*Live Streaming/Telecast: Please note that Standing Committees, Council Meetings, and Public Hearings held
in the Council Chamber are being recorded and broadcasted as well included on the City’s website at:
www.whiterockcity.ca

City Clerk's Office (604) 541-2212

E-mail clerksoffice@whiterockcity.ca
On Table THE CORPORATION OF THE
See Page 214 CITY OF WHITE ROCK % Bl
(click here) 15322 BUENA VISTA AVENUE, WHITE ROCK, B.C. V4B 1Y6
September 30, 2020

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
OCTOBER 5, 2020 to begin at 6:00 p.m. for the transaction of business as listed below.

The City of White Rock is committed to the health and safety of our community. In keeping with
Ministerial Order No. M192 from the Province of British Columbia, City Council meetings will
take place without the public in attendance at this time until further notice.

Please note you can watch the meeting, as well as previous meetings, online
www.whiterockcity.ca/councilmeetings

T. Arthur, Director of Corporate Administration

AGENDA

Councillor Trevelyan, Chairperson
1. CALL MEETING TO ORDER

1.1 MOTION TO CONDUCT LAND USE AND PLANNING COMMITTEE MEETING
WITHOUT THE PUBLIC IN ATTENDANCE

WHEREAS COVID-19 has been declared a global pandemic;

WHEREAS the City of White Rock has been able to continue to provide the public access
to the meetings through live streaming;

WHEREAS holding public meetings in the City Hall Council Chambers, where all the
audio/video equipment has been set up for the live streaming program, would not be
possible without breaching physical distancing restrictions due to its size, and holding
public meetings at the White Rock Community Centre would cause further financial impact
to City Operations due to staffing resources and not enable live streaming;

WHEREAS Ministerial Order No. 192 requires an adopted motion in order to hold public
meetings electronically, without members of the public present in person at the meeting;

THEREFORE BE IT RESOLVED THAT the Land Use and Planning Committee (including
all members of Council) authorizes the City of White Rock to hold the October 5, 2020
meeting to be video streamed and available on the City’s website, and without the public
present in the Council Chambers.
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Land Use and Planning Committee Meeting Agenda — October 5, 2020
Page No. 2

2.

ADOPTION OF AGENDA

RECOMMENDATION
THAT the Land Use and Planning Committee adopt the agenda for October 5, 2020 as
circulated.

ADOPTION OF MINUTES Page 4
a) September 16, 2020

RECOMMENDATION
THAT the Land Use and Planning Committee adopt the minutes of the
September 16, 2020 meeting as circulated.

REQUEST FOR RECONSIDERATION: DENIAL OF TREE REMOVAL PERMIT

15276 COLUMBIA AVENUE

Corporate report dated October 5, 2020 from the Directors of Planning and Development
Services and Engineering and Municipal Operations titled “Request for Reconsideration:
Denial of Tree Removal Permit (15276 Columbia Avenue)”. Page 9

RECOMMENDATION

THAT the Land Use and Planning Committee recommend that Council confirm the
delegated decision to deny a Tree Management Permit (TMP) for the removal of a City-
owned tree adjacent to 15276 Columbia Avenue for the reasons outlined in this
corporate report.

Note: Due to timing constraints, this recommendation will be presented on the Regular
Agenda later this evening for consideration. Council may, if they wish, defer this matter
to the next Regular meeting.

APPLICATION FOR MAJOR DEVELOPMENT PERMIT (SIGNAGE) AMENDMENT —
15177 THRIFT AVENUE

Corporate report dated October 5, 2020 from the Director of Planning and Development
Services titled “Application for Major Development Permit (Signage) Amendment —

15177 Thrift Avenue”. Page 53

RECOMMENDATION

THAT the Land Use and Planning Committee recommend that Council authorize staff to
schedule the required Public Meeting for proposed Development Permit No. 429, which
includes variances to Sign Bylaw, 2010, No. 1923.

Note: Due to timing constraints, this recommendation will be presented on the Regular
Agenda later this evening for consideration. Council may, if they wish, defer this matter
to the next Regular meeting.

APPLICATION FOR MAJOR DEVELOPMENT PERMIT APPLICATION AND
DEVELOPMENT VARIANCE PERMIT — 14947 BUENA VISTA AVENUE
(MJP/DVP 19-021)

LU & P AGENDA
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Land Use and Planning Committee Meeting Agenda — October 5, 2020
Page No. 3

Corporate report dated October 5, 2020 from the Director of Planning and Development
Services titled “Application for Major Development Permit Application and Development
Variance Permit — 14947 Buena Vista Avenue (MJP/DVP 19-021). Page 126

RECOMMENDATION

THAT the Land Use and Planning Committee recommend that:

1. Council direct staff to schedule the public meeting for Development Variance Permit
No. 431;

2. Council, following the Public Meeting, consider the issuance Development Variance
Permit No. 431 for 14947 Buena Vista Avenue; and

3. Council, if Development Variance Permit No. 431 is approved, also issue
Development Permit No. 430 for 14947 Buena Vista Avenue.

Note: Due to timing constraints, this recommendation will be presented on the Regular
Agenda later this evening for consideration. Council may, if they wish, defer this matter
to the next Regular meeting.

7. APPLICATION FOR ZONING AMENDMENT — 14234 MALABAR AVENUE
(ZON/MIP/SUB 19-005)
Corporate report dated October 5, 2020 from the Director of Planning and Development
Services titled “Application for Zoning Amendment — 14234 Malabar Avenue
(ZON/MIP/SUB 19-005)". Page 185

RECOMMENDATION
THAT the Land Use and Planning Committee:

1. Recommend that Council give first and second readings to “White Rock Zoning
Bylaw, 2012, No. 2000, Amendment (RS-4 — 14234 Malabar Avenue) Bylaw, 2020,
No. 2361;"

2. Recommend that Council direct staff to schedule the public hearing for “White Rock
Zoning Bylaw, 2012, No. 2000, Amendment (RS-4 — 14234 Malabar Avenue)
Bylaw, 2020, No. 2361;” and

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

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

b) Demolish the existing buildings and structures to the satisfaction of the Director of
Planning and Development Services.

Note: Due to timing constraints, this recommendation will be presented on the Regular
Agenda later this evening for consideration. Council may, if they wish, defer this matter
to the next Regular meeting.

8. CONCLUSION OF THE OCTOBER 5, 2020 LAND USE AND PLANNING
COMMITTEE MEETING
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Minutes of a Land Use and Planning Committee Meeting of Page 14
City of White Rock Council held in the Council Chambers
September 16, 2020

PRESENT:

ABSENT:

STAFF:

Councillor Trevelyan, Chairperson
Mayor Walker

Councillor Chesney

Councillor Johanson

Councillor Manning

Councillor Fathers
Councillor Kristjanson

G. Ferrero, Chief Administrative Officer
C. Isaak, Director of Planning and Development Services
S. Lam, Deputy Corporate Officer

1.1

2020-LU/P-024

CALL MEETING TO ORDER
The meeting was called to order at 6:00 p.m.

MOTION TO CONDUCT LAND USE AND PLANNING COMMITTEE
MEETING WITHOUT THE PUBLIC IN ATTENDANCE

It was MOVED and SECONDED

WHEREAS COVID-19 has been declared a global pandemic;

WHEREAS the City of White Rock has been able to continue to provide the
public access to the meetings through live streaming;

WHEREAS holding public meetings in the City Hall Council Chambers, where all
the audio/video equipment has been set up for the live streaming program,
would not be possible without breaching physical distancing restrictions due to
its size, and holding public meetings at the White Rock Community Centre
would cause further financial impact to City Operations due to staffing resources
and not enable live streaming;

WHEREAS Ministerial Order No. 192 requires an adopted motion in order to
hold public meetings electronically, without members of the public present in
person at the meeting;

THEREFORE BE IT RESOLVED THAT the Land Use and Planning Committee
(including all members of Council) authorizes the September 16, 2020 meeting
to be video streamed and available on the City’s website, and without the public
present in the Council Chambers.

CARRIED

LU & P AGENDA
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Minutes of a Land Use and Planning Committee Meeting of Page 15
City of White Rock Council held in the Council Chambers
September 16, 2020

2.

2020-LU/P-025

ADOPTION OF AGENDA

It was MOVED and SECONDED
THAT the Land Use and Planning Committee adopt the agenda for
September 16, 2020 as circulated.

CARRIED

OFFICIAL COMMUNITY PLAN REVIEW — SUMMARY OF TOWN CENTRE
URBAN DESIGN & PUBLIC REALM REVIEW PHASE 2 PUBLIC
ENGAGEMENT AND RECOMMENDATIONS

Corporate report dated September 16, 2020 from the Director of Planning and
Development Services titled “Official Community Plan Review — Summary of
Town Centre Urban Design & Public Realm Review Phase 2 Public
Engagement and Recommendations”.

Staff clarified that the purpose of the meeting is to review each of the 12
recommendations and determine how they would be brought forward if
endorsed by Council. The recommendations were originally presented at the
July 27, 2020 meeting, and this evening is also an opportunity for the Committee
to provide further adjustments if desired.

Staff led the Committee through a PowerPoint presentation that summarized
each recommendation.

Councillor Trevelyan exited the meeting at 6:13 p.m. and Councillor Manning
presided over the meeting.
Councillor Trevelyan returned at 6:19 p.m. and resumed as Chairperson.

Noted under each recommendation are the noted Committee comments:
Recommendation 1 /| Grow the Tree Canopy & Species Mix:

. The OCP considers trees suitable to be planted on streets, considering
factors such as tree roots and the environment.

Recommendation 2 / Manage Rainwater Sustainably:

o Staff clarified that a development permit application without variances must
be evaluated within the City’s Development Permit Guidelines
(which are contained within the OCP)

. If a developer is limited on where they provide parking, they may need to
dig deeper (build lower) which can add significant costs to a project. This
could be viewed as an unintended deterrent for having a project in the City

Recommendation 3 / Improve Soil Connectivity:
o Staff clarified that the street trees smaller in sized are proposed for planting
in order to alive for growth and longevity of the tree

LU & P AGENDA
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Minutes of a Land Use and Planning Committee Meeting of Page 16
City of White Rock Council held in the Council Chambers
September 16, 2020

Recommendation 4 / Prioritize Green Buildings:

o Staff clarified that there could be incentives for builders to provide LEED
standard in exchange for density bonusing if that was Council’s desire

e There is no way to prioritize projects that come through the City’s
application process (as outlined in the City’s Procedure Bylaw)

e Stipulations can be incorporated into the criteria, such as “if a builder would
like Floor Area Ratio beyond what is permitted, they must reach energy step
code level etc.”

Recommendation 5 / Create Social and Affordable Housing:

e Suggested that for-profit organizations be considered in terms of affordable
housing opportunities

e There should be clarity in the definition of “Affordable”

e Within the density bonus policy, City’s could suggest that density could be
exchanged for a public amenity

Recommendation 6 / Increase the Mix of Uses:
e The Committee asked for a list of prioritized options and staff advised that
the Governance and Legislation Committee will be looking at the
Community Amenity Contribution workshop results

Recommendation 7 Identify Transit Exchange Options:
e Noting that busses currently park/take breaks at Central Plaza, this area will
be relocated to the Miramar

Recommendation 8 Refine the Density Bonus Policy:
e Recognized that most comments expressed support for height/density in
the north end over the south end

Recommendation 9 /Building Heights (per accompanying map):

e Concerns were expressed regarding building heights along North Bluff and
spoke to the City of Surrey’s adopted phase 1 of the South Surrey Plan

e Suggested that the markings/legend of the appendices be revised to clearly
reflect the messaging

e Would like to discuss the South Surrey/White Rock transition plan

2020-LU/P-026 It was MOVED and SECONDED
THAT the LUPC recommends that Council requests the following order of priority
in terms of discussion topics in the Official Community Plan review process:
1. The Town centre;
2. Marine Drive; and,
3. South Surrey/White Rock Transition.

CARRIED

LU & P AGENDA
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Minutes of a Land Use and Planning Committee Meeting of Page 17
City of White Rock Council held in the Council Chambers
September 16, 2020

Recommendation 10 / Promotion of Plazas, Patios and Green Space:
e |t was noted that this recommendation pertains to the Town Centre

Recommendation 11 / Build the Open Space Network:

e Speaking to the developed Miramar project, it was noted that the final
product appeared to be different than what was originally proposed (eg:
public art piece). As such, questioned how and when amendments can be
made to agreed upon community amenities. Staff noted that

¢ |t was recognized that Community Amenity Contributions can be agreed
upon through facilities and amenities, not just dollar amounts and that this
concept be rearticulated for a better general understanding

e When CACs are agreed upon, there should be systems in place that allow
the City to use them when it’'s needed

Recommendation 12 / Identify Town Centre Priorities:
¢ In terms of Town Centre priorities, it was noted that a Governance and
Legislation CAC workshop has been called for September 23, 2020

The Committee, as a whole, recognized that the explanations and proposed
recommendations were presented well; however, members of the Committee
noted that they cannot support the recommendations as they are opposed to
the heights of the Town Centre.

2020-LU/P-027 It was MOVED and SECONDED
THAT Land Use and Planning Committee recommend that Council consider the
Town Centre Phase 2 Engagement Summary and Recommendations Report
prepared by DIALOG Design, attached to this corporate report as Appendix A,
and direct staff to proceed with preparing the proposed implementing
mechanisms as described in staff’'s evaluation of the DIALOG recommendations
in Appendix B.

CARRIED
Councillor Johanson voted in the negative

LU & P AGENDA
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Minutes of a Land Use and Planning Committee Meeting of Page 18
City of White Rock Council held in the Council Chambers
September 16, 2020

4,

2020-LU/P-028

CONSIDERATION OF POLICY FOR PURCHASE OF MUNICIPAL PROPERTY

Corporate report dated September 16, 2020 from the Director of Planning and
Development Services titled “Consideration of Policy for Purchase of Municipal
Property”.

It was MOVED and SECONDED
THAT Council direct staff to prepare a Council Policy regarding the Sale of
Municipal Property.

CARRIED

CONCLUSION OF THE SEPTEMBER 16, 2020 LAND USE AND PLANNING
COMMITTEE MEETING
The Chairperson declared the meeting concluded at 8:14 p.m.

SAlar,

Mayor Walker S. Lam, Deputy Corporate Officer

LU & P AGENDA
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THE CORPORATION OF THE

CITY OF WHITE ROCK

CORPORATE REPORT
DATE: October 5, 2020
TO: Land Use and Planning Committee
FROM: Carl Isaak, Director, Planning and Development Services

Jim Gordon, Director, Engineering and Municipal Operations

SUBJECT: Request for Reconsideration: Denial of Tree Removal Permit
(15276 Columbia Avenue)

RECOMMENDATION

THAT the Land Use and Planning Committee recommend that Council confirm the delegated
decision to deny a Tree Management Permit (TMP) for the removal of a City-owned tree
adjacent to 15276 Columbia Avenue for the reasons outlined in this corporate report.

EXECUTIVE SUMMARY

The City received a tree removal permit application to remove a City-owned native Douglas Fir
immediately north of the property at 15276 Columbia Avenue. Staff denied the permit, which if
approved, would enable the removal of this tree. Staff believe there is an ability to design the
development (i.e., building and site engineering) such that the tree can remain. It is the opinion
of staff that this tree is of value to the residents of the White Rock community and, with
alternative design options, there is no need for tree removal. The applicants have appealed staff’s
decision and have submitted an application for reconsideration herein presented to the Land Use
and Planning Committee (LUPC).

PREVIOUS COUNCIL DIRECTION
Not applicable.

INTRODUCTION/BACKGROUND

This corporate report presents the background and rationale for the refusal to grant a Tree
Management Permit (TMP) for the removal of a City-owned Douglas Fir measuring 52
centimeters diameter at breast height (City tree tag #791). The TMP application was received on
June 18, 2020. The application proposes the removal of the City tree, which is located
immediately north of the property to accommodate the construction of a dwelling on the
currently vacant lot at 15276 Columbia Avenue (see Site Photos in Appendix A). Per Part 5,
Section 3 of the City of White Rock Tree Management Bylaw, 2008, No, 1831, any proposal to
remove a City Tree tied to a building permit requires a TMP.

The rationale for the removal of this tree, as presented in the arborist report provided by the
owners, is that the “tree conflicts with proposed entranceway grades being raised to have front
door at grade of road”. The applicant’s letter and application for reconsideration further provide
that the tree ought to be removed to alleviate the loss of views (to the water) from five

LU & P AGENDA
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Request for Reconsideration: Denial of Tree Removal Permit (15276 Columbia Avenue)
Page No. 2

neighbouring properties to the north (see Appendix B). They have submitted letters of support
from these residents. Additionally, the owner’s submission recognizes what they understand to
be the City’s issuance of a tree (removal) permit in 2015 to the previous owners. Staff have
clarified to the current owners, being those seeking this reconsideration, that this permit was not
a tree removal permit. Rather, the permit was issued to govern the protection of Tree #791 during
the demolition of the home (see Appendix C).

The request to remove the City tree is not, in the view of City staff, considered necessary and its
removal in conflict with the intent and purpose of the Tree Management Bylaw (see Appendix
D). The City-owned tree is outside of the allowable building envelope established by the zoning.
As such, it is not an encumbrance to the realization of the residential density available to the lot.
The owners note that the tree conflicts with their intended landscaping design and servicing
components tied to the development of the lot. In the opinion of staff, landscaping, utilities,
retaining walls, staircases and related features can be designed and constructed in a manner
which allows for the tree to be retained, albeit warranting an alternative approach to that desired
by the owners. If the owner were to demonstrate that the removal of the tree is necessary, due to
unavoidable design constraints or City-imposed servicing/engineering requirements making its
safe retention not viable, staff would return to Council with a corporate report identifying these
circumstances to allow for further reconsideration. However, with the information provided by
the applicant to date, staff do not believe this has been demonstrated.

As a result, City staff were unable to support the removal request and accordingly refused to
issue the removal permit.

FINANCIAL IMPLICATIONS
Not applicable.

LEGAL IMPLICATIONS

Per section 52 of the Community Charter, property owners have the right to have a decision
regarding trees made by a delegate of Council reconsidered by Council. This reconsideration
process is enabled through section 23-26 of the White Rock Planning Procedures Bylaw, 2017,
No. 2234.

Section 50(3) of the Community Charter identifies that if a bylaw regulating trees interferes with
a property owner’s ability to develop their property to the density permitted under the applicable
zoning bylaw, Council may either pay compensation to the owner for any reduction in value, or
consider issuing a Development Permit or Development Variance Permit to enable an alternative
means for the parcel to achieve its permitted density.

Staff consider that the proposed building and landscaping may be redesigned in a manner which
allows the parcel to be developed at the permitted density without removing the City tree.

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS
Not applicable.

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS

The City’s Engineering and Operations Department has been consulted in the review of the TMP
and this request for reconsideration. To date, the City has not received sufficient evidence in the
form of detailed civil designs, to necessitate the proposed tree removal.

LU & P AGENDA
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Request for Reconsideration: Denial of Tree Removal Permit (15276 Columbia Avenue)
Page No. 3

CLIMATE CHANGE IMPLICATIONS

Generally, the retention of trees and the planting of new trees is known to support the continual
sequestering of carbon dioxide, being widely accepted as a contributor to climate change.

White Rock’s tree canopy has diminished over the years, largely due to redevelopment on
private properties. The preservation of large trees is crucial to reversing the diminishing tree
canopy trend as replacement trees take years to develop to the extent where they significantly
contribute to tree canopy and provide environmental benefits including the reduction in
greenhouse gases and cooling.

ALIGNMENT WITH STRATEGIC PRIORITIES

As part of the Official Community Plan (OCP) Review, Council has expressed a desire to
support efforts that will help in “Greening the City.” The retention of healthy, mature City Trees,
and privately-owned trees, where possible, will help support this initiative.

OPTIONS / RISKS / ALTERNATIVES

As an alternative to the staff recommendation to uphold the denial of the tree removal, Council
may direct staff to approve the request for reconsideration by issuing the Tree Management
Permit to support the removal of the Tree.

CONCLUSION

Staff have denied a request to remove a City tree adjacent to 15276 Columbia Avenue, in
conjunction with an application to build a new detached home on the property, which has been
appealed to Council. Council may consider confirming the delegated decision made by staff, or
substitute its own decision. Staff recommend confirming the decision and having the applicant
redesign the project within the permitted density to accommodate the retention of the City tree.

Respectfully submitted,
Carl Isaak, MCIP, RPP Jim Gordon, P.Eng.
Director, Planning & Development Director, Engineering & Municipal Operations

Comments from the Chief Administrative Officer
I concur with the recommendation of this corporate report.

=

Guillermo Ferrero
Chief Administrative Officer

Appendix A: Site Photos, 15276 Columbia Avenue

Appendix B:  Owner’s Request for Reconsideration

Appendix C: Tree Management Permit (2015)

Appendix D: Excerpt from the Tree Management Bylaw, 2008, No. 1831
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Request for Reconsideration: Denial of Tree Removal Permit (15276 Columbia Avenue)
Page No. 4

APPENDIX A

Site Photos, 15276 Columbia Avenue
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Request for Reconsideration: Denial of Tree Removal Permit (15276 Columbia Avenue)
Page No. 5

APPENDIX B

Owner’s Request for Reconsideration

[document attached separately]
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APPLICATION FOR RECONSIDERATION SEPTEMBER 186, 2020

To: Mr. Carl Isaak
Director of Planning and Development Services
City of White Rock

Dear Mr. Isaak,

Please find enclosed our Application for Reconsideration regarding the City’s denial of our Type 3
Tree Management Permit for 15276 Columbia Avenue for City Tree #791.

We understand that the Tree Management Bylaw was adopted to regulate and prohibit the cutting,
removal and damage of trees in an effort to maintain the City’s urban forests. Trees serve an
important role in the fight against climate change and also provide valuable habitat for birds and
wildlife and contribute to the ecosystem of the City. We fully support the City's efforts to maintain
and enhance the City’s Urban Forest and believe our proposal will more than satisfy the City’s long
term goals by enhancing the tree canopy and creating a diverse tree population.

Attached is a letter from the project architects, Openspace Architecture, describing the grounds
upon which we consider the City's decision inappropriate and the proposed alternate solution.

I'have spoken to five of their neighbours about City Tree #791 and have received unanimous support
for the proposed development and the replacement of this tree. This tree has grown to block views
of the uphill neighbours, and has been preventing development of this property for many years. As it
continues to grow, the negative impacts on the neigbouring properties and views will only increase.
Please find five Letters of Support attached to this document as well as contact information for the
neighbours.

The homeowners purchased the property after carefully reviewing the sellers approved tree management
permit #TMP 15-051 and discussing with the City Arborist the likelihood of a new tree management
permit being isssued under a new owner. Subsequently the property was purchased. Attached is a
letter from the homeowner's counsel expressing homeowner's due diligence and expectations.

The previously submitted Arborist report has also been included for your reference.

The supporting documentation will show that the removal and replacement of this tree will ultimately
benefit the City, the homeowners, and the neighbourhood. A tree removal permit was granted for
previous owners in 2015, and we believe the current proposal also meets the criteria for tree removal.

Thank you for your time and consideration when reviewing our submission.

Regards,

Ron Kliewer
KLIEWER BROS. CONSTRUCTION LTD.
@ D
1 of 1 604-764-7606 -
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APPLICATION FOR RECONSIDERATION: TREE MANAGEMENT PERMIT

Date:  September 16th, 2020

To: Carl Isaak
Director of Planning and Development Services
City of White Rock

Re: Tree Management Permit for 15276 Columbia Avenue, City Tree #791

Dear Mr. Isaak,

Below is a description of City Tree #791 and its unique site conditions which are prohibiting the equitable development of this hillside
view property. The subject Douglas Fir tree began as a seedling planted by a previous homeowner in 1994. It is a large growing,
native tree species and the conflicts discussed in this letter will only become greater as the tree continues to grow.

We will discuss the following effects of the existing tree:
Creating Poor Boulevard Conditions

Conflicting with BC Hydro Lines

Limiting Constructability

Limiting Development and Enjoyment of Property

In 2015 a tree removal permit was granted fo the previous homeowner (see attached for TMP 15-051). The challenges and conflicts
imposed by this tree have only increased due to its growth.

The proposed solution will enhance the City's Urban Forest through the funding and planting of new trees, both on and off the

property, with a significant gain to the tree canopy. The homeowners will work with the city to develop an appropriate replacement
plan and are happy to go above and beyond the basic requirements for the benefit of the neighbourhood.

Page 1

LU & P AGENDA
PAGE 15



Site and Tree Description

The existing free sits at the center of the front lot line, with a portion of the trunk sitting on private property. Its canopy spans 90% of
the front lot line, and takes up over 50% of the front yard. Due to a steep drop off from the road (and previously constructed
retaining wall), the base of the tree is 1.74m (5.7") below the existing road, and is below both of the adjacent driveways. Given the size
and growth rate of this free, it was not planted in a suitable location and should not have been planted on City Property by previous
homeowners. The existing retaining wall and staircase are in very poor condition and are required to be removed from the boulevard
zone by the Engineering Department.

g

' :{."l-

View of Tree from Center of Property .

Page 2
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Creating Poor Boulevard Conditions

The upper floor of the proposed house has been located to match the floor elevation of the neighbour to the West (the right side in the
photo above). This elevation allows for direct access from the road and would allow the slope of the boulevard to smoothly blend in
with the road and adjacent driveways, greatly improving the current condition of the boulevard. The homeowners have a
reasonable expectation that the proposed design should be able to achieve an elevation and street presence similar to that of their
neighbours. It is not equitable to require the proposed house be lowered in order to accommodate a tree that has been inappropriately
planted below adjacent grades and existing houses.

If the tree is maintained, the result will be a 1.8m deep well on the City Boulevard, with a 52% slope down from the road and a 71%

slope down from the allowable access walkway. This is in direct conflict with engineering guidelines for a 2% slope up from the
curb. This tree well could become a liability to the City, collecting water run-off, debris and garbage, and it will be difficult o maintain.

Page4
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See below for sections through the resulting boulevard if the free is maintained:

T,
._‘./(1/.!

l |

WEST NEIGHEOUR |
DRIVEWAY

EAST NEKSHBOUI
DRIVEWAY

(sLoPED) (SLOPED)

N-S Section ' E-W Section

3D View from Road
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See below for sections through the boulevard with proposed replacement tree and boulevard design:

Proposed 3D View from Road

Page 6
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BC Hydro Conflict:

The proximity of the tree to the BC Hydro pole is explained in detail in the attached Arborist report. The tree has grown asymmetrically
towards the overhead power lines at the West side of the site. The majority of the crown is growing in the vicinity of the power lines,
causing ongoing conflicts with service in that area. BC Hydro requires a minimum of 6’0" clearance of all branches to the power
lines, which will result is a 12' crescent cut into the tree. Ongoing pruning will be required fo maintain service clearance.

City Tree #791 showing Hydro Clearance City Tree #791 showing Hydro Clearance

Constructability

Maintaining this tree will seriously impact the ability to construct a house on the lot. The required tree hoarding fence will span
almost the entire width of the fot, and will prevent any useful work to be done from the North end of the property. Machinery and
deliveries will be prevented from accessing the North end of the property, meaning the laneway will be blocked much more often,
causing additional disturbance to the neighbours and municipal services. Simply put, it is not practical to build this project from one
access point when two are easily available as the duration and cost of the construction process will increase greatly.

Page7
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Limiting Development and Enjoyment of Property

The development and enjoyment of the front yard is of great importance to the homeowners and will benefit the urban and social fabric
of the community. The adjacent neighbours are in full support of the proposed development and tree replacement, and agree
that it will benefit the neighbourhood as a whole (please see attached 5 Letters of Support).

