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THE CORPORATION OF THE 

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

 
 

March 6, 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, MARCH 11, 2019 to begin at 5:00 p.m. for the transaction of business as listed below. 
 

T. Arthur, Director of Corporate Administration 
 

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

RECOMMENDATION 
THAT the Land Use and Planning Committee adopt the agenda for March 11, 2019 as circulated.   

 
3. ADOPTION OF MINUTES         Page 3 

a) January 28, 2019 – Land Use and Planning Committee Meeting 
 

RECOMMENDATION 
THAT the Land Use and Planning Committee adopt the minutes of the January 28, 2019 meeting 
as circulated. 
 

4. ZONING AMENDMENT AND MAJOR DEVELOPMENT PERMIT APPLICATION –  
1453 STAYTE ROAD (ZON&MJP 18-017)  Page 5 
Corporate report dated March 11, 2019 from the Director of Planning and Development Services 
titled “Zoning Amendment and Major Development Permit Application – 1453 Stayte Road 
(ZON&MJP 18-017)”. 
 
RECOMMENDATIONS 
THAT the Land Use and Planning Committee: 

1. Receive for information the corporate report dated March 11, 2019, from the Director of 
Planning and Development Services, titled “Zoning Amendment and Major Development 
Permit Application – 1453 Stayte Road (ZON&MJP 18-017)”;   

2. Recommend that Council give first and second readings to “White Rock Zoning Bylaw, 
2012, No. 2000, Amendment (CD-62 – 1453 Stayte Road) Bylaw, 2019, No. 2287 as 
presented, and direct staff to schedule the required Public Hearing;  
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Land Use and Planning Committee Meeting Agenda – March 11, 2019 
Page No. 2 
 

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

a) Ensure that all engineering requirements and issues include road dedications and servicing 
agreement completion are addressed to the satisfaction of the Director of Engineering and 
Municipal Operations; and 

b) Registration of Section 219 restrictive covenants for Community Amenities; and 

4. Recommend that Council consider issuance of Development Permit No. 423 for 1453 Stayte 
Road, pending adoption of “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-62 
– 1453 Stayte Road) Bylaw, 2019, No. 2287.  

  
5. 15081 MARINE DRIVE DELEGATION: ZONING AND PARKING CONSIDERATIONS 

FOR SMALLER LOTS ON MARINE DRIVE AND RECOMMENDED APPROACH  
Corporate report dated March 11, 2019 from the Director of Planning and Development Services 
titled “15081 Marine Drive Delegation: Zoning and Parking Considerations for Smaller Lots on 
Marine Drive and Recommended Approach”.  Page 165 
 
RECOMMENDATIONS 
THAT the Land Use and Planning Committee: 

1. Receive for information the corporate report dated March 11, 2019, from the Director of 
Planning and Development Services, titled “15081 Marine Drive Delegation: Zoning and 
Parking Considerations for Smaller Lots on Marine Drive and Recommended Approach;” 
and 

2. Authorize staff to initiate a Zoning Bylaw Review of CR-3 and CR-4 zones in conjunction 
with the Official Community Plan (OCP) Review, Waterfront Enhancement Strategy, 
Marine Drive Task Force and the Parking Task Force. 

 
6. CONCLUSION OF THE MARCH 11, 2019 LAND USE AND PLANNING COMMITTEE 

MEETING  
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Minutes of a Land Use and Planning Committee    Page 1 
City of White Rock, held in the City Hall Council Chambers 
January 28, 2019 
 
PRESENT: Councillor Kristjanson, Chairperson 
 Mayor Walker 

Councillor Fathers 
Councillor Johanson 
Councillor Manning 
Councillor Trevelyan 

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

C. Isaak, Manager of Planning 
 
Press:   0 
Public: 7 

 
 
1. CALL MEETING TO ORDER 

The meeting was called to order at 6:00 p.m. 
 
2. ADOPTION OF AGENDA       
 
2019-LU/P-001 It was MOVED and SECONDED  

THAT the Land Use and Planning Committee adopts the agenda for January 28, 2019 
as circulated.   

CARRIED 
 
3. ADOPTION OF MINUTES        

a) December 10, 2018 – Land Use and Planning Committee Meeting 
 

2019-LU/P-002 It was MOVED and SECONDED  
THAT the Land Use and Planning Committee adopts the minutes of the  
December 10, 2018 meeting as circulated. 

CARRIED 
 

4. INFORMATION REPORT UPDATE (‘BEACHWAY’) – 15654/64/75 NORTH 
BLUFF ROAD/ 1570/80 MAPLE STREET AND 1593 LEE STREET (ZON/MJP 
19-002)  
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)”. 

 
The Manager of Planning introduced the application through a PowerPoint presentation.   
 
R. Gurm, Applicant and S. Craig, Urban Arts Architecture introduced the project 
philosophy and gave an overview of the project and its design elements.    
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Minutes of a Land Use and Planning Committee    Page 2 
City of White Rock, held in the City Hall Council Chambers 
January 28, 2019 
 

The following items were noted:   
 
 Building design around promoting a sense of community (amenity space structured to 

bring people together) 
 Active lifestyle 
 Changing demographic 
 Housing for a variety of income levels (type and size) 
 Sustainable construction 
 Official Community Plan was used to guide the proposal 
 Environmental stewardship 

 
The following Council comments / inquiries were noted in regard to: 

 
 Affordable housing for how long will they remain – it was confirmed that were was 

no time limit  
 Non-profit agency will manage the affordable housing component (Expression of 

Interest at this time) 
 Parking spaces and how they correspond to the housing units 
 Electric vehicles to be accommodated 
 Public consultation – during the recent Official Community Planning process there 

was a petition of support for the proposed concept with 220 signatures – to be 
forwarded to Council for their reference 

 Unit sizes 
 Parking (enough to accommodate, visitor and design) – 99 stalls including visitor 

parking 
 It was noted that the tenants of the existing site have already received eviction notices 

– the Applicant stated this was not correct, notices of this nature were not sent to their 
tenants 

 Westcoast style elements – incorporated in the proposal through simplicity, being 
energy efficient, wood (the pier and the beach, local elements were used as an 
inspiration) 

 
2019-LU/P-003 It was MOVED and SECONDED  

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)”. 

CARRIED 
 
5. CONCLUSION OF THE JANUARY 28, 2019 LAND USE AND PLANNING 

COMMITTEE MEETING  
The Chairperson declared the meeting concluded at 6:43 p.m. 

          
       
Councillor Kristjanson  Tracey Arthur, Director of  
Chairperson  Corporate Administration 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK 

                                     CORPORATE REPORT 
 
 
 
DATE: March 11, 2019 
 
TO:  Land Use and Planning Committee 
 
FROM: Carl Johannsen, Director of Planning and Development Services 
 
SUBJECT: Zoning Amendment and Major Development Permit Application – 1453 

Stayte Road (ZON&MJP 18-017)  
______________________________________________________________________________ 

RECOMMENDATIONS 

THAT the Land Use and Planning Committee: 

1. Receive for information the corporate report dated March 11, 2019, from the Director of 
Planning and Development Services, titled “Zoning Amendment and Major Development 
Permit Application – 1453 Stayte Road (ZON&MJP 18-017)”;   

2. Recommend that Council give first and second readings to “White Rock Zoning Bylaw, 2012, 
No. 2000, Amendment (CD-62 – 1453 Stayte Road) Bylaw, 2019, No. 2287 as presented, and 
direct staff to schedule the required Public Hearing;  

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

a) Ensure that all engineering requirements and issues include road dedications and servicing 
agreement completion are addressed to the satisfaction of the Director of Engineering and 
Municipal Operations; and 

b) Registration of Section 219 restrictive covenants for Community Amenities; and 

4. Recommend that Council consider issuance of Development Permit No. 423 for 1453 Stayte 
Road, pending adoption of “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-62 
– 1453 Stayte Road) Bylaw, 2019, No. 2287.  

 

EXECUTIVE SUMMARY 

A Zoning Amendment for a Comprehensive Development zone and a Major Development 
Permit application has been received for the property located at 1453 Stayte Road (the “subject 
property”). The proposal is for a four storey multi-unit residential development, comprised of 54 
dwelling units, located above one level of underground parking.   

Staff is supportive of the application as the use, density, and height of the proposed development 
is consistent with the Official Community Plan, and the proposed form, character, and 
sustainability initiatives of the proposed development conform to the guidelines of the 
Multifamily Development Permit Area. The proposed development also provides ample outdoor 

LU & P AGENDA 
PAGE 5



Zoning Amendment and Major Development Permit Application – 1453 Stayte Road (ZON&MJP 18-017)       
Page No. 2 
 
amenity space for future users, minimizes privacy and shadowing impacts on adjacent properties, 
and provides a compatible height and architectural transition to its neighbours.  

Staff recommend that Council give first and second readings to the proposed Zoning Bylaw 
Amendment, and authorize staff to schedule the required Public Hearing. If the application 
receives third reading, the applicant would be required to fulfill several conditions outlined later 
in this corporate report prior to the final adoption of the Zoning Bylaw Amendment and the 
issuance of the Development Permit.  

PAST PRACTICE/POLICY/LEGISLATION 

White Rock Official Community Plan, 2017, No. 2220 
The Official Community Plan (OCP) sets out land use, density, height and other policy directions 
for development applications. The subject property is designated ‘Urban Neighbourhood’. The 
objective of this land use policy area is to enable a mix of multi-unit residential uses that support 
existing affordable housing stock, strengthen nearby commercial uses, and provide further 
transition from the Town Centre, Lower Town Centre, and Town Centre Transition Area.  

