world”? 

To summarize, the application must be denied when we consider:  children, security, air quality
(and thus health), covid-19, tourism, traffic and parking, necessity (or lack thereof), and damage
to reputation (White Rock’s).

Sincerely,

Lolo Young (NOT in support)

503-15015 Victoria Avenue
White Rock, BC  V4B 1G2
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From: bondguurl@gmail.com
To: Clerk"s Office
Subject: RE: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 26, 2021 3:45:50 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.

To whom it may concern,

I am writing to show my support for the cannabis retail application at 15053 Marine Drive in White Rock.

Name: Theresa Dafoe
Address: 15047 Marine Drive

Thank You
Theresa

Sent from my iPhone
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From: Rosemarie Fabris
To: Clerk"s Office
Subject: PH/M 4: BYLAW2375, 15053 MARINE DRIVE - CANNABIS STORE
Date: February 28, 2021 8:51:40 AM

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.

Dear Mayor & City Council,

We live in the Silvermoon apartments at 1081 Martin Street and already have an ongoing
problem of people coming into the fire lane (between our building and the Marine Drive
restaurants) to smoke cigarettes and cannabis.  People leave the Marine Drive area and end
up in our lane way to smoke up.  The result is that it blows onto our deck and into our home
from all directions and it stinks.  We really feel by allowing a cannabis store in our area that
there will be more of this taking place.

I work across the street from the cannabis store on the Semiahmoo Reserve and there is a lot
of traffic during the week of people coming and going to purchase cannabis, and on the
weekends there is a traffic jamb.  Parking is at a premium because of that store.  There is
constantly a line up of 5 to 10 people waiting outside to get into the store.  Some patrons are
also smoking their purchases on the side walk right outside of our offices at 15777 Marine
Drive.

If this happens at this proposed site there will not be enough room on the Marine Drive
sidewalk for people to line up without people standing in front of the neighbouring
restaurants in front of patrons eating their meals on the patios.  This area of the pier is busy
enough when the weather is good and doesn’t need the added congestion.

We hope that our Mayor and City Council will find that this is NOT an appropriate location for
a cannabis store.

Thank you for your time.

Rosemarie Fabris
Jamie Wilson
107 – 1081 Martin Street
White Rock, BC
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From: Catherine Sperling Dreyer
To: Clerk"s Office
Subject: Bylaw Rezoning Application for 15053 Marine Drive - Cannabis Shop
Date: February 28, 2021 12:47:01 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.

To Whom it may Concern:
As a homeowner and longtime resident of White Rock, I have no objection to the rezoning of
this space for the proposed use of a cannabis shop for the following reasons:

1. It is a legal offering.
2. It is an appropriate area for such a store - not close to schools, daycares etc.
3. The store's presence will not increase usage (as studies have shown regarding use); but

those that use the products will be supporting a local business.
4. The store's presence may increase traffic during slow months when many Marine Drive

restaurants and other businesses suffer from low patronage.
5. Current policing on the waterfront, particularly during the summer, will address misuse

of cannabis, as it currently does with misuse of alcohol, dog walking and any other
mischief.

I would like to be advised of the council's final decision in this matter.
Thank you.
Best regards,

Catherine Sperling Dreyer
14732 Russell Avenue
White Rock, B. C.V4B 2P2
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From: Kiernan Bailey
To: Clerk"s Office
Subject: PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: February 28, 2021 1:26:19 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.

Hey all,

I’m reaching out to show my support for seed and stone. People may argue that we have enough dispensaries but I
disagree, the people behind this store are unlike any I have met in the industry they are local hardworking and
inspired guys who love the city they reside in and want to bring prosperity and joy to all who enter the seed and
stone. This store will become a staple on the beach. And will only bring more to the beautiful marine drive.
Selection is one of the greatest things in the world. The ability to choose between option 1 and option 2, without
choice we conform to whatever option is presented. But with selection this allows us to choose, choice heightens not
just enjoyment of life but it allows me to be in control. I can strive for quality, community and most importantly I
can choose between the now 3 dispensaries in our area. You wouldn’t have only 2 liquor stores in an area like this,
so why would you have only two dispensaries? Everybody deserves the right to choose. And with the market
monopoly that indigenous has created, other dispensaries who are striving for market leading prices and amazing
customer experience need to be allowed to compete not just for consumers sake but for all of White Rock. Healthy
Competition is exactly what it says it is... healthy! Seed and stone will become a staple on the beach and with such
an amazing location the benefits will be rapid and exceeding.

