
*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  

THE CORPORATION OF THE 

CITY OF WHITE ROCK
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

A G E N D A 

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.   

 
3. 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. 

 
4. 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. 

 
5. 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. 

 
6. APPLICATION FOR MAJOR DEVELOPMENT PERMIT APPLICATION AND 

DEVELOPMENT VARIANCE PERMIT – 14947 BUENA VISTA AVENUE  
(MJP/DVP 19-021) 
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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: Councillor Trevelyan, Chairperson 

Mayor Walker 
Councillor Chesney  
Councillor Johanson 
Councillor Manning 

 
ABSENT: Councillor Fathers 

Councillor Kristjanson  
 
STAFF: G. Ferrero, Chief Administrative Officer 

C. Isaak, Director of Planning and Development Services 
S. Lam, Deputy Corporate Officer 

 
 
 
1. CALL MEETING TO ORDER 

The meeting was called to order at 6:00 p.m. 
 
1.1 MOTION TO CONDUCT LAND USE AND PLANNING COMMITTEE 

MEETING WITHOUT THE PUBLIC IN ATTENDANCE 
 

2020-LU/P-024 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 
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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. ADOPTION OF AGENDA       
 
2020-LU/P-025 It was MOVED and SECONDED  

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

CARRIED 
 
3. 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: 
 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: 
 Staff clarified that the street trees smaller in sized are proposed for planting 

in order to alive for growth and longevity of the tree 
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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: 
 Staff clarified that there could be incentives for builders to provide LEED 

standard in exchange for density bonusing if that was Council’s desire 
 There is no way to prioritize projects that come through the City’s 

application process (as outlined in the City’s Procedure Bylaw) 
 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: 
 Suggested that for-profit organizations be considered in terms of affordable 

housing opportunities 
 There should be clarity in the definition of “Affordable” 
 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: 
 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: 
 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: 
 Recognized that most comments expressed support for height/density in 

the north end over the south end 
 
Recommendation 9 /Building Heights (per accompanying map): 
 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 
 Suggested that the markings/legend of the appendices be revised to clearly 

reflect the messaging  
 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 
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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: 
 It was noted that this recommendation pertains to the Town Centre 

 
Recommendation 11 / Build the Open Space Network: 
 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  

 It 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 

 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 
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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. 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”. 

 
2020-LU/P-028 It was MOVED and SECONDED  

THAT Council direct staff to prepare a Council Policy regarding the Sale of 
Municipal Property. 

CARRIED 
 

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

 
 
          
       
Mayor Walker  S. Lam, Deputy Corporate Officer 
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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 
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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. 
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Request for Reconsideration: Denial of Tree Removal Permit (15276 Columbia Avenue) 
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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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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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Request for Reconsideration: Denial of Tree Removal Permit (15276 Columbia Avenue) 
Page No. 6 
 

APPENDIX C 

Tree Management Permit (2015) 
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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 
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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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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 (l) 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, 

 

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. 

 

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. 
 

LU & P AGENDA 
PAGE 58



Application for Major Development Permit (Signage) Amendment – 15177 Thrift Avenue  
Page No. 7 
 

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 

(i) 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. 

(ii) 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  
Authorized Signatory 
 

________________________________ 
Director of Corporate Administration 
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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APPENDIX B 

Issued Development Permit No. 288 
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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 II 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, I 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 
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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 (362.0m2) 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)(e) 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 m2 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 m2.   
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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. 
 

 
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.  

c) 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 m2 
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, 

 

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

I concur with the recommendations of this corporate report. 

 

Guillermo Ferrero 
Chief Administrative Officer 

Appendix A: Draft Development Permit No. 430 
Appendix B: Draft Development Variance Permit No. 431 
Appendix C: Location and Ortho Photo Maps 
Appendix D: Preliminary Subdivision Plan 
Appendix E:  Public Information Meeting Sign-in Sheet and Comment Forms 
Appendix F:  View Analysis 
Appendix G:  DPA Guidelines Response Table 
Appendix H:  ADP Minutes July 21, 2020 
 

LU & P AGENDA 
PAGE 134



Application for Major Development Permit Application and Development Variance Permit – 14947 Buena Vista 
Avenue (MJP/DVP 19-021) 
Page No. 10 

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 
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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. In the interpretation of the Development Permit all definitions of words and phrases contained 

in Sections 490 and 491 of the Local Government Act, R.S.B.C. 2015, Chapter 1 as amended, 
and the “White Rock Official Community Plan Bylaw, 2017, No. 2220”, as amended, shall 
apply to this Development Permit and attachments. 

 
8. Where the holder of this Permit does not obtain the required building permits and commence 

construction of the development as outlined in this Development Permit within two years after 
the date this Permit was authorized by Council, the Permit shall lapse, unless the Council, prior 
to the date the Permit is scheduled to lapse, has authorized further time extension of the Permit. 

