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THE CORPORATION OF THE 

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

 
 

January 24, 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,  
JANUARY 28, 2019 to begin at 6:00 p.m. for the transaction of business as listed below. 

T. Arthur, Director of Corporate Administration 
 

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

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

 
3. ADOPTION OF MINUTES         Page 2 

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

RECOMMENDATION 
THAT the Land Use and Planning Committee adopt the minutes of the December 10, 2018 
meeting as circulated. 
 

4. INFORMATION REPORT UPDATE (‘BEACHWAY’) – 15654/64/75 NORTH BLUFF 
ROAD/ 1570/80 MAPLE STREET AND 1593 LEE STREET (ZON/MJP 19-002)  Page 6 
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)”. 
 
RECOMMENDATIONS 
THAT the Land Use and Planning Committee receive for information the corporate report dated 
January 28, 2019 from the Director of Planning and Development Services, titled “Information  
Report Update (‘Beachway’) – 15654/64/75 North Bluff Road/ 1570/80 Maple Street and 1593  
Lee Street (Zon/MJP 19-002)”. 

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

MEETING  
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Minutes of a Land Use and Planning Committee meeting  Page No. 37 
City of White Rock, held in the City Hall Council Chambers 
December 10, 2018 
 
PRESENT:       Councillor Fathers, Chairperson 

Mayor Walker 
Councillor Chesney  
Councillor Johanson 
Councillor Kristjanson (arrived at 4:06 p.m.) 
Councillor Manning 
Councillor Trevelyan 

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

C. Johannsen, Director of Planning and Development Services 
C. Isaak, Manager of Planning 

 
Press:   0 
Public: 6 

 
 
1. CALL MEETING TO ORDER 

The Chairperson called the meeting to order at 4:00 p.m. 
 
2. ADOPTION OF AGENDA       
 
2018-LUP-050 It was MOVED and SECONDED  

THAT the Land Use and Planning Committee adopts the agenda for  
December 10, 2018 as circulated.   

CARRIED 
 

3. ADOPTION OF MINUTES        
  
a) November 19, 2018 – Land Use and Planning Committee Meeting 

 
2018-LUP-051 It was MOVED and SECONDED  

THAT the Land Use and Planning Committee adopts the minutes of the  
November 19, 2018 meeting as circulated. 

CARRIED 
 

Councillor Kristjanson arrived at the meeting at 4:06 p.m. 
 

4. PROCESS FOR OFFICIAL COMMUNITY PLAN AND ZONING 
AMENDMENTS FOR THE LOWER TOWN CENTRE AND  
1310 JOHNSTON ROAD  
Corporate report dated December 10, 2018 from the Director of Planning and 
Development Services titled “Process for Official Community Plan and Zoning 
Amendments for the Lower Town Centre and 1310 Johnston Road”. 
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Minutes of a Land Use and Planning Committee meeting  Page No. 38 
City of White Rock, held in the City Hall Council Chambers 
December 10, 2018 
 

The corporate report was presented by the Director of Planning and Development  
Services and the following discussion points were noted:   
 
 It is noted in the corporate report that 1310 Johnston Road, 12 to 6 stories (draft zone 

heights from the November 7, 2018 special meeting), it is through a further review of 
the Official Community Plan (OCP) that may indicate a lower or taller height for this 
property.  This is amendable, Council may amend the draft zones. 

 It was clarified that height in the area is not being set at this time (it was required 
there be a draft zone to begin the review process) for this purpose only it was stated 
as six (6) stories.  There will be public input for this. Once input has been received 
and reviewed along with a technical report then Council will consider their decision.  

 
2018-LUP-052 It was MOVED and SECONDED  

THAT Land Use and Planning Committee recommends that Council direct staff to 
proceed with the public consultation process for the proposed bylaw amendments 
outlined in the December 10, 2018 corporate report titled “Process for Official 
Community Plan and Zoning Amendments for the Lower Town Centre and  
1310 Johnston Road”. 