I’d love to have a chance to speak at the council meeting. If someone’s could send me some info on how to do so,
I’d really appreciate it!

Regards,

Kiernan Bailey
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From: James
To: Clerk"s Office
Subject: PH/M: BYLAW 2375, 15053 Marine Drive - Cannabis Store
Date: February 28, 2021 4:07:58 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.

To White Rock Council,

We have been invited by a Notice delivered to us as White Rock residents to make
submissions as to our views on this proposed bylaw amendment.  Accordingly we write to
note that we are opposed to an amendment to White Rock’s zoning bylaws to permit a
temporary use permit for a cannabis store at 15053 Marine Drive for the following reasons: 

1. There is no reason to relax zoning requirements in the West Beach Commercial area for
this particular use when there are many other locations in White Rock that a store such
as this could operate within existing zoning requirements.  In our view  White Rock
Council should strive to end a historical practice of making zoning amendments on an
ad hoc basis which are inconsistent with the Official Community Plan (as had occurred
prior to this Council taking office).   Residents and business owners should be able to
rely on a greater level of certainty regarding planning parameters and on existing zoning
being adhered to. In our view that is largely why this Council was voted in relative to
the one that it replaced;

2. That area simply cannot accommodate the lines that will form (using Indigenous Bloom
at East Beach as an example, which almost always has a long line up, but has very much
more space to accommodate it). There are narrow sidewalks only in the area of Marine
Drive for which this applicant is seeking approval, which will likely create very
problematic pedestrian congestion and could lead to very real safety and liability
concerns given the proximity to the road – there is definitely a foreseeable danger that
may arise from creating increased sidewalk congestion in that area;

3. The location is between two restaurants with outdoor patios. Patrons (and owners) of
those restaurants should be entitled to not be subjected to continuous line ups
immediately adjacent to where they are eating in what is otherwise a very enjoyable
outdoor dining area.  Those immediately adjacent restaurants invested in their properties
assuming they could rely on existing zoning and not have an amendment subsequently
made to allow an otherwise non-permitted use next door to them which will diminish
the appeal of their establishments due to lines in front of their premises;

4. The location is not able to meet the minimum parking requirements of the zoning and
based on experiences from other comparable establishments this particular use will
create much more than normal vehicular traffic and congestion, so is accordingly the
last type of activity that existing off street parking requirements should be relaxed for;

5. A location which is at the very heart of White Rock’s waterfront and recreational
activity (with the pier and Memorial Park directly across the street) is not appropriate
for a modification of any existing zoning requirements so as to enable this application;
and

6. The proposed location also shares a laneway with single family residences. Vehicular
traffic is already a very significant challenge in the area.

To summarize we are opposed to this store being opened at that particular location.  There are
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many locations within White Rock that would be much more appropriate for this particular use
and for which existing zoning requirements could otherwise be met.   There is no reason it
needs to be at that location, particularly in light of the current zoning requirements which are
reflective of the unique nature of that part of West Beach including the limited available
parking, narrow sidewalks and proximity to recreational facilities such as the pier, Memorial
Park and the promenade.  Making any Bylaw amendment to allow this would run contrary to
existing carefully thought out zoning and planning criteria and is simply not necessary, nor
would it be for the betterment of the City generally nor the residents who live in the immediate
area.

Given the above issues in our view it would be appropriate for the City to work with this
applicant to find a more appropriate and suitable location within White Rock for them to open
their store if a desire remains to pursue this.   

Thank you for you consideration of this matter. 