 
9. This permit does not constitute a subdivision approval, a tree management permit, a demolition 

permit, or a building permit. 
 
Authorizing Resolution passed by the Council for the City of White Rock on the  _____ day of 
_________________, 2020. 
 
This development permit has been executed at White Rock, British Columbia on the ________ 

day of _________________ 2020. 
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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   

LU & P AGENDA 
PAGE 138



Development Permit 430 – 14947 Buena Vista Avenue 

Schedule A – Location Map 
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Schedule B – Site Plans Lot 1 and Lot 2 
 
 

Lot 1
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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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DRAFT Development Variance Permit No. 431 

LU & P AGENDA 
PAGE 150



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) 
 
PID: 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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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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Schedule A – Subject Property Location Map 
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Schedule B 
Lot 1 Location Map 
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Elevation Drawing Confirming Height Variance 

MAIN HOSPITAL BUILDING 

Height Variance Request 
of 0.353 m (1.158 feet) 
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APPENDIX C 

Location and Ortho Photo Maps 
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APPENDIX D 

Preliminary Subdivision Plan 
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APPENDIX E 

Public Information Meeting Sign-in Sheet and Comment Forms  
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APPENDIX F 

View Analysis 
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AS SHOWN IN THE SCHEMATIC STREETSCAPE AND PERSPECTIVE VIEWS, GIVEN THE REMOVAL OF EXISTING TREES AND 
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VIEW ANALYSIS
19058 - LOT 1

LOT 1 MONOLITH DESIGN BUILD LTD.
SUBDIVISION OF 14947  BUENA VISTA AVE,

P1.8

1/8" = 1'-0"

BLACKWOOD LANE STREETSCAPE FOR VIEW ANALYSIS

1/8" = 1'-0"

SITE PLAN - VIEW ANALYSISN

1/8" = 1'-0"

SITING SECTION
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VIEW ANALYSIS
19058 - LOT 1

LOT 1 MONOLITH DESIGN BUILD LTD.
SUBDIVISION OF 14947  BUENA VISTA AVE,

P1.9

14941 BLACKWOOD LANE DECK 1

14941 BLACKWOOD LANE DECK 2

14947 BLACKWOOD LANE DECK 1
DECK @ 45.26m, EYE LEVEL OF PERSPECTIVE AT 46.96m

SHOWING PROPOSED DESIGN WITH REQUESTED HEIGHT VARIANCE

DECK @ 43.27m, EYE LEVEL OF PERSPECTIVE AT 44.97m

SHOWING PROPOSED DESIGN WITH REQUESTED HEIGHT 

VARIANCE

DECK @ 46.03m, EYE LEVEL OF PERSPECTIVE AT 47.73m

SHOWING PROPOSED DESIGN WITH REQUESTED HEIGHT VARIANCE

EXISTING LARGE CONIFER TREE TO BE 

REMOVED WILL INCREASE VIEW OF 

OCEAN FROM  ALL HOUSES.

EXISTING VEGETATION BLOCKING 

VIEW FROM 14941 BLACKWOOD 

LANE IS OUTSIDE OF SUBJECT 

PROPERTY TO BE DEVELOPED

14941 BLACKWOOD LANE DECK 1
DECK @ 43.27m, EYE LEVEL OF PERSPECTIVE AT 44.97m

SHOWING MASSING FOR GARAGE AT PERMITTED BUILDING HEIGHT

14941 BLACKWOOD LANE DECK 2

DECK @ 46.03m, EYE LEVEL OF PERSPECTIVE AT 47.73m

SHOWING MASSING FOR GARAGE AT PERMITTED BUILDING HEIGHT

14947 BLACKWOOD LANE DECK 1

DECK @ 45.26m, EYE LEVEL OF PERSPECTIVE AT 46.96m

SHOWING MASSING FOR GARAGE AT PERMITTED BUILDING HEIGHT

HORIZON LINEHORIZON LINE

HORIZON LINEHORIZON LINE

HORIZON LINE
HORIZON LINE

VIEW ANALYSIS NOTES

• 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.

