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THE CORPORATION OF THE 

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

May 22, 2019 
 
A LAND USE AND PLANNING COMMITTEE MEETING will be held in the CITY HALL 
COUNCIL CHAMBERS located at 15322 Buena Vista Avenue, White Rock, BC, on  
MONDAY, MAY 27, 2019 to begin at 6:15 p.m. for the transaction of business as listed below. 
 

T. Arthur, Director of Corporate Administration 

A G E N D A 
 
Councillor Kristjanson, Chairperson 
 
1. CALL MEETING TO ORDER 
 
2. ADOPTION OF AGENDA       
 

RECOMMENDATION 
THAT the Land Use and Planning Committee adopt the agenda for May 27, 2019 as circulated.   

 
3. ADOPTION OF MINUTES         Page 2 

a) April 8, 2019 – Land Use and Planning Committee Meeting 

RECOMMENDATION 
THAT the Land Use and Planning Committee adopt the minutes of the April 8, 2019 meeting  
as circulated. 
 

4. INITIAL OCP AMENDMENT APPLICATION REPORT – RUSSELL AVENUE / MAPLE 
STREET (18-008 OCP&ZON&MJP) Page 4 
Corporate report dated May 27, 2019 from the Director of Planning and Development Services 
titled “Initial OCP Amendment Application Report – Russell Avenue / Maple Street  
(18-008 OCP&ZON&MJP)”. 
 
RECOMMENDATIONS 
THAT the Land Use and Planning Committee (LUPC): 

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

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

 
 

5. CONCLUSION OF THE MAY 27, 2019 LAND USE AND PLANNING COMMITTEE 
MEETING  

LU & P AGENDA 
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Minutes of a Land Use and Planning Committee Meeting     Page 6 
City of White Rock, held in the City Hall Council Chambers April 8, 2019 
 

 

PRESENT: Deputy Mayor Kristjanson (Chairperson) 
Councillor Chesney  
Councillor Fathers 
Councillor Johanson 
Councillor Manning 
Councillor Trevelyan 

 
ABSENT: Mayor Walker 
 
STAFF: D. Bottrill, Chief Administrative Officer 
 T. Arthur, Director of Corporate Administration 

C. Johannsen, Director of Planning and Development Services 
C. Isaak, Manager of Information Technology 
 
Press:   0 
Public: 4 

 
 
1. CALL MEETING TO ORDER 
 The Chairperson called the meeting to order at 6:36 p.m. 
 
2. ADOPTION OF AGENDA       
 
2019-LU/P-008 It was MOVED and SECONDED  

THAT the Land Use and Planning Committee adopts the agenda for  
April 8, 2019 as circulated.   

CARRIED 
 
3. ADOPTION OF MINUTES        

March 11, 2019 – Land Use and Planning Committee Meeting 
 

2019-LU/P-009 It was MOVED and SECONDED  
THAT the Land Use and Planning Committee adopts the minutes of the  
March 11, 2019 meeting as circulated. 

CARRIED 
 

4. APPLICATION FOR ZONING AMENDMENT – 1541/1551 CHESTNUT 
STREET (ZON/SUB 18-018)   
Corporate report dated April 8, 2019 from the Director of Planning and Development 
Services titled “Application for Zoning Amendment – 1541/1551 Chestnut Street 
(ZON/SUB 18-018)”. 
 

2019-LU/P-010 It was MOVED and SECONDED  
THAT the Land Use and Planning Committee receives for information Land Use 
report dated April 8, 2019, from the Director of Planning and Development Services, 
titled “Application for Zoning Amendment – 1541/1551 Chestnut Street 
(ZON/SUB 18-018)”.  