J & S Shumka
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From: YVR Cuba
To: Clerk"s Office
Subject: Bylaw Rezoning Application for 15053 Marine Drive - Cannabis Shop
Date: February 28, 2021 4:32:02 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.

Yes to approving rezoning for the cannabis shop!
It will be a good addition to the businesses in the area and draw more customers.

Chris
Columbia Avenue
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From: Robson Thermal Mfg. Ltd.
To: Clerk"s Office
Subject: Cannabis Store bylaw 2375
Date: February 28, 2021 7:05:19 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.

Honourable Mayor and Council of White Rock

I am writing in opposition to the proposed cannabis store at 15053 Marine Drive for the
following reasons:

1. Pot smoking is banned in many condo buildings because the odour is objectionable to most
people. It is common for pot buyers to smoke pot near pot stores. The typical onshore wind we
get will carry that smoke to apartments and houses north of Marine Drive.

2. Second hand pot smoke is as dangerous to health as first hand smoke. Many people near the
pot store and in White Rock are older people with various health conditions. The last thing
older folks need is to inhale second hand pot smoke.
(This will especially be a problem in summer months as most people have windows open, and
people will smoke their newly bought pot as they walk along Marine Drive.)

3. White Rock's waterfront is meant for kids, decent people, and families to enjoy. Pot stores
attract unsavory unwanted types of people who scare away non-smokers and families.

4. Delivery trucks dropping off supplies to the pot store are going to block the alley behind the
pot store and/or Marine Drive. The alley and Marine Drive are used by police, fire, and
ambulance to respond to emergencies. We can't risk having a delivery truck delay an
emergency vehicle, not even for a few seconds.

5. Whatever tax revenue generated by the pot store is nothing compared to losses of tax
revenue due to fewer people wanting to visit White Rock's water-front and restaurants.

6. White Rock should be known as a place that welcomes families and decent people, not drug
users (pot is a hallucinogenic drug). We would be the only place in the lower mainland with
that reputation and would be more popular because of that.

I would respectfully ask that you do not give a temporary permit or any permit for a pot store
to open on Marine Drive, or anywhere in White Rock.

With respect, and sincere thanks for your time,

Robert Odynski, GSC

15048 Victoria Avenue
White Rock, BC
Canada V4B 1G3
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From: Allen MacCallum
To: Clerk"s Office
Subject: Bylaw 2375 Cannabis Store White Rock BC
Date: February 28, 2021 7:54:03 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.

To the Mayor and Council re public hearing March 1st2021

My wife and I have lived in White Rock since 1975. Our home address is 14410 Marine
Drive. Over the the past 46 years we have lived mostly near the beach and are aware of the
giant changes that have occurred and understand that this Council as others have are trying to
make our wonderful beach an attractive place for all residents and visitors.

When we first moved here Marine Drive was the centre of White Rock. The post office was on
the beach and two banks a bakery and a hardware store were also located on Marine Drive

In the past few years natural disasters have made planning and changing even more difficult
and it appears that good progress has been made with the parkade now available and at least
one new building now on the waterfront. The  goal surely is to make the beach a year round
destination but the mix of attractions which we need has not blossomed.
The most successful small town or Village Fort Langley has a sense of community. It has
bakeries, good coffee stores interesting shops and a rowing club and boating facilities. We
have old tired restaurants and any new places have either not succeeded or have middling
success and we have not made use of the beach think Volleyball Nets sailing facilities in the
summer. Maybe winter kite flying

The major problem with this application is transportation and parking.
Marine Drive is a congested place even today the last Sunday in February traffic was steady. It
the issues Council has had with the client’s of Indigenous Bloom parking everywhere and
jamming resident’s parking is duplicated in a much more congested area near the pier White
Rock’s driving parking problems will go from bad to worse in a very short time

I agree with others that this use so called spot zoning is not what White Rock needs. We do
not need another liquor store on the beach or a marijuana store either 

If Council approves this use it should ensure that security is ample and paid for by the Store
and how about extra traffic policing who pays for that?