CARRIED 
 

2018-LUP-053 It was MOVED and SECONDED  
THAT Land Use and Planning Committee: 
1. Receives for information the corporate report dated December 10, 2018 from the 

Director of Planning and Development Services, titled “Process for Official 
Community Plan and Zoning Amendments for the Lower Town Centre and  
1310 Johnston Road”; and  

2. Recommends that Council direct staff to send an invitation, along with a copy of 
this report, to landowners affected by the proposed bylaw amendments (all those 
in the 1300-block of Johnston Road) to meet with Council and/or submit written 
correspondence to Council regarding the proposed amendments. 

CARRIED 
 
5. 2019 OFFICIAL COMMUNITY PLAN REVIEW: PROPOSED SCOPE AND 

PROCESS   
Corporate report dated December 10, 2018 from the Director of Planning and 
Development Services titled “2019 Official Community Plan Review: Proposed Scope 
and Process”.  

 
The corporate report was presented by the Director of Planning and Development  
Services and the following discussion points were noted:   
 
 Discussions will be important to be held with the City of Surrey, in regard to their 

plans north of North Bluff Road.   
It was noted this is currently underway where staff have been in contact in regard 
to the City of Surrey’s Semiahmoo Town Centre Plan 

 Parking considerations, it is best to work through this as one (1) common matter 

LU & P AGENDA 
PAGE 3



Minutes of a Land Use and Planning Committee meeting  Page No. 39 
City of White Rock, held in the City Hall Council Chambers 
December 10, 2018 
 

 It was confirmed that each phase of the review will include an opportunity for 
public consultation where there will be a series of meetings to obtain feedback 
and it will be reported back to the Land Use and Planning Committee via a 
summarizing report.  Also toward the end of the process there will be a further 
public hearing held for the OCP as a whole (including all the phases) 

 Would like to see that all input from the public consultation be noted and include 
information as to how the City did (are the public satisfied that what they noted 
during the process was captured) 

 Business protection for those who want to relocate in the City – Good Neighbour 
Policy is being brought forward and business protection can be explored further 
at that time.  An objective would be to enhance the ability for businesses to move 
within the City so they are able to obtain business continuity. 

 Single family areas east side and west side of the City  
 Rezoning from single family to multi-family development  
 Additional funds of $50,000 are required for the waterfront portion of the OCP 

review in order to give assistance with the public consultation process as well for 
Urban Design Landscape Architecture including character defining elements - 
what should be the boundaries – what are their identifiers 

 Why is the Town Centre not being included as a height review?  It is currently 
stated that growth concentration is to be in the Town Centre along with an Urban 
Design Plan 

 Want to ensure the public have their input as to what they would like to see in the 
OCP (believe the review must include the Town Centre) 

 FAR and height must be included 
 Parking, ensure that there is enough on site 
 Rent evictions, developer to give rent at previous amount for the previous renters  

 
The OCP review scope as presented was reviewed. 

 
2018-LUP-054 It was MOVED and SECONDED  

THAT the Land Use and Planning Committee: 
1. Receives for information the corporate report dated December 10, 2018, from the 

Director of Planning & Development Services, titled “2019 Official Community 
Plan Review: Proposed Scope and Process”;  

2. Endorses the proposed scope, consultation approach and process for the 2019 OCP 
Review and direct staff to commence the OCP review; and 

3. Recommends that Council authorize $50,000 in funding to conduct the 2019 OCP 
Review.      

 
   Amendment to the Main Motion 
2018-LUP-055 It was MOVED and SECONDED  

THAT the Land Use and Planning Committee amends the proposed scope of the 
consultation approach and process for the 2019 OCP review to include the Town 
Centre as part of the project scope. 

DEFEATED 
Councillors Chesney, Fathers, Trevelyan  

and Mayor Walker voted in negative 
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Minutes of a Land Use and Planning Committee meeting  Page No. 40 
City of White Rock, held in the City Hall Council Chambers 
December 10, 2018 
 
 

Question was called on the Main Motion and it was  
CARRIED  

Councillors Johanson, Kristjanson  
and Manning voted in the negative 

 
 

6. CONCLUSION OF THE DECEMBER 10, 2018 LAND USE AND PLANNING 
COMMITTEE MEETING  
The Chairperson declared the meeting concluded at 5:25 p.m. 