This designation contemplates providing opportunities for more low-scale multi-unit residential 
buildings that build on the character of existing apartment areas. In reference to permissible 
densities and heights, OCP Policy 8.5.2 would allow a density of up to 1.5 FAR (gross floor area 
ratio) in buildings up to four storeys in height in the Urban Neighbourhood designation.  

The subject property is also located within the ‘Multifamily Development Permit Area’ and is 
subject to the associated Development Permit Area guidelines.       

White Rock Zoning Bylaw, 2012, No. 2000 
The subject property is zoned RS-1 One Unit Residential in the White Rock Zoning Bylaw. The 
intent of this zone is to accommodate one-unit residential buildings on lots of 464 m2 (4,995 ft2) 
or larger. Under the current zoning, the subject property would be permitted to construct a 
17,000 ft2 (excluding basement, garage and other areas) single-family dwelling with a maximum 
height of 7.7 metres (25.26 feet).    

Policy 511 Density Bonus/Amenity Contribution 
Policy 511 sets out the density bonus/ amenity contribution requirements to permit an increase in 
allowable densities in exchange for providing community amenities. The contribution can be in 
the form of an onsite amenity, or as cash-in-lieu. For rezoning projects located outside of the 
Town Centre Area and the Lower Town Centre Area, a cash-in-lieu community amenity 
contribution (CAC) is required for every development that exceeds three (3) storeys and/or 1.1 
residential floor area ratio in the Multi-Unit Residential Designations. Details regarding the CAC 
for this proposal are noted later in this corporate report. 

Strategic Transportation Plan (2014) 
The City of White Rock’s Strategic Transportation Plan (STP) classifies Stayte Road as an 
arterial road, and important local connection that also serves as the municipal border between the 
City of White Rock and the City of Surrey.  

Stayte Road is identified as a proposed ‘Complete Street’ corridor. A ‘Complete Street’ is an 
approach to street design where the street functions as a destination in addition to being a 
thoroughfare. Support is provided for all street users, including pedestrians, cyclists, motorists, 
and mass transit users. Complete Streets are intended to reduce collision rates, support adjacent 
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Zoning Amendment and Major Development Permit Application – 1453 Stayte Road (ZON&MJP 18-017)       
Page No. 3 
 
land uses, promote active transportation choices (walking and cycling), and improve the quality 
of streets as positive public spaces within the City. 

The sidewalk to the north and south of the subject property were upgraded in 2008 with a shared 
use pathway, pedestrian lighting, and rain gardens. 

Processing Development Applications During OCP Review  
Section 460 of the Local Government Act (LGA) requires a local government to consider 
development applications as they are brought forward by property owners and developers. Based 
on this staff suggest that proposed developments that have been applied for, or are applied for in 
the course of the OCP review, be evaluated by staff and brought forward to LUPC and Council 
for consideration on a case-by-case basis.  The current OCP remains in effect until relevant 
sections are amended by Council, as a part of the OCP Review.   

ANALYSIS  

Site Context 
The subject property is approximately 0.32 hectares (34,044 square feet) in size, much larger 
than the minimum size of 464 m2 (4,995 ft2) required for the construction of a single-family 
residential building permitted under the existing zoning. Historically, the site was used for a 
variety of commercial purposes, including a hardware store from the mid-1950’s to the late 
1980’s. The site has remained vacant and unused since 1988.         

This particular block of Stayte Road (the ‘Stayte Road Centre’) is unique in comparison to the 
surrounding area. This block has historically included commercial uses fronting Stayte Road, 
together with multi-unit residential buildings in the immediate vicinity as depicted in Figure 1: 
Site Context – Stayte Road Centre below:  

Figure 1: Site Context – Stayte Road Centre 
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Zoning Amendment and Major Development Permit Application – 1453 Stayte Road (ZON&MJP 18-017)       
Page No. 4 
 

 
The subject property is adjacent to a small neighbourhood commercial area (the ‘Stayte Road 
Centre’) to the northeast, which includes a variety of commercial retail stores including the Red 
Rooster Grocery Store. A single-family dwelling is located at the southeast corner of Russell 
Avenue and Stevens Street, northwest of the site.  

The remainder of the block contains two multi-unit residential developments that border the 
subject property. To the south is the Arcadian, a three-storey apartment building fronting onto 
Thrift Avenue, which contains 49 units. A multi-unit residential complex comprised of five (5) 
two-storey “family-oriented” duplex buildings (totaling ten (10) units), is located directly to the 
west on Stevens Street.  

Stayte Road acts as the eastern boundary between the City of White Rock and the City of Surrey. 
Single-family neighbourhoods surround this City block to the north, west, and south beyond 
Russell Avenue, Stevens Street, and Thrift Avenue, and to the east in Surrey. 

Development Proposal  
The applicant has proposed a four-storey multi-unit residential building, containing 54 apartment 
dwelling units, located over one level of underground parking. The proposal includes a mixture 
of unit types, ranging from one-bedroom units at 47 square metres (506 square feet), to three 
bedroom and den units at 111.57 square metres (1,201 square feet).  

An overall Gross Floor Area Ratio (FAR) of 1.49 (~51,003 square feet) is proposed for this site, 
which is consistent with the Urban Neighbourhood designation in the OCP, which allows 1.5 
FAR and a four storey building height.  Rendering of the proposed project are provided in Figure 
2 and 3 below.  

Figure 2: Rendering Looking Southwest from Stayte Road 
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Zoning Amendment and Major Development Permit Application – 1453 Stayte Road (ZON&MJP 18-017)       
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Figure 3: Rendering Looking Northeast from Southwest corner of property 

 
 
The massing of the proposed development is oriented in an ‘L’ shape around a large shared 
outdoor amenity space approximately 1,134 square metres (12,208 square feet) in area. This 
space contains a variety of amenities, including an outdoor kitchen, a private garden area, shaded 
seating areas on cedar decks and pavers, and a dog run area.  

This outdoor area connects to a smaller shared indoor amenity space (45 square metres / 481 
square feet) on the first floor. Each dwelling unit also has individual access to its own private 
balcony or patio area. The site plan for the ground level is attached below as Figure 4: Landscape 
Site Plan.  

The applicant is proposing 81 off-street parking spaces, of which 65 are for residents while the 
remaining 16 are intended for visitors, in accordance with Zoning Bylaw requirements. Eight of 
these residential spaces are intended to be equipped with electric vehicle charging stations, while 
an additional eight spaces will be serviced to accommodate future electric connections. An off-
street loading space is also provided on-site in the south-eastern corner of the site, located beside 
the proposed garbage room.    

This proposed design also reduced building mass along the southern and western property 
boundary, where adjacent apartment and duplex buildings are located, and places the majority of 
building massing adjacent to Stayte Road and the commercial property to the north. 
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Figure 4: Landscape Site Plan          

 
Specific details of the development proposal are summarized in the Table 1: Proposed Site 
Statistics on the following page, and the relevant architectural and landscaping plans are attached 
as Appendix B. Copies of Zoning Amendment Bylaw No. 2287 and Development Permit No. 
423 are attached as Appendix C and D, respectively.  
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  Table 1: Site Statistics 
Proposed Use and Density 

Gross Site Area 3,163 m2 / 34,044 ft2  
Number of Dwelling Units 54 units 
Gross Floor Area 4,373 m2 / 51,003 ft2 
Floor Area Ratio (Gross) 1.49 

Siting, Size, and Physical Dimensions 
Lot Coverage 45% 
Height (Geodetic) 74.9 metres top of parapet and 77.53 

metres top of elevator shaft (four storeys) 
Front Lot Line (fronting Stayte Road) 6.0 metres / 19.69 feet 
Rear Lot Line (Western) 6.0 metres / 19.69 feet 
Interior Lot Line (Northern) 5.0 metres / 16.41 feet 
Interior Lot Line (Southern) 5.0 metres / 16.41 feet 

Parking and Loading Spaces 
Residential Parking Spaces 81 spaces, including: 

 16 visitor spaces 
 8 electric vehicle charging stations 
 8 roughed-in electric vehicle 

charging stations 
Bicycle Parking Spaces 65 (including 11 short-term stalls) 
Loading Spaces 1 

Internal Circulation 
The application was referred to the Building, Engineering, Operations, Parks, Parking, and Fire 
Departments. Staff note that during the application review process, some initial comments from 
the internal circulation have already been addressed, and are not included in the summary below.   

The Building Department noted that the underground storey would need to be constructed under 
BC Building Code Section 3.2.1.2. The applicant has verified that the parkade will be treated as a 
separate concrete building.  

The Engineering and Operations Department noted the following requirements for the proposed 
development: 

 The applicant is responsible for providing adequate sewer (storm and sanitary) service 
to meet the demands of the project, which will include inspection through CCTV 
camera, and consequent upsizing and upgrading of storm and sanitary mains.  

 The applicant must underground existing and new utility services, and any utility boxes, 
valve boxes, and PMTs must be located on private property. 

 Street improvements on Stayte Road will be required, including new sidewalks, curb 
and gutters, new half road pavement to centreline fronting property. Streetlights will 
also need to be upgraded to LED (light emitting diode) fixtures along Stayte Road.  

 A 2.0 m (6.6 ft) road dedication is required for future off-street pathway as per Strategic 
Transportation Plan.  
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 A water servicing review will be required and the applicant will be responsible for all 
water system upgrading that may be required as a result of the proposed development. 

 If approved, the required stormwater detention tank and any other erosion and sediment 
control measures would need to be located wholly on private property.  

 The removal of all curb side on-street parking.  

 Provision of a Servicing Agreement to detail the on and off-site works and services 
necessary for the site.  

External Circulation  
The application was also forwarded to the City of Surrey and the Surrey School District #36 for 
review and comment. 