In short stick to your plans and and focus on bringing people to the beach who will stay, enjoy
our town and maybe leave some money in the hands of various businesses in the community

Regards

Allen MacCallum

Get Outlook for iOS
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From: Amy Da Costa
To: Clerk"s Office
Subject: Development changes 1503 Marine Drive cannabis shop
Date: February 28, 2021 8:17:12 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 am unable to sign up during the required hours for the hearing.
 tomorrow evening. However, I would like to express my concerns with the proposed location.
My understanding was that liquor and cannabis shops were meant to be further away from parks and places where
children play- the memorial park and water feature is immediately across the street.
I have concerns that the location will encourage immediate use and vaping or smoking immediately outside, where
businesses have all built outdoor patios. This will be problematic.
I also wonder about the feasibility of a location where there are only options for pay parking.
While I am in favour of legalized cannabis and know many people experience benefits from the use of the products,
I do not want a cannabis shop on the waterfront. I think it says unfortunate things about our community if the only
business we can support longterm is something like cannabis.

Thank you,
Amy Da Costa
White Rock Resident

Sent from my iPhone
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From: Sylvie
To: Clerk"s Office
Subject: Bylaw Rezoning Application for 15053 Marine Drive - Cannabis Shop
Date: February 28, 2021 8:51:13 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 am in favour of this project

Hopefully this will bring more people, more tourists to Marine Drive !

Sylvie Doerksen
White Rock resident
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From: Belinda Lockhart
To: Clerk"s Office
Subject: PH/M4:Bylaw 2375 1503 Marine Drive - Cannabis Store
Date: February 28, 2021 11:00:19 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.

To whom it may concern,

Please make note for your files, that Belinda Lockhart of 975 Kent Street, White Rock, BC, opposes the request to
open this cannabis store.

Thank you,
Belinda Lockhart

Sent from my iPhone

ITEM C-36

Page 550 of 613

mailto:3javahut@gmail.com
mailto:ClerksOffice@whiterockcity.ca


From: Belinda and Glen Lockhart
To: Clerk"s Office
Subject: PH/M4:Bylaw 2375 1503 Marine Drive - Cannabis Store
Date: February 28, 2021 11:04:30 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.

>>
>> To whom it may concern,
>>
>> Please make note for your files, that Glen  Lockhart of 975 Kent Street, White Rock, BC, opposes the request to
open this cannabis store.
>>
>> Thank you,
>> Glen Lockhart

>> Sent from my iPhone

ITEM C-37

Page 551 of 613

mailto:javahut@live.ca
mailto:ClerksOffice@whiterockcity.ca


From: lyndamae j
To: Clerk"s Office
Subject: PH4 - Bylaw 2375 (15053 Marine Drive) · Reply · 25m
Date: March 1, 2021 7:16:10 AM

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 am in favor of the cannabis store on marine drive.. cannabis is an amazing medicine.. i am
very happy being able to purchase a few items from the waterfront cannabis store..

thank you

lyndamae ooms

ITEM C-38
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From: Mike Cowan
To: Clerk"s Office
Subject: PH/M 4 Bylaw 2375 , 15053 Marine Drive Cannabis Store
Date: March 1, 2021 8:06:12 AM

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.

This email is to register my strong opposition to this Cannabis store proposal on Marine Drive.

In front of the pier , new park and water park for kids ! have we learned nothing from East Beach.

This is not the place nor who we want to be in White Rock.

In Opposition

Mike Cowan – Owner
mike.cowan@shaw.ca

15046 Beachview Avenue
White Rock

ITEM C-39
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From: Stacey Rieder
To: Clerk"s Office
Subject: PH/M 4: BYLAW 2375, 15053 Marine Drive – Cannabis Store
Date: March 1, 2021 8:36:40 AM

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.

Dear Council Members,

My name is Stacey Rieder.

I am writing to show my support for the Seed & Stone - Cannabis Retail Application at 15053
Marine Drive in White Rock, BC.
I currently live at 15454 Goggs Avenue, White Rock BC V4B 2N6.