An exterior courtyard has been designed and is envisioned as the primary outdoor space for the home. Due to the restrictive nature of
the Angle of Containment required in the Zoning Bylaw (Section 4.9), it is difficult to provide adequate shelter on the south side of the
home. Many hillside homes have built non-conforming structures on their upper decks due to this issue. To avoid this, the proposed
front yard becomes the most practical usable outdoor space. See some examples of non-conforming structures below:

All photo king from Columbia and Victoria Avenue

Page 8
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The existing tree will greatly limit the ability of the homeowners to develop and utilize their front yard, unlike the neighbouring properties
who all have full use of their front yard and level access to the road. See some examples of neighbouring properties below:

All photos taking from Columbia and Victoria Avenue

Page 9
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Furthermore, the immense size of the tree will severely block the view of the home from the Street and reduce the amount of
daylighting to the interior of the home. The home has been designed to funnel northern light down to lower floors though an interior
afrium and stair well. Access to daylight on the uphill side of the home is essential for reduced energy consumption and will improve
the general health and well-being of inhabitants. The size and location of the existing tree will greatly limit the amount of light that will
penetrate the northern windows, leading to a dark area of the home. See site photo below.

Contribution to White Rock’s Urban Forest

The homeowners are offering to go above and beyond basic requirements in order fo contribute to the City’s Urban Forest. As nofed in
the Arborist Report, there is not room for three new trees in the boulevard zone in front of the lof, therefore it is proposed to plant one
new site appropriate evergreen in this zone and to pay in lieu for additional trees as recommended by the City. The homeowners are
also willing to assist in the purchase, delivery and planting of these trees if desired by the City. They would like to work with the City
to develop a solution that meets the intent of the Tree Management Bylaw and Urban Forest Management Strategy as follows:
protect and enhance the tree canopy coverage across the City, strengthen ecological systems and biodiversity, support a healthy, well-
adapted and diverse tree population,

Alternatively, there is potential to relocate the existing tree to a more suitable location.

In addition to the above, the homeowners have enlisted a landscape architect to create an intensive landscape design for their
property. This plan includes ten new trees, as well as many new shrubs and grasses, which will greatly contribute to the overall tree
canopy and diversity of White Rock’s Urban Forest. The net increase of the tree canopy is 3 times greater than the existing Fir
Tree, without counting the proposed off site trees. The result will improve air quality, reduce heat island effect, and will be a beautiful
addition to the streetscape.

Page 10
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See the proposed landscape plan and renderings below:
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Proposed Rdering of Rear Yard
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Proposed Rendering of Front Courtyard

Conclusion

Thank you for your time and consideration in reviewing this Application for Reconsideration. We are confident that you will agree that
City Tree #791 is creating unfavorable conditions in the City Boulevard, is adding unreasonable limits on the development of the site,
and is having a negative impact on the neighbouring properties We believe this is an opportunity to improve both the conditions of the
City Boulevard and to enhance the City’'s Urban Forest through new site appropriate planting, all while allowing the full use and
enjoyment of the property.

Please don't hesitate to contact us with any questions or requests for additional information.

Best Regards,

Y =

Eric Petite,
Associate, BSc. Arch
Openspace Architecture

eric@openspacearchitecture.com
604-984-7722
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Ra & Debbie McGuire
15280 Columbia Avenue
White Rock BC

V4B 1J6

604 506 8181
September 2nd, 2020
Dear Mr. Mayor and Members of the Planning Department,

With regard to the tree removal application by the property owners located at 15276
Columbia Ave, we, as homeowners located next-door to that property for thirty years,
are writing in favour of the replacement and removal of the Douglas Fir #791 and the
development of the property as submitted to the City for BP.

The lot in question has sat as an undeveloped neighborhood eyesore for years. The
extremely challenging topography of the building lot and the large and unattractive tree
nearly centered in the street-facing facade are the probable reasons for the lack of

builder interest.

Ten years ago, the Kliewer Brothers, as KBC, developed the outstanding home to our
east, dramatically improving the aesthetic quality and land-value of our neighborhood.
The fact that this same company is planning another first class home on the property to
our west is a dream come true, and we're very sorry to hear that their plans have been
challenged by a tree that no one in the neighborhood would miss. It makes us wonder
who this challenge is meant to serve.

The Fir tree in question is not indigenous to the site. Our former neighbor, Rod Tonack,
planted the seedling (that he brought home from the school he worked at ) in the mid-
nineties. It has continued to grow at a rate of 10% a year since then. Soon it will
overhang three lots, dropping drain-blocking fir needles on all three roofs.

From the point of view of livability and curb appeal, as a result of those fir needles, it will
be difficult if not impossible to grow anything in the area under the tree - which is,
essentially the home's front yard (and, eventually, the yards of both neighbors). It will
also limit or curtail any use of that space as an outdoor living space.

If the tree remains, construction deliveries and activities will be blocked by its root fence
at the north end of the lot. Having recently removed a larger tree from the same end of
our lot, we can also see how easily the tree could be damaged during construction -
resulting in its eventual removal down the road.

it seems to us unfair and shortsighted to ask that the entire street-facing facade of a
top-quality home be redesigned specifically to accommodate a tree that is essentially a
blight to the neighborhood.
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Also, at the risk of stating the obvious, the views of Semiahmoo Bay are one of White
Rock's major assets. Unblocking the views of our neighbors to the north was a factor in
the removal of our large Copper Beach. While we appreciate the philosophy of the
Urban Forest concept, we question it's broad and un-nuanced implementation in this
case. Discouraging the construction of high-quality homes on the hill seems, overall,
counterproductive to the positive growth of the city.

Sincerely,

\ / :5: "X

’ Ra;."McGuir\e\“ Debbie McGuire
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September 1, 2020

Attn: White Rock City Mayor and Planning Department

Re: Douglas Fir Tree #791 Removal and Replacement

Dear Sirs or Madam:

My name is David Houston, | am the owner of the property situated at 15272 Columbia Ave, White Rock,
BC. | have owned this property for the past 4 years, before me was my father who owned the property
since the early 1980’s, who is also in agreement with my opinion about the tree in question.

The Douglas Fir Tree #791 has been an issue and a problem for many years and will continue to severely
limit the development of the lot beside us for the current, or any future owner. The lot has now sat
vacant for many years and is an eyesore on our street.

I have been very appreciative for the way the builders, KBC, have developed the Tieszen's property at
15284 Columbia Ave and not only would | benefit, but the entire street, from them development the
Tieszen's new property at 15276 Columbia in a similar manner. | feel that the project will be a long-
needed improvement to our neighborhood and our overall property values. Not only do I support the
removal and replacement of the tree in question, but | strongly support the new project as submitted to
the city for BP. The Tieszens and KBC developed these plans after in-depth consulting with the
surrounding neighbors and | would strongly ask that the city approve the plans as presented.

As long as this tree is required to stand, the required setback will disqualify any quality builder and
owner from choosing the site. A buildable footprint for a quality hillside home reflecting the high
property values cannot be achieved without removing the tree. The economics of a building site with
the tree remaining would not be viable for any owner. |looked at purchasing the land 3 years ago and
concluded that the tree would have to be removed to accommodate any home on the property to make
it worthwhile. If you do not grant this request, | am afraid of the downward pressure it would put on
my, and the neighboring home values. The empty lot has already hurt all our values.

In addition to the above noted issues with the tree, | have also been very concerned about the tree
falling in a strong winter wind.

Please do not hesitate to contact me at 778-839-8535 or by email at : noblehouston@gmail.com

Regards,

a s
3

David Houston
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To The Mayor and Planning + Development Department of The City of White Rock

b ¢ fid M %ﬂ@n & are homeowners and tax payers in The City of
White Rock. We reside at : 0L

With regards to the development of the property located at 15276 Columbia Ave, we as homeowners
living immediate above the property where the Douglas Fir #791 is standing are writing in favour of the
removal and replacement of the tree and for the property to be finally developed to complete the
neighbourhood.

The removal and replacement of this tree followed by the subsequent development of the property will
have a positive impact on our neighborhood and the re-establishment of our view property investment.
The proposed tree replacement and remedial plantings are generous and of benefit to the
neighbourhood. Further, we welcome the development of the property as proposed by the owners in
their submission for building permit application. The elevations are modest and the structure is
designed to integrate well into the topography and existing development of the neighbourhood.

Over the ﬁ years of our ownership, the growth and enlargement of this tree has now significantly

impeded and diminished our views. More importantly, our “view property” value has been reduced.
Therefore we recommend that the tree removal and replacement be granted.

Signed,; e% i@
Dated; @Z /Z) QQ)

Contact #; 777"%? ‘Déz 25
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To The Mayor and Planning + Development Department of The City of White Rock

I ‘Oh (7 Lonn E.LL& 5@@4 H ﬁg@ nngre hor‘neowners and tax payers in The City of

White Rock. Weresideat [ & 2+ 7+ Collura\sia DNue,

With regards to the development of the property located at 15276 Columbia Ave, we as homeowners
living immediate above the property where the Douglas Fir #791 is standing are writing in favour of the
removal and replacement of the tree and for the property to be finally developed to complete the
neighbourhood.

The removal and replacement of this tree followed by the subsequent development of the property will
have a positive impact on our neighborhood and the re-establishment of our view property investment.
The proposed tree replacement and remedial plantings are generous and of benefit to the
neighbourhood. Further, we welcome the development of the property as proposed by the owners in
their submission for building permit application. The elevations are modest and the structure is
designed to integrate well into the topography and existing development of the neighbourhood.

U
Over the b years of our ownership, the growth and enlargement of this tree has now significantly
impeded and diminished our views. More importantly, our “view property” value has been reduced.
Therefore we recommend that the tree removal and replacement be granted.

o e — —.
Signeaf’;i:. —

Dated; C_")-é'fr._)t \‘b{’—'- B Ne
i

Contact#;, (O -~<RZ(-7) &S %
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To The Mayor and Planning + Development Department of The City of White Rock

I \( \wen SV\ n & are homeowners and tax payers in The City of
White Rock. Weresideat__ (5 2F | Columbia Awve

With regards to the development of the property located at 15276 Columbia Ave, we as homeowners
living immediate above the property where the Douglas Fir #791 is standing are writing in favour of the
removal and replacement of the tree and for the property to be finally developed to complete the
neighbourhood.

The removal and replacement of this tree followed by the subsequent development of the property will
have a positive impact on our neighborhood and the re-establishment of our view property investment.
The proposed tree replacement and remedial plantings are generous and of benefit to the
neighbourhood. Further, we welcome the development of the property as proposed by the owners in
their submission for building permit application. The elevations are modest and the structure is
designed to integrate well into the topography and existing development of the neighbourhood.

Co n~n Y 3
Over the years of our ownership, the growth and enlargement of this tree has now significantly
impeded and diminished our views. More importantly, our “view property” value has been reduced.
Therefore we recommend that the tree removal and replacement be granted.

Signed; % |/ —

/

Dated; 9/ ] / Ao Q 9]

7

Contact #; ??UP "?g( _3??(
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Reply to the attention of: N. Nima Rohani

File No.

September 16, 2020

Carl Isaak
Director of Planning and Development Services
City of White Rock

Dear Mr. Isaak:

Re: Homeowner Expectations for 15276 Columbia Avenue, White Rock, BC

(3 »”

I represent the owners of the Property. The owners are concerned with the City of
White Rock’s (the “City”) denial of a tree management permit for City Tree #791 (the
“Douglas Fir”) on the Property.

Prior to the purchase of the Property, the owners attended City Hall to discuss a
previously issued Tree Management Permit (“TMP 15-051”) for the Douglas Fir.
Enclosed is a copy of TMP 15-051 issued to the previous owners permitting them to
remove the Douglas Fir.

Despite TMP 15-051 having lapsed due to time, a City representative in the Planning
and Development Services Department assured the owners the City is not in the
business of restricting or limiting property construction and, so long as the owners’
proposal met engineering guidelines and building codes, the City would issue a new
tree management permit granting the owners the right to remove the Douglas Fir. The
owners would not have purchased the Property if not for these representations made
by the City’s representative, as the owners primary use of the Property was for
construction of a luxury home including a fully developed front yard. The Property
cannot be properly developed without the Douglas Fir being removed and replaced by
the owners.

Further, the issues the Douglas Fir imposes on the Property and surrounding
neighbourhood are still in existence. This letter accompanies a detailed breakdown by
the owners’ architect setting out why replacement of the Douglas Fir will benefit the
surrounding properties and the City. TMP 15-051 references an Arborist Report
prepared by Urban Grove Tree Care dated the 17 day of August 2015 (the “Report™).
The Report addresses these issues and acknowledges that removal of the Douglas Fir
will assist in remediating the local area. In addition, the Report was the basis for the
City’s decision to grant TMP 15-051. The owners have undertaken a second Arborist
Report which reiterates the concerns set out in the Report, a copy of which the City
should already have on file.
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Based on the aforementioned information, the owners strongly urge the City to reconsider its decision and grant
the owners a tree management permit for the Douglas Fir. The owners in good faith want to continue to work
with the City to achieve a mutually agreeable goal for the Douglas Fir. However, the owners may seek alternative
approval methods to remove the Douglas Fir should the City continue to deny the owners the right to do so.

Yours very truly,

McCONNAN BION O'CONNOR & PETERSON
LAW CORPORATION

Per:
N. NIMA ROHANI

NNR/sd

Enclosures
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Arborist Report

15276 Columbia Avenue
White Rock, BC
V4B 1j6

Prepared For:

Brian Tieszan

15284 Columbia Avenue
White Rock

BC V4B 1)6

Prepared By:

Utban Grove Tree Care
& Consulting

15720 Russell Ave
White Rock BC

Phone 778-772-2597
lesley@utbangrove.ca

Date: June 1, 2020
To be submitted with
Tree Plan June 1, 2020
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Summary

Urban Grove Tree Care & Consulting was retained by the home owner Brian Tieszan and
Ron Kliewer of Kliewer Bros. Construction to prepare an atborist report and tree plan for a
single residential development at 15276 Columbia Avenue in White Rock, BC. A site plan by
Openspace Architecture with a legal survey by Cameron Land Surveying and landscape plans
by Paul Sangha Creative were provided to prepate the arborist report and tree plan. Lesley
Gifford visited the site May 25, 2020 to collect a tree inventory.

The site is vacant; the home was previously demolished by the previous home owners. One
protected sized City tree is located north of the site within the City Boulevard. No other
trees are located on or off the site. A single multi-stemmed Lilac shrub at the east and
multiple Cedar shrubs at the west are located on neighbouring properties. Offsite, non-
protected sized shrubs can be retained and protected through construction without TPZ
battiers by installing metal fencing along property boundaries.

Proposed grades and site retaining walls conflict with the city tree requiring its removal. One
tree is proposed for replacement on the City Boulevard and at least four trees are proposed
for planting on the site. Future tree planting locations are recommended to have soil
protected from compaction to ensure establishment. There are no conflicts with water,
storm, and sewer upgrades at the south of the site per the proposed plans. Hydro currently
conflicts with the crown of the City tree. A Type 3-Tree Management Permit is required for
the site. A consolidated site development plan (CSDP) and a Letter of Understanding are not
required because no protected sized trees are proposed for retention and the home was
demolished by previous home owners.

¢ Photographs of the site and trees are included within Appendix 1.
® Trees listed in the inventory correspond with trees on the attached tree plan.

Urban Grove Tree Care & Consulting Arborist Repott 15276 Columbia Avenue June 1, 2020
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Introduction

Background & History

A site plan by Openspace Architecture, a legal survey by Cameron Land Sutveying (March 6,
2020), and landscape plans by Paul Sangha Creative were provided for review to prepate the
arborist report and tree plan.

Usban Grove Tree Care and Consulting was tetained by the previous home owner to
prepare an arbotist report and tree plan for their proposed development. The previous
development only completed the house demolition prior to selling. The neighbouring Beech
tree was removed by the adjacent home owners with a city issued permit. No other trees
exist on the or off the site.

Assignment.

The following requirements for the proposed development are:

1. Complete a tree inventory for the site.
2. Prepare an arborist report and tree plan (map).

Limits of Assigntment

® This report does not include an examination of the root system of the trees.
This report does not estimate the time required to complete the work.

® This report is based solely on the visual assessment of the trees on May 25, 2020 and
of my analysis of the photos taken and tree material gathered during the site
inspections.

Purpose & Use of Report

The purpose of this report is to provide the client and city with pertinent information
regarding tree management on the site to support and retain permitting for the proposed
development application. A Type 3 Tree Management Permit is required for the site. This
report complies with the City of White Rock’s Tree Management Bylaw No. 1831 (2008).
The methods, findings and recommendations presented within this repott conform to the
International Society of Arboriculture (ISA) and WorkSafe BC industry standards for tree

risk assessment (TRAQ).

Obsetvations

Site & Tree Description

The site is located on the southern slopes of White Rock with Victoria Lane at the south and
a frontage lane at the north parallel to Columbia Ave. The lot is sloped from Columbia
Avenue at the north down to Victoria Lane at the south. There is almost 8 metres of grade

Urban Grove Tree Care & Consulting Arborist Report 15276 Columbia Avenue June 1, 2020
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change between the north and south sides of the lot. The water, sanitary, and storm services
are located at the south of the site with the exception of overhead Hydro which is cutrently
connected at the northwest of the lot. The lot is vacant with no structutes on the site.

The only protected sized tree associated with this lot is Douglas fir (Pswedotsuga menziesii) tag
#791 located within the city boulevard at the north. It is located at a lower grade than the
frontage lane and roadway and neighbouting home entrances and driveways. An old
retaining wall and set of stairs are located on the north and northwest aspect of the tree
within the trees” dripline.

Figure 1. Aerial photograph from WROMS of the site at 15276 Columbia Avenue with
water (blue), storm (green) and sanitaty (ted) located in the lane off the south side of
the lot.

Testing & Analysis

Tree Inventory

Trees on the development site greater than 30cm in diameter are required to be tagged per
White Rock’s Tree Management Bylaw #1831. There were no “protected” sized trees on the
subject site. One City tree located adjacent the north boundary was included in the tree
inventoty because its root protection zone (TPZ) extends onto the development site
requiring protection. An inventory of tree attributes was collected including species,
diameter, height, health, structure and defects. See Table 1. below for greater detail. Trees
within the inventory correspond to those on the attached tree plan.

Utban Grove Tree Care & Consulting Arborist Report 15276 Columbia Avenue June 1, 2020
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Table 1. Tree Inventory

Tree | Tree DBH | Height | LCR | Comments Recommendations TPZ
# Species (cm) (m) (%) (m)
City Douglas- 52 16 80 -City owned tree on north side of - Remove & replace with | 3.1
#791 | fir property. Single stem, ivy growing up | 3 trees

stem, no major defects, well rooted. One tree proposed, 2

Tree has retainer on north and east deficits = cash in lieu for

aspects and stairwell on west. Crown | 2 trees planted on city
is growing into Hydro lines at west. property elsewhere.
-Tree conflicts with proposed
entranceway grades being raised to
have front door at grade of road.
-Tree proposed for removal and
teplacement. One city tree proposed
for replacement at north. 4 trees
proposed on site.

Tree Risk Assessment

Using WotkSafe BC and International Society of Arboriculture (ISA) Standards, tree risk
assessing (TRAQ) was carried out to evaluate target, site factors, health, load factors and
defects and conditions (tree parts) affecting the likelihood of failure. Risk categorized for
each part, through a likelihood matrix and a risk rating matrix, detetmined the overall risk
rating. No high risk trees were noted on the site and offsite/City trees were not
assessed.

Discussion

An existing retaining wall and set of stairs, in poor condition, are located north of the lot and
city owned Douglas—fir #791. Proposed plans show an increase to grades at the north to
enable a front entryway at similar existing grades of the frontage lane and neighbouring
home entrances. The proposed design has the front door at the same elevation as the road
requiring two retaining walls on the north property boundary and fill be added between the
house and frontage lane. The raising of grades removes the need for an entryway stairwell
and provides a level entryway and the ability to upgrade the landscape both on and within
the City Boulevard.

The City Douglas-fir is in conflict with proposed plans requiring removal. The tree had ivy
removed from the trunk and measured 52cm in diameter. City approval for the removal of
Douglas-fir #791 requires replacement with 3 trees. If it is not feasible to plant the number
of replacement trees within the City boulevard or the City does not approve the location
then a cash-in-lieu contribution to the City’s Green Fund will be required. Removal and
replacement of this tree benefits the city, client and neighbouring residents as this native
conifer is a large growing tree species that either currently or in the future presents conflicts
with views, existing overhead hydro lines and proposed grades enabling lot improvements.
Currently, one City tree is proposed for teplanting in the city boulevard. At least four
replacement trees are proposed for planting on the site. The proposed City tree planting
location is recommended to have soil protected from compaction by placing and maintaining

Urban Grove Tree Care & Consulting Arborist Report 15276 Columbia Avenue June 1, 2020
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*/4” thick plywood on the ground. Plywood shall be secured and labelled as soil protection to
ensure it’s retained through the entire phase of construction. Plywood can be removed when
hard landscaping is prepared. Refet to the attached tree plan for more details.

There are no other protected trees on or off the site so service upgrades at the south and
retaining walls on the east and west of the site have no conflict. Neighbouring landscape
shrubs at the east (Lilac) and the west (Cedar hedging) of the site can be avoided by ensuring
construction clearances for wotks do not encroach on neighbouring properties. Installation
of metal fencing along all property boundaries is recommended.

Closing

Thete are no trees on or off the site proposed for retention and protection. City tree #791
conflicts with plans requiring removal and replacement. 1 replacement tree is proposed
within the city boulevard with cash in lieu for 2 replacement deficits. At least 4 trees are
proposed for planting on the site. A Type 3 Tree Management Permit is required to be
retained prior to removing the City tree. A CSDP and Letter of Undertaking are not be
required for the project since there are no trees to protect on or off the site through the
building phase of the project and no works within TPZ’s require arborist monitoring.

If you have any concerns or questions regarding the content of this report please contact the
undersigned.

Urban Grove Tree Care & Consulting

Lesley Gifford ;
B.App.Sc LAy & /‘..?/
ISA Certified Arborist: PN-5432A Wy

Tree Risk Assessor Qualified: #83 y

Urban Grove Tree Care & Consulting Arborist Report 15276 Columbia Avenue June 1, 2020
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Appendix 1 - Photographs

Photo 1. View southwest from Columbia Ave. of City
Douglas-fir #791. Neighbours entrances at grade of
frontage lane.

Photo 3. View north of City Douglas fir #791 from within
lot with no offsite trees to east or west.

i . N s
Photo 2. View southeast from Columbia Ave. of City
Douglas-fir #791. View of Hydro lines conflicting with
crown, stairwell on west side of tree and retained wall and
entrance at road grade of neighbour to west.

G,V

91 and i grog on trunk.

Utrban Grove Tree Care & Consulting

Arborist Report 15276 Columbia Avenue

June 1, 2020
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Photo 6. View southwest of Cedar shrubs <15cm diameter
(<5cm each) on adjacent property. on adjacent property.

Urban Grove Tree Care & Consulting Arborist Report 15276 Columbia Avenue June 1, 2020
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Appendix 2 - Assumptions & Limiting Conditions

This arboriculture assessment report is based on site observations on the dates noted. Effort
has been made to ensure that the opinions expressed are a reasonable and accurate
representation of the condition of the trees reviewed. All trees or groups of trees have the
potential to fail. No guarantees are offered or implied by Utban Grove Tree Care &
Consulting that the trees are safe given all conditions. The inspection is limited to visual
examination without excavation, probing, coring or climbing, unless specified. The findings
and opinions within this report are representative of the conditions found on the day of the
teview only. Any trees retained should be reviewed on a regular basis. This assessment does
not estimate the cost to petform the wotk prescribed.

Urban Grove Tree Care & Consulting Arborist Report 15276 Columbia Avenue June 1, 2020
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Tree Management Permit
Type 3 Permit

TMP 15-051

15276 Columbia Ave

Issued To: Yan Cheung and Ha Chiu

1. This Tree Management Permit is issued to Yan Cheung as the owners and shall apply only to ALL
AND SINGULAR that certain parcel or tract 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 10 BLOCK 33 SECTION 11 NEW WESTMINISTER DISTRICT PLAN 488

TOWNSHIP 1 PART SW 1/4,
PID: 011-621-192
Clvic Address: 15276 Columbia Avenue

2. This Tree Management Permit is issued pursuant to the authority of Sections 8(3){c) and 50 to 52 of
the Community Charter, and in conformity with the procedure prescribed by City of White Rock
Planning Procedures Bylaw, 2009, No. 1869, and amendments thereto.

3. The terms, conditions and guldelines as set out in the White Rock Tree Management Bylaw No. 2008
No. 1831 and amendments thereto shall apply to the area of land and premises hereinbefore
described and which are covered by this Tree Management Permit.

4. This Tree Management Permit is issued in accardance with the information provided in the Arborist
Report prepared by Urban Grove Tree Care, August 17, 2015 which has been reviewed and
approved by the City Arborist. No works shall be performed upon the lands covered by this Tree
Management Permit, nor shall any tree be damaged or removed, bullding or structure be erected,
constructed, repaired, renovated or sited, or any use permitted, that is not in accordance with all
terms and conditions of this Permit.

5. This permit is issued in conjunction with Demolition Permit D15046 and Building Permit 15-089 and
applies to tree protection for the demalition stage and tree protection, removal, and replacement
for the building stage. Any trees removed or damaged contrary to the terms of this permit will resuit
in the forfeit of securities for those trees, in addition to any penalties the City may impose in
accordance with White Rock Tree Management Bylaw, 2008 No. 1831 and Ticketing for Bylaw
Offences Bylaw, 2013, No. 1929.

6. Works and development on the property shall conform to the Arborist Report, attached hereto as
Schedule A, as well as the Coordinated Site Development Plan attached herato as Schedule B.

7. Tree removal is not permitted prior to the issuance of a Building Permit for the construction of a
new home on the subject property. Tree remaovals are not permitted during demolition.

WHITE ROCK
City of White Rock %%bﬂ&%l

15322 Buena Vista Avenue, White Rock BC, Canada V4B 1Y6 www.whiterockcity.ca
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8. The City requires securities for tree protection and replacement in the amount of $12,000 to be
submitted prior to the issuance of the Demolition Permit and Building Permit, as indicated In
Schedule C. Tree removals during demolition, unless previously authorized by the City, are a
violation of this tree management permit and wilf result in the confiscation of the tree protection or
replacement security.

8. The applicant shall provide tree replacement in substantial compliance with the tree raplacement
requirements outlined in Schedule C, to the acceptance of the Director of Planning and
Development Services.

10. Tree protection barriers must remain in place throughout the demolition and building stages, and
may only be moved if approved by and under the supervision of the project arborist. Disturbance
within tree protection zones is prohibited including, but not limited to, regrading, deposition or
storage of soil or any other material, access by any vehicle or heavy equipment, or use of tree trunks
as a winch support, anchorage, or temporary power.

11. The owner shall erect a notice at the property line, in a location visible to the public and facing the
street, prior to the cutting or removal of any protected trees and shall remain posted until all work
related to the removal of protected trees has been completed. The notice shall include a copy of this
tree management permit as well as contact numbers for the owner and the City.

12. The owner shall register a restrictive covenant on the property for the preservation and
maintenance of all protected trees.

13. Securities deposited for tree protection in accordance with Schedule C will be held by the City
pending satisfactory completion of the demolition stage,

14. Securities deposited for tree protection, in accordance with Schedule C, will be held by the City
pending a one {1) warranty period after final building permit approval and receipt of reports from a
qualified arborist outlining the health and protection measures of the trees during construction and
the health of the trees at the end of the warranty period in accordance with the White Rock Tree
Management Bylaw No. 2008 No. 1831 and this Permit.