EXISTING VIEW FROM 14941 BLACKWOOD LANE

LARGE CONIFER TO BE 

REMOVED WILL INCREASE VIEW 

OF OCEAN FROM ALL HOUSES 

ON BLACKWOOD LANE

EXISTING VEGETATION 

BLOCKING VIEW FROM 

14941 BLACKWOOD LANE 

IS OUTSIDE OF SUBJECT 

PROPERTY TO BE 

DEVELOPED

EXISTING VEGETATION BLOCKING 

VIEW FROM 14941 BLACKWOOD 

LANE IS OUTSIDE OF SUBJECT 

PROPERTY TO BE DEVELOPED

EXISTING VIEW FROM 14941 BLACKWOOD LANE

LARGE CONIFER TO BE 

REMOVED WILL INCREASE VIEW 

OF OCEAN FROM ALL HOUSES 

ON BLACKWOOD LANE

EXISTING VEGETATION 

BLOCKING VIEW FROM 

14941 BLACKWOOD LANE 

IS OUTSIDE OF SUBJECT 

PROPERTY TO BE 

DEVELOPED
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VIEW ANALYSIS
19058 - LOT 1

LOT 1 MONOLITH DESIGN BUILD LTD.
SUBDIVISION OF 14947  BUENA VISTA AVE,

P1.10

DECK @ 47.02m, EYE LEVEL OF PERSPECTIVE AT 48.69m

DECK @ 48.78m, EYE LEVEL OF PERSPECTIVE AT 47.80m

SHOWING PROPOSED DESIGN WITH REQUESTED HEIGHT VARIANCE

14950 BLACKWOOD LANE DECK 1

14957 BLACKWOOD LANE DECK 1

14961 BLACKWOOD LANE DECK
DECK @ 50.70m, EYE LEVEL OF PERSPECTIVE AT 52.40m

SHOWING PROPOSED DESIGN WITH REQUESTED HEIGHT VARIANCE

VIEW ANALYSIS NOTES

• 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.

HORIZON LINE

HORIZON LINE

HORIZON LINE

HORIZON LINE

14961 BLACKWOOD LANE DECK
DECK @ 50.70m, EYE LEVEL OF PERSPECTIVE AT 52.40m

SHOWING MASSING FOR GARAGE AT PERMITTED BUILDING HEIGHT

14950 BLACKWOOD LANE DECK 1

DECK @ 47.02m, EYE LEVEL OF PERSPECTIVE AT 48.69m

SHOWING MASSING FOR GARAGE AT PERMITTED BUILDING HEIGHT

14957 BLACKWOOD LANE DECK 1

DECK @ 48.78m, EYE LEVEL OF PERSPECTIVE AT 47.80m

SHOWING MASSING FOR GARAGE AT PERMITTED BUILDING HEIGHT

HORIZON LINE

HORIZON LINE

HORIZON LINE

EXISTING VIEW FROM LANE AT 14961 BLACKWOOD LANE

LARGE CONIFER TO BE 

REMOVED WILL INCREASE VIEW 

OF OCEAN FROM ALL HOUSES 

ON BLACKWOOD LANE

HORIZON LINE
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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  
Mature Neighbourhood Infill  
Development Permit Area Guidelines  
 

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

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

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

• Ensure the compatibility of new development with adjacent existing buildings 
• Enhance quality of life 
• Conserve energy, conserve water, and reduce GHGs 
• 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: 

 

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  
Mature Neighbourhood Infill  
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 

 

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 
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City of White Rock – Planning & Development Services  
Mature Neighbourhood Infill  
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. 

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. 

Applicant 
Response 
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City of White Rock – Planning & Development Services  
Mature Neighbourhood Infill  
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. 

Applicant 
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. 

Applicant 
Response 
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City of White Rock – Planning & Development Services  
Mature Neighbourhood Infill  
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. 

Applicant 
Response 
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City of White Rock – Planning & Development Services  
Mature Neighbourhood Infill  
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. 

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. 

Applicant 
Response 

 

LU & P AGENDA 
PAGE 174



City of White Rock – Planning & Development Services  
Mature Neighbourhood Infill  
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. 

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. 

Applicant 
Response 
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City of White Rock – Planning & Development Services  
Mature Neighbourhood Infill  
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. 

Applicant 
Response 
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City of White Rock – Planning & Development Services  
Mature Neighbourhood Infill  
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. 

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. 

Applicant 
Response 
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Application for Major Development Permit Application and Development Variance Permit – 14947 Buena Vista 
Avenue (MJP/DVP 19-021) 
Page No. 18 

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 

 
1 

 

 

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. CALL TO 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 
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Minutes of an Advisory Design Panel Meeting   
Held Digitally Using Microsoft Teams 

July 21, 2020 

 
2 

 

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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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. 

LU & P AGENDA 
PAGE 181



Minutes of an Advisory Design Panel Meeting   
Held Digitally Using Microsoft Teams 

July 21, 2020 

 
4 

 

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. 
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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 

 Stormwater management plan must go to the Engineering Department – efforts to minimize 

the amount of stormwater going to the storm system; 
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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 (410.0m2) 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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Figure 1: Context Map Illustrating Watercourse 

 
Figure 2: Environmental (Watercourse) Development Permit Areas 

SUBJECT  
PROPERTY 
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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.e., $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, 

 

Carl Isaak, MCIP, RPP. 