CARRIED 

LU & P AGENDA 
PAGE 2



Minutes of a Land Use and Planning Committee Meeting     Page ? 
City of White Rock, held in the 
City Hall Council Chambers 
April 8, 2019 
 

 

Discussion ensued and the following comments were noted:   

 At minimum the consulting in regard to the application should be with the entire 
neighbourhood / this could be a large change to the neighborhood and must 
ensure this is right 

 Would like to see a comprehensive review of this area / a similar change occurred 
at the 1200 Block of Kent Street and it changed the nature of the neighbourhood 

 Concern with the location of this proposal with it being in the middle of the 
block, it could set a precedent 
 

2019-LU/P-011 It was MOVED and SECONDED  
THAT the Land Use and Planning Committee refers back to staff the application for 
Zoning Amendment – 1541/1551 Chestnut Street (ZON/SUB 18-018) for potential 
revisions, pending the outcomes of a neighbourhood-level public consultation on 
redevelopment of large lots in this area, similar to the East Side Large Lot Infill Area 
process, that is to be incorporated in the Official Community Plan Review.   

CARRIED 

 
5. CONCLUSION OF THE APRIL 8, 2019 LAND USE AND PLANNING 

COMMITTEE MEETING  
The Chairperson declared the meeting concluded at 6:49 p.m. 

 
 

          
       
Scott Kristjanson, Deputy Mayor Tracey Arthur, Director of 
  Corporate Administration 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK 

                                     CORPORATE REPORT 
 
 
DATE: May 27, 2019 
 
TO:  Land Use and Planning Committee 
 
FROM: Carl Johannsen, Director of Planning and Development Services 
 
SUBJECT: Initial OCP Amendment Application Report – Russell Avenue / Maple Street 

(18-008 OCP&ZON&MJP)  
             
 

RECOMMENDATIONS 

THAT the Land Use and Planning Committee: 

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

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

 
 
EXECUTIVE SUMMARY 

An Official Community Plan (OCP) Amendment, a Zoning Amendment, and a Major 
Development Permit application has been received regarding a development proposal on an 
assembly of six adjacent properties at 15631 Russell Avenue, and 1509, 1529, 1539, 1549, and 
1559 Maple Street (the “subject properties”).  

The proposal is comprised of two multi-unit residential buildings, each containing a mixture of 
ground-oriented (i.e. front entry accessible at street level) townhouse units and apartment units. 
The overall development proposes 59 dwelling units (34 townhouse units and 25 apartment 
units) over one level of underground parking.  An overall Gross Floor Area Ratio (FAR) of 
approximately 1.46 (~71,637 square feet) is proposed for this site, which is within the 1.5 FAR 
maximum density permitted on these properties under the East Side Large Lot Infill OCP Land 
Use Designation. 

While the proposal is within the maximum density permitted by the OCP, the proposal does not 
conform to the OCP policies in the inclusion of low-rise apartment units (i.e. entries not 
accessible at street level) on the fourth and fifth storeys of the buildings, whereas the OCP calls 
for ground-oriented townhouse in this location in buildings up to three (3) storeys. The applicant 
is proposing increasing the permissible height for this area to a maximum of five (5) storeys on 
the western portion of the site, stepping down to four (4) storeys along Maple Street.  

Immediately west of the subject properties is the site of the ‘Altus’ development, which was 
issued a Development Permit in September 2017 and is now under construction. This mixed use 
(two levels of commercial with residential above), 13-storey building was approved prior to the 
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Initial OCP Amendment Application Report – Russell Avenue / Maple Street (18-008 OCP&ZON&MJP)  
Page No. 2 
 
adoption of the current OCP in October 2017.   The applicant is proposing that their proposed 
height transition with five (5) storey apartments interfacing with the 13 storey Altus building is a 
better fit with this built form context than a three-storey townhouse form. 

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

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

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

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

4. Refusing this OCP Amendment application.  

Staff support Option 1. 

PAST PRACTICE / POLICY / LEGISLATION 

White Rock Official Community Plan, 2017, No. 2220 
The Official Community Plan (OCP) sets out future land use, density, height and other policy 
directions for development applications. 

The subject properties are designated under the ‘East Side Large Lot Infill’ OCP Land Use 
Designation (the “East Side designation”). The objective of this land use policy area is to enable 
a mix of residential forms and choices in the area east of the Peace Arch Hospital – as well as 
select commercial uses to support the Hospital – that are compatible with adjacent Mature 
Neighbourhood areas and supportive of transit along North Bluff Road.  