Thank-you.
Stacey Rieder

ITEM C-40
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From: Darryl Walker
To: Clerk"s Office
Subject: FW: Bylaw 2375: White Rock Zoning Bylaw, 2012, No.2000, Amendment
Date: March 1, 2021 9:04:04 AM

From: Democracy Direct <democracydirectbc@gmail.com> 
Sent: February 28, 2021 8:42 PM
To: Darryl Walker <DWalker@whiterockcity.ca>; David Chesney <DChesney@whiterockcity.ca>;
Helen Fathers <HFathers@whiterockcity.ca>; Erika Johanson <EJohanson@whiterockcity.ca>; Scott
Kristjanson <SKristjanson@whiterockcity.ca>; Anthony Manning <AManning@whiterockcity.ca>;
Christopher Trevelyan <CTrevelyan@whiterockcity.ca>
Cc: James Henning <jimhenning@icloud.com>; Carl E. Huff <buzzsaw@telus.net>;
mp_johal@hotmail.com; Vicky Pewtress <gloxinia6342@yahoo.ca>; Dave Stonoga
<dstonoga@telus.net>
Subject: Re: Bylaw 2375: White Rock Zoning Bylaw, 2012, No.2000, Amendment

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.

February 28th, 2021

Mayor Darryl Walker
Councillor Dave Chesney
Councillor Helen Fathers
Councillor Erika Johanson
Councillor Scott Kristjanson
Councillor Anthony Manning
Councillor Christopher Trevelyan

Dear Council:

Re:  Bylaw 2375:  White Rock Zoning Bylaw, 2012, No. 2000, Amendment
(15053 Marine Drive – Cannabis Store) Bylaw, 2021, No. 2375

The purpose of this letter is to outline our concerns with respect to the granting of a
development permit and business license for Seed & Stone, a recreational cannabis store to
be located on the West Beach side of Marine Drive.

Our concerns are related to:

ITEM C-41
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· The proximity to the beach, promenade and Memorial Park

· Conflict with West Beach marketing plan

· Parking and traffic

· Public safety

· The failure to adequately review the public response to the first store as part of a
pilot project

Proximity to Beach, Promenade and Memorial Park

Seed & Stone is to be located close to the beach, promenade and Memorial Square which are
public spaces intended for use by families and children. In addition, there are potential
projects to increase the use of Memorial Park.

In the past, the City of White Rock has not placed any emphasis for the protection of children.
The Little Bud recreational cannabis store on Johnson Road is within 80 metres of a daycare.
Its development permit was granted because the City of White Rock had proposed this
location and the City of White Rock didn’t want to look like it was reversing its position. Also,
White Rock Council members relied on the fact that  a liquor store was granted a business
license across the street from White Rock Elementary School. The City of White Rock should
give the safety of our children a higher priority.

The fact that the West Beach is an area where families play at the beach, walk along the
promenade, play at the water fountains at Memorial Plaza and attend events at Memorial
Park and along Marine Drive brings the wisdom of this bylaw amendment into question.

Conflict with White Rock Marketing Plan for West Beach

West Beach is marketed as an area to enjoy the beach atmosphere, allow children to play, eat
take-out food such as ice cream cones and fish and chips and dine-in at one of the restaurants.
The visit to a recreational cannabis store is a destination since you cannot consume cannabis
products at the store, in outside public places or inside public places. This does not fit the
marketing plan for Marine Drive.

West Beach attracts visitors from Delta, Surrey and Langley. Langley has just recently started
to accept applications for business licenses and Delta and Surrey prohibit recreational
cannabis stores. So West Beach will become a cannabis retail destination similar to the Bloom
store operated on the Semiahmoo First Nations property. However, the difference is that
there is more available parking on the Semiahmoo First Nations property and less competing
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demand from nearby restaurants.

Parking and Traffic

During the spring, summer and fall, the demand for parking is high. The nearest parking lot
across the street from Little India is used by patrons of the restaurants east of Martin Street.
There are several new restaurants that should increase the demand for parking.