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

I concur with the recommendations of this corporate report. 

 

Guillermo Ferrero 

Chief Administrative Officer 

 
Appendix A: 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 
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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  2nd  day of 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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Schedule “1” 
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APPENDIX B 

Location and Ortho Photo Maps 
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APPENDIX C 

Riparian Areas Regulation Zones of Sensitivity and SPEA 
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APPENDIX D 

Preliminary Subdivision Plan 
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APPENDIX E 

Conceptual Site Plan 
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APPENDIX F 

Preliminary Planting Plan 
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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 2nd 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: 

 Will de-value the neighbourhood with two smaller 6000sqf homes 

 2-6000sqf lots wont fit into the current neighbourhood 

 View corridor will be blocked if two homes are constructed 

 

Some positive feedback: 

 Will boost the character of the neighbourhood with 2 newly built 
homes 

 Will Remove the current broken down yellow home, and replace 
with newer homes. 

 Having 2-6000sqf 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 2nd  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.  
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PUBLIC 

                                                        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        

I DO NOT AGREE with the proposed development application. 

 

I 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. I 

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. I 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.  

I 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 $1 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, I 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, I urge you to reject this application.      
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October 5, 2020

15276 Columbia Avenue
Request for Reconsideration – Tree Permit

slam
Text Box
On Table - LUPC Presentations
October 5, 2020



15276 Columbia Avenue



CITY TREE



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.







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.







October 5, 2020

14947 Buena Vista Avenue
Development Variance Permit (DVP) & Major 

Development Permit (DP)



Location



PROPOSAL

o Single lot subdivision

o Variance from lot width 
requirement of RS‐2 
Zone (12.1m to 10.1m) 

o Max. building height 
variance in Lot 1 (7.7m 
to 8.053m) 

o Development Permit 
(form and character) for 
“intensive residential 
development”



PLANNING ANALYSIS

o Property designated “Mature Neighbourhood” in the OCP

o Policies support low‐scale residential uses

o Subdivision would allow for two single‐detached dwellings

o 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

o Variance for lot width necessitates development permit –
intensive residential infill ‐ staff and the ADP believe the 
design upholds Mature Neighbourhood Infill DPA guidelines









PROCESS SUMMARY

o Public Information Meeting – held March 3, 2020

o Advisory Design Panel – review July 21, 2020

o LUPC Report – October 5, 2020

o Public Meeting for Development Variances ‐ TBD

o Council Decision



RECOMMENDATION

THAT the Land Use and Planning Committee:

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

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

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











October 5, 2020

15177 Thrift Avenue
Amendment to Development Permit 288 with 

Variances to White Rock Sign Bylaw



Location



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.



JOHNSTON ROAD

TH
R
IF
T 
A
V
EN

U
E

COMPREHENSIVE SIGN PLAN



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

o OCP recognizes Town Centre as the hub of commercial 
activity within the City of White Rock

o Signage used to advertise businesses is crucial for the 
success of such businesses (see Appendix D)

o Variances requested based on lessons learned, changing 
industry approaches, and the unique nature of this multi‐
building project (requiring more directory signage)

o Issues of light spillover to be addressed through the 
conditions of the development permit ‐ dimmer required

o Matters of human scale addressed with reductions to the 
height of the Anchor Tenant Sign (in main plaza) and the 
Freestanding Tenant Directory



PROCESS SUMMARY

o Public Information Meeting – held August 19, 2020

o Advisory Design Panel – review September 15, 2020

o LUPC Report – October 5, 2020

o Public Meeting for Variances to Sign Bylaw ‐ TBD

o 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. 





BEFORE ADP REVIEW



AFTER ADP REVIEW



October 5, 2020

15177 Thrift Avenue
Amendment to Development Permit 288 with 

Variances to White Rock Sign Bylaw



Location



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

o OCP recognizes Town Centre as the hub of commercial 
activity within the City of White Rock

o Signage used to advertise businesses is crucial for the 
success of such businesses (see Appendix D)

o Variances requested based on lessons learned, changing 
industry approaches, and the unique nature of this multi‐
building project (requiring more directory signage)

o Issues of light spillover to be addressed through the 
conditions of the development permit ‐ dimmer required

o Matters of human scale addressed with reductions to the 
height of the Anchor Tenant Sign (in main plaza) and the 
Freestanding Tenant Directory



PROCESS SUMMARY

o Public Information Meeting – held August 19, 2020

o Advisory Design Panel – review September 15, 2020

o LUPC Report – October 5, 2020

o Public Meeting for Variances to Sign Bylaw ‐ TBD

o 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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AFTER ADP REVIEW
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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.