This designation contemplates a variety of multi-unit residential building typologies in the form 
of townhouses and low-rise buildings, mixed-use buildings (commercial/office/residential), and 
single family homes. In reference to permissible densities and heights for the subject properties 
in the East Side designation, Policy 8.7.2 states the following:  

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

Allow ground-oriented townhouses on Maple Street between Russell Avenue and 
North Bluff Road and townhouses and low-rise apartments on North Bluff Road, with a 
density of 1.5 FAR in buildings of up to three storeys. 

Density and height maximums for single family homes shall be as required in the City’s 
Zoning Bylaw.”  

[emphasis added in bold] 

As the proposal exceeds three storeys in height (four to five storeys) and includes apartment 
dwelling units, the above bolded section of the OCP would require amendment to accommodate 
the proposal. According to Section 19.3 (page 76) of the OCP, each OCP Amendment 
application must clearly demonstrate how the proposal conforms with and will help realize the 
OCP’s vision, principles, goals, and objectives. The applicant’s OCP Amendment Rationale 
Letter is attached as Appendix B.  
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Initial OCP Amendment Application Report – Russell Avenue / Maple Street (18-008 OCP&ZON&MJP)  
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The subject properties are also located within the ‘East Side Large Lot Infill Development Permit 
Area’ and is subject to the associated Development Permit Area guidelines.  

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

Sections D and E of Schedule G of the Procedures Bylaw state the following:  

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

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

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

ANALYSIS 

Site Context 
All of the subject properties are currently zoned ‘RS-1 One Unit Residential Zone’ which 
permits one-unit residential units with a 7.7 metre (25.26 feet) maximum height, and each is 
currently occupied by a detached single family dwelling.  Altogether, the six properties are 
approximately 1.128 acres (4,566 square metres, or 49,148 square feet) in overall size.  

The surrounding neighbourhood is generally comprised of low density, detached residential 
homes to the east and south. The 13-storey mixed-use commercial and multi-unit residential 
building (the “Altus”) is located immediately west of the subject property, while the ‘Altus’ sales 
centre and contractor parking lot is located immediately north of the subject properties.  

There is another development proposal located in the immediate vicinity of this proposal (the 
‘Beachway’), which is a mixed townhouse and apartment complex development. This proposal is 
for an affordable rental development comprised of two distinct parts: a five-storey apartment 
building intended wholly for affordable rental purposes and a six-storey apartment for market 
sale on the properties fronting onto North Bluff Road, with a three-storey townhouse complex 
located on the properties fronting onto Maple Street. This application was reviewed at the 
Advisory Design Panel meeting on April 23, 2019 and the Panel recommended that the 
application move forward for consideration by the Land Use and Planning Committee. 

Several institutional uses are also in close proximity to the site, with the BC Hydro substation 
and Peace Arch Hospital to the west, and Earl Marriott Secondary School (in Surrey) and 
Maccaud Park to the east. The subject properties are located within 100 metres of North Bluff 
Road, which is a major arterial that is part of TransLink’s Major Road Network (MRN) and has 
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bus service and direct access to Highway 99.  A context map is provided for reference below, 
highlighting and outlining the subject properties in yellow. 

Figure 1: Site Context Map 

 

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

 

 

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

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

 

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

‘Maple Street Building’ 
4 Storeys 

‘Russell Avenue Building’ 
5 Storeys 

ALTUS 
13 Storeys 

‘Russell Avenue 
Building’ – 4 storeys 
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units are accessible from covered outdoor walkways. Access to the underground parkade is 
provided through two elevators located near the centre of the development.  

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

Planning Review 
OCP amendment applications must be reviewed in relation to the OCP’s vision, goals, objectives 
and policies.  Staff’s review and commentary regarding this proposed OCP Amendment is 
summarized below. 

OCP Review: Height Review and Surrounding Site Context 

The subject properties are located within the East Side Large Lot Infill Land Use Designation. 
Allowable uses, heights, densities and building types for certain properties located within this 
designation are expressly stated in OCP Policy 8.7.2. Other policies, such as the OCP Potential 
Affordable Rental Housing sites, are also applicable to certain properties within this 
neighbourhood. This is detailed in Figure 4: East Side Designation – Density and Heights below.  