15. Securities deposited for tree replacement, in accordance with Schedule C, will be held by the City
pending a one (1} warranty period after final building permit approval and receipt of reports from a
qualified arborist outlining the health and protection measures of the trees during construction and
the health of the trees at the end of the warranty period in accordance with the White Rock Tree
Management Bylaw No. 2008 No. 1831 and this Permit.

16. in the interpretation of the Tree Management Permit all definitions of words and phrases contained
in the White Rock Tree Management Bylow No. 2008 No. 1831, as amended, shall apply to this Tree
Management Permit and to the attachments thereto,

17. The City may revoke this tree management permit if the terms and conditions have been breached
or the information supplied by the owner in support of the permit is found by the City to be
inaccurate, incomplete, or erronegus.

TMP 15-051
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18. if at any time the owner fails to comply with the tree retention or replacement raquirements of this
permit, the City may by its employees or others under its direction, enter upon these lands, at all
reasonable times and after notification to the owner, to plant replacement trees or maintain
protected trees and for such purposes may draw upon the securities provided and expend the funds
to cover all costs and expenses of doing so.

19. Where the holder of this Permit does not substantially commence the works as outiined in this Tree
Management Permit within two years after the date this Permit was authorized by the Director of
Planning and Development Services, the Permit shall lapse.

20. This parmit does not constitute a development permit, a subdivision approval, or a building permit.

Nothing herein contained shall be construed to authorize the owner of the said lands to develop the
same other than in accordance with the provisions of this Permit.

o <
APPROVED ON THIS / DAY OF b, 2015,

)
/ é;fbtn ({/:'Z}?M/'“—

Karen Cooper, MCIP, RPP
Director of Planning and Development Services

T™P 15-051
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Request for Reconsideration: Denial of Tree Removal Permit (15276 Columbia Avenue)
Page No. 6

APPENDIX C
Tree Management Permit (2015)

Tree Management Permit
Type 3 Permit

TMP 15-051

15276 Columbia Ave

Issued To: Yan Cheung and Ha Chiu

1. This Tree Management Permit is issued to Yan Cheung as the owners and shall apply only to ALL
AND SINGULAR that certain parcel or tract 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 10 BLOCK 33 SECTION 11 NEW WESTMINISTER DISTRICT PLAN 488
TOWNSHIP 1 PART SW 1/4,

PID: 011-621-192

Civic Address: 15276 Columbia Avenue

2. This Tree Management Permit is issued pursuant to the authority of Sections 8(3){c) and 50 to 52 of
the Community Charter, and in conformity with the procedure prescribed by City of White Rock
Planning Procedures Bylow, 2009, No. 1869, and amendments thereto.

3. The terms, conditions and guidelines as set out in the White Rock Tree Management Bylaow No. 2008
No. 1831 and amendments thereto shall apply to the area of land and premises hereinbefore
described and which are covered by this Tree Management Permit.

4. This Tree Management Permit is issued in accordance with the information provided in the Arborist
Report prepared by Urban Grove Tree Care, August 17, 2015 which has been reviewed and
approved by the City Arborist. No works shall be performed upon the lands covered by this Tree
Management Permit, nor shall any tree be damaged or removed, building or structure be erected,
constructed, repaired, renovated or sited, or any use permitted, that is not in accordance with all
terms and conditions of this Permit.

5. This permit is issued in conjunction with Demolition Permit D15046 and Building Permit 15-089 and
applies to tree protection for the demolition stage and tree protection, removal, and replacement
for the building stage. Any trees removed or damaged contrary to the terms of this permit will result
in the forfeit of securities for those trees, in addition to any penalties the City may impose in
accordance with White Rock Tree Maonagement Bylaw, 2008 No. 1831 and Ticketing for Bylow
Offences Bylaw, 2011, No. 19239,

6. Works and development on the property shall conform to the Arborist Report, attached hereto as
Schedule A, as well as the Coordinated Site Development Plan attached hereto as Schedule B,

7. Tree removal Is not permitted prior to the issuance of a Building Permit for the construction of a
new home on the subject property. Tree removals are not permitted during demolition.

WHITE ROCK
City of White Rock m"ﬂ&&ﬂ (m{':ﬂagul

15322 Buena Vista Avenue, White Rock BC, Canada V4B 1Y6 www.whiterockcity.ca
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Request for Reconsideration: Denial of Tree Removal Permit (15276 Columbia Avenue)
Page No. 7

8. The City requires securities for tree protection and replacement in the amount of 512,000 to be

10.

11.

12.

13,

14,

15,

16.

17.

submitted prior to the issuance of the Demolition Permit and Building Permit, as indicated in
Schedule C. Tree removals during demolition, unless previously authorized by the City, are a
violation of this tree management permit and will result in the confiscation of the tree protection or
replacement security.

The applicant shall provide tree replacement in substantial compliance with the tree replacement
requirements outlined in Schedule C, to the acceptance of the Director of Planning and
Development Services.

Tree protection barriers must remain in place throughout the demalition and building stages, and
may only be moved if approved by and under the supervision of the project arborist. Disturbance
within tree protection zones is prohibited including, but not limited to, regrading, deposition or
storage of soil or any other material, access by any vehicle or heavy equipment, or use of tree trunks
as a winch support, anchorage, or temporary power.

The owner shall erect a notice at the property line, in a location visible to the public and facing the
street, prior to the cutting or removal of any protected trees and shall remain posted until all work
related to the removal of protected trees has been completed. The natice shall include a copy of this
tree management permit as well as contact numbers for the owner and the City.

The owner shall register a restrictive covenant on the property for the preservation and
maintenance of all protected trees.

Securities deposited for tree protection in accordance with Schedule C will be held by the City
pending satisfactory completion of the demolition stage.

Securities deposited for tree protection, in accordance with Schedule C, will be held by the City
pending a one (1) warranty period after final building permit approval and receipt of reports from a
gualified arborist outlining the health and protection measures of the trees during construction and
the health of the trees at the end of the warranty perlod in accordance with the White Rock Tree
Management Bylow No. 2008 No. 1831 and this Permit.

Securities deposited for tree replacement, in accordance with Schedule C, will be held by the City
pending a one (1} warranty period after final building permit approval and receipt of reports from a
qualified arborist outlining the health and protection measures of the trees during construction and
the health of the trees at the end of the warranty period in accordance with the White Rock Tree
Management Bylow No. 2008 No. 1831 and this Permit.

In the interpretation of the Tree Management Permit all definitions of words and phrases contained
in the White Rock Tree Management Bylaw No. 2008 No. 1831, as amended, shall apply to this Tree
Management Permit and to the attachments thereto.

The City may revoke this tree management permit if the terms and conditions have been breached

or the information supplied by the owner in support of the permit is found by the City to be
inaccurate, incomplete, or erronecus.

TMP 15-051
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Request for Reconsideration: Denial of Tree Removal Permit (15276 Columbia Avenue)
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18. If at any time the owner fails to comply with the tree retention or replacement requirements of this
permit, the City may by its employees or others under its direction, enter upon these lands, at all
reasonable times and after notification to the owner, to plant replacement trees or maintain
protected trees and for such purposes may draw upon the securities provided and expend the funds
to cover all costs and expenses of doing so.

19. Where the holder of this Permit does not substantially commence the works as outlined in this Tree
Management Permit within two years after the date this Permit was authorized by the Director of
Planning and Development Services, the Permit shall lapse.

20. This permit does not constitute a development permit, a subdivision approval, or a building permit.
Nothing herein contained shall be construed to authorize the owner of the said lands to develop the
same other than in accordance with the provisions of this Permit.

APPROVED ON THIS ? DAY mf;t/;;f;y&nfm'. 2015.

Karen Cooper, MCIP, RFP
Director of Planning and Development Services
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Request for Reconsideration: Denial of Tree Removal Permit (15276 Columbia Avenue)
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APPENDIX D
Excerpt from the Tree Management Bylaw, 2008, No. 1831

THE CORPORATION OF THE

CITY OF WHITE ROCK
BYLAW 1831

A Bylaw to regulate and prohibit the cutting, removal and damage of trees, the issuance of
permits for the same, and the requirement for replacement trees and of securities for their
provision and maintenance.

WHEREAS pursuant to Sections 8(3) (¢) and 50 to 52 of the Community Charter, a city may,
by bylaw, exercise certain powers to preserve and protect trees within the city, regulate the
removal of trees and require their replacement:

AND WHEREAS trees provide an essential environmental function contributing to a clean air
environment as well as providing habitat for birds and wildlife;

AND WHEREAS Council considers it is in the public interest to provide for the conservation
and propagation of trees, and the regulation of their removal and replacement;

Under its statutory powers, including Sections 8(3) (c) and 50 to 52 of the Community Charter,
the Council of the Corporation of the City of White Rock. in open meeting assembled, enacts
the following provisions:

Part 1 —Introductory Provisions

Title
L This Bylaw may be cited as “White Rock Tree Management Bylaw, 2008 No. 1831.”

Purpose
2 This Bylaw is intended to:
(a)  Protect trees on private property and City-owned properties within the City:
(b) thilbit the removal of protected trees in the City of White Rock without a
pernmt;
(c) Prohibit the damaging of protected trees;

(d)  Regulate and establish requirements for the removal, preservation, protection
and replacement of protected trees through a permit process: and,

(e)  Set forth inspection and enforcement provisions for protected tree conservation,
removal and replacement, and penalties for damaging or removing protected
trees without a permit.
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THE CORPORATION OF THE
CITY OF WHITE ROCK

CORPORATE REPORT
DATE: October 5, 2020
TO: Land Use and Planning Committee
FROM: Carl Isaak, Director, Planning and Development Services

SUBJECT: Application for Major Development Permit (Signage) Amendment — 15177
Thrift Avenue

RECOMMENDATION

THAT the Land Use and Planning Committee recommend that Council authorize staff to
schedule the required Public Meeting for proposed Development Permit No. 429, which includes
variances to Sign Bylaw, 2010, No. 1923.

EXECUTIVE SUMMARY

The Miramar Village development in the Town Centre has an existing Development Permit (DP)
that relates only to the comprehensive sign plan on the property (including the White Rock
Community Centre signage and the signage for businesses). This permit, being DP No. 288, was
issued on July 23, 2007 and contained several variances to the City’s Sign Bylaw, 1986, No.
1042. The Sign Bylaw has since been replaced by a new bylaw (Sign Bylaw, 2010, No. 1923).

The first two buildings within the four-building development were completed and signage was
installed according to DP No. 288. The remaining two buildings are now nearing completion.
Since the issuance of DP No. 288, there have been changes in both the design and method of
presentation of signage desired for the Miramar Village project, in part due to lessons learned in
the first phase of construction and industry trends in the marketing of commercial space. The
property owner has accordingly applied to amend the sign plan tied to DP No. 288 and, in doing
so, to replace portions of this Development Permit with an Exterior Design Program specific to
Buildings 3 and 4 (i.e., the two southernmost buildings nearing completion). Further, to support
the amendment to DP No. 288, the proponent is seeking variances from several of the provisions
of the Sign Bylaw, enabled by Section 3(5) of the Bylaw and, specifically, Council’s approval of
a “Comprehensive Sign Plan.”

A virtual Public Information Meeting and Advisory Design Panel meeting were held for this
proposal on August 19 and September 15, 2020 respectively. Staff have reviewed the comments
received and are supportive of the proposed comprehensive sign plan (i.e., the Exterior Design
Program), including the variances to the Sign Bylaw which are considered to fit well with the
existing signage and the context of the area, providing wayfinding guidance primarily to
customers accessing the businesses on foot, as well as vehicular traffic. Staff support the
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Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue
Page No. 2

issuance of the draft Development Permit No. 429, attached as Appendix A, and recommend that
Council authorize the necessary Public Meeting to receive comments from the public before
considering issuance of the permit.

PREVIOUS COUNCIL DIRECTION

Development Permit No. 288 for signage was issued on July 23, 2007. This previously issued
permit is attached to this corporate report as Appendix B.

INTRODUCTION/BACKGROUND

Bosa Properties (White Rock) Inc. has applied to amend the comprehensive sign plan for the
Miramar Village development, which was originally approved under a sign-specific
Development Permit (DP) No. 288 in July 2007. DP No. 288 included variances to the Sign
Bylaw related to the following aspects: perpendicular blade signs; primary / secondary pylon
signs; tenant directory signs and fascia sign vertical dimension copy area and projections.

The proposed amendments to DP No. 288 deal specifically with the signage for the property,
being limited to the two southernmost buildings, and do not propose changes to approved items
such as land use, building height or density, which are regulated in the property’s CD-16
(Comprehensive Development) Zone in Zoning Bylaw, 2012, No. 2000.

The property has a ‘“Town Centre’ land use designation in the White Rock Official Community
Plan, 2017, No. 2220 (the OCP). This designation notes that the Town Centre is the centre for
cultural, civic, economic, and public life in the City, and allows for commercial, residential, and
civic uses.

ANALYSIS

Site Context

The Miramar Village development is located east of Bryant Park, with frontages on Russell
Avenue (north), Johnston Road (east), and Thrift Avenue (south), in a prominent location at the
top of the hill on the City’s commercial “high street” of Johnston Road. Surrounding land uses
are predominantly commercial and/or multi-family residential.

The residential portions of the Phase 2 buildings are expected to receive occupancy in late
October/November, and the commercial tenants are expected to begin moving in before the end
of the year. The confirmed commercial tenants in Phase 2 include 3 Dogs Brewing (expanding
from their current location at Russell Avenue and Johnston Road), HSBC Bank and Prospera
Credit Union. An additional 24,500 square foot space is allocated to a grocery/food store,
currently under negotiation, and there are 7-8 additional commercial retail units (CRUs) which
will have new businesses.

Public Information Meeting

A virtual Public Information Meeting was held for the application on August 19, 2020. 768
letters were delivered to property owners and occupants within 100 metres of the property, and
the meeting was also advertised in the August 6 and 13 issues of the Peace Arch News.

Six attendees signed into the (PIM). No feedback forms were submitted, and the property
owner’s signage consultant/applicant (Experience Design Group Inc.) has provided a summary
of the input from the PIM, attached as Appendix C.
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Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue
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During the PIM, a concern was raised by an attendee that the commercial signage would be
bright and result in light pollution. The applicant noted that retail tenant signage would be
equipped with timer and/or dimmer switches to mitigate excess glare and light spillover into
neighbouring residential units. This has been added as a condition in draft DP No. 429.

Advisory Design Panel Review and Revisions by the Applicant
The Advisory Design Panel (ADP) reviewed the application on September 15, 2020, and
supported that the application be forwarded to Council, with the following motion:

THAT the Advisory Design Panel recommends that the application for the development
proposal at 15177 Thrift Avenue be referred to Council and that it be noted to Council
that the Panel expressed some concern with the large scale of Anchor Tenant and
Freestanding Tenant Directory as it relates to the human scale.

Members of the Panel made specific reference to Sign Number 1.3 and Sign Number 11.1 as
labelled in the Exterior Signage Program prepared by Experience Design Group (EDG). Sign
No. 1.3, being an “Anchor Tenant Sign”, is located within the central courtyard / plaza. The ADP
noted that this sign is slightly larger than the limits of the architectural design components
behind which the signage would be situated and further, that the scale of the sign may take away
from the human scale of the courtyard.

In response to these concerns the applicant has reduced the height of Sign 1.3 from 1.07 metres
(3.5 feet) to 0.91 metres (3.0 feet), which staff consider to be an appropriate scale for the sign.

Sign No. 11.1 is a “Freestanding Tenant Directory” proposed at the eastern edge of the property
along Johnston Road. As noted in EDG’s Exterior Signage Program, the size of and design of
this sign are intended to support the visibility requirements of first-time and occasional visitors
and the visibility requirements of passing motorists. Industry standards regarding the minimum
letter size for both pedestrian and motorist readability are presented in the sign program.

It is noted that the letter size for individual signs (i.e., logos), within the Freestanding Tenant
Directory, exceed the minimum letter size required for motorist readability when one is
travelling at a speed of approximately 50 kilometres per hour, being the “design speed” of
Johnston Road. The spaces in the Directory for business logos are proposed with a maximum
height of 10 inches whereas between 7 and 8 inches are reportedly required for motorist
readability. It is recognized that industry standards support greater sign heights within the
Directory for pedestrian visibility, supporting the heights as presented in the proposal; however,
it is the opinion of staff that there will be ample signage throughout the Village for easy
identification of the businesses occupying the area. In particular, the Exterior Sign Program
proposes three Tenant Map Directories adequately spaced throughout the site to ensure
pedestrians are able to easily find the store/business they are looking for without having to rely
on the larger-scaled Freestanding Tenant Directory, which based on its location along Johnston
Road, appears to be more-specifically intended for motorists.

In response to these comments, the applicant has reduced the height of the Freestanding Tenant
Directory from 3.65 metres (12.0 feet) to 3.35 metres (11.0 feet) for a more pedestrian scale.
Staff note that this is a significant improvement in pedestrian scale from the previous monument
sign at the site (the Hillcrest Mall), which was over twice the proposed height at 7.6 metres (25
feet).

One member of the ADP acknowledged that, while outside the scope of the variances sought, the
individual civic address signs associated with the proposed ground-oriented townhomes along
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Thrift Avenue are vertically low and may not be easily visible as a result. In response to this
comment the applicant has raised the civic address signage.

The aforementioned changes made by the applicant are believed to have adequately addressed
the comments received by members of the ADP and staff.

A written statement from the applicant regarding the importance of the proposed signage for
their commercial leasing, specifically the grocery anchor tenant, is included as Appendix D.

Planning Review

The proposal is consistent with the objectives of the OCP ‘Town Centre’ Development Permit
Area guidelines, being coordinated throughout the development, with a pedestrian scale, and
compatible with signage on adjacent properties.

Staff recommend that the draft DP No. 288 be issued.

FINANCIAL IMPLICATIONS
Not applicable.

LEGAL IMPLICATIONS
Not applicable.

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS
A virtual Public Information Meeting for this application was held on August 19, 2020.

The next step in this application process would be Council authorizing a Public Meeting to hear
directly from the public via electronic means, per Schedule L Items (j) to (1) of the Planning
Procedures Bylaw, 2017, No. 2234. Notification to property owners within 100 metres would be
mailed out prior to the Public Meeting as well as notice being advertised in the City section of
the newspaper.

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS

The rezoning application was circulated to internal City departments and comments requiring a
response / resolution by the proponent have been addressed.

CLIMATE CHANGE IMPLICATIONS
Not applicable.

ALIGNMENT WITH STRATEGIC PRIORITIES
Not applicable.

OPTIONS / RISKS / ALTERNATIVES

As an alternative to the recommendation at the outset of this corporate report (to authorize the
Public Meeting and subsequently consider issuance of draft Development Permit No. 429), the
Land Use and Planning Committee can also deny the application or defer to staff for the
applicant to revise the proposal as indicated by LUPC. This may result in the delay in the leasing
of the commercial spaces and of businesses being able to open in the new building.
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CONCLUSION

The City of White Rock has received an application to amend the existing comprehensive sign
plan for Miramar Village, by issuing a new signage Major Development Permit with variances to
the Sign Bylaw. The application has been the subject of a Public Information Meeting and
review by the Advisory Design Panel. Staff recommend Council authorize a Public Meeting
prior to considering issuance of the draft Development Permit No. 429.

Respectfully submitted,

[t

Carl Isaak, MCIP, RPP.

Director of Planning and Development Services

Comments from the Chief Administrative Officer

I concur with the recommendation of this corporate report.

Wl

Guillermo Ferrero
Chief Administrative Officer

Appendix A: Draft Development Permit No. 429

Appendix B: Issued Development Permit No. 288

Appendix C: Public Information Meeting Summary by Applicant
Appendix D: Written Submission from Applicant
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APPENDIX A
Draft Development Permit No. 429

THE CORPORATION OF THE

CITY OF WHITE ROCK

DEVELOPMENT PERMIT NO. 429

1. This Development Permit No. 429 is issued to Bosa Properties (White Rock) Inc. and The
Corporation of the City of White Rock as the owners and shall apply only to ALL AND
SINGULAR those certain parcels or tracts of land and premises situate, lying and being in the
City of White Rock, in the Province of British Columbia, and more particularly known and
described as:

Legal Description:

LOT 1 Section 10 Township 1 New Westminster District Plan BCP38589
(15177 Thrift Avenue)
PID: 027-688-615

Air Space Parcel 1 Section 10 Township 1 New Westminster District Air Space
Plan BCP39026
PID: 027-746-763

as indicated on Schedule A.

2. This Development Permit No. 429 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 “Town Centre Development Permit Area”
shall apply to the area of land and premises hereinbefore described and which are covered by
this Development Permit.

4. The intent of this Development Permit No. 429 is to amend the comprehensive sign plan as
contained within Development Permit No. 288.

Unless expressly stated, described, or illustrated in this Development Permit No. 429, all other
sections, variances, terms and conditions contained within Development Permit No. 288
remain valid in their original form.
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The amended comprehensive sign plan, prepared by Experience Design Group Inc., is attached
hereto in accordance with the provisions of Section 491 of the Local Government Act, and
shall amend the plans contained in Development Permit No. 288, as follows:

Schedule B Exterior Sign Program

These Plans form part of this development permit.

5. Permitted Uses of Land, Buildings and Structures

(1) Land, buildings, and structures shall only be used in accordance with the provisions
of the “CR-1 Town Centre Area Commercial / Residential Zone” of the “White
Rock Zoning Bylaw, 2012, No. 2000” as amended.

(i1) The provisions of the “White Rock Sign Bylaw, 2010, No. 1923, as amended is
varied to permit signage on the area of land and premises hereinbefore described as
indicated in Schedule B.

6. Dimensions, Quantity, Orientation, and Siting of Signage

All signage to be constructed on said lands shall conform in every respect to the plans
and elevations shown in Schedule B.

7. Terms and Conditions:

a) The retail tenant signage with lighting shall incorporate a timer and/or dimmer to
reduce light spillover effects.

8. 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.

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
, 2020.

This development permit has been executed at White Rock, British Columbia on the

day of 2020.

The Corporate Seal of THE CORPORATION
OF THE CITY OF WHITE ROCK was hereunto
affixed in the presence of:
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Mayor Director of Corporate Administration
Authorized Signatory Authorized Signatory
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Schedule A — Location Map
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Schedule B —Exterior Sign Program

[attached separately]
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Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue
Page No. 11

APPENDIX B
Issued Development Permit No. 288

ATTACHMENTE
THE CORPORATION OF THE CITY OF WHITE ROCK

DEVELOPMENT PERMIT NQ, 288

1. This Development Permit No. 288 is issued 1o Bosa Properties (White Rock)
Inc. as the owner (hereinzfter called the "Permittee”) and shall apply only to ALL AND
SINGULAR that certain parcet or tract 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:

East Half Lot 6 Except: Firstly: North 240 Feet Secondly: Parcel “F* (Reference

Plan 36117), Sectjon 10, Township 1, New Westminster District Plan 5574
(15177 Thrift Avenue);

West Half Lot 6 Except: Firstly: North 282 Feet Secondly: West 63 Feet, Section
10, Township 1, New Westminster District Plan 5574 (15177 Thrift Avenue);

West 63 Feet of the West Half of Lot 6 Except: North 282 Feet (Explanatory Plan
13054) Scction 10, Township 1, New Westminster District Plan 5574 (15177
Thrift Avenue);

Partion of East 99 Feet Lot 5, Section 10, Township 1, New Westminster District
Plan 5574 (Portion of 15141 Thrift Avenue);

e

Lot 52, Section 10, Township 1, New Westminster District Plan 39083 (15150 s
Russell); H

Lot 20 Except: Parcel “K* (Reference Plan 361 17); Section 10, Township 1, New
; Westminster District Plan 27583 (1471 Johnston Road);

Lot 3 Except: Firstly: Part Subdivided by Plan 27583 Secondiy: Parcel “L”
H (Reference Plan 36117), Section 10, Township I, New Westminster District Plan
9988 (1475 Johnston Road);

Lot 2 Except: Parcel “M” (Reference Plan 361 7), Section 10, Township 1, New
Westminster District Plan 9988 (1477 Johnston Road)

as indicated on Schedule “A”
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Page No. 12

PID:
G03-719-481 (15177 Thrift Avenie)
003-719-537 (15177 Thrift Avenue)
003-719-685 (15177 Thrift Avenue)
(10-985-158 (Portion of 15141 Thrifi Avenue)
008-600-813 (15150 Russell Avenue)
008-916-713 (1471 Johnston Road)
011-452-579 (1475 Johnston Road)
011-452-51¢: (1477 Johnston Road)

Civic Addresses:

15177 Thrift Avenue, 15141 (portion) Thrift Avenue, 15150 Russell Avenuc,
1471 Johnston Road, 1475 Johnston Road and 1477 Johnston Road

(hereinafier referred to as "the lands herein"),

2. This Development Permit No. 288 is issued pursuant to the authority of Sections
919.1 and 920 of the Local Government Act, R.8.B.C. 1996, Chapter 323 as amended, the
“White Rock Official Community Plan Designation Bylaw, 2001, No. 1638" and amendments
thereto; and in conformily with the procedure prescribed by "White Rock Zoning and

Development Procedures Bylaw, 2002, No. 1678", and amendments thereto.

3 The terms, conditions and guidelines as set out in "White Rock Official
Community Plan Designation Bylaw, 2001, No. 1638" and amendments thereto, that relate 1o

Development Permit Area 1 shail apply to the area of land and premises hercinbefore described

and which are covered by this Development Permit:

{a) Permitted Uses of Land, Buildings and Structures

(i} Land, buildings and structures shall be used for CD-16 {Comprehensive

Development) Zone of the City of White Rock Zoning Bylaw, 1999, No. 1591

and amendments thereto,

LU & P AGENDA
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Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 13
(ii} The provisions of the City of White Rock Sign Bylaw, 1986, No. 1042, as
amended is varied to permit signage on the area of land and premises
hereinbefore described as indicated in Schedules ‘B’ to *D’
(b}  Dimensions and Siting of Signage
All signage to be constructed on said lands shall conform in every respect to the
following plans:
(i) Plans marked
Gl Site Plan dated June 8, 2007
G2 Elevation dated May 11, 2006
G3 Elevation dated May 29, 2007
G4 Elevation dated May 2, 2006
G5/6/7/8/9/10/11 Elevations dated May 11, 2006 ?
G12 Elevations dated May 12, 2006 !
Gl3 Rental Tenant Signage Options dated May
2006 :
Gl4 Signage Details dated May 8, 2006 %
G15/15.1 Signage Details dated May 1, 2006
s G15.2 Signage Details dated February 16, 2006
‘ G16/17/18 Signage Details dated May 2, 2006
E GI19 Signage Details dated June 26, 2006
g as indicated in Schedules “B™ to “E”
; : ; -3
i All approved by the Corporation on the -5 of ‘M” 200 ¢
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4, The following maps and plans are attached hereto and are made part of this
Development Permit and notwithstanding any other provision, no works shall be performed upon
the lands covered by this Development Permit, nor shall any building or structure be erected,
constructed, repaired, renovated or sited, or any use permitted that is not in accordance therewith

and with all terms and conditions of this Development Permit:

Plans:
() Gl Site Plan dated June 8, 2007
G2 Elevation dated May 11, 2006
a3 Elevation dated May 29, 2007
G4 Elevation dated May 2, 2006
G5/6/7/8/9/10/11] Elevations dated May 11, 2006
Gl2 Elevation dated May 12, 2006
G13 Rental Tenant Signage Options dated May
3,
2006
Gl14 Signage Details dated May 8, 2006 |
G15135.1 Signage Details dated May 1, 2006 g
Gl15.2 Signage Details dated February 16, 2006
GI6/17/18 Signage Details dated May 2, 2006
G19 Signage Details dated June 26, 2006

as indicated in Schedules “B” to “E”

Terms and Conditions:

a) Indemnification of the City and an indication of applicable insurance for any

proposed signage or improvements that projects over a highway.
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all as approved by the Corporation on the  day of 200 . Provided, however, that nothing
herein contained shall be construed to authorize the owner of the sajd lands to develop the same
other than in accordance with the provisions of Sections 919.1 and 920 of the Local Government
Act, R8.B.C. 1996, Chapter 323 as amended, and the White Rock Official Commuanity Plan

Designation Bylaw, 2001, No. 1638; as amended, and as the same may currently be in effect,

5. In the interpretation of the Development Permit all definitions of words and
phrases contained in Sections 919.1 and 920 of the Local Government Act, R.S.B.C. 1996,
Chapter 323 as amended, and the White Rock Official Community Plan Designation Bylaw,
2001, No. 1638 shatt apply to this Development Permit and to the attachments theretg,

6. Where the holder of this Permit does not substantially commence the construction
authorized by this Permit within two vears after the date this Permit was issued, the Permit shall
tapse, unless the Council, prior to the date the Permit would have lapsed, has authorized the

extension of the Permit for a period of no greater than two years.
78 This permit does not constitute a subdivision approval or a building permit.