The City of Surrey stated the properties east of the subject property were recently redeveloped to 
the Urban Designation per the Surrey Official Community Plan, and that these single-family 
infill lots appear to have maximized available lot coverage and height allowances. Given the 
massing of these homes, planning staff at the City of Surrey further stated that proposed four-
storey project should not have a negative impact on these infill lots.  

The Surrey School District #36 stated that the projected number of students resulting from this 
development is three (3) elementary students and three (3) secondary students. These projections 
do not indicate a significant impact on school capacity as a result of the proposal.  

Public Information Meeting and Public Correspondence 
The applicant held a Public Information Meeting on November 7, 2018, at the White Rock 
Community Centre (15154 Russell Ave). One-hundred and twenty-two (122) notification letters 
were delivered to property owners and occupants within 100 metres of the subject property.  
Thirty-seven (37) meeting attendees signed the attendance sheet, and twenty-three (23) 
individuals submitted feedback forms. The applicant has submitted a Meeting Summary that 
summarizes the subjects discussed at the Public Information Meeting and outlines how they plan 
to address the concerns expressed by meeting attendees.  

Staff have also received correspondence regarding public concerns on the proposed 
development, including 13 separate letters and a signed petition in opposition from the property 
owners in the apartment complex to the south (the ‘Arcadian’).   

All public correspondence, including the attendance sheet, feedback forms, and the Meeting 
Summary Report is included in Appendix E.  

Advisory Design Panel 
The Advisory Design Panel (ADP) reviewed the application on November 20, 2018. Following 
the presentation and discussion, the Panel recommended that the application proceed to Council 
subject to giving further consideration to the following: 

 Consider revisions to improve the visibility of the pedestrian lobby and north pathway;  

 Consider increasing the depth of balconies on the second, third, and fourth storeys;  

 Consider revisions to the architectural overhang that is cantilevered over the parkade 
ramp on the south-eastern corner of the site to improve visibility and safer use of the 
loading space;  
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 Consider revisions to the landscaping regime to increase the landscaping buffer along 
Stayte Road; and 

 Consider increasing soil volumes for plantings on the subject property to at least 1.0 
metre.  

The applicant responded to the ADP resolution by: 

 Redesigning the pedestrian entry lobby with wider columns and a larger canopy; 

 Adding a gate for the north pathway; 

 Projecting the balconies by an additional 0.3 m (12 in) from the building face, allowing 
for an overall balcony depth of five and a half feet;  

 Adjusting planter heights to allow for a minimum of 1 m3 (35.3 ft3) of soil per tree. 

Tree Management 
An arborist report dated March 13, 2018 (updated August 14, 2018) was provided by Woodridge 
Tree Consulting Arborists Ltd. to inventory and assess the trees at 1453 Stayte Road.  

There are twenty-five (25) trees of protected size located on the subject property, and two (2) 
City trees located on the Stayte Road frontage. All twenty-five (25) onsite trees are alders or 
cottonwoods, and qualify as “lower value trees” under the Tree Management Bylaw. A cedar 
hedge runs along the length of the western property line, as located on the adjacent property 
(1450-68 Stevens Street). An additional ten (10) trees, along with a hedge, are located near the 
southern property line on the adjacent property (15991 Thrift Avenue).  

Due to the proposed excavation of the site to accommodate the level of underground parking, the 
report recommends the removal of all twenty-five (25) trees on the subject property. The 
applicant is also proposing the removal of one (1) City tree due to its conflict with the driveway.   
Per the City’s Tree Management Bylaw, the number of required replacement trees will be based 
on a ratio of two replacement trees for every tree removed. Replacement trees will need to have a 
minimum calliper of 6 cm if deciduous, or a minimum height of 3 metres if coniferous.  

The applicant has proposed to provide 52 replacement trees (50 private trees and 2 City trees), or 
a combination of replacement trees and cash-in-lieu contribution. The city boulevard lacks the 
adequate soil volume and space for tree establishment, therefore cash-in-lieu will be required to 
contribute towards tree planting elsewhere. 

The applicant is proposing to retain all off-site trees and hedges located on the properties 
immediately west and south of the subject property. Those trees proposed for retention will 
require City standard barriers and all onsite replacement trees will require adequate soil volume 
to promote healthy tree growth. 

Planning Review 
The City received the initial application for this proposal on September 7, 2018. The applicant 
has since provided additional information, and has revised the initial proposal. Staff have now 
reviewed all available information and have provided feedback that informs the recommendation 
in this corporate report.  
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Use, Density, and Scale 
The existing OCP land use designation for the subject property contemplates allowing for 
development in the form of multi-unit residences, typically four storeys in height and up to a 
maximum of 1.5 FAR. At four storeys in height, the proposal would constitute the tallest 
development in the Stayte Road Centre block. However, the proposed use, density, and height of 
the development is consistent with the Urban Neighbourhood designation for this area. Table 2 
on the following page provides a comparison of the existing and proposed zones. 

The Stayte Road Centre area is a unique area within the east side of White Rock. While single-
family neighbourhoods surround the area, those properties immediately adjacent to the subject 
property are contemplated for equivalent densification in the OCP. The properties to the 
northeast are proposed to accommodate mixed-use development (residential and commercial) up 
to three (3) storeys in height, while the remainder of the block is proposed to accommodate 
development with similar heights and densities to that of this proposal. Figure 5: OCP Land Use 
Designation – Height and Densities is provided for reference.  

Figure 5: OCP Land Use Designations – Height and Densities 
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Table 2: Comparison of Existing and Proposed Zones 

Existing Zoning Provisions: 
RS-1 One Unit Residential 

Proposed Zoning Provisions: 
CD 62 - Comprehensive Development Zone 

Permitted Uses Permitted Uses 
One-unit residential use with an accessory use 
(i.e. registered secondary suite) 

Multi-unit residential use with accessory home 
occupation use 

Number of Dwelling Units Number of Dwelling Units 
One dwelling unit and accessory registered 
secondary suite permitted 

54 dwelling units (7 three bedroom units, 23 
two bedroom units, 24 one-bedroom units) 

Minimum Lot Requirements Lot Dimensions 
Lot Width: 15.0 m (49.2 ft) 
Lot Depth: 27.4 m (89.9 ft) 
Lot Area: 464.0 m² (4,994.6 ft²) 

Lot Width: 56.39 m (185.01 ft) 
Lot Depth (averaged): 53.33 m (174.97 ft) 
Lot Area: 3,163 m² (34,046 ft²) 

Lot Coverage  Lot Coverage 
40% 

1,265.2 m2 (13,618.5 ft2) 
44%  

1,391.72 m2 (14,980.35 ft2) 

Residential Gross Floor Area Gross Floor Area 
0.5 times the lot area 

1,581.5 m2 (17,023.12 ft2) 

Note: Residential Gross Floor Area excludes 
basement, cellar, crawl spaces, carport, garage, 
bay window, bow window or box window, 
elevator shafts, and areas occupied by stairs on 
the second storey of a building.  

1.49 times the lot area 
4,373 m2 (51,003 ft2) 

Building Height Building Height 
7.7 m (25.26 ft) for principal buildings 

Typically two storey building with basement 

13.67 metres to top of parapet measured from 
average natural grade (61.23 metres) 

Geodetic height: 74.9 metres top of parapet 
and 77.53 metres top of elevator shaft 

Four storeys 

Minimum Setback Setback 
Front Lot Line: 7.5 m (24.61 ft) 
Rear Lot Line: 7.5 m (24.61 ft) 
Interior Side Lot Line: 1.5 m (4.92 ft) 

Front Lot Line: 6.0 m (19.69 ft) 
Rear Lot Line: 6.0 m (19.69 ft) 
Interior Side Lot Line: 5.0 m (16.4 ft) 

Form and Siting 
The proposed building fronts onto Stayte Road with an L-shaped configuration that runs along 
the north and east sides of the lot. The particular massing of the development also reduces the 
potential shadowing impact on its neighbours to the west, provides future residents with view 
corridors towards the west and east, and allows for the creation of ample outdoor amenity space 
in the southwest portion of the site. Vehicular access is provided on the south-eastern corner of 
the site, along with the garbage and recycling pick-up and loading areas.  
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The applicant has provided significant setbacks along all property lines, 6.0 metres in distance 
from the eastern (front) and western (rear) lot lines, and 5.0 metres for the northern and southern 
(interior) lot lines. The yards created by the setbacks are treated through plantings including 
trees, shrubs, and other plantings to ensure adequate privacy and screening with the surrounding 
neighbours, and shading for future pedestrian access around the site.  

The applicant has also taken steps to reduce the overall perception of proposed height through a 
number of means. The full site excavation required to accommodate the underground parking 
garage ensures that the finished grade of the proposed development is lower than its original 
natural grade.  

As such, the proposed development gives an impression of being partially lowered further into 
the ground when viewed by the properties to the west, and is relatively level with the multi-unit 
residential development (‘the Arcadian’) to the south. The perceived height of the proposed 
development is further mitigated through the proposed landscaping buffers on all sides of the 
proposed development. This is illustrated in Figure 6: Site Section (West to East, Looking North) 
and Figure 7: Site Section (South to North, Looking West) below.  

Figure 6: Site Section (West to East, Looking North) 

 
 
 

Figure 7: Site Section (South to North, Looking West) 

 
Family-Friendly Housing 
The proposal also conforms to various elements of the OCP Family-Friendly Housing policies. 
All ground-level dwelling units can be accessed from the street or the shared outdoor courtyard 
through private patio space. Additionally, OCP Policy 11.1.1 (b) calls for a minimum of 10% 
three (3) bedroom units and 35% either two (2) or three (3) bedroom units. Seven (7) of the 
proposed 54 units will be three (3) bedroom units and 23 will be two (2) bedroom units. As such, 

5 metres 

19.2 metres 

6.9 metres 

Duplexes 

12.3 metres 

The Arcadian 

PROPERTY LINE

PROPERTY LINE
PROPERTY LINE
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unit breakdown of the proposed development includes 12.9% three (3) bedroom units and 56% 
of either two (2) or three (3) bedroom units, exceeding the benchmark outlined in the OCP.  