Public Safety

The consumption of cannabis products in public places is forbidden by law. If customers
decide to use cannabis in public areas, it is very difficult to prevent it. The policing of cannabis
flower products is difficult unless you are in proximity to their use and the policing for edibles
is not possible.

This creates a risk if customers are under the influence either as pedestrians walking in a high
traffic area, pedestrians near train tracks or customers driving under the influence.

Pilot Stage

White Rock promoted the establishment of Little Bud as a pilot project. Little Bud opened at
the end of August 2020. So, seven months later, a new store is to be opened without any
review of the public’s acceptance of Little Bud or allowing Little Bud to develop its business so
that it is profitable. What has been learned from the start-up of Little Bud that can improve
the development of other stores in White Rock?

Retail stores generally take three years to develop. Would you rather have one successful
store or two unsuccessful stores? It will be like the restaurant situation on Marine Drive – too
many restaurants for the size of market.

Conclusions

Therefore, we recommend that Seed & Stone not be granted a development permit and
business license and that future licences be delayed until the impact of Little Bud can be
evaluated.

Yours very truly,
James Henning
Carl Huff
Manjit Johal
Vicky Pewtress
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David Stonoga
Stephen Crozier
and more Democracy Direct Society Members
 
--
Stephen Crozier
President
Democracy Direct Society
White Rock

 
Democracy Direct Society acknowledges the unceded territory of the Semiahmoo First Nation.
 
To unsubscribe from this mailing list, simply reply to this email with "unsubscribe" in the subject line.
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From: Tessa Bohn
To: Clerk"s Office
Subject: Bylaw Rezoning Application for 15053 Marine Drive - Cannabis Shop
Date: March 1, 2021 9:42:54 AM

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, 

As I am unable to join the White Rock City Council public hearing today at 6pm due to work
constraints, I wanted to share personal feedback on the proposed cannabis shop on west beach
(formerly Giraffe Restaurant). 

I think this is a great business opportunity that will further diversify the businesses on White
Rock beach. I can see this being a business that will draw more people to our waterfront,
helping our restaurants that seasonally struggle in the non-summer months, not to mention
bring more tax dollars to our small town of White Rock. I hope this passes and they are able to
open their business! 

Thank you, 

Tessa Bohn

ITEM C-42
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From: Greg Kightley
To: Clerk"s Office
Subject: Ph/M BYLAW 2375, 15053 Marine Drive-Cannabis Store
Date: March 1, 2021 11:23:37 AM

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.

My name is Greg Kightley 932 Lee Street White Rock and I’m opposed to having a Cannabis Store at this location.
We are face with enough traffic here on East Beach with Bloom. Let’s keep this type of business up town. The
Beach does not need this type of clientele, although I’m sure there are respectful users all the same. The police
already have their hands full down here.
Thank you.

Sent from my iPhone

ITEM C-43
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From: Jarett Schill
To: Clerk"s Office
Subject: Seed & Stone - PH/M 4:BYLAW 2375, 15053 Marine Drive
Date: March 1, 2021 11:27:39 AM
Importance: High

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:

With regard to the application and public hearing noted above, I would like to share my thoughts on
the matter.

As a resident of White Rock for 20+ years I’ve seen the slow decline of Marine Dr. and so many good
establishments struggle to make it simply because of long winters, and seasonal traffic.  Our
community is known for it’s waterfront and for good reason, it’s beautiful.  I have recently taken
note of the amount of traffic generated by our local dispensaries, Indigenous Bloom in East Beach,
and A Little Bud at the top of Johnston Rd, often lined up outside.  Why not direct some of that
traffic to our struggling waterfront?  I’m sure our waterfront restaurateurs would agree that any
traffic is good traffic.

As a local resident I support Seed and Stone’s application, not because I feel our waterfront needs a
dispensary, because our waterfront businesses need all the help they can get.

Thank you for your time.

Jarett Schill
Kent St. White Rock

ITEM C-44
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From: Kenneth Jones
To: Clerk"s Office
Subject: 2021 Mar.1- PH/M 4- BYLAW 2375 Cannabis Store
Date: March 1, 2021 11:58:47 AM

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 oppose this bylaw. 
This is not the image that people looking at and photographing White Rock from our Pier should see.
Parking and street congestion will be a mess.