5 % i
Authorizing Resolution passed by the Council on the f/.? day of ,} wh L; 200 /
i

: IN  WITNESS WHEREOF this Agreement has been executed under seal of
e Preseviries fng at Brarvvalon the Z?Wday of Tily,

J ]
! 200 %

The Corporate Seal of
Was hercun;paﬁ?xgd*iﬁ The,presence of:

4 o
e

Authorized Stgnatory
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Authorized Signatory

The Corporate Seal of THE CORPORATION
OF THE CITY OF WHITE ROCK was hereunto
affixed in the presence of

~ - P i
L .-:)\ LA D ) "ﬁ: ; A,
e ,F A/’/'//"/’ &2

¢ - Authorized Signato
¢ T Stk £y

R
A } i
B 7 i

Judy L. Foegtar
HMavor

- & — - —_ Y et Y
Vo Zgnsin— o
City Clerk - Authorized S_ign?tory
Tina Panney i
Diractor, Corporate 3&?@?4@,};

N

LU & P AGENDA
PAGE 95



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 17

SCHEDULE “A™
SCALE T:500
L3 ¢ fi n
J S .
REM. 34
€ LAk S3E
BN
100
ROAL
; : REW. 44
RUSSELL AVENUE b o r’:L;':'-';- oix s
T
e 1
A SR
Rl L REM. W
P, AN 12080
9
5 REM. 2 <
52
8 i) [+
PLAN 08T :
- E
o E
REW. 3 o
~3
S
N sEC. o M =
5T 89" 9 aniansey
oF 5
Poay skie
i
o 5 =
NWIET4
TP 7
-
- REM. E 172 S
- :
oF iy oF 6 =
¥ 12 o 6 2
or'¢
PORTION L 2876
A
o
£ &Y LW s
oF B
AN
13708
.
ST foer
- e THRIFT AVENUE
Frg gt T ol

S

ik

BN
e
]

LU & P AGENDA
PAGE 96



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 18

o L R R

BN

NVId 311S
8 37Nna3HOS

ERTE TR S g

e e o,

_ i
i | _ s se
X0 Q 13113 — i (38 i & S.-i st A% i R T -

e nsun i,
snga e s o P ) W] Sy B T I P e O R R T Sy
Ao
E R O N T Ty EOLIINATIL AR bttt e
- MY AT vIYig
QL Aap Wsetony il
uds P e vy
AL o e e oy
J
G0l Rap digaamy gl @' Smp uogmepern iz
Esnt-w.w..._.v!.?... i AL Ry dryag g
e e e e et TN ki
IR Ul YA ! w1 Tuop -
B apey derwy yriy H ﬁn-ﬁ.ﬂbﬁ.ﬂﬁh ...H}k
8 A L R ﬁ [ AR R, QN e DS e
R S = ! e e Ll gl papiiay
g ey @ A ™
" ]
o1k Ao o FE T e e
1wy Arbaipg 3 i ahs #RES Sames g
i, doppnn pug I B | Sl S | AU O L b SN N R 9 B S it Ty
g Sz popmmg
ow-nl_..z-}ﬂv.._.inr e T [ E“.m.._ﬂe...i»ru
rukis eprg o vl
el Bl iy o I QQUBN aukpicny
., [
g v eajan
bt ey | SR
¥ Ty e, L
i mhg Ruptiop op
9'hL Sap Gopaaeg gl e -hN
ufipy apar, & cdep nrpmang
...... i ]
die e Ml sukmuy Rperg 5
! e H
@G MAP CORANY AL e e gg.-&:« %
ks mpen daggLaing s Kb e H
Tadi €
i ey snpay 5
i 1
y oy Rep wegnas prajaly 2
U Aapiepr ajkeappeey e NS TP Jeuny, vy k-4
T paidy
g g apmany
B33y Ayiag
i oantey .xvu.._
By — T S S S —
(4, B Uy
M) %ﬁ
g g
P e 1 e s BT WAL dnig
- =
o e HRi, N ey
BN 5 dlurieag Roewnine it

LU & P AGENDA
PAGE 97



oo NN

Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 19

I ;
! m T _ s e
et i iem i e i : — L i e R R TR
0! sL it L S S |
X8q4a319] P e ORE A SUpd PN bty - souiping iy A e S e 1
Bhiot I |y hp g | ” R R |
Sk PN T - e
. PR L 7Y
INNIAY 1AMKL 7 14 DO NOILYATY HiNDS
_ 2 g g sy o
s B s L emeneds e
i 1 v
g S i i g
[y 7 H — b et s L0 a2 gy
P By amserpes Rinity s R
= el R i E L
| s vty irpries.
]
i
= —" i
g k| ey -
‘—
] T
: b =
b =
e SRSy )
I £ = ;
y m=
T 3
] R I 1
i o &
1 -
o ¥ 1
s -+ i
- N
L
¢
e | L fmensie
_ T
B

LU & P AGENDA
PAGE 98



B e e LRSS, e e L R ol e

SNOILVYAZ3T3
O I7NAIHOS

Tl | s o disiisney

\ |
JOTPITETE I o i H T e
o e e \ _ | €30 uopussl Jaey| e v S s e g
FowIan L eam gai 00 i T R
_ ! ; FTe e S MR
Xogialia) | mDm Ll ARTR primer A AL S Y = Wigsng ulig o 2o S e - |
e e e gAY — -
EREIR L < A0
T Y NOLSNHO! / NOHYAT1Z E DT
ki vpeE b
£ oug - LEpv—— oy S A
i o wn i ; | |
5813 rers reL pravie : | ; | i i il o e
FMAL : : : e ptrck A SRS v iy i
“ T R : . 0l et 2 LN
_ : : i Sent =+ == e
1 ; § s 2
% i £ ¢ % :
5 o N 1 i

At
[

Hpbo 81 i Lt

VB, AP, HARAPBIN s s Hﬁ

el

Lo b B
HEs-
i

iz =
|

I
i |
i
&

L ———— =

Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 20

LU & P AGENDA
PAGE 99



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 21

SNOILVYA3Z3
2 3TNAIHOS

EUPRlwiaivon aywisany

AR 1SRN red Mk

TA1EBA NAni00 Y aaneuta,
Tnrr Y FER AR ;88K

xoquayap . ¥OL

@ 3pig uanesay yseg]

T U o i e o s
e T s ¢

- T R
. e o
eET e T R
T Eme oo T R R R
i o i g e
Err—— R,

RN -7 o O S TN s

A
R Q¥ NOLINHOT £ HOILYAIT ¢ plehl:]
Wi e soeiay I dr 5 e
s - T e i ity Anparny e
[ L
Ry ; S T - T A
s WRTGY e e J i i e
i S i 2 W 4 i i s B el g
e Brmieals
P ) By £ i3 i Y 1k ek A viing
iy Toppg SO e ding
= i )
e Eull -
L Almji=siajia=aas il
. =
bt ] s ]
5]
F TR
L T =
Reiioaiat s .
— OrErT
2ecEINTicS B
Scand= 1ty
Q. =7
w:.lii]]..kliw::r.ui..
¥

LU & P AGENDA

PAGE 100



R T R R L

SNOILVYA33
O ITNAIHOS

T+L 3Py uonRARI GHON

Tkl

x0Q42133) | SO wew  w

st T T e AIPH T MR e ~ SR URIE
JRE T T - I ey = £

L] - ol R e R RioEa R o T — o
b I
BB e 8 Ly
A5 Knoep) MHaspy - . o Yre AV STISSAN / Z+s BAYE NOILYAIY HIHON
5> S pgsp i
L IRILT a5 2]
Iy T 7
A e T
M H = t
L L L L

i
LTI
olio
s
'T-r _-“
HETERLE
DL
HIt
111
s ]
OUIOED D
o
Gl i

HE= 2 g ey
s pid i o[ prEniEr (1Y
e 2= B B %A FYiige Yo [
Mk s i Sis 08
o 2= jringd Benchates mﬁﬁ
o el 2 o o il O T a
oQ Hol] s L e i T
n.i % L1O s Wm uufc
S = [} p p o o
- Tuu s [Py Mgy = G
o : o Ko
& e e LT T
SRR
ia e %
o e ek
# ooy

Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 22

LU & P AGENDA
PAGE 101



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 23

SNOILVYA313
2 37NA3IHIDS

M | ve amiren
ILIBEIELIFHY Mdiing |

41 TEA "rrasits Wil Sasirass _ i
it i v w143 408 H A i

X0qI3113]

LD M0k g 2y

LT
Wi

DB e
g Pl pay

Lo e

_» T+L Ipyg uonesa3 f.xvmm

AW BHIAY A iR - oy

Lo e TR e e

T N
NG bl

Vb e o ot s e 2

e A
S it 4,

IR EN- 11

Tri 5878 NOWUYATY HinGE

Wk W
=
R JEY L] :
: ey
H 1 s L
2l L » e T
L = ;
#
1 1 " it
i [=) Fju
o 2 v =
[ . 3 =
g - ja
: v
5T | e
L Pt T oy i T
- T T T f
[ T
—
HE ERAE
7
s i L4
i
a2
LH i
M_..“: o
]
e LT
i i
Pty

LU & P AGENDA

PAGE 102



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 24

SNOILVYAZT1T
O 3TNA3HOS

X0qi33}3(

CATLROLL R bpapin
6201 HE |4y Mahein

B T8 ST bt snRuns.
nas g henw ) Eogs

| # 8pig uoueaviy om
e e G N

R L 7 . it o 5

TS A b o 04 £ S

¥
e e g st ¥
PO o ]

e e
: A T e &
e ) B e e T
g e oo e e L s e Y £
D 1 =t o

FIR Do iy sy
W15 o e pomirieg

nl:;w;w
Hi

G s

—— i

RO A 111
NOILVAIE ¥ BaTE
H ] e Wl N, e
i
T ]
sl
O
I

LU & P AGENDA

PAGE 103



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 25

BV BRI

SNOILYA313
2 A7INA3IHOS

X0q43313

»b FFA iy o,
#lrs ey DUy
#ordi

56 B it
iy wanrs pevory provy

Lo

aen B

WA PRy romud

STty Weca pegr

Ropang Jry

e
Bl -

R

11!

IEELT

|1 )
1900 O O

[ET

i o y AT b e s
Yoo e v

. s T Y 4 b A oy M |

L S ik o R e e §
Sy T WL e M

e e A e ek 5t st §
e, o e e &

Sz

=)

MERADES + NOILYAZTY 13wl

3y vacdsicnucs
>

Lt g oy
[

T e
iy

S et [ K

LU & P AGENDA

PAGE 104



eoneresre e s ETERIER e T S RGN AL

SNOILVATTZ
J ITNA3IHOS

Kubh. pEtivid sadpae N
fottl ; ; : A .
s fan v i eaoemen ] + SPIR uogoRe: LanEAS peg|  rere s e s TR T A T e e
[T

merus; AR B Ao et i 4

; P . .
[ D ] W WA K A SR St g - Lty g Erespsth by

X04i3113]

i N o
oy b J—

B R

P 110}

Lo
ROILIIS NOLLYAITE LSvd

3 Bty ) ey

Aufyy ilig

=3 Wa Pl i
gi! A o EEE =
et ! SIS B
i) i T
I aaiins RN
T ==
Tpe T T
. ] = ]
RSN RS Senaicoa e
T P e BEECiRAR
e
,I. iifiy Eilig
R e
EE lili] ﬂmm

Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 26

LU & P AGENDA
PAGE 105




Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 27

SNOILYA3 13
9 37NA3HIS

UM SEL a8 aminny
[ LT

Sl TVA SENAS i Annuan
At R Bea AL o
X0GEa112 {

S T

- B iy o,
gg!!.._nm::

Waddy, e

7 Rownes geres wi,

A5 PRD Mpperdong

ey
45 il v i
ke ey goniet eivn
9adhy

b e

€ Ipig tonesag oy

1 |

al[ejloiio]jo!

108} ]t ]

Q

=i

5 = Tio]

8 = o

[4] (o]

[ o
ol %1 id

o[ )

PN Seareany 1w

=

}

1
|

By duat ooy . |

Aoiavag gy ...

i
H
i

F

e o, St o

T T e
e S ARG R e ey |
TS Sl |
i R et
= ey
PR ALY b oo -I.f‘q

et B gt

RTINS 70

THERATE NG LYo

Qfioild

L1

olloifollojlolicialjo]
b

1

b
i

(s

i
=

P

LU & P AGENDA

PAGE 106



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 28

..... o W L R R Y SRS

SNOILVA313
O 37NA3HOS

| _ TI B 7 Bpig veness «mn_a-.w Eril:iiﬁ}ﬁ.mhﬁ?i!ﬂrﬂ?!él

, ) St i e s e e
N Ll S e L e e e R AN
‘ _ e i e T,
b .- . | z Bt i ot TR o A
ﬂ.m 3113 | 1 0 g B sz B HYA CTIVI A SR © Faujaping adly] - G e
LA i iad S e 4= ..~ L LY : ;53

g o gy
‘miﬁil!ﬁ&fﬁ
P R & J—
i

b g e i
g ¥ping s pesy !
pa oAU

T

T

SH-RE TN

i |

1
i

[
i

i | !

I}
o

VEML I

LU & P AGENDA
PAGE 107



SNOILVAZ3T3
O 37NA3IHIS

FDEEV(L] 1OY Dpie

15 524, a0 s ; i ; J S e e T A S e s e .
[ T | | £ 2P uourasyy s T e s
e S s v i : 1 R } it o S S A i & ¢
e R e S
X0Q43]13] | ZLD worll  sawnt s AR e e e |
! o e T E Tl - Lo
£ HUW NOILVAIY A5EM
34 Bkl POEA o,
1 S Moy

LDV g e ;
Ml I avial e H
L e J S R

G i i = 2 ot Y i3
B (i [Fapray -~ — B TEEE =T i 7 oy T
;
sl 34 & H i ﬂ‘
T
e
lans { e
peis==s 21l i T Ty
Tk &l ne
RES o i B
firitany T Y e
e BN Hi |
] L]
PR N
===

Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 29

LU & P AGENDA
PAGE 108



SNOILdO JIOVNDIS LNVYNIL TIVLiIY
d 37Na3HOS

suando a.umzh_m WRUQY gegay) T s

T

Aedit g pess gur

X0QL3113)

i) pasodsd uo saxng udg on

el 1ein21padiad palburang-von g1

uHs u ar

Hreedidy g
FWIDHEN FHSISUTULP IR EEwH|1 Arinia)xgy g
SAULBITURIL REAN0D YU JUOMRI
AP 3] POLUASW FRY w01 Heiah pasaduy -
FI0J 0SS LIAD) (R rpIAPU [Buurgs uad -

ull)s Seume ougey

Adgurs o WIS PUSLLZWIP Payruianag 4

s

¢

]

g

SIR3TA| AU 338) pagruiashy y
€

1eUeSUINND PaIBUNLN-GoN T

v

$0Fa1/5wa0 900 JrasBuIWD 1) apely *

‘33gedsuLiE sleili4 D6 sjoddng

IPYE DaDIRY 20308133 3] puE Aenb HIYI A0 UINGYS

woRG Fafy SICAT UE 250Y] rPwRINY. T paleinoaug s
ey aFEudp o !.n.b SR B4 s ades $0¥rm) azay)
sUondo afeudis Jurue) peyey

Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 30

LU & P AGENDA
PAGE 109



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 31

S1VLi3a I9VYNOIS
3 37NAIHOS

UM RO vy e 1
A AEL MY R

A1 A SO Al ML
¥andas S isaw R0 {0

X0Qi31}ag “

i B bad

FLD

. . AN et e s
1R33p 38RUTIE g AL himmm it b = W ;:Mxﬁusinxfaanﬁ..;h.k.mnﬂnﬁﬂk"
Lo omett 5o il e e e o e e

Fﬂ_z.m 06l o HOHRT

[ e L LA
NI Ry "eUTA et - Ses(penD-uig, L Ty
XN APt [ [T T Pt e A e v

el T T Rp——
Y 2 LI P 2] Pl MK W BT 3V o e A

b e o s i oy
DT vk sfyei ) oo ud

AR JTGAL i AL UK Ly Kb g e
HEE R 0 MU0 g ] N 3 Sy L] prasdran it
PUCAIR) MG I [ AL P 5 A g B et
SRS e B S AT U E WA TR 15 Lt K Sy a0 ST

:

3 TP A 47 Eraf s w3
AT ol R SIS 0 a3 e o 3Pt ndy

T el s vy LB, gy
WA APl oo sod WO 2 2 Y Y e il

ARV Foeian) o sl 15k o A e
MRS ) 5400 W K0 Bt rusdpaiouis subiiint i rorsteinss sae sl tmej Ao

[ TEENY

NS VIDEWE ANYHIL HYAEY - | Jeal

BT AR PG R R U §
TN 56 Gl W Do el o
et Rl il vy a0 W Ry —

i SRR ST

——

m
el
I — -
Qi i [
- e i

i

-3 T

3BVNSIS T [

iy ooy Fpemes i SEERpU 3 B
Bt b e R i,

LU & P AGENDA

PAGE 110



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 32

STIVv.1l3A IDVYNDIS
4 37Nd3IHOS

T Nul om oy osT

510

w8 3ournuy Suppey

T A A o A a5 Y

TR e T ST ¢
e s ) e §

A Ml A e R e e
st il e i G At ST 4
iyi..lillf!l!.ﬁ:.t!.!%??k:.

X0Gi313ay worsl  wwsd] e 5 s B ot - <ot i e A B
i e s ] TiALe] z - —
=

Lt s o e ubm
TV ATRINE BRI Wi

A
———

MO AINYEINT BRI

Wt
Py 7T Ry
enig
sy fysmicasy
N G N g
T R g s
A B 2y g
¥ "

LU & P AGENDA

PAGE 111



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 33

T e A e e T

LU & P AGENDA

STIV.i3A I9VYNOIS
3 37NA3HDS

Fit | La ] 40y mpepnany
il | b ) v sumpdny _

et T34 S R P
R O P

X0q433313]

e

_ wIE e HUPLIG ] 5 o s o et 5 e o P T b e

e e T e s

R L oo b LT
SO 53 M Y- DU e pET

Cagtaah g poybe uem
UL RIS L
iy muege
PRI i el
ARG

TNy A
L85 By A priag

b} s sty

R

NBIS DNLARYS

it i ok pege
Formy e ) way

PAGE 112



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 34

5

$71V1i3a IoVNDIS
3 37NnA3IHDS

Ry oy apmpau

TR BEL] POt el
Bk €1 TRt (N o uBig 3auequy Suppr, R S il e m i oo o
e i w311 e _ 32 G 2 e T
. = Fommle L T AT ¢
X0q13319) 6D e : B e T
. wa TR SETE 0 LER e A A S L 3 AR §
S N e i o ke ik B vk i s Ve B e Sy
o o ——b R S— ATl il
PN -2
st e
NOI§ DHINEYL
i
TS Wt Pl yam
S Ukt A T St
s s
PRy hes ety RIS
ety
Pt dyistiny
[ - freni
CIERrTr—"
e s g 2

LU & P AGENDA

PAGE 113



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 35

$71vl3ad 3ovNo9ls
3 37NA3IHOS

L0 AT e sy ¥
1620 1001 | 624 fusdag, H
[T — |
B R T o H

H

i

1
X0q43jtay | 91D _E_s_ -

—
e o o SRR
SOOI i P LT ——re L e

s, §

[ R

ik o

S g it

Sl T 5 ks b e ]
A 1 S s o Phagecr] gt

01D P s b 3 ¢ oo ulyy

s raogiar po puiad A0y B KA
NN A i L St G S g oy

m
L L
i H
; i
iH i i
¥ m
H ; I
i i g
K |
H : e
i m 8t
b )
| i
| [
: |
| I
) L
§ i {
_ , ﬁ
N i i
. =
| ﬁ
_s B
m W i
AR e

LU & P AGENDA

PAGE 114



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 36

S$7Ivi3Id 39vN9ols
3 37Nd3IHOS

X0Q433133]

D T i : 5
i i _

IGT AL e b o

iferep afeudyg g sdfy

“ _ b
L1 W W rnvans

SSE_W, weerl  sowene]
VO - che )

i
Lo S Gt S s
B RN N« L..7-" | BT Aabial

s

TR ok 4 434l 3 ancr o}
P P 4. Mo G s i, i o oo oug

M i a ey WA
80100 Mo S SRV 8 7 bl U
FETEA WL s Bt 3w g Al oy

N e Al

27 et o

g
PREIYID IHOUSINOLS MIAG NDIS ¥iS¥T Leval TvaTy ~ § Ty0s

W Fir i ot st

A oo

ATl o o) o iy o

r

e T

s v g o gpoangeniso |
L5114 2t e et

LU & P AGENDA

PAGE 115



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 37

STIVvL3a I9VN9IS
3 3TNA3IHOS

ST M Sty

i jwta | van e iim@p adeudis g sdif
i TN BRL Yt sarkrTn -
ST, !
exap Nl 1838 WK1 [0 210 = — Eit}nﬂhﬁﬁ.ﬁlilr”wmwm..
X0Gi2331312 | ) gy PrE=T sy anga "R R - Seciizpms v ot N
oY e Ty . s —

DA T 21 farhan  mkiT
L ) EBhi it PR TG U U3 S SO e PO KL

Sl piindrda vy Ml o
CEND Sntfa ey sloonps sl 11 OB

AU Sards b SRR e g AT e
BT ok T 19 P UL Lg% AP RO 40

NN

HIHS WEDISWH LNWNEL 1IvLIY - 8 3d4d

e i

LU & P AGENDA

PAGE 116



A L O R S T A

LU & P AGENDA
PAGE 117

Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue

Page No. 38

Fid | piad wom aywiazng TonEAs
WA eCL T Sy, s it b e, i e
o T Q'F 131013y whs usilg S e et 4]
e e it R S T TS S |
o P e A R TR T
x Q ﬂ. x| u H ﬁ u H m F U RLUTL LR WL S b AU Fiet BB SEWEag - D = ﬂﬁ-l”ﬂunﬁwhwulﬂ twl.l.irﬁnlv“u”.liruiﬂw
e [ T o] S N ,..f. 1 3 et
EUREN 2
NS NOUAG AUVONLIISIAEY WD



Application for Major Development Permit (Signage) Amendment — 15177 Thrift Avenue
Page No. 39

APPENDIX C
Public Information Meeting Summary by Applicant

| August 281 2020

“MIRAMAR VILLAGE” MIXED-USE PHASES 3 & 4
CITY OF WHITE ROCK DEVELOPMENT PROPOSAL 20-012 PIM SUMMARY

Overview

On Wednesday August 19, 2020 from 5:30pm toe 7.00pm, EDG Experience Design Group Inc. (Apgplicant)
presented at a digital Puklic Infermation Meeting (PIM} regarding Development Propesal 20-012,
accompanied by Bosa Properties (Owner). Development Proposal 20-012 includes an application to
amend Major Development Permit Mo, 288 with an updated Exterior Sign Program associated with
“Miramar Village” Towers 2 & 4, and also in request of variances to provisions contained in the City of
White Rock Sign By-law No. 1823

Residents and property ownears within 100 metres of the subject site were sent documentation related to
the Development Proposal and PIM via notification letter. A Development Propesal Sign was also installed
onsite to announce the Development Proposal and the PIM

The PIM Presenters included:

Barry Marshall, Creative Directar, EDG Experience Desian Group (Applicant)

Katie Blank, Senior Graphic Designer, EDG Experience Design Group (Applicant)

John Martin, Director, Commercial Properties, Basa Properties (Owner)

Carl Isaak, Director of Planning and Development Services, City of White Rock (City Representative)
Grag Newman, Manager of Planning, City of White Rock (City Representative)

A total of six Attendees were reported in attendance. The Applicant has compiled this PIM Surmmary to
provide further context to the discussion, as well as to fulfill the reguirements set forth in Schedule & of
the Procedures Bylaw MNo. 2234

Presentation

Following some backaround by the City and formal introductions of the PIM Presentars, EDG commenced
the presentation, outlining the following topics

- Project Overview and Site Description

- Project Intent and Objectives

- Signage Audit of Existing Towers 1 & 2 far reference

- Proposed Sign Types

- Sign Plan and Elevations showing proposed sign locations

- Legibility Considerations

- Fabrication Details for select retail tenant signs

- Qutline of the Requested Variances to the Sign By-law with a supporting rationale
- Site Renderings illustrating the proposad sighage

The overall project abjective is to halance the needs of a contemporary mixed-use residential and
commercial destination with the Sign By-law, whilst alse considering the provisions set forth in the City of
White Rock's "Official Community Plan”, Section 22 2 "Town Centre Development Permit Area” guidelines

The team also considered the importance of ensuring visikility requirements for first-time and eccasional
visiters (in varicus modes of transpertation), facilitating clear and safe visiter navigation, enhancing the
pedestrian realm, signalling a sense of arrival, presenting a unified family of Sign Types, establishing
tenant hierarchy, and mitigating light spillover to neighbouring residents.

200-1788 West 5 Avenue Vancouver BCVEJ P2 studio 6504 688 9656  www experiencedesigngroup ca

EDG EXPERIENCE DESIGN GROUP INC
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City of White Rock Development Proposal BIM Surmimary
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Q&A

The presentation was followed by a Q&4 session where Attendees could submit written comments and
questions requiring further elaboration from Presenters. Qutlined below s a record of the
camments/guestions receivad and the general discussion conducted by the Presenters

@ "White Rock is called "City by the Sea” What consideration have you given to this theme in the
designing of these signs?”

EDG responded that, while thematic design opportunities are appreciated, the project team
established that the proposed sign program should instead reinforce a timeless aesthetic that
won't date rapidly, whilst alse aligning with the site architecture.

G "Why do vou need an extra foot of height on the ancher tenant sians when these sians will be
brightly 1t? Will there not be massive light pollution already from the four buildings?”