Public Realm and Streetscape Improvements 
The applicant’s proposed streetscape treatment, including the provision of short-term bicycle 
parking at the pedestrian lobby entrance, the proposed plantings along the Stayte Road 
boulevard, and the retention of the existing multi-use (pedestrian and bicycle) path creates an 
engaging and comfortable Complete Street that conforms to OCP Policy 13.1.5 and the Strategic 
Transportation Plan.  

This will reinforce this portion of Stayte Road as a street that can support a variety of street 
users, including pedestrians, cyclists, and motorists. Streets designed for all users reduces 
collision rates (particularly for vulnerable road users, such as pedestrians and cyclists). It also 
better supports adjacent land uses (such as the neighbourhood commercial hub immediately to 
the northeast), supports shifts to sustainable transportation methods of travel (walking, cycling, 
and transit), and improves the quality of the street as a positive space that is a destination and 
thoroughfare where residents, visitors, and passersby can feel safe.  

Traffic Study Review 
The applicant has also submitted a traffic study on existing traffic volumes at the two (2) study 
intersections (Stayte Road at Russell Avenue and Stayte Road at Thrift Avenue).  In addition, an 
analysis of the peak traffic conditions (weekday morning and afternoon hours) for four different 
time frames – 2018 (existing), 2021 (full build-out), 2031 (10 years after build-out), and 2045 
(the end of future timeframe for the White Rock OCP). A summary of the expected trip 
generation is shown in Table 3: Daily Trip Generation Statistics below:  

Table 3: Trip Generation Statistics 

Peak Periods Inbound Traffic Outbound Traffic 
Morning Hours 

7:00 a.m. to 9:00 a.m. 
5 (26%) 14 (74%) 

Afternoon Hours 
4:30 p.m. to 6:00 p.m. 

15 (61%) 9 (39%) 

Proposed development traffic will make up less than 1% of the total entering traffic volumes at 
the named major intersections in the years of 2031 and 2045, indicating that traffic generation is 
primarily caused by background traffic from elsewhere passing by the site rather than generated 
by the proposed development. No major traffic issues are expected along this length of Stayte 
Road, and no major intersection improvements are proposed as a result of the study. The traffic 
study is attached as Appendix G.  

Development Permit Area Guidelines 
The applicant has submitted a response to the Multi-Family Development Permit Area 
Guidelines applicable to the proposal. The response to the guidelines are attached as Appendix 
H. Staff consider the submitted response to be in conformance with the Development Permit 
Guidelines in terms of building layout and design, landscaping and public realm improvements, 
functionality, and sustainability wherever possible.  

The applicant has adequately identified how the proposed development meets the development 
permit guidelines by: 
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 Providing appropriate setbacks (6.0 metres for the western and eastern property lines, 
5.0 metres for the northern and southern property lines) with adequate landscaping 
buffers to provide privacy and screening to neighbours, and to mimic the previously 
existing frontier forest area.  

 Creating visual interest with architectural detail by varying colours, massing and 
materials throughout the overall development that creates a ‘warm’ West Coast 
Contemporary character that is compatible with the surrounding neighbourhood. 

 Using a variety of materials that represents a more ‘natural’ materials palette and 
intended to be durable and require minimal maintenance in the long-term. 

 Mitigating solar exposure during the summer months through the inclusion of a large 
roof overhang feature and through the massing of the balcony entries. 

 Including various sustainability measures throughout the project, including the use of 
styrene butadiene styrene (SBS) roofing (for enhanced waterproofing, UV resistance, 
and durability), reflective asphalt for the parkade entrance, lighter-coloured hardscaping 
materials to increase albedo, extensive landscaping that promotes rainwater catchment, 
and an on-site stormwater detention system.  

 Ensuring that the site remains secure through adequate lighting, but minimizing light 
pollution with low voltage lighting. 

 Promoting good practices for vehicular use, including the location of all off-street 
parking spaces (including visitor spaces) underground, providing a loading space in an 
easily accessible area near the driveway access, and bicycle parking throughout the 
development.   

 Providing each dwelling unit with sufficient private balconies or ground-level patios. 

 Ensuring that all ground-oriented dwelling units can be accessed from the streetscape, 
from private pedestrian pathways, or to the shared outdoor amenity courtyard area.   

 Providing a large shared outdoor amenity space that is 1,134 m2 (12,206 ft2) in area. 
This area is intended to accommodate a wide variety of potential uses that promote 
social interaction between future residents and guests, including private garden, shaded 
seating areas and lounge spaces, an outdoor kitchen / BBQ area, and a grassy area with 
seating for dog walking. 

 Ensuring that the proposed development will accommodate an assortment of plantings 
on almost every portion of the property, including a wide variety of smaller trees 
located throughout the development, and various shrubs and other plantings for 
screening, privacy, and aesthetic purposes.  

The applicant has also designed the outdoor amenity space to have direct access to a smaller 
indoor amenity space located on the ground level. This design improves the usability of the two 
(2) amenity areas by future users. 

Construction Management Plan 
The applicant is aware that a Construction Management Plan is required, and must ensure that 
appropriate construction parking areas are identified and secured and staging will minimally 
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impact public roads. A finalized construction management plan will be completed and submitted 
as a part of the Building Permit application if the proposed development is approved.  

This application will also be subject to the forthcoming Good Neighbour Construction Policy, as 
endorsed by Council. 

BUDGET IMPLICATIONS 

Community Amenity Contribution 
This application is subject to Council Policy 511 (Density Bonus/Community Amenity 
Contributions). As the subject property is located outside of the Town Centre and Lower Town 
Centre Areas, the proposed Community Amenity Contribution is based on information regarding 
the value of the projected land lift, provided by a qualified market research consultant. The 
applicant is proposing to provide a community amenity contribution of $150,000, in accordance 
with the market research provided pursuant to Council Policy 511.  

Development Cost Charges 
Pending approval of the Major Development Permit, a payment of approximately $607,678.20 in 
Municipal Development Cost Charges (DCC) would be required prior to Building Permit 
issuance. The charge for the proposed development is collected based on the Multi-Unit 
Residential use category, which is calculated at $11,253.30 per dwelling unit. 

ADDITONAL APPROVAL REQUIREMENTS 

If the proposed development moves forward, staff recommend that the applicant enter into 
Section 219 covenants to secure the Community Amenity Contribution, the Development 
Servicing Agreement, and secure the 2.0 metre road dedication along the Stayte Road frontage 
before the application is considered for final approval. 

OPTIONS 

The Land Use and Planning Committee can recommend that Council: 

1. Give first and second readings to “White Rock Zoning Bylaw, 2012, No. 2000, Amendment 
(CD-62 – 1453 Stayte RD), 2019, No. 2287” as presented, direct staff to schedule the 
required Public Hearing, and consider issuing Development Permit No. 423 pending 
adoption of the Zoning Bylaw Amendment; 

2. Reject “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-62 – 1453 Stayte RD), 
2019, No. 2287” and Development Permit No. 423; or 

3. Defer consideration of “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-62 – 
1453 Stayte RD), 2019, No.2287” and Development Permit No. 423 pending further 
information to be identified. 

Staff recommends Option 1, which is incorporated into the recommendations at the beginning of 
this corporate report. 

CONCLUSION 

Staff support the application as the use, density, and height of the proposed development is 
consistent with the Official Community Plan, and as the proposed form, character, and 
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sustainability initiatives of the proposed development conform to the guidelines of the 
Multifamily Development Permit Area. 
The proposed development is also configured to provide ample outdoor amenity space for future 
residents, minimize privacy and shadowing impacts on adjacent neighbours, and also exhibits a 
reasonable height transition and ‘fit’ with its neighbours through the lowering of the site.  

Respectfully submitted, 
 

 
 
Carl Johannsen, MCIP, RPP 
Director of Planning and Development Services  
 
 
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:  Site Plan, Floor Plans, Elevations, Renderings, Colours and Materials, Shadow Study, 

and Landscape Plans  
Appendix C: Draft Zoning Amendment Bylaw No. 2287  
Appendix D: Draft Development Permit No. 423 
Appendix E:  Public Information Meeting Attendance Sheets, Feedback Forms, Summary Report, 

and Public Correspondence 
Appendix F: Response to Development Permit Guidelines from Applicants 
Appendix G: Traffic Study  
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APPENDIX A 

Location and Ortho Photo Maps 
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APPENDIX B 

Site Plan, Floor Plans, Elevations, Renderings, Colours and Materials, Shadow Study, and 
Landscaping Plans 
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The Corporation of the 
CITY OF WHITE ROCK 

BYLAW No. 2287 
 

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 11 Township 1 New Westminster District Plan 84401 
PID: 015-689-573 
 
(1453 Stayte Road) 

 
as shown on Schedule “1” attached hereto, from the ‘RS-1 One Unit Residential Zone’ to the 
‘CD-62 Comprehensive Development Zone.’ 

 
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 7.62 CD-62 Comprehensive Development Zone’;  

(2)  by adding the attached Schedule “2” to ‘Schedule B (Comprehensive Development 
Zones)’ Section 7.62 CD-62 Comprehensive Development Zone’. 

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

Amendment (CD-62 – 1453 Stayte Road) Bylaw, 2019, No. 2287”. 