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

 

Under the current OCP, and as shown in red outline above, the subject properties are located 
within a part of the East Side designation that allows multi-unit residential development in 
buildings up to three storeys in height, and up to 1.5 FAR.  The properties immediately to the 
north along North Bluff Road (shown with red diagonal hatching) are subject to the same 
conditions, but development on these properties can be intensified by up to six storeys and to 2.5 
FAR assuming that 30% of the units are secured as affordable rental units for low to moderate 
income households.   
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The property immediately to the west of the subject properties (blue shading) is the Altus, a 13 
storey mixed-use development which was approved by Council in September 2017, prior to the 
adoption of the OCP in October 2017.  A building permit for the Altus development was issued 
in May 2019 and construction of this building is underway.  The original intent for this area in 
the draft OCP was 2.5 FAR and 6 storeys, prior to the approval of the Altus. 

Under current OCP policy conditions, the subject properties would only be permitted to 
accommodate multi-unit residential developments no greater than three storeys in height. This 
would constitute a significant transition in height and massing in the surrounding built 
environment from 13 storeys to the west down to three (3) storeys on the subject properties. This 
amendment application would also respond to a previous OCP amendment application that 
occurred prior to the adoption of the new OCP, allowing for a more sensitive height transition. 

The proposed building heights of this development (four-five storeys for the Russell Avenue 
Building, and four storeys for the Maple Street Building) would allow for a more gradual 
transition from the Altus development to the west (13 storeys) and the affordable rental housing 
site to the north (potentially six storeys), to the rest of the surrounding neighbouring context 
(three storeys to the east side of Maple Street, and the two-storey single family dwellings to the 
south). This transition is illustrated in Figure 5: South Elevation Drawings below: 

Figure 5: South Elevation Drawings 

 

OCP Vision and Guiding Principles 

The OCP is strategically guided by a Vision and six Guiding Principles (the “Principles”) that 
articulate strategic elements and opportunities inherent in the Vision. These Principles are based 
upon ‘Smart Growth’ planning principles that are appropriate to the White Rock context, 
particularly given their relevance to key issues and concerns raised by the community during 
Phase 1 of the Imagine White Rock 2045 OCP Planning process (such as growth, design, 
transportation, environmental management). They provide the foundation for more detailed 
goals, objectives, and policies contained within this document. The Vision and the six Principles 
are summarized in Appendix C: White Rock OCP – Vision, Guiding Principles, and Goals. 

While there are some Principles that would not be applicable or relevant in this circumstance 
(e.g. Principle 1 – Connect to the Water, Principle 2: Enjoy the Town Centre, and Principle 5: 
Share the Streets), this application reinforces Principles 3 and 4 listed below:  

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

ALTUS 
13 Storeys 5 Storeys 

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

Principle 4: See the Sea 

The proposed fourth and fifth storeys of the development available to the top-most apartment 
dwelling units also enables the addition of private outdoor space to a part of this development 
that may not otherwise be able to capture this use. Through the addition of rooftop decks and 
indoor living space, future residents would be able to enjoy an opportunity to ‘see the Sea’.   

More importantly, view impact from the requested increase in height is minimized due to the 
uphill location of the proposed development. As the proposal is located on the northwestern 
block of the intersection between Maple Street and Russell Avenue, future development to the 
north would be able to potentially capitalize on views to the south through the six-storey 
affordable rental policy maximum, while the adjacent property to the west (the Altus) already 
provides views to residents and employees due to its height and terracing features (e.g. shared 
outdoor decks).  

The layout and configuration of the proposed development relates to Principle 6 of the OCP. 

Principle 6: Live and Play in Green Spaces 

The proposed development would require a full lot excavation to accommodate the level of 
underground parking. This, in turn, would necessitate the removal of all trees and landscaping 
located on and around the subject property. However, the applicant has proposed the inclusion of 
a shared outdoor courtyard scheme and private outdoor patio spaces that promotes pedestrian and 
bicycle circulation within and around the site. These areas would also be landscaped with 
grasses, shrubs, and small trees.  