 
 

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

CITY OF WHITE ROCK 

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

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

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

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

PAST PRACTICE / POLICY/LEGISLATION 
OCP Land Use and Policy 
The OCP designation for the subject properties is ‘East Side Large Lot Infill Area.’ This land use 
generally allows multi-unit residential buildings with a density up to 1.5 FAR (gross floor area 
ratio), in three storey buildings. The properties adjacent to North Bluff Road could be developed 
as apartments or ground-oriented townhouses and the properties adjacent to Lee Street could be 
developed as ground-oriented townhouses. 
Under the Housing chapter of the OCP, under policy 11.2.1.c, several areas in the City, including 
the subject properties on North Bluff Road, are identified as being eligible for additional density 
up to 2.5 FAR and a maximum height of up six storeys when developed as ‘affordable rental 
housing developments.’ Affordable rental developments require 30% of the units in the overall 
project to be rented at a rate affordable to low-to-moderate income households. As noted in the 
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Information Report Update (‘Beachway’) – 15654/64/75 North Bluff Road / 1570/80 Maple Street and 1593 Lee 
Street (ZON/MJP 19-002) 
Page No. 2 
 
July 23, 2018 report, based on the 2018 criteria for ‘low and moderate income limits’ from BC 
Housing, an affordable rent for this proposal is $1,400 base rent (exclusive of utilities and 
insurance, but including parking) for one-bedroom units and $2,000 base rent for two-bedroom 
units as a maximum initial rent. 

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

ANALYSIS 
Existing Land Use Context 
The surrounding neighbourhood is generally comprised of low density, detached residential 
homes, with the exception of the ‘Altus’ sales centre on the west side of Maple Street. Several 
institutional uses are also in close proximity to the site, with the BC Hydro substation and Peace 
Arch Hospital to the west, and Earl Marriott Secondary School (in Surrey) and Maccaud Park to 
the east.  
Figure 1 below highlights the subject properties on the OCP land use designation map. Properties 
designated ‘East Side Large Lot Infill Area’ are coloured in purple, and the subject properties are 
outlined in red. 

Figure 1: OCP Land Use Map 

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

NORTH BLUFF RD 
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Information Report Update (‘Beachway’) – 15654/64/75 North Bluff Road / 1570/80 Maple Street and 1593 Lee 
Street (ZON/MJP 19-002) 
Page No. 3 
 
Previous Proposal 
The July 23, 2018 corporate report to the Land Use and Planning Committee included an 
overview of a new development application submitted by Bridgewater Development Corp on 
July 13, 2018.  This application was for a proposed development with a total of 98 residential 
units, including 29 affordable rental apartment units and 55 strata apartment units in buildings up 
to six (6) storeys that front on North Bluff Road, and 14 three-storey townhouse units that front 
on Maple Street. 
The proposed density for the apartment site exceeded the OCP maximum density by 0.26 FAR 
(2.76 FAR proposed; 2.5 FAR allowed) and the proposed density for the townhouse site 
exceeded the OCP maximum density by 0.04 FAR (1.54 FAR proposed; 1.5 FAR allowed). 
Council subsequently directed staff to work with the applicant on a revised application that did 
not require an OCP amendment (i.e. that did not exceed the maximum density in the OCP). 
Revised Proposal 
Following Council’s previous direction to work with staff on a revised application that did not 
require an OCP amendment, the applicant has submitted a new rezoning and Development 
Permit application on January 2, 2019. The new proposal does not exceed the maximum density 
allowed in the OCP and therefore does not require an amendment to the OCP. As the subject 
properties’ current zoning is RS-1, and as noted above, an amendment to the zoning bylaw 
(‘rezoning’) would be required to allow the proposal, as well as a Development Permit to 
regulate the form and character of the development. Appendix C of the corporate report provides 
a table outlining the changes in development statistics from the original application to the revised 
application. 
A site plan of the proposal is included below as Figure 2, with an enlarged version of the same 
site plan included as Appendix D to this corporate report. 