Public Information Meeting held this             7th day of November,  , 2018 

Read a first time this            day of   , 2019 

Read a second time this          day of   , 2019 

Considered at a Public Hearing this         day of   , 2019 

Read a third time this          day of   , 2019  

Adopted this            day of   , 2019 
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  ___________________________________ 

            Mayor 

 

 

 

  ___________________________________ 

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

7.62	 CD‐62	COMPREHENSIVE	DEVELOPMENT	ZONE	
 
INTENT 

The intent of this zone is to accommodate the development of a four storey multi-unit residential 
building, containing a maximum of 54 dwelling units, on a site of approximately 3,163 square 
metres.  
 
1. Permitted Uses: 

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

that does not involve clients directly accessing the principal building 
 

2. Lot Coverage: 

(a) lot coverage shall not exceed 45% 
 

3. Density:  
(a) Maximum gross floor area shall not exceed 1.5 times the lot area, comprised as 

follows: 
 

(i) BASE DENSITY: The maximum residential floor area shall not exceed 
3,480 m2 (37,451 ft2). 
 

(ii) ADDITIONAL (BONUS) DENSITY: Where a contribution of $150,000 has 
been provided to the Community Amenity Reserve Fund to assist with the 
provision of the amenities in the following table, the maximum gross floor 
area shall not exceed 4,737 m2 (51,003 ft2) . 

 
# Amenity 
1 New public open space and walkways 

2 Improvement of existing open space and walkways 

3 Public art 

4 Waterfront improvement, including civic parking facilities 

5 Special needs or non-market affordable housing 

6 People movement infrastructure to link Uptown to the Waterfront 

 
The amenity must be provided in accordance with an amenity agreement and a 
section 219 covenant delivered by the owner of the subject real property to secure 
the amenity  

 
(b) The maximum number of dwelling units must not exceed 54. 
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4. Building Height: 

(a) The principal building shall not exceed a height of 76.6 metres geodetic 
(b) Ancillary buildings and structures shall not exceed a height of 5.0 metres from 

finished grade 
 
5. Siting Requirements: 

(a) Minimum setbacks are as follows: 
(i) Setback from front (east) lot line    = 4.0 metres 
(ii) Setback from rear (west) lot line    = 6.0 metres  
(iii) Setback from interior side (north) lot line   = 5.0 metres 
(iv) Setback from interior side (south) lot line   = 5.0 metres 
 

(b) Notwithstanding the above, the following siting exemptions are permitted:  
(i) Balconies may encroach by up to 0.4 metres into all required lot line  

setbacks. 
(ii)    Eaves may encroach by up to 1.6 metres into all required lot line setbacks 
(iii) The pedestrian lobby entry feature may encroach by up to 2.3 metres into the 

required front (east) lot line setback 
(iv)   Ancillary structures may be located on the subject property in accordance 

with the Plans prepared by Atelier Pacific Architecture dated November 28, 
2018 that are attached hereto and on file at the City of White Rock 

 
6. Parking: 

Parking 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 65 spaces shall be provided for the multi-unit residential use 
(b) A minimum of 16 spaces shall be provided for visitors and marked as ‘visitor’ 
(c) A minimum of two (2) of the required eighty-one (81) spaces shall be provided for 

disabled persons parking and shall be clearly marked in accordance with B.C. 
Building Code requirements 
 

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 54 Class I spaces shall be provided 
(b) A minimum of 11 Class II spaces shall be provided 
  

8. Loading: 

(a) One loading space shall be provided for the multi-unit residential use in accordance 
with Section 4.15 
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9. General: 

(a) Development in this zone that includes the additional (bonus) density referred to in 
Section 3 shall substantially conform to the Plans prepared by Atelier Pacific 
Architecture dated November 28, 2018 that are attached hereto and on file at the City 
of White Rock 

(b) Development in this zone that does not include the additional (bonus) density referred 
to in Section 3 shall be required to obtain a new Major Development Permit 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

LU & P AGENDA 
PAGE 46



 

 

  

LU & P AGENDA 
PAGE 47



 

 

  

LU & P AGENDA 
PAGE 48



 

 

 

LU & P AGENDA 
PAGE 49



Development Permit 423 – 1453 Stayte Road 

 
THE CORPORATION OF THE 

CITY OF WHITE ROCK 

 
DEVELOPMENT PERMIT NO. 423 

 
 
1. This Development Permit No. 423 is issued to 1120578 B.C LTD as the owner and shall apply 

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

  
Legal Description: 

 
Lot B Section 11 Township 1 New Westminster District Plan 84401 
(1453 Stayte Road) 
  
PID: 015-689-573 

 
As indicated on Schedule A 

 
2. This Development Permit No. 423 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.  

 
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 “Multifamily 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-62 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 Atelier Pacific Architecture 
Inc. and van der Zalm + associates Inc. hereto in accordance with the provisions of Section 
491 of the Local Government Act:  
 

Schedule B Site Plan     
Schedule C Building Elevations 
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Development Permit 423 – 1453 Stayte Road 

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 $223,452.50 (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. 

 
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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7  
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Schedule D – Renderings 
7  
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Schedule E – Landscape Plans 
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APPENDIX E 

Public Information Meeting Attendance Sheets, Feedback Forms, Summary Report, and 
Public Correspondence 

 
Public Information Meeting Attendance Sheets 
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Public Information Meeting Feedback Forms
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THE CORPORATION OF THE 

CITY OF WHITE ROCK 

                                     CORPORATE REPORT 
 
 
 
 
DATE: March 11, 2019 
 
TO:  Land Use and Planning Committee 
 
FROM: Carl Johannsen, Director of Planning and Development Services 
 
SUBJECT: 15081 Marine Drive Delegation: Zoning and Parking Considerations for 

Smaller Lots on Marine Drive and Recommended Approach 
______________________________________________________________________________ 

RECOMMENDATIONS 

THAT the Land Use and Planning Committee: 

1. Receive for information the corporate report dated March 11, 2019, from the Director of 
Planning and Development Services, titled “15081 Marine Drive Delegation: Zoning and 
Parking Considerations for Smaller Lots on Marine Drive and Recommended Approach;” and 

2. Authorize staff to initiate a Zoning Bylaw Review of CR-3 and CR-4 zones in conjunction 
with the Official Community Plan (OCP) Review, Waterfront Enhancement Strategy, Marine 
Drive Task Force and the Parking Task Force. 

_____________________________________________________________________________ 

EXECUTIVE SUMMARY 

On December 10, 2018, Council received a delegation from an owner of a property zoned CR-3 
on Marine Drive (the ‘Little India’ restaurant), who expressed concerns regarding the parking and 
loading requirements that would apply to redevelopment of his property in relation to the site’s 
small size and difficult access. 

There are a number of City initiatives underway or commencing shortly related to this delegation.  

 Council has directed staff to review the OCP in a number of key areas, including the 
form and character of buildings in the Marine Drive/Waterfront area; 

 A preliminary draft of Council’s 2018-2022 Strategic Priorities includes a ‘targeted’ 
review of Zoning Bylaw issues; and 

 A Marine Drive Task Force and Parking Task Force have been initiated by Council.  

In this context, staff recommend that Council authorize a Zoning Bylaw update of the commercial 
CR-3 and CR-4 zones in the OCP Waterfront Village land use designation, to be undertaken 
concurrently with the work of the OCP Review, Zoning Bylaw targeted review, and the Marine 
Drive and Parking Task Forces. 

This report also identifies options that the property owner could pursue prior to the conclusion of 
the Zoning Bylaw update.  
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INTRODUCTION 

On December 10, 2018, Council received a delegation from Pawan Bakshi, the owner of 15081 
Marine Drive (‘Little India’ restaurant). Mr. Bakshi noted that he intends to sell the property, but 
prospective purchasers have been deterred from purchasing the property for potential 
redevelopment. This is due to the parking and loading requirements that would apply under the 
current CR-3 zoning, if a new larger building is proposed on this property, and the difficulty in 
meeting those requirements on a lot with challenging access. The challenges include the 
property’s narrow width and significant slope between the Marine Drive frontage and the lane at 
the rear.  

It was noted during the Council discussion that staff and the property owner have communicated 
on this matter, and staff have identified that off-street parking and loading requirements may be 
reduced (‘varied’) with a Council-approved Development Variance Permit (DVP). Mr. Bakshi 
stated to Council that a DVP application is not desirable, as it requires application fees and does 
not come with a guaranteed Council approval. Alternatives for reducing the parking requirements 
include a ‘text amendment’ to the CR-3 zone that is specific to this property, rezoning the 
property or a Zoning Bylaw amendment that applies to other similar properties. 

Staff note that many properties between 15081 Marine Drive and Martin Street, which were 
created in the 1920’s-1930’s, are challenged by small lot sizes, steep slopes and difficult access. 

This corporate report provides the Land Use and Planning Committee (LUPC) with background 
information regarding this delegation’s request, and identifies a recommended approach by staff 
to address the issues related to 15081 Marine Drive and other properties on Marine Drive, as well 
as several options that the property owner could pursue. 

PAST PRACTICE / POLICY / LEGISLATION 

Resolution 2018-426 
On December 10, 2018, Council passed the following motion: 

“THAT Council direct staff to provide a corporate report addressing the issues expressed by 
P. Bakshi regarding CR-3 zoning.” 

Current Official Community Plan (OCP) Land Use Designation 
The current OCP land use designation for 15081 Marine Drive, as well as the others on this block 
and beyond along Marine Drive between Oxford Street and Stayte Road, is “Waterfront Village.” 
The Waterfront Village is described as having a seaside village character, with small scale mixed 
use buildings, as well as small scale multi-unit residential buildings that can readily accommodate 
future commercial uses as demand grows. 

The image below excerpted from the OCP Land Use Designation map shows the ‘Waterfront 
Village’ designated properties in pink, with the subject property. 