The planting of street trees along the Maple Street and Russell Avenue frontages would also 
occur through this development, allowing for some mitigation to the loss of existing tree canopy 
on site. The applicant is also proposing the inclusion of a ‘parkette’ on the corner of Russell and 
Maple, which will feature benches, bicycle parking, and plantings for privacy and buffering. For 
reference, the applicant’s landscaping drawings are included in Appendix D.  

OCP Goals, Objectives, and Policies 

The recently adopted White Rock OCP is further broken down into a number of Goals, 
objectives, and policies.  There are 13 Goals that serve as the foundation of each policy chapter 
located in OCP Part B: Policies. The summary list of these 13 Goals are included in Appendix C: 
White Rock OCP – Vision, Guiding Principles, and Goals. 

Staff have identified three specific Goals, along with associated objectives and policies that 
relate directly to the applicant’s requested OCP amendment to height:  

Goal 2 (Section 7.0) - Growth Management 

The City of White Rock encourages citizen involvement while managing growth and 
development, characterized by high-quality design and the provision of community 
amenities and infrastructure. 

There is some support provided to the applicant’s request to amend permissible height for the 
subject property under Policy 7.2.2 – Height Variation, which encourages some variation in 
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building heights within the general transition to lower heights moving away from the intersection 
at Johnston and North Bluff Road.  

Goal 3 (Section 8.0) – Land Use 

The City of White Rock maximizes its limited land resource by creating a complete 
community where residents have convenient access to jobs, services, open space, and 
amenities. 

While allowable heights and densities for the East Side designation are established in OCP 
Policy 8.7.2, the overview section of the East Side designation states that “the area is 
characterized by a diverse mix of homes, ranging from single-detached houses to low-rise 
apartments, that respond to both surrounding Mature Neighbourhoods and the activities and scale 
of the Peace Arch Hospital area.” 

The intensity of activity and scale of the Peace Arch Hospital area has changed with the approval 
of the 13-storey Altus development immediately west of the subject properties. Consequently, 
the requested transition in height (from five to four storeys) would allow the proposed 
development to more appropriately ‘bridge the gap’ between surrounding Mature 
Neighbourhoods and previously approved development.   

Goal 6 (Section 11.0) – Housing 

The City of White Rock has a mix of housing choices that are appropriate and affordable 
for residents at various stages of their lives.   

OCP Objective 11.1 promotes the expansion of housing choices for existing and future residents, 
and contemplates increasing the diversity of housing types for a variety of households, sizes, 
incomes, tenures, needs, and preferences. This helps to achieve a population with a good 
demographic mix. White Rock, unlike nearby portions of Surrey such as Grandview Heights, 
does not have significant undeveloped areas of land where new ground-oriented housing such as 
duplexes and townhouses can be built. Ground-oriented housing forms typically appeal more to 
families with younger children rather than apartment dwellings, and incorporating apartments in 
the proposal, with a higher propensity for downsizers and other households without children, 
may reduce the appeal of this development to families with children. The proposal to incorporate 
apartment units within this development may broaden the relative mix of households within the 
project but lessen the overall number of families with children, in comparison with a project that 
includes only ground-oriented townhouses. 

The proposal also conforms to various elements of the OCP Family-Friendly Housing policies. 
All 34 townhouse units with front door access on the ground level to the street or the shared 
outdoor courtyard. Additionally, all 59 dwelling units contain either two or three bedrooms 
(100%), and the overall proposal includes 41 three bedroom units (71.2%). For reference, this 
policy (OCP Policy 11.1.1 (b)) calls for a minimum of 10% three bedroom units and 35% either 
two or three bedrooms. 

Community Amenity Contribution (CAC) Policy  
This application is subject to Council Policy 511 (Density Bonus / Community Amenity 
Contributions), which requires an applicant to contribute to the City a share of the increase in 
land value or ‘land lift’ that occurs from rezoning a property to a higher density.  This share, in 
the form of a cash contribution (or ‘CAC’) can then be utilized by the City, according to Policy 
511, to fund a range of public amenities and/or affordable housing.   Policy 511 also enables 
Council to consider up to a 50 percent reduction in this CAC amount, if the applicant is 
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proposing to include market rental housing (secured as rental for the life of the building, by way 
of a Housing Agreement Bylaw adopted by Council) in their application. 