Figure 2: Site Plan 
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Information Report Update (‘Beachway’) – 15654/64/75 North Bluff Road / 1570/80 Maple Street and 1593 Lee 
Street (ZON/MJP 19-002) 
Page No. 4 
 
Affordable Housing Component 
The applicant has proposed that the 25 apartment units in the building facing Lee Street be 
secured at “below market” rentals and operated by a non-profit housing society. This represents 
almost 34% of the total number of units on the apartment site and is more than minimum 30% of 
units required in order to access the bonus density and height permitted under OCP policy 
11.2.1.c. 
As noted in the July 23, 2018 corporate report, based on the 2018 criteria for ‘low and moderate 
income limits’ from BC Housing, an affordable rent for this proposal is $1,400 base rent 
(exclusive of utilities and insurance, but including parking) for one-bedroom units and $2,000 
base rent for two-bedroom units. This would be the maximum initial rent required to qualify as 
affordable rental housing. 
The final rental rates and other details surrounding the affordable rental units (including 
requiring that the market strata units would not be occupied until after the affordable rental 
building had received its occupancy permit) would be secured through a Housing Agreement 
Bylaw. 

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

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

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

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

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

BUDGET IMPLICATIONS 
Further details regarding the Development Cost Charges associated with the project will be 
brought forward in the detailed corporate report noted above. 
In accordance with Council Policy 511: ‘Density Bonus/Amenity Contribution’, a Community 
Amenity Contribution (CAC) would be required, and Council may consider reducing the 
amenity contribution target based on the provision of affordable rental housing. 
Council Policy 511 currently allows a reduction of up to 50% of an applicable amenity 
contribution for secured market rental floorspace, and up to a waiver of 100% of amenity 
contribution for affordable rental floorspace (where at least 30% of the units are owned or 
managed by non-profit groups and designed to be affordable for low and moderate income 
households).  Almost 34% of the total units in the apartment component of this application are 
being proposed as “below market” rentals, to be operated by a non-profit housing society.  

  

LU & P AGENDA 
PAGE 9



Information Report Update (‘Beachway’) – 15654/64/75 North Bluff Road / 1570/80 Maple Street and 1593 Lee 
Street (ZON/MJP 19-002) 
Page No. 5 
 
CONCLUSION 
As a follow-up to a previous OCP amendment application information corporate report, the 
applicant has revised the density of the proposal to below the maximum 2.5 gross floor area ratio 
(FAR) for the affordable rental apartment side and 1.5 FAR for the townhouse site, consistent 
with the OCP.  The applications no longer require an OCP amendment. This report is provided to 
Council for information regarding the revised proposal, which includes a zoning bylaw 
amendment and Major Development Permit application. A detailed corporate report regarding 
this application will be provided to LUPC for consideration upon completion of the technical and 
public review processes. 
Respectfully submitted, 
 

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

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

Report – North Bluff / Maple Street to Lee Street (18-011 OCP)” 
Appendix C: Comparison of Original Development Proposal Statistics with Revised Proposal  
Appendix D: Renderings and Landscape Site Plan  
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Information Report Update (‘Beachway’) – 15654/64/75 North Bluff Road / 1570/80 Maple Street and 1593 Lee 
Street (ZON/MJP 19-002) 
Page No. 6 
 

APPENDIX A 
Location and Ortho Photo Maps 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK 

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

Lee Street (18-011 OCP)  
             

RECOMMENDATIONS 

THAT the Land Use and Planning Committee: 

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

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

 

EXECUTIVE SUMMARY 

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

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

While the proposed apartment development meets the minimum 30% of units to be below market 
rents (i.e. affordable to low-to-moderate income households) to be eligible for the OCP density 
bonus for affordable rental housing developments, it exceeds the maximum FAR in the OCP by 
0.26 FAR. The proposed townhouse development exceeds the maximum FAR by 0.04, and while 
it adds housing diversity to the community the townhouse portion does not provide an affordable 
housing component. 
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Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 2 
 
While staff support the provision of affordable rental housing, staff do not support the proposed 
FAR in either the townhouse or apartment components of the application.  