EDG reiterated that the height increase for Anchar Tenant Fascia Signs was necessary to
enhance motorist legibility, alse considering any setback distances frem key maetorist decision
woints. The height increase is also necessary to establish hierarchy between Anchor and
MNon-Anchor Tenants. It would also better accommodate stacked logo formats, if such a retailer
brand had such a requirement

Further to this, EDG stated that any retail tenant signage must be equipped with timer and/ar
dimmer switches to mitigate excess glare and light spillever inte neighbouring residential units

1 "Three brightly lit directory signs is a bit excessive . What type of directory signs are being used
now and haw many are there ”

City Representatives referred to a screenshot of the tall "Hillcrest” freestanding sign previously in
wlace onsite at the corner of Johnston Road and Thrift Avenue. The City and EDG clarified that
the new propeosed signage—although higher in quantity to suit increased pedestrian circulation—
s much smaller in scale than signage previously in place at this intersection

3" noticed the Save on Foads sign as an example for an anchor tenant. How high was the lettering
on that one It looks a lat smaller than 3 foot six and vet it's highly visible ”

This is referring to an example image on the fabrication details for Sign Type 1 Anchar Tenant
Signs EDG explained that in our previous experience with Save-on-Foods these signs can be
much taller (8 feet high overallis typical), meaning that the lettering alone would be at least 3
feet ar larger in propartion to the overall logo

@ "Te reduce light pellution, at what time is the signage lighting turned off? This should be written
inta any approwval ”

City Representatives agreed that this would be further established/stipulated in subseguent
discussion with the Applicant, prior to formal approval.

200-1788 West 57 Avenue Vancouver BCVEJ P2 studio 604 638 9655 W experiencedesigngroup.ca
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G "Why wasn't the previocusly approved signage satisfactory, as it met the existing Sign By-law?”

EDG rationalized that the Sign By-law may be somewhat cut-of-date, and is more suited far
smaller, individual retailers in contrast to larger, multi-phased developments such as Miramar
Village The mounting and size restrictions appear to be a reflection of older architectural

building standards, and de little to accammadate visibility requirements far Anchar Tenants

City Representatives at one point shared elevation drawings of the nearby Semiahmeoe Shopping
Centre, for which signage was approved in excess of the Sign By-law (example of 4 foot high
signage shawn)

Q. "Canopies were never menticned originally. These will add clutter to the whole development and
will actually block visibility, Why intraduce them when you are asking for increased height in signage
and maore brightly it directories?”

City Representatives indicated that additional canopies are not being considered as part of this
propasal All canopy signage is to be mounted on approved and currently-installed architectural
canogles.

. "The free-standing signs are not hurman scale, only catering to the motorist. The Town Centre
concept was to focus on pedestrian uses. These are not acceptable ”

EDG agreed that pedestrian circulation is paramount, however maintained that the three Sign
Type 10 Freestanding Map Directories are scaled specifically for pedestrians and are essentially
illegible for motorists There is only a single freestanding sian intended for matorists, that being
the Sign Type 11 Freestanding Tenant Directory

Wil the City create a bylaw to have the signs shut off at Mpm or will the developer agree to
include that provision in his variance application?”

City Representatives indicated that an amendment to the Sign By-law regarding illumination
shut-offs will not be created at this time, however the City, Applicant, and Owner all agreed that
shut-off timers will be further discussed internally.

3 "How are these signs designed to make them safe from the high winds that are already identified
for this wind tunnel?”

EDG indicated that all signage will be manufactured by high guality fabricators, and that
engineering review and approvals are required as part of the fabrication process In EDG’s
professicnal experience with an array of fabricators, signage is tygically designed to meet lacal
50-year wind shear expasure, which would render any installed signage more than able to
withstand winds anticipated at this site.

G "Why are City staff justifying the proposals, were they invelved in developing them?”
City Representatives clarified that they did not directly produce the drawings, but have been in

reqular coardination with the Applicant and Cwner regarding proposed signage, striking a
kalance between Sign By-law compliance and commercial tenant requirements.

200-1788 West 57 Avenue Vancouver BCVEJ P2 studio 604 638 9655 W experiencedesigngroup.ca
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3 Will there be free parking on-site so that customers can get cut of their cars and walk around the
site to discover the diversity of stores an site?”

Although the guery was not relevant to the signage proposal, Bosa Properties clarified that a
parking operator may later be invalved in overseeing site parking, howewver free parking may
initially be provided Bosa Properties alse indicated that they will consider if it is feasible to retain
free parking in the long-term to benefit retail visitars

3 "Re: 4 foot tall signs at Semiamhoo Mall, they are Auto oriented, with a large parking lot, not this
pedestrian orientation”

EDG reiterated that the sign height variance for Anchor Tenant Signs would be useful for
approaching pedestrians and motorists viewing from a distance

3. "I thought the whale idea was to create a pedestrian friendly community? Why are you waorried
about car traffic? The speed limit an Johnson Road is 30 KPH | Is that not slow encugh to see 2 foot
six tall signs?”

EDG asserted that & foot tall signage i1s inadequate for matorist legibility, as the bottom portion s
easlly blocked from view by other vehicles, and does not suppart the text size required for
traveling at full speed EDG confirmed that sizes were carefully calculated toe meet minimums and
avaid excessive size

The City also clarified that the posted traffic speed along Johnsten Road is in fact 50 km/hr,
hence necessitating cansideration of larger sign sizes

3 “Way-finder signs should be like those inside malls not marguee signs like those proposed ”

EDG confirmed that Miramar Village is entirely cpen-air, and does not have any internal
circulation to support mall-inspired signage. All retail tenants are solely accessible directly from
the outdoors.

3. "l'am confused as the Consultant mentioned they would need maore cancpies and those shown
were different than the one Mr. Isaak mentioned. Can | get clarification on what the consultant is
asking for in the variance? How many are needed?”

EDG clarified that additional canopies are not being pursued, the requested variance to the Sign
By-law is to allow for mounting signage below the canopy This is consistent with contemporary
architectural and retail centre practices and is in alignment with the canopy signage previously
installed at the existing Phases 1 & 2 of Miramar Village

Wil paid parking be a detriment to peaple shopping at these establishments?”

Bosa Properties reiterated that parking matters would be further considered separately from this
sign variance proposal.

G "Can you clarify if the signs and canopies will bz using wood /natural materials as specified in the
preamble and pictures? What s being proposed deesn't seem to be made up of natural materials?”

EDG explained that natural materials are not always appropriate for commercial signage projects,
which require longevity and resistance to a multitude of local weather conditions The signage
instead seeks to align with the building architectural finishes, while offering a neutral and timeless
aesthetic that won't date rapidly

200-1788 West 57 Avenue Vancouver BCVEJ P2 studio 604 638 9655 W experiencedesigngroup.ca
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3. "The close placement of these buildings and the winds coming up the southern slope from the
beach make for much higher wind speeds than the 50 year basis because of a vortex effect”

EDG reiterated that signage and its attachments will be professionally engineered to withstand
anticipated local wind shear reguirameants

@ "Can the directories ke made fram maore natural materials ? Red cedar is an extremely long lasting
material Can brick be used instead of plexi-glass?”

EDG clarified that red cadar, whilst a natural material, would not be in alignment with the
architectural palette and still lacks the endurance required for commercial signage. Although
brick is possible to incorporate, this often requires larger-sized footings in contrast to standard
architectural concrete and would alse have a slightly lower [ifespan.

3. "Can we see the proposed sign locations slide again?”
EDG proceeded back to the earlier Sign Plan presentation page that indicates locations.

3 "Why i1s there not a nautical theme to the signage since the four towers have a big hint of being a
sea cruise liner? Plus we are so close to the Sea and the whole idea is themed around our "City by the
Sea”?

EDG stressed that thematic signage design is inappropriate in this instance, as it does not
correlate well with the architectural style, nor does it support a timeless appearance It has also
not been stipulated as a prier requirement for the project.

@ "The round frent on bldg 3 was meant by the architect to give it a nautical theme”

EDG acknowledged that rounded facades are common however not always indicative of a
naudtical theme.

3. "That was what was presented to the ADP and Council. | was on the ADP at the time.”

EDG agreed that, while there may have been subtle thematic requirements for the architecture,
this is not a stated requirement for the signage program ot to support the retail tenants

G “Are the signs going to be all different calours with different lighting, or is there going to ke some
sort of consistent colour scheme?”

EDG explained that signage must be manufactured consistently with regards ta maunting
location, sign types, general materials, maximurmn sizes, and even illumination colour temparature
(4100 Kelvin is the industry standard) Retail tenants however have an array of brand identities,
including colour palettes, and require flexibility to best portray their brand and product offerings
to the public. This is alsc in alignment with the previous signage at the existing Phases 1 & 2 of
Miramar Village, which allows the retall tenants to employ their applicable brand colour palette.

Bosa Properties also assured attendees that they take retail signage very sericusly, and wish to
ensure a high-quality signage end product They however do need to support retal tenant
requirements in careful balance with the community, otherwise they are at risk of losing quality
retailers if basic commercial signage expectations cannat be met Bosa Properties cited recent
deteriorated negotiations with a major grocery tenant, as there was much uncertainty arcund the
guarantee of legible Anchor Tenant Signage

200-1788 West 57 Avenue Vancouver BCVEJ P2 studio 604 638 9655 W experiencedesigngroup.ca
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3 "The towers port hole windows are also for a nautical look”

EDG agreed that porthole windows may be considered an architectural elerment supporting a
nautical theme, however it s not approprately or easily translated intc commercial signage
without detracting from the branding requiremeants of tenants and the contemporary aesthetic

3 “Is there gaing to be any historic compaonents to any of the signage arcund the Central Plaza area?
Is there going ke any references in surrounding signage to the Semiahmaos First Mations history as
well as White Rock history ”

EDG clarified that this is not narmally a requirement of commercial signage projects and is
usually initiated by municipal interpretive or pubklic art pregrams. This has not been identified as a
current requirement, however EDG is happy to be involved in any later propesals, should it be
required

3. "MNeo flashing signs should be allowed and no strobes”

EDG enthusiastically agreed that flashing signs would detract from the owverall develocgment and
are specifically prohibited in the guidelines for the proposed sign pragram. Flashing signage i1s
also prohibited by the City of White Rock Sign By-law, which City Representatives confirmed.

Attendes Support

EDG acknowledgead that—while Planning staff at the City of White Rock are supportive of the proposed
signage and requested variances ta the Sign By-law—no attendees to the digital PIM appeared to express
support for the propeosal, nor shared any positive feedback EDG attributes to this to the low attendance,
compoundead with a generally low familiarity and public interest in best wayfinding practices

Attendee Opposition

Based on comments and feedback during the Q&A portion of the PIM, attendee cpposition appeared to
concentrate an signage illumination, freestanding sign quantities, and sian heights.

Althouah not in explicit opposition to the proposal, attendees also expressed some concern with the
following general project aspects

—  Support/expressed desire for a nautical theme

- Contrelling illumination hours and light spillover inte neighbouring residential units

- Scaling appropriately for pedestrian versus motarist usage

- Wind resistance (note: will be addressed in engineering of signage structures and mounting)
- Freeversus paid parking, although irrelevant to this signage proposal

- Using mare natural materials

- Awvoiding flashing signage (not proposad and specifically non-confarming to Sign By-law)

200-1788 West 57 Avenue Vancouver BCVEJ P2 studio 604 638 9655 W experiencedesigngroup.ca
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Updates to the Exterior Sign Program Package

Although no revisions to the supporting "Exterior Sign Program (Draft 8) package appear to be required
as a result of the PIM discussion, EDG has nonetheless made minor maodifications to the package to
culminate inta "Exterior Sign Progararm (Draft 100 Updates include a revision to the variance requested faor
Parking Entrance Signs (now cansiderad a directional sign instead of a fascia sign) and a clarification that
freestanding sign backgrounds are NOT to be illuminated {copy only to be illuminated)

A careful review of the package alse canfirmed that “signs must be constructed ta resist wind shear,
seismic, and other applicable loads”, and alse retains a grovision for illumination timer/dimmer contrals,
therefore addrassing the primary attendee concarns

Further Discussion

EDG has indicated that ideally all retail tenant signage be supplied with a 7-day, 24-hour time clock
and/or dimmer te control illumination hours and intensity, with the geal of mitigating light spillover inte

neighbouring residential units. As clanfied during the digital PIM, EDG, Bosa Properties, and the City of
White Rock have agreed to further discuss these requirements

END OF PIM SUMMARY

200-1788 West 57 Avenue Vancouver BCVEJ P2 studio 604 638 9655 W experiencedesigngroup.ca
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APPENDIX D

Written Submission from Applicant

Signage, both storefront and wayfinding, are an essential component of a successful mixed-use
project with retail presence at grade. We have been actively marketing Miramar Il for lease for
several years with limited success. Many of the concerns expressed by some of the prospective
retail businesses have been related to signage and minimal frontage along the main vehicle and
pedestrian pathways on Johnston Road and Thrift Avenue. The majority of our retail square
footage has been earmarked for a grocer anchor that will be the lifeblood of this centre and a
phenomenal addition to the community dynamic. Unfortunately, we’ve had two major grocers
fall through and a consistent theme has been signage and visibility to Tower D in the rear
portion of the site. Our team at Bosa Commercial is committed to finding the right tenant mix
and holding each business to high standards when it comes to displaying their brands on our
projects. If Council and the people of White Rock allow the requested signage variances, | am
supremely confident that every visitor to the property and resident of the towers will be very
pleased with the result. And, they’ll have great businesses and services to meet their daily

essential needs.

John Martin
Director, Commercial Properties

Bosa Commercial
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THE CORPORATION OF THE

CITY OF WHITE ROCK

CORPORATE REPORT
DATE: October 5, 2020
TO: Land Use and Planning Committee
FROM: Carl Isaak, Director, Planning and Development Services

SUBJECT: Application for Major Development Permit Application and Development
Variance Permit — 14947 Buena Vista Avenue (MJP/DVP 19-021)

RECOMMENDATIONS
THAT the Land Use and Planning Committee recommend that:

1. Council direct staff to schedule the public meeting for Development Variance Permit No. 431;

2. Council, following the Public Meeting, consider the issuance Development Variance Permit
No. 431 for 14947 Buena Vista Avenue; and

3. Council, if Development Variance Permit No. 431 is approved, also issue Development
Permit No. 430 for 14947 Buena Vista Avenue.

EXECUTIVE SUMMARY

The City of White Rock has received an application to subdivide the property at 14947 Buena
Vista Avenue into two (2) lots under the existing ‘RS-2 One Unit (Small Lot) Residential Zone’.
If the properties are subdivided, the two (2) lots would be less than 12.1 metres (40 feet) in
width, which is classified in section 22.1 of the Official Community Plan (OCP) as “intensive
residential development” pursuant to Section 488(1)(e) of the Local Government Act. As such,
the development is regulated by the requirement for a Major Development Permit and is
reviewed under the ‘Mature Neighbourhood Infill” Development Permit Area (DPA) Guidelines.

These guidelines are applied to the new dwellings, in order to ensure that the proposal fits within
the established character of the existing neighbourhood. Within this designation, low-scale
residential uses including single family homes, duplexes, and triplexes are contemplated along
with opportunities to increase the supply of housing through gentle infill (i.e., single lot
subdivisions, secondary suites, etc.). Following approval of the proposed subdivision, the two (2)
lots would have frontage of 10.1 metres, lot depth of approximately 36 metres and a lot area of
365 square metres, which follows the existing lot pattern in the surrounding area. If it is
determined that the proposal follows the Mature Neighbourhood DPA Guidelines, the Major
Development Permit and Development Variance Permit will allow for a modest form of
intensification within an established area of the City and is consistent with the policy objectives
of the OCP.

A Development Variance Permit (DVP) was also received as part of the application to vary the
maximum building height of the RS-2 One Unit (Small Lot) Residential Zone for the westerly lot
(as identified on the drawings as Lot 1). The rationale for this request is related to the steep
topography of the site, vehicular access required from the rear lane, and a municipal design
LU & P AGENDA
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requirement regarding a maximum 2% slope up to the property line from the street, and a
maximum 15% driveway slope as per Section 51of Street and Traffic Bylaw, 1999, No. 1529. If
approved, the DVP would allow an increase of 0.353 metres (1.158 feet) to the maximum
building height of 7.7 metres (25.26 feet), for a total proposed building height of 8.053 metres
(26.42 feet).

PREVIOUS COUNCIL DIRECTION

None.

INTRODUCTION/BACKGROUND

White Rock Official Community Plan 2017, No. 2220 (OCP) designates the subject property as
‘Mature Neighbourhood’, characterized by low-scale residential uses, such as single-family
dwellings with secondary suites, duplexes, and triplexes. The policies applicable to the Mature
Neighbourhood designation support gentle infill to enable moderate residential growth in
established areas of the City. The proposed Major Development Permit and subsequent
subdivision would allow for the introduction of a new single-family home without significantly
changing the character or predominant form of housing in the neighbourhood.

The subject property is zoned ‘RS-2 One Unit (Small Lot) Residential Zone’. The size of the lot
is large enough to enable subdivision of the property, while maintaining the minimum lot
frontage (10.0m), lot depth (27.4m) and lot area (362.0m?) standards of the RS-2 Zone. Uses
permitted in the current RS-2 zone are consistent with the use permissions established in the
OCP land use designation, which recognize single detached dwellings (with secondary suites),
duplexes, and triplexes. Development Permit No. 430 is included within Appendix A, which
would regulate the form and character of the dwellings if approved by Council. Development
Variance Permit No. 431 is included as Appendix B and if approved by Council would allow a
slight height variance of 0.353 metres (1.158 feet) on Lot 1 (west lot once subdivided).

ANALYSIS

The subject property is located at 14947 Buena Vista Avenue, mid-block between Everall Street
and Blackwood Street (see Appendix C for Location Map and Ortho Photo). The property is
occupied by an older, single detached dwelling. A combination of newer and older homes
surround the site. As the proposed properties are less than 12.1 metres in lot width, the Official
Community Plan classifies the subdivision as “intensive residential development” pursuant to
Section 488(1)(¢) of the Local Government Act. This requires that the development be regulated
by a Major Development Permit and is reviewed under the ‘Mature Neighbourhood Infill’
Development Permit Area (DPA) Guidelines. These guidelines are applied to the new dwellings,
in order to ensure that the proposal fits within the established character of the existing
neighbourhood.

Current Zoning

The subject property is 723.84 m?in lot area with 20.9 metres of frontage along Buena Vista
Avenue. The property is sufficiently sized to meet the minimum lot area and dimension
requirements of the existing RS-2 zone for the two (2) new lots (see Appendix D - Preliminary
Subdivision Plan). The parking supply requirements of the bylaw (i.e., two spaces per unit plus
one additional space for any secondary suite) can be satisfied within the design of the subdivided
lots. The proposal does not contemplate secondary suites as the parking would not be able to be
accommodated on site. Following approval of the proposed subdivision, the two (2) lots would
have frontage of 10.1 metres, lot depth of approximately 36 metres and a lot area of 365 m?.

LU & P AGENDA
PAGE 127



Application for Major Development Permit Application and Development Variance Permit — 14947 Buena Vista
Avenue (MJP/DVP 19-021)
Page No. 3

Mature Neighbourhood DPA Guidelines

The applicant has submitted a response to the Mature Neighbourhood Development Permit Area
Guidelines, which are applicable to the proposal pursuant to OCP Policy 22.1. The response to
the guidelines is attached as Appendix G. Staff consider the submitted response to be in
conformance with the Development Permit Guidelines.

The applicant has adequately identified how the proposed development meets the development
permit guidelines by:

a) Ensuring that the proposal is compatible with the surrounding neighbourhood that is
comprised of a mixture of older homes and more recently developed houses. As the
architectural design varies widely from older residences with gables and clapboard
siding, modern residences with flared/curved roof elements, and ‘beach’ style residences,
the massing of the proposed residences was stepped to reduce the shadowing affects of
the building on the neighbouring properties with a modern architectural expression.

b) In order to create visual interest through the design, the proposal incorporates open decks,
angled walls, stepped building heights to break down the building massing as well as
open picket guardrails and a variety of high-quality cladding materials.

c) In order to address passive solar design principles, solar gain is minimized by setting
several windows back on the covered decks, and providing the maximum canopy
permitted by the Angle of Containment on open decks where possible.

d) West coast design elements have been incorporated through the use of steel pickets,
canopies, and accents, stone siding, wood pickets, and wood cladding.

Figure 1: Proposed Rendering along Buena Vista Avenue
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Proposed Height Variance

The proposed development is seeking an additional 0.353 metres (1.158 feet) for the westerly lot
(Lot 1) due to constrains with the driveway slope in the rear lane (Blackwood Lane). Section 51
of the City of White Rock’s Street and Traffic Bylaw, 1999, No. 1529, requires that the
maximum driveway slope as measured from the property line to the off-street parking space shall
be 15% and the slope of the driveway within the boulevard shall slope from the property line to
the edge of street at a minimum of 2%. To achieve the maximum driveway slope of 15% from
the rear lane, the garage portion of the dwelling requires additional height beyond the maximum
7.7 metres in Zoning Bylaw No. 2000.

With regards to the proposed height variance of 0.353 metres (1.158 feet), staff note that the total
height of 8.053 metres in the view analysis submitted (see Appendix F) outlines little to no
impact to the decks to the north of the development (see Figure 2: Maximum Building Height
Versus Proposed Building Height Along Blackwood Lane (looking south)). The image on the
left shows a building envelope in compliance with the maximum height and the image on the
right shows the building as designed with the 0.353 metre height variance. This image is also
available in Appendix F (View Analysis) at a larger scale.

14941 BLACKWOOD LANE DECK 1 14941 BLACKWOOD LANE DECK 1

DECK @ 43.27m. EYELEVEL OF PERSPECTIVE AT 4457m DECK @ 43 27m, EYE LEVEL OF PERSPECTIVE AT 44 57m
SHOWING MASSING FOR GARAGE AT PERMITTED BULDING HEGHT SHOWING FROPOIED DENCH WITH REQUEITED HECHT
VARIANCE

Figure 2: Maximum Building Height Versus Proposed Building Height Along Blackwood Lane (looking south)

Staff are generally supportive of this variance to accommodate engineering related slope
requirements in the rear lane, however, note that during the Public Information Meeting
community members were concerned with the implications of this variance. Following receipt of
feedback from the Public Information Meeting and Advisory Design Panel, staff worked with the
applicant to explore options to remove the request for the height variance through the following
options:

a) Mirroring the house design so the driveway could be pushed further west down the slope of
the lane to allow for the garage to be lowered. After much investigation of this possibility,
it was determined that this option would still require a height variance. The difference in
impact to the neighbours was outlined as negligible compared to the current proposal.
Additionally, the designer confirmed that mirroring of the house would have greater
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negative impacts to the aesthetic of the design and how the massing interacts with the
neighbouring Lot 2, as well as the existing neighbour to the west.

b) Various design layouts were explored to shift the garage down the slope to a point that it
would be below the maximum building height, none of which were determined by the
designer to be viable. This is due to the fact the shifting the house or just the garage to the
south causes the average natural grade to change and therefore the maximum building
height falls faster than the 15% driveway slope, so the further south the house is shifted,
the greater the building height variance becomes.

As none of these options were viable in removing the height variance request and the variance is
quite minor in nature, staff believe that Policy 8.5.5 Design and Context — ‘Encourage designs
that respond to the form of adjacent development, particularly when abutting Mature
Neighbourhood areas’ and Section 22.9 Mature Neighbourhood Infill DPA, 22.9.1 a. ‘Ensure
buildings are compatible with or complementary to adjacent developments in terms of height,
density, and design’ are still maintained by this proposal.

Advisory Design Panel Review

During the Advisory Design Panel (ADP) meeting on July 21, 2020 (please refer to Appendix H:
ADP Minutes July 21, 2020) the panel recommended that the application for the development
proposal at 14947 Buena Vista Avenue be referred to Council once the applicant had the
opportunity to consider comments pertaining to:

a) Providing a broader mix of plantings and surface treatments (e.g., patios) as shown in the
Landscape Plan, and that plantings are satisfactory to the City Arborist;

b) Design Response: The planting plan was further diversified by providing a broader mix of
species. Planters surrounding the trees were removed so the trees could be planted directly
in-ground, allowing for there to be more space for them to grow and thrive.

¢) Implementing a tiered southern retaining wall so that the structure does not overwhelm the
pedestrian realm along the sidewalk of Buena Vista Avenue;

d) Design Response: The retaining walls were revised to incorporate a terraced approach
and to reduce the overall height of the retaining wall along Buena Vista Avenue.

e) Efforts to mitigate solar gain (e.g., overhangs, eyebrows, etc.) and passive cooling options
along the south facing elevation of the dwellings;

f) Design Response: In terms of efforts to mitigate solar gain the applicant looked at revising
the design but did not do so for the following reasons:

1. On both lots, the upper floor patio doors have canopies as large as possible without
encroaching into the Angle of Containment. Adding any additional eyebrows/overhangs
would encroach into the Angle of Containment, which is not permitted by Zoning Bylaw
No. 2000.

2. The master bedroom decks are well recessed into the house and will keep solar gain to
a minimum. Lot 2 has vertical slats at the master bedroom window that will aid in
reducing solar gain

a. The intended use and function of the “bunker” and the compliance of the space with
the applicable provisions of the Zoning Bylaw; and

Design Response: In terms of the proposed ‘bunker basement’, the applicant
confirmed that this bunker is intended for use as a storage room only. The developer
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discussed the comments around the cost of the bunker with the client, and the client
feels it is worth the time and cost to proceed with this part of the design. The ‘bunker
basement’ is not prohibited by Zoning Bylaw No. 2000.

b. The requested height variance and efforts to alter the design such that a variance is
no longer required; in the event that the applicant proceeds with the variance, that
staff identify to Council the efforts taken by the applicant to address this constraint.

Design Response: Please refer to the previous section on the proposed height
variance for a discussion on how the applicant worked to address the building height
comment from the ADP.

Tree Management

An Arborist Report prepared by Woodridge Tree Consulting Arborists Ltd. identifies that a total
of six (6) trees of protected size (according to Tree Management Bylaw, 2008, No. 1831), would
be affected by the proposal, all on private property. The Report recommends that the six (6) trees
be removed as they are either in poor/very poor health (four (4) trees) and/or are a constraint to
the development of the lots.

City staff have reviewed the recommendations of the Project Arborist and are comfortable with
the removals subject to the posting of securities (i.e., $27,000) for 18 replacement trees as
required by the Tree Management Bylaw. Two (2) replacement trees are proposed as part of the
development, which would result in a refund of $3,000 and a total of $24,000 to be kept as cash-
in-lieu for future tree planting on City property. Appendix A includes the proposed landscape
plan, which includes two (2) trees and will be further reviewed upon receipt of an application for
a Tree Management Permit (TMP), likely to accompany a future request for demolition of the
existing dwelling.

Public Information Meeting and Public Feedback

The applicant held a public information meeting (PIM) on March 3, 2020, at the White Rock
Library (15342 Buena Vista Avenue). Two hundred and eleven (211) letters were circulated
notifying owners within 100 metres of the subject property of the proposal. The meeting was also
advertised in consecutive publications of the Peace Arch News in advance of the PIM. Appendix
E to this report includes the PIM sign-in sheet and completed comment forms. Concerns that
were brought up during the meeting included the proposed building height request and impacts to
the surrounding properties during construction. As outlined above, staff have worked extensively
with the applicant to remove the request for a height variance for the westerly lot. After
exploring many different design changes, a viable option to remove the variance could not be
achieved. With the submitted view analysis staff are supportive of the 0.353 metres (1.158 feet)
variance as requested as it is minor in nature and will not have a significant impact to the
properties to the north.

Planning Review

The proposed development is seeking a Major Development Permit and Development Variance
Permit. Staff believe that the proposal aligns with the ‘Mature Neighbourhood Infill
Development Permit Area (DPA) Guidelines’ and respects the established character of the
existing neighbourhood. Following approval of the proposed subdivision, the two lots would
have a frontage of 10.1 metres, lot depth of approximately 36 metres and a lot area of 365 m?
metres. These dimensions follow the lot dimensions that surround the development. As the
proposed single detached dwellings are smaller in size than that of one single dwelling
constructed on the existing lot, the proposal would increase the supply of smaller-scaled
detached housing within the established neighbourhood, which can be an effective way to enable
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greater ‘affordability’ in the area. As noted, the OCP is supportive of efforts to accommodate
“gentle infill” as a means of supporting housing choice and affordability in Mature
Neighbourhoods (Objective 8.8).