Kenneth "Ken" Jones
V4B W R resident

ITEM C-45
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1688 152 St #205, 
Surrey, BC 
V4A 4N2 

TEL     778.895.7192  
seedandstone.com 

TO: The Honorable Mayor and Council of White Rock 

FR:Vikram Sadcheva,  

I, Vikram Sachdeva, on behalf of Seed & Stone, have entered an application to operate a nonmedical cannabis retail 

store at 15053 Marine Drive, White Rock, and am proud to have earned the support of the property owner to 

proceed with the rezoning application. 

I have personally reached out to community members and local businesses and have received many signatures of 

support (see supporting documents).  

I have also created a poster with a QR code to provide a simple yet effective way to email  

Unknown to us, the biggest support comes from online (facebook) where any message against this application is 

followed by hundreds of posts showing support 

Through this process, I have also received feedback from the community on retail cannabis 

Based on community feedback, Seed & Stone will: 

• Add commercial ozone filters to negate any smell, no products will be opened or consumed on site.

• Keep frosted windows in place although no longer a requirement.

• Remove the word cannabis from all White Rock signage to keep youth away from cannabis

• Hire through a community job fair

• Pay above living wage and offer medical and dental benefits to all employees

• Donate $10,000 to community initiatives (enhancing the waterfront, strengthening transit and

greening the City)

• Prevent any loitering and consumption in and around the retail location

Seed & Stone has taken the communities safety concerns to heart and will bring an unheard level of security to our 

store, and as a result, the entire neighborhood. 

Once our rezoning application is granted, we will perform an additional risk assessment tied to the geographical area 

we will be operating in. We will then apply the RCMP-backed Crime Prevention Through Environment Design 

(CPTED) model to the location. 

 In addition, Seed & Stone’s security plan includes: 

• A dedicated monitoring station that is maintained 24/7 - 365

• Every inch of our stores interior and exterior will be monitored by cameras, alarms, and state of the

art security sensors and locks.

• Uniformed, on-site security officers checking 2 pieces of ID upon entering.

• Up to 10, after hour visits from a security patrol team for site inspections.

This will provide added deterrence to criminals who may target other businesses in the community.

With only a single licensed cannabis retail location in White Rock, community members are forced to travel, 

including to neighboring cities or to White Rock’s grey market dispensaries. 

This results in no taxes being paid or White Rock not benefiting from the taxes brough in by Seed & Stone. Our 

Chilliwack location paid over $100,000 in PST over their first 6 months in business. 

Council’s wise decision to develop a Temporary Use Permit will hold us accountable to our promises. 

We fully support councils decision to limit cannabis sales between the hours of 9am and 10pm 

For this reason, we request our application for cannabis retail be moved to the public hearing phase 

Thank you for your time and I appreciate all feedback 
Vikram Sachdeva 
CEO, Seed & Stone 

ITEM C-46
Please note there are 57 signed 
petitions in support for item C-46
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SEED & STONE 
WILL
Donate $10,000 to 
community initiatives

Utilise the RCMP’s CPTED
to reduce crime in
the community

Provide 24 hour security 
monitoring and enforcment

Hold a job fair to hire locals

Adhere to all regulations

Recreational
Cannabis

Lowers community 
crime rates

Boosts economy

Brings in tax money
from sales 

Lowers unemployment

Provides safe access
to THC / CBD

Show your support!
Scan the QR Code and let the city know

Vikram Sachdeva
778 895-7192

hello@seedandstone.com

Support
IN YOUR Community

SCAN  ME

Government Licensed & Regulated Cannabis Retail
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BUSINESS 

SUPPORT LETTERS 

FOR WHITE ROCK CITY COUNCIL HEARING 

MARCH 1, 2021 
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COMMUNITY 

SUPPORT LETTERS 

FOR WHITE ROCK CITY COUNCIL HEARING 

MARCH l. 2021 
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