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

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

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

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

INTRODUCTION 

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

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

 moved forward in its current form; or  

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

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

PAST PRACTICE / POLICY / LEGISLATION 

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

Under the Housing chapter of the OCP, under policy 11.2.1.c, several areas in the City, including 
the subject properties, are identified as being eligible for additional density up to 2.5 FAR and a 
maximum height of up six storeys when developed as ‘affordable rental housing developments’ 
(30% of the units in the overall project must be rented at a rate affordable to low-to-moderate 
income households). These affordable rental housing developments are also eligible to have 
community amenity contributions (CACs) reduced or waived in recognition of the value of the 
below market housing provided, and applicable Development Cost Charges may be credited 
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Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 3 
 
back to the developer if Council establishes an Affordable Housing Reserve Fund with cash-in-
lieu CACs. 

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

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

ANALYSIS 

Existing Land Use Context 
All of the subject properties are currently zoned ‘RS-1 One Unit Residential Zone’ which 
permits one-unit residential units with a 7.7 metre (25.26 feet) maximum height, and each is 
currently occupied by a detached residential building.    

The surrounding neighbourhood is generally comprised of low density, detached residential 
homes, with the exception of the ‘Altus’ sales centre on the west side of Maple Street. Several 
institutional uses are also in close proximity to the site, with the BC Hydro substation and Peace 
Arch Hospital to the west, and Earl Marriott Secondary School (in Surrey) and Maccaud Park to 
the east.  

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

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

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

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

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

For 2018, the BC Housing definition for “low and moderate income limits” (i.e. the qualifying 
income ‘ceiling’) for a one-bedroom unit is $71,200 (the median income for families without 
children in BC), and $104,440 for a two-bedroom units (the median income for families with 
children in BC). In order to provide housing at rent levels affordable to households 15-20% 
below this income level, staff would be targeting a $1,400 base rent (exclusive of utilities and 
insurance, but including parking) for one-bedroom units and $2,000 base rent for two-bedroom 
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Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 4 
 
units as a maximum rent, with any further rent reductions based on support from other levels of 
government or other agencies. This would result in these households paying approximately 30% 
of their pre-tax income on shelter costs (rent plus utilities and insurance), which is considered 
affordable by CMHC. 

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

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

Figure 1: Conceptual Massing (view from SE) 

 
 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

or 

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

or 

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

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

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

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

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

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

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

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

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

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

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

 moved forward in its current form. 

Respectfully submitted, 
 

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

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

Location and Ortho Photo Maps 
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APPENDIX B 

Applicant’s Official Community Plan Amendment Rationale Letter – Apartments 
 

On behalf of Mr. Raghbir Gurm, Urban Arts Architecture has submitted an OCP Amendment application 
to the City of White Rock for the redevelopment of 15654,15564, 15674 North Bluff Road and 1593 Lee 
Street. The development proposal is for a multi-family residential complex. 
 
The subject site is one of three sites in White Rock identified in the OCP for density increase over the 
base density of 1.5 up to a maximum of 2.5 to support rental and other non-market housing. 
 
The OCP Policy 11 overview defined affordable Rental developments are those in which at least 30% of 
the units are owned or managed by non-profit groups and designed to be affordable for low and 
moderate-income households. 
 
We believe that the benefits to the White Rock community of an affordable rental project, based on OCP 
11, are significant and will provide the City with housing to support a wide variety of individuals and 
families. We have reviewed our application to ensure both compliance and economically feasibility. Our 
application meets the objectives of the OCP Policy 11 by providing 30% of the units as affordable rental 
housing that will be owned and managed by an Non-Profit Organization (NPO), and providing a mix of 
housing types suitable for families, singles and seniors. 
 
The proposed density is Residential FAR 2.4 which results in a Gross FAR of 2.76. At this density 
the project is marginally financially viable. The factors which affect the viability are: 
 

(1) The allocation of 30% of the residential area for affordable rental housing that is to be owned 
and managed by an NPO will be sold at a discount, 
(2) The additional area requirements of the multi storey building due to the provision of interior 
circulation & amenity space results in a lower net: gross and increased cost, 
(3) The 2.5 FAR will result in a BCBC Part 3 building in order to preserve a generous public 
realm, as compared to a BCBC Part 9 Building at 1.5 FAR. Mechanical systems, structural and 
seismic consideration, electrical requirements are all significantly increased in a Part 3 building, 
resulting in an increased cost for the building. 
(4) There has been a significant upward movement in construction costs (Note: these have now 
been exacerbated by the new tariffs on steel.) 
(5) The specifications required by BC Housing for the affordable housing projects will result in 
higher costs. 