If it is determined that the proposal follows the Mature Neighbourhood DPA Guidelines, the
Major Development Permit and Development Variance Permit will allow for a modest form of
intensification within an established area of the City and is consistent with the policy objectives
of the OCP.

Staff are supportive of the Development Variance Permit (DVP) proposal to vary the maximum
building height of the RS-2 One Unit (Small Lot) Residential Zone for the westerly lot (as
identified on the drawings as Lot 1). This is due to the steep topography of the site, vehicular
access required from the rear lane, and a 2% slope up to the property line and a maximum 15%
driveway slope as per Section 51 of Street and Traffic Bylaw, 1999, No. 1529. The applicant
made a significant effort to redesign the dwelling to remove the variance request, which was
unsuccessful due to the average natural grade of the site and angle of containment. As the DVP
would allow an increase of 0.353 metres (1.158 feet) to the maximum building height of 7.7
metres (25.26 feet), for a total proposed building height of 8.053 metres (26.42 feet), staff
believe through the view analysis submission that the variance is minor in nature and will not
have significant impact to the properties in the rear.

FINANCIAL IMPLICATIONS

The Major Development Permit and Development Permit, if approved, will not result in any
additional costs to the City. Development cost charges of $19,294.76 for the net increase of one
(1) new lot will be obtained through the subdivision process.

LEGAL IMPLICATIONS
Not applicable.

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS
Not applicable.

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS

The Major Development Permit and Development Variance Permit applications were circulated
to internal City departments and comments requiring a response / resolution by the proponent
have been addressed.

CLIMATE CHANGE IMPLICATIONS

The application will enable the intensification of the ‘Mature Neighbourhood’ designation,
thereby lessening the demand for outward sprawl otherwise necessary to accommodate growth.

ALIGNMENT WITH STRATEGIC PRIORITIES

The proposal is generally aligned with the Corporate Vision established as part of Council’s
Strategic Priorities, particularly with respect to supporting a community where people can live,
work and play in an enjoyable atmosphere.
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A review of the Zoning Bylaw including single family homes is currently on Council’s 2018-
2022 Strategic Priorities, and is scheduled for December 2021. This priority and scheduling may
change with Council’s pending review of the Strategic Priorities.

OPTIONS / RISKS / ALTERNATIVES

The Land Use and Planning Committee can recommend that Council:

1. Direct staff to schedule a Public Meeting and consider issuance of Development Variance
Permit No. 431 and Development Permit No. 430;

2. Reject Development Variance Permit No. 431 and Development Permit No. 430; or

3. Defer consideration of Development Variance Permit No. 431 and Development Permit No.
430 and refer the application back to staff to address any issues identified by Council.

Staff recommend Option 1.

CONCLUSION

The City of White Rock has received a Major Development Permit and Development Variance
Permit Application at 14947 Buena Vista Avenue to regulate and ensure that the proposed
dwellings as part of the subdivision of the lot will fit within the established character of the
existing neighbourhood. The proposal is consistent with the objectives and policies of the
‘Mature Neighbourhood’ OCP land use designation and Development Permit Area Guidelines.
Staff are supportive of the requested variance as it is believed that it will have minor impact to
surrounding residents. Staff recommend Council authorize staff to schedule a Public Meeting for
this application and following the result, recommend that Council approve the Major
Development Permit and Development Variance Permit.

Respectfully submitted,

[t

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

I concur with the recommendations of this corporate report.

Wl

Guillermo Ferrero
Chief Administrative Officer

Appendix A:
Appendix B:
Appendix C:
Appendix D:
Appendix E:
Appendix F:
Appendix G:
Appendix H:

Draft Development Permit No. 430

Draft Development Variance Permit No. 431

Location and Ortho Photo Maps

Preliminary Subdivision Plan

Public Information Meeting Sign-in Sheet and Comment Forms
View Analysis

DPA Guidelines Response Table

ADP Minutes July 21, 2020
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APPENDIX A
Draft Development Permit No. 430
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THE CORPORATION OF THE
CITY OF WHITE ROCK

DEVELOPMENT PERMIT NO. 430

1. This Development Permit No. 430 is issued to P & H Bains Enterprises Inc. as the prospective
owner and shall apply only to ALL AND SINGULAR those certain parcels or tracts of land
and premises situate, lying and being in the City of White Rock, in the Province of British
Columbia, and more particularly known and described as:

Legal Description:

LOT 5 SECTION 10 TOWNSHIP 1 NEW WESTMINSTER DISTRICT PLAN LMP 3787
PID: 009-606-131
(14947 Buena Vista Avenue)

As indicated on Schedule A

2. This Development Permit No. 430 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 “Mature Neighbourhood 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
“RS-2 One Unit (Small Lot) Residential Zone” of the “White Rock Zoning Bylaw, 2012,
No. 2000 as amended and Development Variance Permit 431.

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 SU CASA Design. and
Vandenberg Landscapes hereto in accordance with the provisions of Section 491 of the
Local Government Act:

Schedule B Site Plan
Schedule C Elevations and Renderings Lot 1
Schedule D Elevations and Renderings Lot 2

Development Permit 430 — 14947 Buena Vista Avenue
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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 $29,300.00 (125% of the cost of landscaping) to the City
prior to the issuance of a building permit.

7. Inthe 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
, 2020.

This development permit has been executed at White Rock, British Columbia on the
day of 2020.

Development Permit 430 — 14947 Buena Vista Avenue
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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

Development Permit 430 — 14947 Buena Vista Avenue
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Schedule A - Location Map
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Schedule B - Site Plans Lot 1 and Lot 2
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Schedule C - Elevations and Renderings Lot 1
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Schedule D - Elevations and Renderings Lot 2
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Schedule E - Landscape Plans
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Application for Major Development Permit Application and Development Variance Permit — 14947 Buena Vista
Avenue (MJP/DVP 19-021)
Page No. 11

APPENDIX B
DRAFT Development Variance Permit No. 431
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THE CORPORATION OF THE
CITY OF WHITE ROCK

DEVELOPMENT VARIANCE PERMIT NO. 431

1. Development Variance Permit No. 431 is issued to P & H Bains Enterprises Inc. as the
owner and shall apply only to ALL AND SINGULAR that certain parcel or tract 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 5 SECTION 10 TOWNSHIP 1 NEW WESTMINSTER DISTRICT PLAN

LMP 3787
(14947 Buena Vista Avenue)

P1D: 009-606-131

As indicated on Schedule A — Subject Property Location Map

2. Development Variance Permit No. 418 is issued pursuant to the authority of Section 498
of the Local Government Act, R.S.B.C. 2015, Chapter 1 as amended, and in conformity
with the procedures prescribed by "White Rock Planning Procedures Bylaw, 2017, No.
2234" as amended.

3. The provisions of “White Rock Zoning Bylaw, 2012, No. 2000 as amended, is varied as
follows:

(a) Section 6.2.5 Building Heights: 1) is varied to increase the maximum height of the
principal building on Lot 1 from 7.7m (25.26ft) to 8.053 metres (26.42 feet).

4. Said lands shall be developed strictly in accordance with the terms and conditions and
provisions of this Development Variance Permit and any plans and specifications attached
to this Development Variance Permit which shall form a part hereof.

Terms and Conditions:

(a) The variance is for the construction of a three-storey single-family dwelling.

(b) The Development Variance Permit only applies to Lot 1, as identified in Schedule B.

(c) The proposal shall generally conform to the drawings attached hereto as Schedule B.

(d) This permit expires in the event that the constructed development is demolished. Any
new buildings or structures will be required to meet the Zoning Bylaw requirements in
place at the time of the building permit application.

6. Where the holder of this Development Variance Permit does not receive final approval of
a building permit for the proposed development within two (2) years after the date this
Permit was issued, the Permit shall lapse, unless the Council, prior to the date the Permit
is scheduled to lapse, has authorized the extension of the Permit.
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Development Variance Permit No. 431 — 14947 Buena Vista Avenue (19-021)

Page 2
7. This Development Variance Permit does not constitute a building permit.
Authorizing Resolution passed by the City Council on the day of , 2020.

This Development Variance Permit has been executed at the City of White Rock, British
Columbia, the day of , 2020.

The Corporate Seal of THE CORPORATION
OF THE CITY OF WHITE ROCK was hereunto
affixed in the presence of:

Mayor — Darryl Walker
Authorized Signatory

Director of Corporate Administration — Tracey Arthur
Authorized Signatory
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Development Variance Permit No. 431 — 14947 Buena Vista Avenue (19-021)

Page 3

Schedule A — Subject Property Location Map
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Development Variance Permit No. 431 — 14947 Buena Vista Avenue (19-021)

Page 4

Schedule B
Lot 1 Location Map
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Development Variance Permit No. 431 — 14947 Buena Vista Avenue (19-021)
Page 5

Elevation Drawing Confirming Height Variance
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Application for Major Development Permit Application and Development Variance Permit — 14947 Buena Vista
Avenue (MJP/DVP 19-021)

Page No. 12

APPENDIX C
Location and Ortho Photo Maps
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Application for Major Development Permit Application and Development Variance Permit — 14947 Buena Vista
Avenue (MJP/DVP 19-021)
Page No. 13
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Application for Major Development Permit Application and Development Variance Permit — 14947 Buena Vista

Avenue (MJP/DVP 19-021)
Page No. 14

APPENDIX D

Preliminary Subdivision Plan
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Application for Major Development Permit Application and Development Variance Permit — 14947 Buena Vista
Avenue (MJP/DVP 19-021)
Page No. 15

APPENDIX E

Public Information Meeting Sign-in Sheet and Comment Forms
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PUBLIC INFORMATION MEETING FEEDBACK FORM
Major Development Permit Proposal
Application No. 19-021 — 14947 Buena Vista Avenue
5:30 PM to 7:00 PM, March 3, 2020

Please note that your completed feedback form will be disclosed to the public and presented to Mayor and
Council as part of the information package attached to this development proposal application. Any personal
information or commentary you provide on this document will form part of the public record.

Please provide your name and address below: (optional)

— | L loEERS
Name: (‘ RTIE [,\/%E }\S l"\Oi'i bem‘FOf‘ @)Hﬂﬂ BERGSTEAND
Address:

What is your position on the development proposal application?
(Please circle your preferred response)

| am UNDECIDED on the | OPPOSE the proposal.

proposal.

| SUPPORT the proposal.

Please provide your comments in the box below:

My parents, live next door +o the develo pment. (\,onoe,ms

are how the development wil) attect access o theiw home

The

e Concey '

Thank you for your participation. If you have any questions, please contact the following:

I want to contact the CITY ... I want to contact the APPLICANT ...

Athena von Hausen Natalie Pullman

Planner, City of White Rock
Tel: (604)-541-2159
Email: avonhausen @whiterockcity.ca

Applicant
Tel: (604) 591-2213
Email: npullman@citiwest.com
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Major Development Permit Proposal
Application No. 19-021 ~ 14947 Buena Vista Avenue
5:30 PM to 7:00 PM, March 3, 2020

PUBLIC INFORMATION MEETING FEEDBACK FORM

Please note that your completed feedback form will be disclosed to the public and presented to Mayor and

Council as part of the information package attached to this development proposal application. Any personal

information or commentary you provide on this document will form part of the public record.

Please provide your name and address below: (optional)
e,

/_/’ /
(A7

]

Name: [,.-—? ' S, 77

Address: /) S f

/ ,"

What is your position on the development proposal application?
(Please circle your preferred xesponse)

| SUPPORT the proposal.

4

/ am UNDECIDED on the
proposal. Y8 /

P F
¥ { / vy

| OPPOSE the proposal.

Please provide your comments in the box below:

2

Thank you for your participation. If you have any questions, please contact the following:

| want to contact the CITY ...

| want to contact the APPLICANT ...

Athena von Hausen

Planner, City of White Rock

Tel: (604)-541-2159

Email: avonhausen@whiterockcity.ca

Natalie Pullman

Applicant

Tel: (604) 591-2213

Email: npullman@citiwest.com
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PUBLIC INFORMATION MEETING FEEDBACK FORM
Major Development Permit Proposal
Application No. 19-021 — 14947 Buena Vista Avenue
5:30 PM to 7:00 PM, March 3, 2020

Please note that your completed feedback form will be disclosed to the public and presented to Mayor and
Council as part of the information package attached to this development proposal application. Any personal
information or commentary you provide on this document will form part of the public record.

Please provide your name and address below: (optional)

Name: %\@ @) QQ_ QV\&\\ AN
Address: \\\0\9 \ 8@ AQC~ Oiele~

What is your position on the development proposal application?
(Please circle-your preferred response)

I am UNDECIDED on the
proposal.

| SUPPORT the proposal. | OPPOSE the proposal.

Please provide your comments in the box below:

Desian aord \podr o0 OO ve KrJorconel

%\S\e( oo (e,c\,e%“ij\ RQie st Ccaoes<T
A(‘\\Dc:uooc.:) vason e Yogdeo - Aoty
OIS & CDQO(‘\' \_\’\Q,_-\( Yoo ecsiec

Cocenra < -Q::W il XN ORI e Nona wahasy
euec\&oc.\\ufj fedeoe\oped — \osec Qoo \osea
OCtD (g \.‘ q\\ \\cl‘g\\X é&_Q(chN_g—.

Thank you for your participation. If you have any questions, please contact the following:

I want to contact the CITY ...

| want to contact the APPLICANT ...

Athena von Hausen

Planner, City of White Rock

Tel: (604)-541-2159

Email: avonhausen@whiterockcity.ca

Natalie Pullman

Applicant

Tel: (604) 591-2213

Email: npuliman@citiwest.com
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Application for Major Development Permit Application and Development Variance Permit — 14947 Buena Vista
Avenue (MJP/DVP 19-021)
Page No. 16

APPENDIX F

View Analysis
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14947 BLACKWOOD LANE DECK 1

DECK @ 45.26m, EYE LEVEL OF PERSPECTIVE AT 46.96m
SHOWING MASSING FOR GARAGE AT PERMITTED BUILDING HEIGHT

VIEW ANALYSIS NOTES
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14947 BLACKWOOD LANE DECK 1

GENERIC MASSING SHOWN FOR PERMITTED BUILDING HEIGHT IS NOT WORKABLE FOR
MINIMAL GARAGE DOOR HEIGHTS/STRUCTURE.

REQUESTED HEIGHT VARIANCE ALLOWS FOR MINIMUM 7'0 DOOR HEIGHT AT GARAGE ENTRY
AND ROOF STRUCTURE/PARAPET WALL ABOVE.

PERSECTIVES ARE SHOWN AT +/-5'8 (1.7m) ABOVE LEVEL OF EXISTING DECKS ALONG
BLACKWOOD LANE TO SHOW THE IMPACT OF THE REQUESTED HEIGHT VARIANCE

HORIZON LINE IS APPROXIMATED FOR REFERENCE.
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*  GENERIC MASSING SHOWN FOR PERMITTED BUILDING HEIGHT IS NOT WORKABLE FOR
MINIMAL GARAGE DOOR HEIGHTS/STRUCTURE.

* REQUESTED HEIGHT VARIANCE ALLOWS FOR MINIMUM 7'0 DOOR HEIGHT AT GARAGE ENTRY
AND ROOF STRUCTURE/PARAPET WALL ABOVE.
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BLACKWOOD LANE TO SHOW THE IMPACT OF THE REQUESTED HEIGHT VARIANCE

*  HORIZON LINE IS APPROXIMATED FOR REFERENCE.

NO
DARKING

SU CASA LOT 1 MONOLITH DESIGN BUILD LTD. VIEW ANALYSIS P1.10

0ES | G N SUBDIVISION OF 14947 BUENA VISTA AVE, 19058 - LOT 1

LU & P AGENDA
PAGE 167

2020-09-11 10:54:28 AM



Application for Major Development Permit Application and Development Variance Permit — 14947 Buena Vista
Avenue (MJP/DVP 19-021)
Page No. 17

APPENDIX G
DPA Guidelines Response Table
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City of White Rock — Planning & Development Services M—l ITE ROCK
Mature Neighbourhood Infill /g iy [y e el

Development Permit Area Guidelines

The objectives of the Mature Neighbourhood Infill Development Permit Area are to:

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

e Ensure the compatibility of infill development (i.e: duplexes, triplexes, small-lot single family)
within established neighbourhoods.

e Ensure the compatibility of new development with adjacent existing buildings

e Enhance quality of life

e Conserve energy, conserve water, and reduce GHGs

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

Please provide a summary of how your proposal achieves
the objectives and policies of the Mature Neighbourhood Infill DPA below:

The proposed building design is a thoughtful, modern approach to the same sort of dwellings existing
neighbourhood. It is a longer, rectangular massing comprised of 3 storeys (including basement), as
well as a raised attached garage. The massing steps back following the natural slope, taking full
advantage of the ocean views afforded by the hillside, while fitting within the requirements of the
Angle of Containment specified by the zoning bylaw.

The design brief and requirements of the Official Community Plan required the vehicle access and
garage to be sited off Blackwood Lane and not Buena Vista Avenue, which enhances the pedestrian
experience along Buena Vista. Given the steep southward sloping of the site and the specific
requirements of the City of White Rock Engineering department, the slope of the driveway from the
lane to the property line is required to be a minimum of 2% up on the high (east) side of the lane.
This siting condition keeps the garage massing sitting well above the lower remainder of the lot.
Rather than have the main body of the house continue out at the same height as the garage, the
massing was stepped down to reduce the shadowing affects of the massing on the neighbouring
properties, which also provided for a roof deck above the upper floor, contributing to the character
of the built environment.

The hardscape and softscape in the front yards has been thought through to provide a modern
aesthetic relating to the design of the houses, again enhancing the pedestrian experience of people
moving along Buena Vista Avenue.

Appliances and fixtures will be of the highest quality, with attention to conservation features to
ensure reduction of energy and water useage.

NOTE 1: All ‘Applicant Response’ sections must be filled out by the applicant.

NOTE 2: If your proposal cannot adequately address one of the below-listed DPA guidelines, provide a rationale (and alternative
resolution) above, and in the applicable response section. LU & P AGENDA
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City of White Rock — Planning & Development Services M—l ITE ROCK
Mature Neighbourhood Infill /g iy [y e el

Development Permit Area Guidelines

Section 22.9.1 - Buildings

Mature Neighbourhood Infill DPA Guideline 22.9.1 (a)

Ensure buildings are compatible with or complementary to adjacent developments in terms of
height, density, and design.

Applicant
Response

The surrounding neighbourhood is comprised of a mixture of older homes and more recently
developed houses. Architectural design varies widely, from older residences with gables and
clapboard siding, to modern residences with flared/curved roof elements, to ‘beach’ style
residences. The most recent developments are primarily 3 storey homes with flat or low sloped
roofs, stepping in massing, and oriented to take advantage of the hillside sloping and ocean views,
with large prominent decks on most floors and expansive windows facing Buena Vista Avenue.

Given the steep southward sloping of the site and the specific requirements of the City of White
Rock Engineering department, the slope of the driveway from the lane to the property line is
required to be a minimum of 2% up on the high (east) side of the lane. This siting condition keeps
the garage massing sitting well above the lower remainder of the lot. Rather than have the main
body of the house continue out at the same height as the garage, the massing was stepped down to
reduce the shadowing affects of the massing on the neighbouring properties, which also provided
for a roof deck above the upper floor, contributing to the character of the built environment.

Mature Neighbourhood Infill DPA Guideline 22.9.1 (b)

Consider alternatives to the traditional side- by-side duplexes and triplexes, such as front/ rear and
top/bottom layouts. ‘Mirror-image’ designs will not be permitted for single family dwellings,
duplexes, or triplexes. Entrances shall be clearly identifiable, and weather protection with
overhangs and awnings shall be provided over all entrances.

Applicant
Response

The development proposed for this lot subdivides the existing lot into two equal lots
conforming to the Official Community Plan requirements, and the zoning bylaw
requirements of the RS-2 zone and follows the redevelopment that has occurred in the
neighbouring properties.

The houses proposed for the subdivided lots share a basic floor plan concept, but great
care has been taken to propose exterior concepts that are different both in material and
massing.
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City of White Rock — Planning & Development Services \XA—l |TE ROC K
Mature Neighbourhood Infill /g iy [y e el

Development Permit Area Guidelines

Mature Neighbourhood Infill DPA Guideline 22.9.1 (c)

Create visual interest with architectural details that break up the mass of the building and give each
dwelling unit in a duplex or triplex its own visual identity. Open verandas and peaked roofs are
encouraged for duplexes, triplexes, and small-lot single family development.

Open decks, angled walls, stepping heights in the building massing as well as the
landscape/hardscape, open picket guardrails and a variety of high quality materials are
just some of the architectural design details proposed to provide visual interest.

Applicant
Response

Mature Neighbourhood Infill DPA Guideline 22.9.1 (d)

Use a variety cladding colours and/or materials to avoid large, uniform expanses. Different cladding
colours or materials can be used to differentiate between units in a duplex or triplex.

As noted in the response to Visual Interest; a variety of high quality materials are just
some of the architectural design details proposed to provide visual interest as well as
details with a great sense of depth are shown to provide the interest needed.

Applicant
Response




City of White Rock — Planning & Development Services \XA—l |TE ROC K
Mature Neighbourhood Infill /g iy [y e el

Development Permit Area Guidelines

Mature Neighbourhood Infill DPA Guideline 22.9.1 (e)

Follow passive solar design principles for the orientation and siting of buildings. Design roofs to
maximize opportunities for solar collection in winter and control solar gain on south-facing facades
by blocking high- angle sun in summer. Maximize passive ventilation and passive cooling through
building orientation.

The lots are oriented in a north-south direction with tight constraints, limiting the
amount of flexibility for the orientation of the buildings.

The primary natural attraction of the lots is the ocean view to the south, resulting in the
most glazing shown on the south facades. Solar gain is minimized by setting some of the
windows back in covered decks, and providing the maximum canopy permitted by the
Applicant | Angle of Containment on open decks where possible.

Response

Mature Neighbourhood Infill DPA Guideline 22.9.1 (f)

Incorporate west coast design elements with the use of natural materials, including brick, stone,
concrete, exposed heavy timber, and/or steel. Vinyl siding and stucco will not be considered for
cladding. Use rich natural tones which reflect the natural landscape and seascape as the dominant
colours, with brighter colours used only as accents.

Steel pickets, steel accents in the landscape are featured material elements for Lot 1.
Stone and wood picket accents are featured in the materials for Lot 2.
Steel canopies are featured in both lots.

Applicant | The design aesthetic was chosen to be a modern massing, resulting in the contrasting

Response stucco materials proposed for the primary material body.
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City of White Rock — Planning & Development Services \XA—| |TE ROC K
Mature Neighbourhood Infill /g iy [y e el

Development Permit Area Guidelines

Mature Neighbourhood Infill DPA Guideline 22.9.1 (g)

Ensure that garages do not dominate the front face of a building. If a garage faces a street, it shall
be subordinate to the pedestrian entrance in terms of size, prominence on the streetscape,
location, and design emphasis. The use of landscaping to screen and soften the appearance of a
garage is encouraged.

The garage access for both lots have been sited from Blackwood lane, following this
requirement. Landscaping is proposed for both lots to soften the appearance of the
garages.

Applicant
Response
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City of White Rock — Planning & Development Services M—l ITE ROCK
Mature Neighbourhood Infill /g iy [y e el

Development Permit Area Guidelines

Section 22.9.2 — Public Realm and Landscape

Mature Neighbourhood Infill DPA Guideline 22.9.2 (a)

Improve the public realm with widened sidewalks (minimum 1.8 metres). Plant street trees and
design curb let-downs to accommodate wheelchairs and scooters.

The retaining walls along Buena Vista are stepped to provide visual interest with planting
material, guardrails that are aesthetically pleasing. No let downs are permitted

Applicant
Response

Mature Neighbourhood Infill DPA Guideline 22.9.2 (b)

Site buildings to create through-block walking connections where appropriate. These will create
opportunities for a variety of pedestrian-oriented activities and a finer- grained street grid.

Not applicable to the proposed development (private lots). Although pedestrian access is
provided with site stairs along the side yard.

Applicant
Response
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Development Permit Area Guidelines

Mature Neighbourhood Infill DPA Guideline 22.9.2 (c)

Use light coloured reflective paving materials such as white asphalt or concrete for paths and
driveways to reduce heat absorption and urban heat island effect. Ensure all areas not covered by
buildings, structures, and roads are landscaped. Incorporate shared pedestrian accesses where
possible to minimize impervious areas.

All areas not utilized by the building/hardscaping has planting proposed.

Applicant
Response

Mature Neighbourhood Infill DPA Guideline 22.9.2 (d)

Ensure all trees are planted with sufficient soil volume, using soil cells where appropriate, and
incorporate diverse native shrub layers below trees to intercept stormwater. Projects should be
designed to allow for the retention of large, mature, healthy trees, and landscape design should
employ CPTED principles.

Not applicable to the proposed development.

Applicant
Response
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City of White Rock — Planning & Development Services \X/H |TE ROC K
Mature Neighbourhood Infill /g iy [y e el

Development Permit Area Guidelines

Mature Neighbourhood Infill DPA Guideline 22.9.2 (e)

Select trees that will maximize passive solar gain, natural ventilation, and natural cooling, and
increase the entry of natural light into buildings. Maximize the use of drought tolerant species that
can withstand the seaside setting and require minimal irrigation. Avoid planting invasive species.
The planting of hedges directly adjacent to sidewalks is discouraged, unless they are screening a
garbage/recycling area.

Applicant
Response

Mature Neighbourhood Infill DPA Guideline 22.9.2 (f)

Use Low Impact Development Techniques for stormwater management, where appropriate, in
accordance with the City’s Integrated Storm Water Management Plan (ISWMP). This includes but is
not limited to bio-swales, cisterns, and permeable paving. Narrower lanes/access roads and the use
of porous asphalt are encouraged.

Not applicable to the proposed development.

Applicant
Response
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City of White Rock — Planning & Development Services M—l ITE ROCK
Mature Neighbourhood Infill /g iy [y e el

Development Permit Area Guidelines

Section 22.9.3 - Parking and Functional Elements

Mature Neighbourhood Infill DPA Guideline 22.9.3 (a)

Minimize paved areas with narrow, shared vehicular accesses. Separate accesses are considered for
duplexes or triplexes that are located on corner lots or that have street and lane accesses.

Paved driveway areas proposed are at a minimum required to access the driveways.

Applicant
Response

Mature Neighbourhood Infill DPA Guideline 22.9.3 (b)

Provide sufficient space for garbage, recycling, and composting where appropriate. These areas are
to be located so that they are convenient for users and accessible for waste/recycling/ compost
collection and removal.

Garabage & recycling area is proposed adjacent to the driveways off of Blackwood Lane;
screened by retaining and planting areas.