  

LU & P AGENDA 
PAGE 166



15081 Marine Drive Delegation: Zoning and Parking Considerations for Smaller Lots on Marine Drive and 
Recommended Approach   
Page No. 3 
 
Figure 1: OCP Land Use Designation – Waterfront Village Area and Subject Property 

 

In the Waterfront Village designation, mixed use and multi-unit residential buildings are 
permitted in buildings up to four (4) storeys in height and with a density of 2.0 gross floor area 
ratio (FAR). 

Figure 2: Aerial Map of 15081 Marine Drive and Adjacent Properties 

 

  

15081 Marine Drive
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Additional Related OCP Policies 
The land use chapter of the OCP includes an objective 8.13 to “ensure development applications 
are reviewed and processed in a consistent manner.” Related to this objective, policy 8.13.5 
provides direction to “encourage lot consolidations where smaller sites do not allow for functional 
development at the allowable FARs [density as gross floor area ratio].” 

Zoning  
The subject property is currently zoned “CR-3 West Beach Business Area 
Commercial/Residential Zone,” which it has been since adoption of a new comprehensive zoning 
bylaw (Zoning Bylaw No. 2000, 2012) in 2013. The comprehensive zoning bylaw update 
included a consolidation and categorizing of the number of commercial zones. 

Prior to 2013, under the previous zoning bylaw (Zoning Bylaw No. 1591, 1999) the property was 
zoned CR-2 Marine Commercial Zone.  

A description of the current and previous zones applicable to the property is provided in the 
following Analysis section. 

OCP Review and Waterfront Enhancement Strategy 
Council has directed staff to review the OCP in a number of key areas, including the form and 
character of buildings in the Marine Drive/Waterfront area, and on December 10, 2018 authorized 
additional funds for consultant assistance in the stakeholder engagement and design elements 
related to the Waterfront component. After issuing a request for proposals for this work in 
January 2019, a team led by MVH Planning and Design Inc. was selected to work on this 
‘Waterfront Enhancement Strategy’ (WES) that will form part of the OCP Review. Further details 
regarding these processes is provided in the corporate report on the March 11, 2019 Regular 
Council meeting agenda titled “Updated Scope and Process for OCP Review.” 

Draft Council Strategic Priorities: Zoning Bylaw Update 
A preliminary draft of Council’s 2018-2022 Strategic Priorities includes a ‘targeted’ review of 
Zoning Bylaw issues in the category of ‘Now’ priorities. Staff note that the OCP Review, 
particularly the WES, provides an opportunity to undertake a targeted update of the CR-3 (West 
Beach) and CR-4 (East Beach) Commercial /Residential Zones according to the outcomes of the 
WES and OCP Review, in order to foster economic development, enhance business viability, and 
incent redevelopment on the Waterfront. This approach was previously occurring as ‘Phase 2’ of 
the Zoning Bylaw Update (‘Phase 1’ was completed in 2018), primarily involving updates to the 
CR-3 and CR-4 zones to align density, height and other zoning parameters with the OCP.   

ANALYSIS  

Current Zone Provisions (CR-3 West Beach Business Area Commercial / Residential Zone) 
With the adoption of a new comprehensive zoning bylaw (Zoning Bylaw No. 2000) in 2013, 
some properties on Marine Drive previously zoned as CR-2 Marine Drive Commercial Zone, 
were re-categorized as CR-3.  

The CR-3 zone is intended to accommodate commercial and multi-unit residential uses in the 
West Beach Business area. A range of commercial uses is permitted in this zone, as well as multi-
unit residential uses. The maximum density in the CR-3 zone is 1.75 FAR, and the maximum 
height of buildings in the CR-3 zone is 11.3 metres (37.1 feet), with specific provisions on the 
measurement of height that is unique to this zone and contemplates two principal buildings on the 
same property.  
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Parking and loading requirements for properties in this zone are outlined in the general 
regulations of the zoning bylaw (Section 4.14 and 4.15 respectively) and determined by the 
density (i.e. number of dwelling units or amount of commercial floor area) and land use (i.e. 
restaurants have different parking requirements than general retail stores). The off-street parking 
and loading space requirements are the same for all mixed use (“CR”) zones, and apply regardless 
of property size. As most of the commercial buildings on this block of Marine Drive pre-date the 
zoning bylaw, it is worth noting that under Section 4.14.2 developments existing prior to the 
adoption of the zoning bylaw are considered acceptable (i.e. ‘grandfathered’ or ‘legally non-
conforming’) with regard to parking requirements, provided that there are no changes in use or 
increases in floor area density.  In other words, many existing properties and businesses are not 
‘parked’ according to the current Zoning Bylaw (some properties have no on-site parking, such as 
Little India), nor do they have an on-site loading area. 

Parking requirements for commercial uses for lots fronting onto Marine Drive are half of the 
parking requirements that apply for commercial uses in other areas of the City (one (1) space per 
16 seats in a restaurant, and one (1) space per 74 m2 of commercial floor area, versus one (1) 
space per eight (8) seats in a restaurant and one (1) space per 37 m2 of commercial floor area). 

Parking requirements for residential units are two (2) spaces per unit for a building with up to 
three (3) units, and one and a half (1.5) spaces per unit for a building with four (4) or more units 
(categorized as ‘apartments’). No automatic reduction is available for properties fronting onto 
Marine Drive. 

Off-street loading requirements for buildings containing commercial floor area up to 500 m2 in 
size are one (1) loading space, and increase with larger commercial floor areas. No exception to 
this loading space requirement is available for properties with small commercial areas or difficult 
access. The minimum dimension for loading spaces is 3.0 metres in width and 9.0 metres in 
length, and a minimum height clearance of 3.7 metres. An off-street loading spaces for multi-unit 
residential buildings are only required if the development contains over ten (10) dwelling units. 
As noted above, most of the properties between 15081 Marine Drive and Martin Street do not 
have on-site (off-street) loading spaces due to site constraints. 

While there are minimum lot dimensions (i.e. lot width, lot area) in the CR-3 zone, these 
regulations would only prevent the further creation of new lots in the CR-3 zone through 
subdivision that are smaller than the minimum dimensions. This clause in the CR-3 zone does not 
impose any restrictions on an existing lot within the zone that does not meet the minimum lot 
dimensions and therefore does not apply to 15081 Marine Drive.  

A copy of the CR-3 zone is attached as Appendix A. An excerpt of the parking (Section 4.14 and 
loading (Section 4.15) regulations is attached as Appendix B. 

Previous Zone Provisions (CR-2 Marine Commercial/Residential Zone) 
The CR-2 zone, as it existed under the previous zoning bylaw (Bylaw No. 1591, 1999) was also 
intended to permit mixed commercial/development and residential uses. Both retail and multi-unit 
residential uses (above the first storey) were permitted in the zone, and, since an amendment in 
2009, buildings were limited to a maximum height of 11.3 metres in a three (3) storey building 
form. Prior to the 2009 amendment, buildings were limited to a 9.2 metre maximum height, but 
with no maximum number of storeys which could allow properties with significant slopes to have 
almost six (6) storeys in height from the low side of the property. No maximum FARs applied 
under the CR-2 zone and density was essentially limited by the maximum height of the building 
and the lot line setbacks, which restricted the siting and horizontal aspects of the building.  
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In the CR-2 zone of Bylaw 1591, properties in the CR-2 zone fronting on Marine Drive required 
two (2) spaces for one (1) or two (2) residential units, only one (1) space per apartment dwelling 
unit which included buildings with three (3) or more units. The required parking spaces for 
commercial units was the same as under the current bylaw (described above). 

The off-street loading space requirements for commercial uses in Bylaw 1591 only required the 
provision of a loading space where the commercial use involved the movement of goods and 
materials by truck, exempting businesses without those needs (i.e. a hair salon, professional 
offices, etc.). 

A copy of the parking and loading regulations from Bylaw 1591 is attached as Appendix C. 

15081 Marine Drive: Lot Dimensions and Parking Access Challenges 
The subject property is approximately 9.3 metres (30.5 feet) in width, 20.3 metres (66.6 feet) in 
depth, and 188.8 m2 (2,031 ft2) in area. Between a regular size parking space length of 5.8 metres 
(19 feet) in length, and an adequate 6.7 metre (22.0 feet) drive-aisle to access the parking spaces, 
the provision of an efficient ‘row’ of underground or structured parking, along with an access 
ramp and elevator/stair core, within these tight constraints is not possible.  

The Development Permit Guidelines for the Waterfront Area encourage a ‘continuous 
commercial frontage’ along business areas of Marine Drive. This is to maintain the vibrant 
pedestrian-oriented environment that comes from having interesting, varied and active storefronts, 
rather than driveway let-downs for ramp access to parkades, which leave a gap in the commercial 
fabric and provide less of an engaging experience for pedestrians. This preference for a 
continuous street wall along the Marine Drive sidewalk, and the regulations in section 48 of the 
Street and Traffic Bylaw No. 1529 that require properties with two accesses to have their 
driveway on the minor – i.e. ‘less busy’ side (in this case the lane), means that vehicular access is 
typically required from the lane. 

However, from the front lot line on Marine Drive up to the rear lot line at the lane, there is nearly 
a five (5) metre increase in elevation, an average slope of 24% over the property. This slope limits 
the options for parking on the site, as a ramp sloping down from the lane to provide access to 
lower levels would be too steep, and any parking areas off the lane would therefore need to be on 
the second storey of a 3+ storey building, which would be more valuable as residential floor area. 

Currently there is no pedestrian or vehicular access between the 15081 Marine Drive property and 
the adjacent rear lane, as the roof of the single storey building is positioned well below the surface 
of the lane.  This situation also occurs with other properties along Marine Drive, between Martin 
Street and 15081 Marine Drive (see Appendix F for images showing this situation).   