The required market report provided by the applicant, which is used to determine the CAC, 
estimates that the rezoning of the subject properties would result in a land lift of approximately 
$490,000 over the current (2018) assessed value plus a 5% premium to reflect additional costs 
for assembly.  The applicant is proposing a CAC of $245,000, representing an equal share of the 
land lift should Council approve the proposed rezoning.  If this application is moved forward by 
LUPC, staff may consider obtaining a second market report (from an alternate consultant) 
regarding the proposed CAC.  

The applicant is also proposing to secure eight (8) of the apartment units in the project as market 
rental units, for the life of the building. These units, each slightly above 1,000 square feet (i.e. 2 
bedroom / 2 bedroom plus den units) in size, are to be located on the third level of the buildings 
on the west side of the property.  The eight (8) rental units constitute 13.6 percent of the total 
units (59) in this proposed development.      

Proposed OCP Amendment, Consideration of Public Benefit and CAC Contribution 
Staff note that applications to amend the OCP, particularly those that proposed an increase in 
density and/or height, should provide an additional ‘public benefit’ as a part of the proposed 
amendment, including but not limited to additional park space, public realm improvements 
and/or affordable housing units.   

The applicant’s proposed contribution of eight (8) rental units, secured as rental for the life of the 
building, would expand the City’s rental housing supply and provide a more affordable housing 
option relative to strata condo units.  Staff also note that while the eight (8) rental units 
represents a tangible public benefit, staff also recommend, on the basis that the applicant is 
seeking additional height beyond the OCP, that the entire CAC be provided to the City and no 
CAC reduction be provided by Council.  The CAC can then be used to provide additional public 
benefit through funding amenities or affordable housing initiatives elsewhere in the City.  

OCP Review 

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

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

The Land Use and Planning Committee can: 

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

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

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

4. Refuse this OCP Amendment application.  

Staff recommend Option 1. 

CONCLUSION 

An Official Community Plan (OCP) Amendment application has been received regarding a 
development proposal on an assembly of six adjacent properties at 15631 Russell Avenue, and 
1509, 1529, 1539, 1549, and 1559 Maple Street.  

The proposal is within the maximum density permitted by the OCP, however the proposal does 
not conform to the OCP policies in the inclusion of low-rise apartment units in buildings four (4) 
and five (5) storeys in height, where the OCP supports ground-oriented townhouse in this 
location in buildings up to three (3) storeys. The applicant is proposing increasing the 
permissible height for this area to a maximum of five (5) storeys on the western portion of the 
site, stepping down to four (4) storeys along Maple Street.  

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

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

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

application; or 
 refused. 

Respectfully submitted, 
 

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

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

 
Landscape Site Plan 
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Site Context



m

Existing Built Form Context

Mid/high-rise 
apartment

Mid-rise 
institutional

Small lot 
detached

Low-rise 
institutional

Low-rise 
apartment

Subject Properties

Large lot 
detached

Low-rise 
institutional



Development Proposal

‘Maple Street Building’
4 Storeys

‘Russell Avenue Building’
5 Storeys

ALTUS
13 Storeys

‘Russell Avenue Building’ – 4 storeys



Development Proposal



Development Proposal – Site Plan

ALTUS
13 Storeys



Development Proposal

ALTUS
13 Storeys

5 Storeys
4 Storeys



Summary of Analysis
4/5 storey proposal exceeds the 3 storey building heights on Maple Street in 
the OCP, and changes building type from ground-oriented townhouses only 
to townhouses with apartments ‘stacked’ above.

• Potential Community Benefits of Proposal
– supports different housing choices (apartments with townhouses), 
– offers transition from neighbouring 13-storey Altus building under construction 

to future townhouses on opposite side of Maple Street, and
– provides 8 of 59 units as permanently rental tenure.  

• Context of Application within OCP Review
– proposes to increase building height during review of City-wide building height



Recommendation
• Staff recommend application is deferred until the outcomes 

and recommendations regarding initial public feedback from 
the OCP City-wide building height review are considered.