Applicant
Response
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Application for Major Development Permit Application and Development Variance Permit — 14947 Buena Vista
Avenue (MJP/DVP 19-021)
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APPENDIX H
ADP Minutes July 21, 2020
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Minutes of an Advisory Design Panel Meeting
Held Digitally Using Microsoft Teams
July 21, 2020

MEETING MINUTES

PRESENT: K. Hammersley, Chairperson
P. Byer
J. Muego
N. Waissbluth
R. Dhall
P. Rust

ABSENT: None
NON-VOTING MEMBERS: S. Greysen, BIA Representative

GUESTS: R. Gill (Owner) (14947 Buena Vista Avenue)
D. Funk, Su Casa Design (Designer) (14947 Buena Vista Avenue)
N. Pullman, CitiWest (Applicant) (14947 Buena Vista Avenue)

M. Heidari (Owner) (1485 Fir Street)

R. Billard, Billard Architecture (Architect) (1485 Fir Street)
R. Potter, Billard Architecture (Architect) (1485 Fir Street)
S. Heller, VDZ (Landscape Architect) (1485 Fir Street)

STAFF: G. Newman, Manager of Planning
A. von Hausen, Planner

1. CALLTO ORDER
The meeting was called to order at 3:30pm.

2. MOTION TO HOLD ADVISORY DESIGN PANEL MEETING VIA ELECTRONIC MEANS
It was MOVED and SECONDED

THAT the Advisory Design Panel hold meetings as digital meetings using Microsoft Teams
recognizing the COVID-19 global pandemic and efforts to support physical distancing while
maintaining open government and the advancement of business.

CARRIED
3. ADOPTION OF AGENDA
It was MOVED and SECONDED
THAT the Advisory Design Panel adopts the July 21, 2020 agenda as circulated.
CARRIED
1
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Minutes of an Advisory Design Panel Meeting
Held Digitally Using Microsoft Teams
July 21, 2020

4. ADOPTION OF MINUTES
It was MOVED and SECONDED

THAT the Advisory Design Panel adopts the minutes from the July 7, 2020 meeting as amended.

CARRIED

5. SUBMISSION TO THE ADVISORY DESIGN PANEL

At the beginning of this section of the agenda, Athena von Hausen, Planner, provided an
overview of the policy and regulatory framework applicable to the two applications under review
by the ADP. The following subsections outlined the minutes of the meeting as they relate to each
of the two applications.

5.1. Application 1: 14947 Buena Vista Avenue

A. Von Hausen provided overview of zoning, OCP and DP Guidelines.
D. Funk (Su Casa) presented the design background for the project.

P. Byer asked about the setbacks and impacts on view from decks on the neighbouring property to the
east, and whether that neighbour received notice of the Public Information Meeting (PIM); A. von
Hausen confirmed that the neighbours did receive notice and that outside of the height variance the
building satisfies the requirements of the zoning bylaw.

P. Byer asked whether the homes were accessible. The designer noted that they have elevators off
Blackwood Lane to address accessibility. P. Byer asked if the patios could be made permeable / light
coloured. Designer — yes, we can do as much grass as client would like to do (e.g., permeable paver,
lawn, etc.). Mr. Byer noted concern with tree removals & need for replacement trees, which he
understands to include at least one per property as per city requirements.

J. Muego asked whether the building would be sprinklered. The designer provided that the building
would be sprinklered. J. Muego — counting four storeys per BC Building Code offered caution
regarding Code Requirements. J. Muego asked what is the cut in the grades (along sides) to
accommodate window wells; building is 4 feet from the property line. The design will require
significant retaining walls, important to identify that construction along the east property line would
be extreme in terms of retaining walls being 10 feet high. Applicant acknowledged. J. Muego noted
that the rendering does not show how the rooftop deck may be programed with patio furniture or how
people may use the space, which could further encumber views.

P. Rust — likes design, illustrates angle of containment well, would be good to allow a little higher to
be able to get an SUV in the garage — the bunker as presented is quite problematic as a space. The
designer confirmed the intended use of the space is for storage. P. Rust noted that the design would
need a railing on top of the retaining wall for safety of neighbour — materials on exterior of both
houses — nice in and of themselves but may be a bit too much disharmony — are the forms enough to
distinguish one property from the other? Perhaps better to harmonize the materials with form being
more the distinguishing factor.

R. Dhall — height of bunker being 16 — 17 feet — is there an intent to create a space with a mezzanine
and other space — noted concerns about steep slope — can the driveway be sloped downward to lower
the height of the garage? — Applicant — looked at this earlier (with use of a trench drain) but noted that
City Engineering would not consider this. R. Dhall raised a question of planters — lots at various
levels — what type? Built in or portable? More information should be provided on how the plants will
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Minutes of an Advisory Design Panel Meeting
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be planted in the planter areas. Applicant —would defer to landscape architect — would design to be
waterproof and meet the direction provided by the Landscape Architect. R. Dhall noted that the
Applicant should explore ways to avoid the need for height variance. Noted neighbours were
concerned about slope and effects on property with the slope cuts.

P. Byer recognized from the City’s preliminary comments that the City Arborist noted concerns with
landscaping plan and potential ability to accommodate planting without causing structural issues and
have sufficient soil to allow trees to reach maturity. G. Newman clarified that a Tree Management
Plan will be required and the City Arborist will review for compliance with the Tree Management
Bylaw. P. Rust acknowledged that many people seeking to remove trees that become an obstruction
to their view. P. Byer also noted that many trees are coming down and wanted to confirm the one per
lot requirement. G. Newman confirmed that the Tree Management Bylaw requires a minimum of one
replacement tree within the lot when removals are proposed through a permit.

N. Waissbluth asked that the applicant look at the overhangs. Larger overhangs would benefit upper
floors to decrease amount of heat retention, provide weather protection. Vertical slats should have
more weight in the renderings. Walls along the sidewalk (originally 3 — 4 feet) now the walls are
much higher (as proposed). N. Waissbluth noted that “recent developments” shown do not have as
significant retaining walls along the sidewalk. Would like to see them stepped up (staggered/tiered
retaining wall) — staircases that lead up to the house from the lower end are quite narrow — not very
user-friendly, should widen by even a few inches.

P. Byer — concern with the height precedent— looking for a solution that does not require a variance —
does like the designs — perhaps remove the mudroom by pushing the building down the slope to
satisfy the height requirement of the zoning bylaw. Is there another solution to height variance—this
should be explored.

J. Muego — pushing up and down — want to push back to clients — wants versus needs — views —
perhaps rooftop deck shouldn’t be accessible (occupied) or should be smaller with garage pushed
further back — guardrails staying within angle of containment would pull activities towards the garage
— depth of the bunker too much for the site (logistics and costs) — leveling of Lot 1 (front yard) is
creating a 6 foot high retaining wall — how is this going to affect the westerly neighbours enjoyment
of their lot — would look to tier it back south-to-north and west-to-east — patio — capture interesting
views through screening — slats blocking windows to frame the view — educate clients on tools
available to designers to give them the best performance.

S. Greyson — planting massive trees where massive trees were — can the City not plant trees
elsewhere? Noted concern with the bunker if used as living space as it would not have sprinklers /
egress.

R. Dhall — landscape plan — more variety in the planting — mostly all HB — reasonably large patches
of plantings here — looking at the front side (south) there is more variety — but more sought (more
colour) —would like more details about planting systems — details of planters, how they’re supported
(structurally) — represent paving systems (materials) in the landscape plan (surfaces) — label properly.

K. Hammersley — summary of issues regarding landscaping, tree planting, solar exposure (passive
solar gain), issues of the bunker, height variance.

Designer (D. Funk) — noted that Engineering is not supportive of the variance to driveway slope.
P. Byer — owners / designers to re-consider the height variance sought.

J. Muego — owner may wish to look at alternatives (reduction to the rear yard setback) — Applicant —
could look at moving the home down towards Buena Vista Avenue — reducing square footage of the
home while maintaining the 15% slope.

3
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P. Rust — garage built with hydraulics set into the bunker to raise and lower the garage enough so that
it would not encroach on the height limit and allow for SUV’s to be stored.

Following the receipt of final comments the Chair asked for a motion

It was MOVED and SECONDED

THAT the Advisory Design Panel recommends that the application for the development proposal
at 14947 Buena Vista Avenue be referred to Council once the applicant has had an opportunity
to consider the comments pertaining to:

1) Providing a broader mix of plantings and surface treatments (e.g., patios) as shown in the
Landscape Plan, and that plantings are satisfactory to the City Arborist;

2) Implementing a tiered southern retaining wall so that the structure does not overwhelm the
pedestrian realm along the sidewalk of Buena Vista Avenue;

3) Efforts to mitigate solar gain (e.g., overhangs, eyebrows, etc.) and passive cooling options
along the south facing elevation of the dwellings;

4) The intended use and function of the “bunker” and the compliance of the space with the
applicable provisions of the Zoning Bylaw; and

5) The requested height variance and efforts to alter the design such that a variance is no longer
required; in the event that the applicant proceeds with the variance, that staff identify to
Council the efforts taken by the applicant to address this constraint.

CARRIED

5.2. Application 2: 1485 Fir Street

A. von Hausen began the review of the second application with an overview of the OCP, Zoning and
DP Area.

R. Billard (Project Architect) — walked through the application — the various iterations of the design,
efforts to address comments from City staff, mitigate traffic and access issues, program and locate
amenity spaces, and step back the massing of the building. Mr. Billard also walked through materials
as proposed in the design, the context of development within two blocks of the subject property, the
composition of units (by # bedrooms), and efforts to support bicycle and transit use.

S. Heller (Landscape Architect) — parkade notched to accommodate the retention of trees, street trees
will be replaced along Fir Street (depending on what happens with overhead power lines); overview
of access to building, treatment of spaces to delineate public and private spaces, surface material
treatment.

J. Muego — excited to see the front entrance (6 steps w/ accessible ramp) — not shown on the
renderings. R. Billard — pointed to the access (ramp) versus stairs shared along Russell Avenue.

R. Dhall requested to see Main Floor plan — requested confirmation of parkade access — wanted
confirmation of the planters to be used and whether or not they are acceptable to the City. S. Heller
confirmed that they have done similar plantings on other projects in the City. R. Dhall requested
confirmation of whether fencing would be used to enclose the parkette. R. Billard noted they want to
keep the space open so it reads as part of the community.

4
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P. Byer — parking entrance - unclear whether there was adequate clearance into the parkade. R.
Billard clarified that there would be sufficient clearance. P. Byer asked if there was a vehicle drop off
within the boulevard near the access. P. Byer asked if there was accommodation to expand electrical
charging to more spots in the future. R. Billard noted that White Rock does not require anything. G.
Newman clarified that the City requires 1/10 spaces an energized outlet (level 2) and an additional
1/10 spaces to have a rough-in for EV charging.

P. Byer asked how recycling / garbage was being managed and whether it would be carried outside
the building for collection. R. Billard confirmed that a hauling company would be retained for
collection. P. Byer noted that a community garden / tenant garden appear to be planned for the roof as
illustrated in the DP Guidelines Matrix. G. Newman clarified that the matrix was submitted with the
first submission and that subsequent design has not been captured in a revised matrix. P. Byer asked
about rooftop stormwater retention. R. Billard noted this is a costly component of the design and that
a cistern may be used. S. Heller added reference to some of the features for stormwater management
incorporated into the landscape design. P. Byer noted that there are only 2 handicapped (accessible)
parking spaces for residents and encouraged more handicapped spaces to be offered.

S. Greyson identified a potential conflict between trees and overhead wires. A. von Hausen confirmed
that wires would need to be underground as a City engineering requirement.

K. Hammersley — impressed with the proposal based on previous review

R. Dhall — good treatment of spaces along the street — encompassed most design elements —
inconsistency in drawings showing access to parkade in other location (reference to the design
matrix). Crime Prevention Through Environmental Design (CPTED) principles to be applied along
edges — east elevation — use of a lot of fenestration (windows). R. Dhall noted that it would be good to
consolidate the number of openings and windows alongside the red accents. 60% of units are one
bedroom or less (studio). R. Dhall would like to see higher proportion of two bedroom units. R.
Billard provided that at this time there is not an opportunity to change the mix of units (lending
constraints). R. Dhall would like to see a little bit more design development of the entry feature with
the inclusion of the feature within the heavy timber frame currently at the corner of Russell and Fir.

J. Muego — commended the Landscape Architect in looking at the ground plane — streetscape
elements are good — design elements good (stepping down levels five and six). J. Muego notes that
the upper levels need something more to distinguish them and cut down on the massing (colour /
material treatment). Muego reiterated R. Dhall’s comment regarding the repetition of the window
patterns — would like to see some consolidation — corner buttress quite heavy / strong considering the
roof they are holding as well as the base being quite ambiguous, more design development should be
considered.

P. Rust — structure on the corner didn’t quite capture the entrance — would like to see one more bay to
capture the entrance — look at use of panels along the fifth and sixth storey — an original rendering
indicated a panel system of cladding which would be more appropriate than shingles proposed at this
height — use of 9 foot ceilings (why not 8 foot). R. Billard provided that higher ceilings are currently
preferred by tenants. P. Rust - would like to see a galley kitchen. R. Billard noted that galley kitchens
are less desired by target market.

P. Byer — bullet points for final

e Stormwater management plan must go to the Engineering Department — efforts to minimize
the amount of stormwater going to the storm system;

5
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* Rooftop to be designed to mitigate solar gain;
* Electrical charging — sufficient rough-in for future expansion
* Two accessible parking spots not sufficient — more should be made accessible

N. Waissbluth — main comment pertains to the landscaping in the amenity / courtyard space — concern
that the play space may not be used — needs to be more purposefully activated without the use of “pre-
builts”. R. Billard — wanting to re-evaluate the design of the space to ensure it is more accessible and
more purposefully used as intended.

Following the receipt of final comments, the Chair asked for a motion.

It was MOVED and SECONDED

THAT the Advisory Design Panel recommends that the application for the development proposal at
1485 Fir Street be referred to Council once the applicant has had an opportunity to consider the
comments pertaining to:

1) Stormwater management plan must go to the Engineering Department — efforts to minimize the
amount of stormwater going to the storm system;

2) Rooftop to be designed to reduce solar gain;

3) Efforts to increase the number of electrical charging stations

4) Efforts to increase the number of accessible parking spaces

5) Design of the children’s play space — naturalization of the space

CARRIED

6. CONCLUSION OF THE MEETING

There being no further business, the Chairperson declared the meeting concluded at 6:40 pm.

Karetr Hammersley Greg Newan
Chairperson, Advisory Design Panel ADP, Committee Secretary
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THE CORPORATION OF THE

CITY OF WHITE ROCK

CORPORATE REPORT
DATE: September 28, 2020
TO: Land Use and Planning Committee
FROM: Carl Isaak, Director, Planning and Development Services

SUBJECT: Application for Zoning Amendment — 14234 Malabar Avenue
(ZON/MIP/SUB 19-005)

RECOMMENDATIONS
THAT the Land Use and Planning Committee:

1. Recommend that Council give first and second readings to “White Rock Zoning Bylaw, 2012,
No. 2000, Amendment (RS-4 — 14234 Malabar Avenue) Bylaw, 2020, No. 2361;”

2. Recommend that Council direct staff to schedule the public hearing for “White Rock Zoning
Bylaw, 2012, No. 2000, Amendment (RS-4 — 14234 Malabar Avenue) Bylaw, 2020, No.
2361;” and

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

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

b) Demolish the existing buildings and structures to the satisfaction of the Director of
Planning and Development Services.

EXECUTIVE SUMMARY

The City of White Rock has received an application to rezone the property at 14234 Malabar
Avenue from ‘RS-1 One Unit Residential Zone’ to ‘RS-4 One Unit (12.1 m lot width)
Residential Zone’. The intent of the rezoning is to enable the subdivision of the property which,
if approved, would result in two lots, each of which would have frontage of 14.1 metres, lot
depth of approximately 42 metres and a lot area of roughly 590 square metres. The only
difference between the existing zone requirements and the proposed lot dimensions is that the
lots will be less than 0.9 metres (2.9 feet) narrower than allowed in the RS-1 zone.

The property is designated Mature Neighbourhood in the Official Community Plan (OCP).
Within this designation, low-scale residential uses (i.e., single family homes, duplexes, and
triplexes) are recognized along with opportunities to increase the supply of housing through
gentle infill (e.g., single lot subdivisions, secondary suites, etc.). It is noted that the use
permissions of the proposed RS-4 Zone are the same as those in the current RS-1 Zone. The
rezoning would, if approved, allow for a modest form of intensification within an established
area of the City and would be consistent with the policy objectives of the OCP.
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PREVIOUS COUNCIL DIRECTION

None.

A similar application by a previous owner was made in 2006, to enable subdivision of this
property into two lots by reducing the minimum lot width through a Development Variance
Permit, and this application did not proceed.

In 1994, the minimum lot width in RS-1 One Family Residential Zone lot was increased from 45
feet (13.7 metres) to 50 feet (15.24 metres). The current Zoning Bylaw No. 2000, adopted in
April 2013, has a minimum lot width of 15 metres (49.2 feet).

INTRODUCTION/BACKGROUND

White Rock Official Community Plan 2017, No. 2220 (OCP) designates the subject property as
‘Mature Neighbourhood’, characterized by low-scale residential uses, such as single-family
dwellings with secondary suites, duplexes, and triplexes. The policies applicable to the Mature
Neighbourhood designation support gentle infill to enable moderate residential growth in
established areas of the City. The proposed rezoning and subsequent lot split would allow for the
introduction of a new single family home without significantly changing the character or
predominant form of housing in the neighbourhood.

The subject property is zoned ‘RS-1 One Unit Residential Zone’. The size of the property is
sufficient to enable a subsequent lot split while maintaining the minimum lot frontage (12.1m),
lot depth (27.4m) and lot area (410.0m?) standards of the ‘RS-4 One Unit (12.1 m Lot Width)
Residential Zone’. Uses permitted in the current RS-1 zoning and the proposed RS-4 zoning are
both consistent with the use permissions established in the OCP land use designation, which
recognize low profile housing including single detached dwellings (with secondary suites),
duplexes and triplexes. Appendix A presents amending Bylaw No. 2361, which would be used to
implement the rezoning request if approved by Council.

ANALYSIS

The subject property is located at 14234 Malabar Avenue, immediately south and east of the
intersection of Malabar Avenue with Phoenix Street (see Appendix B for Location Map and
Ortho Photo). The property is occupied by a single detached dwelling. There is a small
watercourse running to the west of the property, opposite the home at 14220 Malabar Avenue
(see Figure 1). Section 23.5 of the City’s Official Community Plan requires a minor
(environmental) development permit when development is proposed within the environmentally
sensitive lands abutting, or falling within, 30 metres of a watercourse as illustrated in Schedule C
to the OCP (see Figure 2).

In support of the minor development permit application a “Riparian Areas Regulation
Assessment Report” was received. The Report defines a “Streamside Protection and
Enhancement Area” (SPEA) of 10 metres from the edge of the watercourse and notes that the
high water mark of the stream is approximately 22.5 metres from the nearest part of the subject
property. The SPEA is recognized in the Province’s Riparian Areas Regulation as the area that
links aquatic to terrestrial ecosystems and is capable of supporting streamside vegetation.
Further, the SPEA is considered the “buffer” outside of which development will not result in any
harmful alteration, disruption or destruction of natural features, functions and conditions which
support the life processes of protected fish.
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In this case the building envelope within the westernmost lot would exist outside of the SPEA as
defined in the Assessment Report. Appendix C presents the SPEA relative to the building
envelopes that would be enabled by the rezoning and subsequent subdivision of the property.
The Report was provided to the Ministry of Forests, Lands, Natural Resource Operations and
Rural Development who has provided that it “meets the assessment and reporting criteria for the
Riparian Areas Regulation.” There are a number of mitigative measures included in the
consultant report, largely focused on efforts to control sediment and erosion during construction.
If Council were to approve the rezoning of the property, during the minor development permit
staff will require that a Sediment and Erosion Control Plan is prepared and implemented in
advance of both demolition and future construction activities.

Zoning & Access

The subject property is 1,185.4 square metres in area with 28.2 metres of frontage on Malabar
Avenue. The lot, being zoned RS-1, is sufficiently sized to accommodate a subdivision into two
lots while maintaining the minimum lot area and dimension requirements of the RS-1 zone, with
the sole exception of lot width, therefore the applicants have requested to be rezoned to the RS-4
Zone (see Appendix D - Preliminary Subdivision Plan) which permits a 12.1 metre (39.7 foot)
lot width. The use permissions within the RS-1 and RS-4 Zones and provisions regarding the
scale and location of development are largely the same save for a slightly smaller interior side
yard setback permitted within the RS-4 Zone (i.e., 1.35 metres compared with 1.5 metres). The
parking supply requirements of the bylaw (i.e., two spaces per unit plus one additional space for
any secondary suite) can be satisfied within the design of the subdivided lots.

Section 23 (u) of the City of White Rock’s Street and Traffic Bylaw, 1999, No. 1529, requires
that there be no driveways within 7.5 metres and no parking within 10 metres of an intersection.
Recognizing that driveways are commonly used for parking, City Engineering staff have noted
that a shared driveway will be required and located ten (10) metres from the intersection; an
easement over the easternmost lot will be required through the subdivision application to secure
access to the western lot. A Conceptual Site Plan illustrating the access arrangement is provided
in Appendix E. The subdivision process will be used to ensure matters of access and reciprocal
easements are adequately implemented, subject to the zoning enabling the lot split.

Tree Management

An Arborist Report prepared by Mike Fadum and Associates Ltd. was submitted with the
rezoning application. The Report identifies that a total of six “protected trees,” being those
subject to City of White Rock Tree Management Bylaw, 2008, No. 1831, may be affected by the
proposal. Two of the six trees are City trees whereas the remaining four trees are private trees.
The Report recommends that the four private trees be removed as they are either in poor health
or are a constraint to the development (servicing) of the lots; the City trees are to be retained.

City staff have reviewed the recommendations of the Project Arborist and are comfortable with
the removals subject to the posting of securities (i.c., $12,000) for eight replacement trees as
required by the Tree Management Bylaw in addition to the receipt of a letter of understanding
from the neighbour to the south of the property for the removal of shared Tree #3914. Appendix
F includes an illustration of the proposed planting plan which will be further reviewed upon
receipt of an application for a Tree Management Permit (TMP), likely to accompany a future
request for demolition of the existing dwelling.

Public Information Meeting and Public Feedback

The applicant held a public information meeting (PIM) on April 2, 2019, at the White Rock
Library (15342 Buena Vista Avenue). Ninety-five letters were circulated notifying owners within
100 metres of the subject property of the rezoning proposal. The meeting was also advertised in
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consecutive publications of the Peace Arch News in advance of the PIM. Appendix G to this
report includes the PIM summary provided by the applicant, including with the PIM sign-in
sheet and completed comment forms that were shared with the applicant.

Planning Review

Issues of concern presented in Appendix G pertain to traffic, on-street parking, impacts to the
“large lot” character of the neighbourhood, housing affordability, and developer profit.
Generally, the proposal is not of a scale that would necessitate a review of traffic impacts as it
would, if approved, result in one new dwelling. The separation of the access from the
intersection of Malabar Avenue with Phoenix Street, noted above, will also help ensure safe
separation distances between vehicles leaving/entering the property and those making turning
movements at the intersection. The two lots, as ultimately intended, would be sufficiently sized
to accommodate the off-street parking requirements of the zoning bylaw; no relief from these
parking requirements are sought in this rezoning application, therefore impacts to on-street
parking supply are not anticipated.

While single detached dwellings tend to be less affordable than multi-family units (e.g.,
townhomes, or stratified apartment units), increasing the supply of smaller-scaled detached
housing within established neighbourhoods can be an effective way to enable a modest degree of
affordability in the area. As noted, the OCP is supportive of efforts to accommodate “gentle
infill” as a means of supporting housing choice and affordability in Mature Neighbourhoods
(Objective 8.8).

The Plan also establishes thresholds for the control of form and character matters when
subdivision would result in lots having frontage of less than 12.1 metres, recognized as
“intensive residential development.” In this case, while the two lots will have frontage less than
that of nearby properties, which tend to have frontage of between 18 and 20 metres, the proposed
14.1 metres of frontage per lot does not require that the proponent obtain a development permit
through which the City’s Mature Neighbourhood Development Permit Area (DPA) Guidelines
could be applied. While the proposal is not subject to a development permit, City staff have
provided the related DPA Guidelines to the applicant in an effort to encourage a future home
design that is sympathetic to that of adjacent development. As noted, the RS-4 Zone sought by
this rezoning application does not enable greater building height (maximum 7.7 metres) or
density (0.5 times the area of the lot) from what is permitted in the existing RS-1 Zone.

FINANCIAL IMPLICATIONS

The rezoning, if approved, will not result in any additional costs to the City. Development cost
charges will be sought through the subdivision process.

LEGAL IMPLICATIONS
Not applicable.

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS
Not applicable.

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS

The rezoning application was circulated to internal City departments and comments requiring a
response / resolution by the proponent have been addressed.
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CLIMATE CHANGE IMPLICATIONS

The application will enable a modest increase in density consistent with the aspiration of the
‘Mature Neighbourhood” OCP land use designation, thereby lessening the demand for outward
sprawl otherwise necessary to accommodate growth.

ALIGNMENT WITH STRATEGIC PRIORITIES

The proposal is generally aligned with the Corporate Vision established as part of Council’s
Strategic Priorities, particularly with respect to protecting the environment, and supporting a
community where people can live, work and play in an enjoyable atmosphere.

A review of the Zoning Bylaw including single family homes is currently on Council’s 2018-
2022 Strategic Priorities, and is scheduled for December 2021. This priority and scheduling may
change with Council’s pending review of the Strategic Priorities.

OPTIONS / RISKS / ALTERNATIVES

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
(RS-4 — 14234 Malabar Avenue) Bylaw, 2020, No. 2361” as presented, authorize staff to
schedule a Public Hearing, direct staff to resolve engineering issues, direct staff to work with
the applicant regarding matters of dwelling design, tree management, sediment control, and
demolition of existing structures prior to final adoption of the bylaw;

2. Reject “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (RS-4 — 14234 Malabar
Avenue) Bylaw, 2020, No. 2361”; or

3. Defer consideration of “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (RS-4 —
14234 Malabar Avenue) Bylaw, 2020, No. 2361 and refer the application to staff to address
any issues identified by Council.

Staff recommend Option 1.

CONCLUSION

The City of White Rock has received an application to rezone 14234 Malabar Avenue from ‘RS-
1 One Unit Residential Zone’ to ‘RS-4 One Unit (12.1 m lot width) Residential Zone’ in order to
allow the subdivision of the property into two lots. The proposal is consistent with the objectives
and policies of the ‘Mature Neighbourhood” OCP land use designation. Given the proposed lot
widths of the new lots would be only 0.9 metres (2.9 feet) less than the minimum in the existing
zoning, staff recommend Council give first and second readings and authorize staff to schedule a
Public Hearing for this application.

Respectfully submitted,

yz

|y

Carl Isaak, MCIP, RPP.

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

I concur with the recommendations of this corporate report.

Wl

Guillermo Ferrero

Chief Administrative Officer

Appendix A: Draft Zoning Amendment Bylaw No. 2361

Appendix B: Location and Ortho Photo Maps

Appendix C: Riparian Areas Regulation Zones of Sensitivity and SPEA
Appendix D: Preliminary Subdivision Plan

Appendix E: Conceptual Site Plan

Appendix F: Preliminary Planting Plan

Appendix G: Public Information Meeting Summary and Comment Sheets

LU & P AGENDA
PAGE 191



Application for Zoning Amendment — 14234 Malabar Avenue (ZON/MIP/SUB 19-005)
Page No. 8

APPENDIX A
Draft Zoning Amendment Bylaw No. 2361

The Corporation of the
CITY OF WHITE ROCK
BYLAW 2361

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

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

1. Schedule “C” of the “White Rock Zoning Bylaw, 2012, No. 2000 as amended is further
amended by rezoning the following lands:

Lot B, Plan NWP20207, Part NE1/4, Section 9, Township 1, New Westminster
Land District
PID: 008-693-781

as shown on Schedule “1” attached hereto from the ‘RS-1 One Unit Residential Zone’ to
the ‘RS-4 One Unit (12.1m Lot Width) Residential Zone’.