Local Government Act authority for off-street parking and loading space requirements  
Section 525 of the Local Government Act requires specific amounts of off-street parking and 
loading spaces, specifies design standards for these spaces, and permits, under specified 
conditions, that the required spaces may exist in an offsite location, or allows payment to the local 
government in lieu of the required off-street parking spaces. This authority must be exercised by 
bylaw. 

The City formerly had an Off-Street Parking Facilities Bylaw which allowed properties to provide 
payment-in-lieu of providing off-street parking spaces, which provided the funds to allow the City 
to construct and maintain parking spaces in City-owned and leased property, including surface 
parking areas in the Town Centre near Bryant Park, and along Marine Drive. This Bylaw was 
rescinded in 2018. 
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The City has not had bylaw provisions that allow required off-street parking spaces to be provided 
off site on another property or on a City’s road allowance. 

Local Government Act authority for varying off-street parking and loading space  
A Development Variance Permit (DVP) is a land use permit that provides Council with the ability 
to vary certain regulatory bylaws for a particular property based on the specific circumstances of 
that property and proposed development. This allows discretion in granting exceptions based on 
unique circumstances, which may not be appropriate to allow for an entire class or zone of 
multiple properties. A DVP may not vary the density or use of a property, however among the 
regulations that may be varied through a DVP, are off-street parking and loading space 
requirements, which may be reduced in number if, for example, a particular use is determined to 
not generate the parking or loading demand that would be otherwise required by the bylaw.  

Typically, a DVP application will include architectural drawings at a conceptual level at 
minimum, in order to confirm that the proposal is feasible (e.g. any proposed parking spaces 
would be accessible) and would not necessitate additional variances at a later date. The 
application fee for a Development Variance Permit is $2,000, according to Planning Procedures 
Bylaw No. 2234. 

The application process for a Development Variance Permit include posting a Development 
Proposal Notification Sign on the property, an applicant-hosted Public Information Meeting, a 
report to Land Use and Planning Committee and, should Council wish the application to move 
forward, a Public Meeting after which Council may decide to issue, amend and issue, deny, or 
refer the permit back to staff. 

DVP Options Discussed with 15081 Marine Drive Property Owner 
The property owner has indicated they, or a prospective purchaser, would redevelop the property 
with a 32-seat restaurant on the lowest level and residential use(s) located on the floor(s) above.  
Staff also note that the property owner was initially encouraged to seek a property assembly with 
15073 Marine Drive to the west, in order to create a new property sized larger and wide enough 
for a viable underground or structure parkade, which in turn would enable a new building to meet 
its parking and loading requirements of the CR-3 zone.  However, the property owner has 
indicated that the prospect of assembly is limited, due to not having the financial means to 
purchase the adjacent property, and on the basis that discussions with the adjacent property owner 
have not yielded a mutually agreeable assembly and/or redevelopment scenario.  

Based on the property owner’s desired 32-seat restaurant and the small size and slope of the 
property, staff generated development scenarios for Mr. Bakshi’s consideration that would 
involve a Development Variance Permit. The scenarios assume that the site can physically 
accommodate a maximum of three (3) regular sized parking spaces accessed from the rear lane, 
and no loading spaces, provided the first storey of a new building is high enough to enable an 
accessible parking deck from the lane. Conceptual diagrams related to these options provided to 
the applicant by staff are attached as Appendix D (note options 2 and 3 of the diagrams are 
slightly different layouts of Option 2 below but with the same parameters). 

In Option 1, with one (1) unit/storey of residential above the restaurant, the parking requirement 
would be two (2) residential spaces and two (2) commercial spaces (four total), resulting in a 
shortfall of one space, as two (2) residential spaces would meet the requirement for a one-unit 
residential use, and one space for the restaurant would be one less than the two required for 32- 
seats.  This option would require a variance for one (1) commercial parking space and one (1) 
loading space. Staff note that other commercial properties on Marine Drive do not have on-site 
loading, and have historically undertaken loading from trucks parked on the street. While this 
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approach can result in minor traffic disruptions, staff note that the impact of on-street loading 
could be mitigated by time-limited loading requirements or other approaches.  On street loading is 
common in other cities where there are unique and historical lot, access and topographical 
challenges.    

In Option 2, with two (2) units/storeys of residential above the restaurant, the parking requirement 
would be four (4) residential spaces and two (2) commercial spaces (six total), resulting in a 
shortfall of three (3) spaces.  This option would require a variance for two (2) residential parking 
spaces, one (1) commercial parking space and one (1) loading space. 

Given the significant amount of parking in the surface parking lots around Marine Drive, and the 
new 180-space West Beach Parkade, staff indicated to the property owner that staff would 
consider a Development Variance Permit (DVP) application for a proposed reduction in 
commercial parking spaces and no loading spaces for the restaurant use.  

Due to the small scale of the property and likely redevelopment scenarios (and noting the 
applicant is leasing a parking space on Martin Street), staff note that a reduction of two (2) 
commercial parking spaces for a new 32-seat restaurant use, with no loading space, would not 
likely have a significant impact on parking supply or current traffic operations in the Marine 
Drive corridor. Staff would also encourage more leased spots with any redevelopment proposal. 

Zoning Bylaw Amendment Options 
Meeting Existing Parking Space Requirements 
The property owner currently leases one (1) space on Martin Street, which is used for commercial 
loading and staff parking. Should Council wish to allow the property to meet their off-street 
parking requirements by leasing a space from the City (either in the Martin Street area, West 
Beach Parkade, or Montecito parking garage), the parking provisions in the Zoning Bylaw would 
need to be changed in order to account for this approach.  In addition, some form of security 
would need to be provided (i.e. a restrictive covenant or other means) to ensure that the parking 
space would continue to be leased by the business. 

Alternately, Council could direct an amendment to the Zoning Bylaw and creation of a new off-
street parking bylaw to allow businesses to redevelop and have the option of providing payment-
in-lieu of commercial parking spaces, which could be used towards the cost of the West Beach 
Parkade. This approach would likely require further significant study in terms of establishing an 
appropriate payment per space, and determination of which areas would be eligible for this 
option. 

Reducing Parking Space Requirements Options 
The Zoning Bylaw could be amended to further reduce or waive parking space requirements for 
businesses located on Marine Drive where difficult lot constraints limit current access and parking 
and redevelopment options. As the former zoning bylaw 1591 only required one (1) parking space 
per apartment unit, consideration could be given to bringing back a reduced requirement. 

Potential Outcomes of Reducing Parking and Loading Space Requirements 
The effect of reducing off-street parking or loading space requirements for properties on Marine 
Drive, or providing alternative means of meeting the requirements (payment in lieu or lease from 
the City) would likely be that smaller parcels (i.e. particularly one (1) storey 
restaurants/businesses, vacant lots with difficult or no access such as 14903 Marine Drive) would 
be more financially attractive to redevelop relative to the existing income generated from leasing 
or operating the property as a business. This would reduce the incentive to consolidate lots into 
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larger parcels that are able to provide a more efficient parking layout and therefore support more 
residential units. 

These small-scale redevelopment opportunities may allow for replenishment of the existing 
‘small-lot’ building stock occupied by Marine Drive businesses, some of which date from the 
1920s and 1930s. New commercial space with modern facilities may be seen as attractive from a 
customer and restaurant-operator’s viewpoint, and assist in bringing more customers to Marine 
Drive as a whole provided that, the new buildings are compatible and contribute to the existing 
charm of Marine Drive.  

Staff also note that while property assembly and redevelopment of Marine Drive properties is 
encouraged, given the unique topographical and built form context of the Waterfront, some 
smaller redevelopment opportunities should be supported, to complement the existing eclectic, 
narrow building character and historical lot pattern along Marine Drive. The Waterfront 
Enhancement Strategy will investigate this approach further. 

Reducing on-site (off-street) parking requirements may also have the effect, if it attracts more 
customers and allows for additional commercial floor space, of increasing the demand for parking 
spaces in City owned and leased areas, particularly in the high season. 

Staff Recommendation  
Initiate Zoning Bylaw Review for Waterfront Zones 
As Council has recently appointed a Parking Task Force which has yet to meet or provide 
recommendations to Council, staff do not support making wide-ranging, parking-related changes 
to the Zoning Bylaw that may have unintended consequences. Council has also appointed a 
Marine Drive Task Force, which will provide advice to Council and key input into the WES and 
other business viability and enhancement issues on the Waterfront.    

With this context, noting that the OCP Review and WES is underway and Council has identified 
Zoning Bylaw updates as one of their priorities, and recognizing the challenging property and 
zoning constraints that affect many properties on Marine Drive, it is recommend that Council 
authorize staff to initiate a Zoning Bylaw update of the commercial CR-3 and CR-4 zones in the 
OCP Waterfront Village land use designation.  

In terms of proposed scope, this staff-led update to the CR-3 and CR-4 zones will include: 

 seeking to align the allowable density (FAR) and height in these zones with the current 
OCP Waterfront Village land use designation (2.0 FAR and four (4) storeys); 

 incorporating the recommendations of the WES/OCP Review and Marine Drive Task 
Force for preferred building and streetscape designs along Marine Drive, through 
updating specific zone parameters that help to determine building form, siting and 
character (in addition to the OCP Waterfront Development Permit Area Guidelines);  

 updating the applicable parking requirements for these zones, according to the 
recommendations of the WES/OCP Review and Parking Task Force; and 

 considering new payment in lieu of parking options and/or options for allowing parking 
space requirements to be met by leasing City parking spaces. This may involve the 
creation of a new bylaw(s) to facilitate these options. 