Options
The Land Use and Planning Committee can:

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

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

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

4. Refuse this OCP Amendment application. 





Tree Replacement / Landscaping

Tree Location Number of 
Removals 
Proposed

Replacements 
Required

Security
Required 
(x$1,500)

On-Site 19 63 $94,500

City 15 30 $45,000

Total 34 93 $139,500



Tree Replacement / Landscaping
ALTUS

13 Storeys

Replacement Tree
Location

Number of 
Replacements (to be 

planted)

Replacements 
Provided as Cash-in-

lieu (x$1,500)

On-Site 36 27

City 13 17



Introduction

Our Vision is to continue to create architecture that
enhances life and the environment

Russell and Maple
Official Community Plan Amendment

Rationale
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Russell and Maple, White Rock, B.C.

Site Description:
• Located on the NW corner of Russell and Maple & is 1.3 acres.
• To the immediate west a very large, 13 storey terraced

mixed-use project is currently under construction.
• Single family homes across Maple will likely be developed 

in the near future with townhomes.
• NW corner of the site is a large, BC Hydro substation.
• Relatively flat, with a slight grade differential of 3-4’ along the 

length of the property.
• The property has tremendous views overlooking Mount Baker, 

Semiahmoo Bay and the Strait of Georgia.
• Currently zoned single family residential; proposed to rezone to a CD Zone
• The Land Use Designation for “East Side Large Lot Infill Guidelines” (Policy 8.7.2) refers to “ground-

oriented townhouses (only) on Maple Street between Russell Ave. & North Bluff Road”, hence our 
OCP variance request.



Russell & Maple, White Rock

View from Upper Floors – Russell and Maple



Russell & Maple, White Rock

Immediately Adjacent Altus Proposal



Unit Typologies & OCP Excerpts

Russell & Maple, White Rock



Russell & Maple, White Rock
Applicable OCP Excerpts:
Preface:

Conforms to the current Official Community Plan with two minor exceptions – height and unit typology. 
The proposed use, density, parking, setbacks etc. are all in strict compliance with the OCP. 

The following OCP excerpts are applicable and form an integral part of the proposed design, and assist in 
crystalizing the desire for a variation from the site offering 100% townhouse use:

Objective 11.1 – “To expand housing choices for existing and futures residents, and to increase 
diversity of housing types for a variety of household sizes, incomes, tenures, needs and 
preferences”.

Proposing only 3 storey townhomes throughout this relatively large site would limit the end user to 
those people that are able to climb multiple stories of stairs, targeting mostly young families. This 
proposal creates a variety of housing typologies throughout the project. 60% of the units are proposed 
as townhomes, and the remainder are one level condominiums.

This variation will not limit any future residents from residing in the development, as it allows everyone 
from seniors, the disabled, empty-nesters, families, renters (from investor purchasers & 8 covenanted 
units) & first time buyers to live, work & play on site.



Russell and Maple, White Rock, B.C.
Applicable OCP Excerpts (cont’d):
Preface:

The rationale for creating a variety of housing choices is further emphasized in the following Policies:

Policy 11.1.2 – “Age-Friendly Housing for People with Disabilities”.
Policy 11.1.13 – “Housing Choices Everywhere … ensuring housing choices are distributed 
throughout the city in all neighbourhoods”.
Policy 11.1.1 – “Family-Friendly Housing – increase the attractiveness and affordability of housing 
in White Rock for families by…”:

 “Encourage applicants to provide ground-floor units with front door access to the street”… (nb – all
units fronting streets or the courtyards are ground floor townhomes with front door access)

 “Providing a minimum of 10% of units with 3 bedrooms and a minimum of 35% with either 2 or 3 
bedrooms in rezoning applications” … (nb – This proposal offers no studios nor one bedroom units). 
Rather, 68% of the unit mix consists of 3 bedrooms + den, and 32% of the units are 2 bedrooms + 
den.

 “Establishing outdoor amenity space requirements for multi-family developments.” nb – the design 
allows for approx. 54% of the site as green space comprised of children’s play areas, adult communal 
outdoor spaces, roof gardens, patios and decks. Every unit, in addition to plentiful communal outdoor 
spaces have private outdoor living areas.