 
Theoretical development options are as follows: 
 

(1)  FAR 1.5 – residential Part 9 Building at almost 100% efficiency yields approximately 
46,000 square feet of livable space. 

(2)  Gross FAR 2.5 – Part 3 building at about 86% efficiency yielding gross area of 76,697 
square feet and net area of 65,959 square feet divided into about 46,000 square feet of 
market units and 19,600 square feet of affordable rental units. 

(3)  Residential FAR 2.4 – Part 3 building at about 86% efficiency yielding gross area of 
84,897 square feet and net area of 73,660 square feet divided into about 51,500 square 
feet of market units and 22,000 square feet of affordable rental units. 

 
Based on our costing and financial analysis a development scheme under options (1) and (3) are viable, 
whereas option (2) is not viable. 
 
Therefore, our application before council is to permit development under option (3) scenario, to bring 
22,000 square feet of much needed affordable housing units to the City. 
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APPENDIX C 

Applicant’s Official Community Plan Amendment Rationale Letter - Townhouses 
 

The OCP Rationale as included in the drawing package previously submitted on June 13, 2018.  
 
As noted in our drawing submittal, the total above grade FAR for the townhouses is 20,950 sq ft for an 
above grade FAR of 1.342. The additional below grade unit FAR area is a total of 2,325 sq ft for a total 
residential FAR of 1.49. This includes the area as defined by the by-law to the middle of the exterior 
walls. This also includes the below grade area to the middle of the walls separating the units from the 
parking area. It is our understanding that the FAR is based on the above definition of residential floor 
area, and excludes the parkade. We believe that with an above grade FAR of 1.342 and a total FAR of 
1.49, the project meets the intent of the White Rock OCP. 
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APPENDIX D 

Drawing Package 

 

LU & P AGENDA 
PAGE 23



Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 13 
 

LU & P AGENDA 
PAGE 24



Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 14 
 

LU & P AGENDA 
PAGE 25



Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 15 
 

LU & P AGENDA 
PAGE 26



Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 16 
 

LU & P AGENDA 
PAGE 27



Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 17 
 

LU & P AGENDA 
PAGE 28



Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 18 
 

LU & P AGENDA 
PAGE 29



Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 19 
 

LU & P AGENDA 
PAGE 30



Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 20 
 

LU & P AGENDA 
PAGE 31



Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 21 
 

LU & P AGENDA 
PAGE 32



Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 22 
 

 
  

LU & P AGENDA 
PAGE 33



Initial OCP Amendment Application Report – North Bluff / Maple Street to Lee Street (18-011 OCP)  
Page No. 23 
 

APPENDIX E 

Information on Mass Timber (CLT) Precedent Projects from Applicant 
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APPENDIX C 
Comparison of Original Development Proposal Statistics with Revised Proposal 

 
Table 1: Apartment Site 

 
 Revised Proposal Original Proposal 
Number of Units 74 (25 below market 

rental, 49 strata) 
84 (29 below market 
rental, 55 strata) 

Gross Floor Area 7,125.4 m2 (76,697 ft2) 7,887 m2 (84,897 ft2) 
Floor Area Ratio (Gross) 2.5 2.76 
Lot Coverage 51% 52.9% 
Height (to top of roof) Six storeys (~18 metres) Six storeys (~18 metres) 
Parking Spaces 99 112 

 
 
 

Table 2: Townhouse Site 

  
 Revised Proposal Original Proposal 
Number of Units 14 14 
Gross Floor Area 2,174.3 m2 (23,404 ft2) 2,236.2 m2 (24,070 ft2) 
Floor Area Ratio (Gross) 1.5 1.54 
Lot Coverage 53% 53% 
Height (to top of roof) Three storeys (~12 

metres) 
Three storeys (~12 
metres) 

Parking Spaces 14 14 
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APPENDIX D 
Renderings and Landscape Site Plan 

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