In the interest of an efficient process and implementing zoning changes in conjunction with OCP 
Review updates, staff propose the following process for updating the CR-3/CR-4 zones: 
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1. During Phase Three of the WES, as described on page 8 of the Updated OCP Scope and 

Process corporate report on the March 11, 2019 Regular Council agenda, staff will bring 
forward an interim corporate report to LUPC with draft recommendations for updating the CR-
3 and CR-4 zones, based on the draft recommendations of the WES and Task Forces;  

2. An on-line survey and Public Information Meeting will be held, either as a stand-alone meeting 
or in conjunction with the final Public Information Meeting #3 for the WES, to provide an 
opportunity for public and property owner input on proposed updates; 

3. Following presentation of feedback to on proposed Zoning Bylaw updates to LUPC, bring 
forward recommended zoning amendment bylaw(s) for first and second reading, Public 
Hearing and consideration of 3rd and final readings by Council. 

This proposed process will enable updates to the CR-3 and CR-4 zones to be completed in 
December 2019 or January 2020, in conjunction with or shortly after the completion of the 
WES/OCP Review.   

This approach will allow staff to explore potential updates to the CR-3 and CR-4 zones in parallel 
to the OCP Review and WES, and the work and recommendations of the Parking and Marine 
Drive Task Forces, and enable more timely and efficient bylaw changes that support business 
viability and revitalization on Marine Drive. Based on this, staff recommend that LUPC and 
Council authorize staff to undertake a review of the CR-3 and CR-4 zones and related parking and 
loading requirements.    

Options for the Property Owner of 15081 Marine Drive 
Staff recognize the difficulty that property owners of smaller properties along Marine Drive will 
likely have in redeveloping their properties in conformity with the current parking and loading 
requirements in the Zoning Bylaw. These property owners have the opportunity to bring forward 
individual requests to vary or change the zoning of their properties, through Development 
Variance Permit or Rezoning applications. 

In the case of 15081 Marine Drive, and based on the content of this corporate report, the property 
owner has the following options, among others not considered by staff: 

1. Await the outcomes of the WES/OCP Review and proposed update of the CR-3 zone and 
determine how they apply to 15081 Marine Drive and redevelopment options; or 

2. Apply for a Development Variance Permit, to seek a reduction in parking spaces and loading 
requirements. The fee for this application is $2,000 and requires Council approval following a 
Public Meeting of Council; or 

3. Apply for a property-specific text amendment to the CR-3 zone, to change the parking and 
loading requirements for 15081 Marine Drive only. The fee for this application is $4,100 and 
requires Council approval following a Public Hearing; or 

4. Apply to rezone 15081 Marine Drive to a ‘Comprehensive Development’ of ‘CD’ Zone with 
property-specific parking and loading requirements. The fee for this application is $4,100 and 
requires Council approval following a Public Hearing.  

Next Steps 
Pending direction and feedback from LUPC on the recommendation and other information 
presented in this report, staff will contact the property owner to inform him of the discussion and 
his options to move forward with an application to Council.   
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If Council directs staff to undertake a Zoning Bylaw Update, staff suggest that this corporate 
report be referred to the Marine Drive and Parking Task Forces, for further consideration. 

OPTIONS 

The Land Use and Planning Committee can: 

1. Receive this corporate report and authorize staff to initiate a Zoning Bylaw review of CR-3 
and CR-4 zones in conjunction with the Official Community Plan (OCP) Review and 
Waterfront Enhancement Strategy and the work of the Marine Drive and Parking Task Forces; 
or  

2. Provide feedback to staff regarding the options presented in this report or other alternatives 
and direct staff to proceed with a particular approach. 

 Staff recommends Option 1.  

CONCLUSION 

On December 10, 2018, Council received a delegation from an owner of a property zoned CR-3 
on Marine Drive (the ‘Little India’ restaurant), who expressed concerns regarding the parking and 
loading requirements that would apply to redevelopment of his property in relation to the site’s 
small size and difficult access. Staff recognize the difficulty that property owners of smaller 
commercial properties along Marine Drive will likely have in redeveloping their properties in 
conformity with the current parking and loading requirements in the Zoning Bylaw.    

However, there are a number of City initiatives underway or commencing shortly that are related 
to this topic, and in this context, staff recommend that Council authorize a Zoning Bylaw update 
of the commercial CR-3 and CR-4 zones in the OCP Waterfront Village land use designation, 
which would be undertaken concurrently with the work of the OCP Review, Zoning Bylaw 
targeted review, and the Marine Drive and Parking Task Forces. While this comprehensive 
analysis of the issues presented by the delegation is undertaken, property owners would be able to 
bring forward property-specific applications through a Development Variance Permit (DVP) or 
rezoning application. 

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: CR-3 West Beach Business Area Commercial/Residential Zone (Bylaw No. 2000) 
Appendix B: Section 4.14 (Off-Street Parking) and 4.15 (Off-Street Loading (Bylaw No. 2000) 
Appendix C: CR-2 Marine Commercial Zone (Bylaw No. 1591) from 2010 
Appendix D: Diagrams Illustrating Potential Development Concepts for 15081 Marine Drive 
Appendix E:  Minutes from Delegation on December 10, 2018 
Appendix F:  Property Conditions between Martin Street and 15081 Marine Drive 

LU & P AGENDA 
PAGE 176



15081 Marine Drive Delegation: Zoning and Parking Considerations for Smaller Lots on Marine Drive and 
Recommended Approach   
Page No. 13 
 

APPENDIX A 

CR-3 West Beach Business Area Commercial / Residential Zone (Bylaw No. 2000) 
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APPENDIX B 

Section 4.14 (Off-Street Parking) and 4.15 (Off-Street Loading (Bylaw No. 2000) 
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APPENDIX C 

CR-2 Marine Commercial Zone (Bylaw No. 1591) from 2010
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APPENDIX D 

Diagrams Illustrating Potential Development Concepts for 15081 Marine Drive 
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APPENDIX E 

Minutes from Delegation on December 10, 2018 
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APPENDIX F 

Property Conditions between Martin Street and 15081 Marine Drive 
 

Aerial View of 15000-block Marine Drive from Northwest 

 
 

Street View from Marine Drive, looking northwest 
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View from Rear Lane of Property at 15081 Marine Drive 

 
 

 
View from Rear Lane of Property at 15053 Marine Drive 
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March 11, 2019

1453 Stayte Road
Rezoning and Major Development Permit Application



Location



Application Process

o Public Information Meeting – November 7, 2018

o Advisory Design Panel – November 20, 2018

o LUPC Report – March 11, 2018 (today)

o Public Hearing for Zoning Amendment 

o Council Decision (Zoning Bylaw 3rd reading)

• Completion of development pre‐requisites (if 
approved)



imageimage

Proposed Development: East Elevation
Looking southwest from Stayte Road



imageimage

Proposed Development: South Elevation
Looking northeast from southwest corner of property



Setbacks from Adjacent Buildings
Section of building viewed from west with setbacks to apartment on the south

5 metres

~11 metres

APARTMENT 
(The Arcadian)



Setbacks from Adjacent Buildings

19.2 metres 

6.9 metres
12.3 metres 

Section of building viewed from south with setbacks to duplexes on the west



Landscape Site Plan
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Application Process

o Public Information Meeting – November 7, 2018

o Advisory Design Panel – November 20, 2018

o LUPC Report – March 11, 2018 (today)

o Public Hearing for Zoning Amendment 

o Council Decision (Zoning Bylaw 3rd reading)

• Completion of development pre‐requisites (if 
approved)



March 11, 2019

15081 Marine Drive Delegation
Zoning and Parking Considerations for Smaller Lots 

on Marine Drive and Recommended Approach



15081 Marine Drive

Aerial Image of 15000‐Block Marine Drive



15081 Marine Drive
“Little India”

Street View from Marine Drive (looking NW)



15081 Marine Drive
“Little India”

15073/77 Marine Drive
Former “Italian Touch”

View from Rear Lane of Subject Property



15053 Marine Drive
Former “Giraffe”

View from Rear Lane of Similar Property



15053 Marine Drive
Former “Giraffe”

Existing Condition (Plan and Elevation)



15053 Marine Drive
Former “Giraffe”

Option #1 Discussed with Applicant



Option #2 Discussed with Applicant



Option #3 Discussed with Applicant



Recommended Bylaw Review of CR‐3/CR‐4  

o Align height and density with OCP (2.0 FAR / 4 storeys)

o Incorporate recommendations of Waterfront 
Enhancement Strategy (WES) / Marine Dr Task Force

o Update parking and loading requirements per WES / 
Parking Task Force



Options for Parking / Loading Requirements

o Payment in lieu of parking for certain areas (requires 
creation of Off‐Street Parking Reserve Fund)

o Revising parking ratios required (e.g. 1.5 spaces per 
unit for buildings with up to 3 units, instead of 2 
spaces per unit as currently required)

o Allowing parking space requirements to be met by 
leasing City parking spaces 

o Requiring site‐specific applications (Development 
Variance Permit or Rezoning) for all variances



Recommended Bylaw Review of CR‐3/CR‐4  

o Proposed Review Process

1. Bring forward proposed 
updates in Phase 3 of WES

2. Hold on‐line survey and Public 
Information Meeting (PIM), to 
obtain input on updates

3. Public Hearing on proposed CR‐
3 & CR‐4 zone updates, 
following WES completion 



Current Options for Property Owners

o Await outcome of Zoning Bylaw update for CR‐3

o Apply for Development Variance Permit (DVP)

o Apply for site‐specific rezoning

o Text amendment for property only within CR‐3

o Rezone to a CD‐zone with site‐specific 
parking/loading requirements



Recommendations

1. Receive this corporate report for information

2. Authorize staff to initiate review of CR‐3 & CR‐4 
zones, in conjunction with WES/OCP Review, Marine 
Drive & Parking Task Forces
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