Russell and Maple, White Rock, B.C.

Maple Streetscape showing Continuous Front 
Door Access

Courtyard Interface



Building Height & Related OCP Excerpt
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Russell & Maple, White Rock
Applicable OCP Excerpt (Height):
Preface:

Though this site was envisaged in the Land Use Designation for “East Side Large Lot Infill Guidelines” as 3 
story townhomes, the following excerpt contradicts that Designation due to the immediately adjacent, 
13 story (Altus) project located to the immediate west of the subject site:

22.8.1 – “Ensure buildings are complementary to adjacent developments in terms of height, density 
and design”.

• While the adjacent property was granted a major height relaxation (from 3 stories to 13), this project 
is seeking a relatively minor relaxation – from 3 stories to 4 (plus mezzanine) along the west property 
line, and a mezzanine on top of 3 stories along Maple.

• The primary rationale for seeking this height relaxation is massing: with an adjacent building 
towering over 3 stories, the stepping in massing would be far too extreme, inappropriate, and would 
not conform to Objective 22.8.1 noted above. 

• Rather, a terraced massing that acknowledges the adjacent context and terraces downwards towards 
Maple Street is a far more appropriate contextual built form.

• Terracing the building to 3 stories as visible along Maple also sets a good precedent for 3 story built 
form for the future development on the opposite side of Maple.



Russell & Maple, White Rock

Insert Section Slide



Staff Report / Timing

Russell & Maple, White Rock



Russell & Maple, White Rock
May 22nd, 2019 Staff Report:
Discussion:

The recent Staff Report contains one inconsistency: Throughout the report it refers to the proposal as a 
“5 and 4 storey proposal”. It must be noted that months were spent with the City of White Rock’s 
Building Department who have confirmed that what is indeed being proposed are 3 and 4 story buildings 
(plus mezzanines ensuring convenient access to the proposed roof gardens). 

The Staff Report also recommends that “the application be deferred until initial public feedback is 
obtained through upcoming OCP Review-related public consultation. Once this feedback is obtained and 
analyzed, staff will report back to LUPC with an information”.

This recommendation and further delay presents significant challenges with the project:

• The Proponents have been delayed for over one year to present this proposal to the Land Use and 
Planning Committee, and while the main premise behind the proposal is to increase affordability by 
including a variety of suite types, the monthly interest costs of carrying his large assembly are 
approximately $32,000/month. 

• The real estate market is on a significant decline – the land was purchased at the height of the 
market, and since that time, the real estate home prices have dropped significantly.

• Accordingly, further delays exasperate an already delicate situation that may affect project pricing 
and ultimate affordability.



Public Consultation
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Russell & Maple, White Rock
Public Consultation:
Discussion:

While Council have asked Staff to obtain public 
feedback on a macro level for the City-wide building 
height study, the Proponents suggest that postponing 
this specific project for that reason is unnecessary:

• The Proponents hosted a well-advertised pre-
application Public Open House in December 2017,
where 96% of the attendees asked about the height 
relaxation were either in strong favour or were 
neutral on the subject. 
• Previously, a door-to-door campaign was 
launched and to date 171 signatures have been 
gathered in favour of the current proposal.
• In summary, the Proponents believe that more 
than adequate consultation has already taken place, 
and are confident that nothing new can be learned 
from an area-wide study.



Summary

Russell & Maple, White Rock

Map of Petition Signatories  (NB – close to 100% positive response rate from those Residents 
available at time of canvassing)



Summary

Russell & Maple, White Rock



Russell & Maple, White Rock
Summary:
To summarize, this proposal again meets all the current OCP requirements regarding 
density, use, parking requirements, etc. The request for an OCP amendment is 
ironically to better conform to the City’s overall OCP Objectives including:

 Increasing the housing types for a variety of household sizes, tenures, needs and 
preferences.

 Increased affordability.
 Increased liveability.
 Increased accessibility.
 Increased contextual 

relationship to “adjacent 
development in terms of 
height”.

Accordingly, we request the LUPC to “Direct staff to continue processing this OCP
Amendment application in its present form”. (Option 2)



Russell & Maple, White Rock
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