2. This Bylaw may be cited for all purposes as the "White Rock Zoning Bylaw 2012, No.
2000, Amendment (RS-4 — 14234 Malabar Avenue) Bylaw, 2020, No. 2361".

PUBLIC INFORMATION MEETING on the 2 dayof  April, 2019
RECEIVED FIRST READING on the day of
RECEIVED SECOND READING on the day of
PUBLIC HEARING held on the day of
RECEIVED THIRD READING on the day of
RECONSIDERED AND FINALLY ADOPTED on the day of
Mayor

Director of Corporate Administration
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APPENDIX C
Riparian Areas Regulation Zones of Sensitivity and SPEA
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Application for Zoning Amendment — 14234 Malabar Avenue (ZON/MIP/SUB 19-005)
Page No. 13

APPENDIX E
Conceptual Site Plan
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APPENDIX F

Preliminary Planting Plan
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Public Information Meeting Summary and Comment Sheets
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This report is for the Planning and Development Services at City
of White Rock BC.

The purpose of this document is to summarize the Public Information Meeting
held by Lakefield Properties Ltd the applicant on April 2" 2019. The intent of the
meeting was to share a minor development proposal regarding 14234 Malabar
Ave with the public, answer questions, gain feedback and listen to potential
concerns.

The meeting was held at White Rock Library. The meeting was held as an
open house. Poster boards highlighting both information about the
developer and the specific development were displayed on the white
board in front of the room. The information that was provided consisted
of site description; site plans showing statistics including existing and
proposed zoning/density; proposed design (elevations, landscape
treatment); and any other information deemed necessary by staff

Some concerns that were raised:

e Will de-value the neighbourhood with two smaller 6000sgf homes
e 2-6000sqf lots wont fit into the current neighbourhood
e View corridor will be blocked if two homes are constructed

Some positive feedback:

e Will boost the character of the neighbourhood with 2 newly built
homes

e Will Remove the current broken down yellow home, and replace
with newer homes.

e Having 2-6000sdf lots is better than having one mega mansion built
on property
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To further breakdown the voters at the White Rock library on April 2™ in
favour and opposed. The atmosphere in the crowd, dictated that half
were against the development and the other half were pro development.

The comment forms were provided by the City of White Rock. The forms asked if
people were supportive, non-supportive, or undecided on the project as
proposed. Space below you will see some written responses provided by Planner
at City of White Rock.

Feedback from Public Information Meeting
R ing, Subdivision and Minor Develop t, File No. 19-005
14234 Malabar Avenue

Tuesday April 2, 2019

1. Please provide your name and address. (piease print cleery)

Name:

Address:

2. Do you agree with the proposed development application?
Yes O No O Undecided 0O

Please comment

P { (A i 7 Lo s {1l /7

Thank you for your participation. If you have any questions, please contact

Carl Isaak Kirpa Garcha
Planner Agent / Applicant for
City of White Rock (1169597 BC LTD)
604-541-2293 604-762-8834

cisaak@whiterockcity.ca

*Please note that your completed feedback form will be disclosed fo the public and presented to
Mayor and Council as part of the i &t fo this Any personal
information or commentary you provide on this form will become public record
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Tuesday April 2, 2019

1. Please provide your name and address. (please print clearly)

Name: S0V  JSHiER.

Address: / S 8/0 [LBLACHBYRN & RL

2. Do you agree with the proposed development application?
Yes O No @ Undecided 0O

Please comment.

D »rEs NMoT  COxFOI/T T0 T HHE SULAAD) N &
2R EA

Feedback from Public Information Meeting
Rezoning, Subdivision and Minor Development, File No. 19-005
14234 Malabar Avenue

Tuesday April 2, 2019

1. Please provide your name and address. ipiassa print cleary;

Name: “Tim and Carel Rodlasic

Address: (Y05 Malados- e L\“\tff.?ﬂ(.t.‘ B<&.

2. Da you agree with the proposed development application?
Yes B~ No 0O Undecided [

Please comment.

We 2gree with the proposed development and hope to be able Lo du the same.,

Times are changing and (he markat and mindset have maved Away from mega homes.

The coming generations do not have the time or budget to maintzin the large

lomes that have been geing up in previous years, and the new tax laws are slowing down foreign
Buyers. It wa wanl Lo be able to retire in Lhe neighbarhoods we'va rome to love, we need to plan for
Mare aftordable and sustainable I:I0u>ing in the caming years. This is a great option if the lot can

Accommodate it.

Thank you for your participation. If you have any questions, please contact:

Carl Isaak Kirpa Garcha

Planner Agent { Applicant lor

Cily of White Rock (1169597 BC LTD)

604-541-2203 604-762-8834
cisaak@whiterackeily.ca

*Piease nole thaf your feedp farm will ba di; to the public and presentsd to

Mayor and Couvneil as parf of the infarmation X fiad fo this application. Any personal
information or commentary you pravide cn this form will become public record.
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Feedback from Public Information Meeting
Rezoning, Subdivision and Minor Development, File No. 19-005
14234 Malabar Avenue

Tuesday April 2, 2019

1. Please provide your name and address. (please print clearly)

Name:_ Allen "JG&ZV"\ Bicd

Address: 1425H N ala oy /‘k Ve nue whi&’ Kock

2. Do you agree with the proposed development application?
Yes O No = Undecided [

Please comment.
- buid oo home ot ‘4254 Mela ba¢ 33 ;Jﬁgvs Q40 40, C,VHCN \“““ﬂ

here and ec wcz,adu value the ot of nuy lnejaldowwh kama Sized Lats,
e hope oo will “nst allew our m\ahbaulggmi to be cuiped by
Ogrecing W \'Hr\ Has, dLudouu who u)amf*s oy Dra‘Q"V L\MSondl) &ﬂ chnmj

_W_w Haat 34 \faLL allow Yhis -Q\vs’& one. aHrevs are

D‘anmné\ to apply foy rexomnq.
- ;VlcrcgggA dgﬂg‘f‘ly \ncveased fra$fic qnd onskrek uarbwm and
bn‘W\ avre a conceon Ny owselves and guy MALbo‘rQ -
-_NMelobay (s QL[chlu Q \/c?fu louS\! streer g ce o the thereased
(AﬁlﬂSa‘l\n thaet ws¢ f)\lau)(ce [oYa) r%rdﬂab &aa(— &)\I 'H’u-— U\’@UtouS Cdu,hct{

~Pleese leaue suv stecet zoned RS-1 oo \Ua, doggf\‘ Wam —Hzg gm ‘gg%cc{
Q '-L}' 60 ©

Thank you for your participation. If you have any questions, please contact

Carl Isaak Kirpa Garcha CW{S i (‘L

Planner Agent / Applicant for

City of White Rock (1169597 BC LTD) WW ns ec@
604-541-2293 604-762-8834

cisaak@whiterockcity.ca

*Please note that your completed feedback form will be disclosed to the public and presented to
Mayor and Council as part of the information package attached to this application. Any personal
information or commentary you provide on this form will become public record.
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Feedback from Public Information Meeting
Rezoning, Subdivision and Minor Development, File No. 19-005
14234 Malabar Avenue

Tuesday April 2, 2019

1. Please provide your name and address (please print clearly)

Name: /4 /AL /Jf’ﬂ) fé/g../

344
Address: //75/© BZ&@/":_M-,M__L . ///Aﬁ/ j gtc/é/')/”ﬁ

2. Do you agree with the proposed development application?
Yes [I No 0O Undecided [J

Please comment.

_,,‘;,H . - f
( A& ﬁ"'\f ,(_,)' {_,Lf A F ./7<_ 27 /'/(,; o f A //_,.',} "J’aé/{_ / 7 Jé,

2L bt i P NSRS 2 2, /; ) fi .af,fff
L LA Wu AR g8 L PR 7, A _--_--—-'?f’ - f., 7.5
{ ("\'K"_? i A / i 1‘1’ I/(f LA . f\y? LTy ﬁK— "/{L*d? s

z ) Ya
.' /, 4 "}’/( "?‘._Ff £ /} £t l?/ ‘_'_-Tz',"‘_ f"}é"'.", tZa /{LL 7 'J".r""' A{/ /—-w/'> r;.-'/
L j *7”7 LA~ "}"“f’/ n’l." rﬁ {/ i / (7/.) 7 / /7 <i_// ;/L:)hf

4

/*f--;;'».//u?/ O '.u/hr’*‘ LW u Qu i Lo

7 J ” FAW 4 L , A
\._:'7‘:‘{, 2z ?LI './1/('f ad - 7 £l f ﬂ/ /LM”} 7 3 jﬁfi/ Z/{/, '/_j f’ﬂ")'f /‘?L.-vf A5

—————T

Thank you for your participation. If you have any questions, please contact:

Carl Isaak Kirpa Garcha
Planner Agent / Applicant for
City of White Rock (1169597 BC LTD)
604-541-2293 604-762-8834

cisaak@whiterockcity.ca

*Please note that your completed feedback form will be disclosed to the public and presented to
Mayor and Council as part of the information package attached to this application. Any personal
information or commentary you provide on this form will become public record.
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Feedback from Public Information Meeting
Rezoning, Subdivision and Minor Development, File No. 19-005
14234 Malabar Avenue

Tuesday April 2, 2019

1. Please provide your name and address. (please print clearly)

Name: /<S¢ Y  /SHLER

Address: S/ BLACAH BRI & RLT

2. Do you agree with the proposed development application?
Yes O No @B Undecided 0O

Please comment.

O 25 NOT CE XY SD TO  TAALT S UL VO N

/2R EA

Thank you for your participation. If you have any questions, please contact:

Carl Isaak Kirpa Garcha
Planner Agent / Applicant for
City of White Rock (1169597 BC LTD)
604-541-2293 604-762-8834

cisaak@whiterockcity.ca

*Please note that your completed feedback form will be disclosed to the public and presented to
Mayor and Council as part of the information package attached to this application. Any personal
information or commentary you provide on this form will become public record.
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Feedback from Public Information Meeting
Rezoning, Subdivision and Minor Development, File No. 19-005
14234 Malabar Avenue

Tuesday April 2, 2019

1. Please provide your name and address. (please print clearly)

o Lot e Fode,
Address: (4191 //ﬁ:/ﬂéﬂ A'VW thééﬁé

2. Do you agree with the pllyased development appllcatlon?
Yes [I No Undecided 0O

Please comment. WL Mﬂi’éoi f—«ttd ’/ZL /fﬂ[l 7LD M ﬂt
metng  ista fo Hle ﬂ(a/u@ owléf{lf @é/zmal e Yplacctron
[egn %rm ity ;%w bacd | fcar flc Viewgouty 7] 6tier
Wf»(wwéy 'Vedg et The ivecting s Solidifreed aur”
thoy g OUihschinFo B (D We Jo_tof B fieve HaF dividrig i
f‘ 7/f (it WO%@V cele wetl recod € o fopse That (€
Coiscsfed W, {lc Chavickor o] ous (2ifllpasiony .
BWE & corceried idsoit Te iy o7 bur liceF o
hdle lised Areffic pepecat, fhanlly (3) We de Lot
Tk Als will ik, dddvles A Iesae #] htosug

Wo/o/mm@ @ If 71 Maﬂ/fy lad a [tie MW/WM

Thank you for your part|0|pat|on If you have any questlons please contact: 7ﬂ 74

Carl Isaak Kirpa Garcha M ?41/ 11
Planner Agent / Applicant for ! M

City of White Rock (1169597 BC LTD) ﬂ(/ W‘Lm]
604-541-2293 604-762-8834 Af
cisaak@whiterockeity.ca et wWnld

*Please note that your completed feedback form will be disclosed to the public and presented to é¢ M p
Mayor and Council as part of the information package attached to this application. Any personal

information or commentary you provide on this form will become public record. 7 W -{LD
RECEIVED Consdes
APR 09 2019 ﬁhj /@ beli ,é’n/
THE CORPORATION OF THE
CITY OF WHITE ROCK Yle LMEI;A fgg ;)1‘3



Feedback from, Public Information Meeting
Rezoning, Subdivision and Minor Development, File No. 19-005
14234 Malabar Avenue
Tuesday April 2, 2019
Name: Greg Sherman
Address: 14283 Malabar Ave, White Rock

| DO NOT AGREE with the proposed development application.

| have been a home owner and resident on Malabar Ave for over 11 years. Our family’s decision to
move there was largely based on proximity to the ocean, ocean view and lot size. Most lots on these 2
blocks of Malabar are 10,000+ sf with 50ft+ frontages. These lots sizes are actually quite unique in the
City of White Rock and by comparison, a contrast to average lot widths of 33 ft in east White Rock.

One day after moving into our home 11 year years ago, we were approached by a gentleman carrying a
petition to stop a lot width variance permit and subdivision on the very lot we are discussing today. |
signed the petition as did over 20 of my neighbours - the lone exception turned out to be the
developer’s daughter. The application was rejected a few weeks later by City Council.

From the owners’ agents comments at the Public Information meeting it was apparent that the only
motivation for this Application is to make a bigger profit. Obviously there is more money to be made
from two lots vs. one by virtue of the increased buildable square footage it allows. It is why developers
continually seek to raise density restrictions, whether splitting up a SF lot or increasing buildable sq
footage in a multi-unit high-rise. | recognize the relatively new RS-4 zoning has merit however splitting
up lots is clearly not consistent with the character or the charm of this unique street and immediate
area. There are however plenty of places in White Rock and other areas of the Peninsula where smaller
and more affordable lots, far more suited for the demand that exist, can be found for this purpose.

| also completely reject the agent’s suggestion that subdividing would help bring in more taxes and that
more affordable housing in this area is what the market is asking for. While increased densification does
indeed bring a larger tax base, with some 1,200+ condo units already approved for, or presently under,
construction in the City Of White Rock, adding one more clearly does not move the needle. Even a
subdivided lot is this area would go for near $S1 Million —clearly not within the scope, nor intent of
virtually all affordable housing legislation. Finally, there are a total of only two other lots in the
immediate area that could even be considered for RF-4 zoning. Any proposed subdivision and, it follows,
shrinking home frontages this dramatic would surely standout for all the wrong reasons.

To conclude, | fully support a free economy with minimal regulations. There is however a reason that
minimum lot sizes were established several years ago and have been deemed reasonable since. It is in
part to preserve the areas value, but more so to preserve its unique character and aesthetics for those
that call this area home. For the reasons I've now stated, and to echo my neighbours’ resounding
message of 11 years ago, | urge you to reject this application.
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Feedback from Public Information Meeting
Rezoning, Subdivision and Minor Development, File No. 19-005
14234 Malabar Avenue

Tuesday April 2, 2019

1. Please provide your name and address. (please print clearly)

Name: ¢ OL’//\J /WC 6[<[@é
ndgress: U735 MapBaR  AVE WA Rac K

2. Do you agree with the p#osed development application?

Yes O No Undecided O

Please comment.

THE CHRGnCTER AND — OBISIT, oF  IVEENBVRIID
WILL RE  NEATIVEL) PFHCTED !
Mogé Tentrc , CERMpen Nosi/b  won'b FAREE
MULT) Milion) 008 HamiL
BRO AvPRRENCE — MRE VEN(/AS ) Mg LaT
SIZE. Sies

Thank you for your participation. If you have any questions, please contact:

Carl Isaak Kirpa Garcha
Planner Agent / Applicant for
City of White Rock (1169597 BC LTD)
604-541-2293 604-762-8834

cisaak@whiterockcity.ca

*Please note that your completed feedback form will be disclosed to the public and presented to
Mayor and Council as part of the information package attached to this application. Any personal
information or commentary you provide on this form will become public record.
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Feedback from Public Information Meeting
Rezoning, Subdivision and Minor Development, File No. 19-005
14234 Malabar Avenue

Tuesday April 2, 2019

1. Please provide your name and address. (please print clearly)

Name: . INAa Q\ A \<\ ’(\\C{ \/\ \
Address: \L\ 15\2 \O(\ (/\\ Ox\OO( ( P\\J\ 3 W\f\ \R COC}\

2. Do you agree with the pgy{ed development application?
Yes [I No Undecided 0O

Please comment.

Tt wll necatwely vmpact
Chofoctp L #J\/ NP J(’é{\\/ﬂ\\/&ﬂ Voo A

Apal 1S /19

Thank you for your participation. If you have any questions, please contact:

Carl Isaak Kirpa Garcha
Planner Agent / Applicant for
City of White Rock (1169597 BC LTD)
604-541-2293 604-762-8834

cisaak@whiterockcity.ca

*Please note that your completed feedback form will be disclosed to the public and presented to
Mayor and Council as part of the information package attached to this application. Any personal
information or commentary you provide on this form will become public record.
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15276 Columbia Avenue

Request for Reconsideration — Tree Permit
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15276 Columbia Avenue




CITY TREE

15272 Columbia Ave




STAFF REVIEW

O Tree Management Permit (TMP) required for proposed
removal of a City tree when tied to a building permit;

O Applicant’s request for reconsideration acknowledges issues
with clearances from the hydro line, desired landscaping at
the north face of the lot, impacts to views, and options to
offset the impact of the loss of this tree through the
planting of a new City tree and cash-in-lieu compensation.

O TMP in this case not supported by staff as it is believed
there may be engineering design options that will allow for
the tree to be retained.



See below for sections through the resulting boulevard if the iree is maintained:




See below for sections through the boulevard with proposed replacement tree and boulevard design:




RECOMMENDATION

THAT the Land Use and Planning Committee recommend that
Council confirm the delegated decision to deny a Tree
Management Permit (TMP) for the removal of a City-owned
tree adjacent to 15276 Columbia Avenue for the reasons
outlined in this corporate report.
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Proposed Landscape Plan
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14947 Buena Vista Avenue

Development Variance Permit (DVP) & Major
Development Permit (DP)
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o O O O

PLANNING ANALYSIS

Property designated “Mature Neighbourhood” in the OCP
Policies support low-scale residential uses
Subdivision would allow for two single-detached dwellings

Lot 1 requires height variance due to steep slope &
driveway design requirements — view analysis demonstrates
limited impact of additional height on views to the water

Variance for lot width necessitates development permit —
intensive residential infill - staff and the ADP believe the
design upholds Mature Neighbourhood Infill DPA guidelines
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PROCESS SUMMARY

Public Information Meeting — held March 3, 2020
Advisory Design Panel — review July 21, 2020
LUPC Report — October 5, 2020

Public Meeting for Development Variances - TBD

Council Decision



RECOMMENDATION

THAT the Land Use and Planning Committee:

1.

2.

Recommend that Council direct staff to schedule the public meeting for
Development Variance Permit No. 431;

Recommend that Council, following the Public Meeting, consider the
issuance Development Variance Permit No. 431 for 14947 Buena Vista
Avenue.

Recommend that Council, if Development Variance Permit No. 431 is
approved, also issue Development Permit No. 430 for 14947 Buena Vista

Avenue.
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15177 Thrift Avenue

Amendment to Development Permit 288 with
Variances to Whitg&gk Sign Bylaw
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PROPOSAL

O Amendments to DP 288 to support Exterior Sign Program

O Signage requires variances from Sign Bylaw No. 1923

O Variances seek:

additional height for anchor tenant signs;
an alternative method of fixing canopy sign;

an increased supply of directory signs; and

an increased height for a freestanding tenant directory.
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PIM FEEDBACK & ADP REVIEW

O Public Information Meeting held August 19, 2020

Six attendees including representatives of Bosa (proponent) team

Issues regarding potential light spillover voiced and reference to a
nautical theme given as background for factors considered in early
review with Buildings 1 & 2

O Advisory Design Panel review on September 15, 2020

Recommended application be referred to Council and that it be noted
that Panel expressed concern with the large scale of Anchor Tenant
Signs & the Freestanding Tenant Directory as it relates to human scale

Applicant has reduced the height of Anchor Tenant Sign (Ref. 1.3),
within the main plaza (1.07m to 0.91m) — design now aligns with
architectural features behind the sign, as requested by the Panel.

Height of Freestanding Tenant Directory reduced from 3.65m to 3.35m.

Address signs on ground-oriented townhomes raised for visibility.



PLANNING ANALYSIS

OCP recognizes Town Centre as the hub of commercial
activity within the City of White Rock

Signage used to advertise businesses is crucial for the
success of such businesses (see Appendix D)

Variances requested based on lessons learned, changing
industry approaches, and the unique nature of this multi-
building project (requiring more directory signage)

Issues of light spillover to be addressed through the
conditions of the development permit - dimmer required

Matters of human scale addressed with reductions to the
height of the Anchor Tenant Sign (in main plaza) and the
Freestanding Tenant Directory



O O O O O

PROCESS SUMMARY

Public Information Meeting — held August 19, 2020
Advisory Design Panel — review September 15, 2020
LUPC Report — October 5, 2020

Public Meeting for Variances to Sign Bylaw - TBD

Council Decision



RECOMMENDATION

THAT the Land Use and Planning Committee:

1. recommend that Council authorize staff to schedule the required Public
Meeting for proposed Development Permit No. 429, which includes
variances to Sign Bylaw, 2010, No. 1923.
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15177 Thrift Avenue

Amendment to Development Permit 288 with
Variances to Whitg&gk Sign Bylaw
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PROPOSAL

O Amendments to DP 288 to support Exterior Sign Program

O Signage requires variances from Sign Bylaw No. 1923

O Variances seek:

additional height for anchor tenant signs;
an alternative method of fixing canopy sign;

an increased supply of directory signs; and

an increased height for a freestanding tenant directory.
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PIM FEEDBACK & ADP REVIEW

O Public Information Meeting held August 19, 2020

Six attendees including representatives of Bosa (proponent) team

Issues regarding potential light spillover voiced and reference to a
nautical theme given as background for factors considered in early
review with Buildings 1 & 2

O Advisory Design Panel review on September 15, 2020

Recommended application be referred to Council and that it be noted
that Panel expressed concern with the large scale of Anchor Tenant
Signs & the Freestanding Tenant Directory as it relates to human scale

Applicant has reduced the height of Anchor Tenant Sign (Ref. 1.3),
within the main plaza (1.07m to 0.91m) — design now aligns with
architectural features behind the sign, as requested by the Panel.

Height of Freestanding Tenant Directory reduced from 3.65m to 3.35m.

Address signs on ground-oriented townhomes raised for visibility.



PLANNING ANALYSIS

OCP recognizes Town Centre as the hub of commercial
activity within the City of White Rock

Signage used to advertise businesses is crucial for the
success of such businesses (see Appendix D)

Variances requested based on lessons learned, changing
industry approaches, and the unique nature of this multi-
building project (requiring more directory signage)

Issues of light spillover to be addressed through the
conditions of the development permit - dimmer required

Matters of human scale addressed with reductions to the
height of the Anchor Tenant Sign (in main plaza) and the
Freestanding Tenant Directory



O O O O O

PROCESS SUMMARY

Public Information Meeting — held August 19, 2020
Advisory Design Panel — review September 15, 2020
LUPC Report — October 5, 2020

Public Meeting for Variances to Sign Bylaw - TBD

Council Decision



RECOMMENDATION

THAT the Land Use and Planning Committee:

1. recommend that Council authorize staff to schedule the required Public
Meeting for proposed Development Permit No. 429, which includes
variances to Sign Bylaw, 2010, No. 1923.
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	Please provide a summary of how your proposal achieves the objectives and policies of the Mature Neighbourhood Infill DPA belowRow1: The proposed building design is a thoughtful, modern approach to the same sort of dwellings existing neighbourhood. It is a longer, rectangular massing comprised of 3 storeys (including basement), as well as a raised attached garage. The massing steps back following the natural slope, taking full advantage of the ocean views afforded by the hillside, while fitting within the requirements of the Angle of Containment specified by the zoning bylaw.

The design brief and requirements of the Official Community Plan required the vehicle access and garage to be sited off Blackwood Lane and not Buena Vista Avenue, which enhances the pedestrian experience along Buena Vista.  Given the steep southward sloping of the site and the specific requirements of the City of White Rock Engineering department, the slope of the driveway from the lane to the property line is required to be a minimum of 2% up on the high (east) side of the lane. This siting condition keeps the garage massing sitting well above the lower remainder of the lot. Rather than have the main body of the house continue out at the same height as the garage, the massing was stepped down to reduce the shadowing affects of the massing on the neighbouring properties, which also provided for a roof deck above the upper floor, contributing to the character of the built environment.

The hardscape and softscape in the front yards has been thought through to provide a modern aesthetic relating to the design of the houses, again enhancing the pedestrian experience of people moving along Buena Vista Avenue.

Appliances and fixtures will be of the highest quality, with attention to conservation features to ensure reduction of energy and water useage.
	Applicant Response: The surrounding neighbourhood is comprised of a mixture of older homes and more recently developed houses. Architectural design varies widely, from older residences with gables and clapboard siding, to modern residences with flared/curved roof elements, to ‘beach’ style residences. The most recent developments are primarily 3 storey homes with flat or low sloped roofs, stepping in massing, and oriented to take advantage of the hillside sloping and ocean views, with large prominent decks on most floors and expansive windows facing Buena Vista Avenue. 

Given the steep southward sloping of the site and the specific requirements of the City of White Rock Engineering department, the slope of the driveway from the lane to the property line is required to be a minimum of 2% up on the high (east) side of the lane. This siting condition keeps the garage massing sitting well above the lower remainder of the lot. Rather than have the main body of the house continue out at the same height as the garage, the massing was stepped down to reduce the shadowing affects of the massing on the neighbouring properties, which also provided for a roof deck above the upper floor, contributing to the character of the built environment.
	Applicant Response_2: The development proposed for this lot subdivides the existing lot into two equal lots conforming to the Official Community Plan requirements, and the zoning bylaw requirements of the RS-2 zone and follows the redevelopment that has occurred in the neighbouring properties.

The houses proposed for the subdivided lots share a basic floor plan concept, but great care has been taken to propose exterior concepts that are different both in material and massing.
	Applicant Response_3: Open decks, angled walls, stepping heights in the building massing as well as the landscape/hardscape, open picket guardrails and a variety of high quality materials are just some of the architectural design details proposed to provide visual interest.
	Applicant Response_4: As noted in the response to Visual Interest; a variety of high quality materials are just some of the architectural design details proposed to provide visual interest as well as details with a great sense of depth are shown to provide the interest needed. 
	Applicant Response_5: The lots are oriented in a north-south direction with tight constraints, limiting the amount of flexibility for the orientation of the buildings. 

The primary natural attraction of the lots is the ocean view to the south, resulting in the most glazing shown on the south facades. Solar gain is minimized by setting some of the windows back in covered decks, and providing the maximum canopy permitted by the Angle of Containment on open decks where possible.
	Applicant Response_6: Steel pickets, steel accents in the landscape are featured material elements for Lot 1. 

Stone and wood picket accents are featured in the materials for Lot 2.

Steel canopies are featured in both lots.

The design aesthetic was chosen to be a modern massing, resulting in the contrasting stucco materials proposed for the primary material body.
	Applicant Response_7: The garage access for both lots have been sited from Blackwood lane, following this requirement. Landscaping is proposed for both lots to soften the appearance of the garages.
	Applicant Response_8: The retaining walls along Buena Vista are stepped to provide visual interest with planting material, guardrails that are aesthetically pleasing. No let downs are permitted 
	Applicant Response_9: Not applicable to the proposed development (private lots). Although pedestrian access is provided with site stairs along the side yard.
	Applicant Response_10: All areas not utilized by the building/hardscaping has planting proposed.
	Applicant Response_11: Not applicable to the proposed development.
	Applicant Response_12: 
	Applicant Response_13: Not applicable to the proposed development.
	Applicant Response_14: Paved driveway areas proposed are at a minimum required to access the driveways.
	Applicant Response_15: Garabage & recycling area is proposed adjacent to the driveways off of Blackwood Lane; screened by retaining and planting areas.


