
 

NOTICE OF PUBLIC HEARING – JULY 5, 2021 
 

BYLAW 2363: WHITE ROCK ZONING BYLAW, 2012, NO. 2000, AMENDMENT  

 (CD-64 -1485 FIR STREET) BYLAW, 2020, NO. 2363 

MAJOR DEVELOPMENT PERMIT: 19-009/ DP 432 

CIVIC ADDRESS: 1485 FIR STREET 

 
PURPOSE: Bylaw 2363 would rezone the subject property from ‘RM-2 Medium Density Multi-Unit 
Residential Zone’ to ‘CD-64 Comprehensive Development Zone (1485 Fir Street)’ to allow for the 
construction of a six-storey 80-unit rental residential building over two (2) levels of underground parking. 
The property is an existing rental building and the development would be subject to Council’s Tenant 
Relocation Policy. Following an earlier public hearing held for this property on January 18, 2021, the 
Bylaw 2363 has now been revised to include an additional requirement that four (4) of the units be rented 
for a period of ten (10) years at average White Rock rental rates based on the most recent Canada 
Mortgage and Housing Corporation (CMHC) rental market report. 
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THE CORPORATION OF THE 

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

 
NOTICE OF PUBLIC HEARING 

MONDAY, JULY 5, 2021 
 
NOTICE is hereby given that the Council of the City of White Rock will hold an opportunity 
for public participation for a Public Hearing on MONDAY, JULY 5, 2021  
at 5:00 P.M. in accordance with the Local Government Act and the Planning Procedures 
Bylaw. All persons who deem their interest in property is affected by the proposed 
bylaw/application shall be afforded an opportunity to be heard via a telephone-in process or 
by forwarding written submissions reflecting matters contained in the proposed 
bylaw/application that is the subject of the Public Hearing. At the Public Hearing, Council 
will hear and receive submissions from the interested persons in regard to the 
bylaw/application listed below: 
 
BYLAW 2363: WHITE ROCK ZONING BYLAW, 2012, NO. 2000, AMENDMENT  
 (CD-64 -1485 FIR STREET) BYLAW, 2020, NO. 2363 
 
MAJOR DEVELOPMENT PERMIT: 19-009/ DP 432 
 
CIVIC ADDRESS: 1485 FIR STREET (SEE SITE MAP ATTACHED) 
 
PURPOSE: Bylaw 2363 would rezone the subject property from ‘RM-2 Medium 
Density Multi-Unit Residential Zone’ to ‘CD-64 Comprehensive Development Zone 
(1485 Fir Street)’ to allow for the construction of a six-storey 80-unit rental residential 
building over two (2) levels of underground parking. The property is an existing rental 
building and the development would be subject to Council’s Tenant Relocation Policy. 
Following an earlier public hearing held for this property on January 18, 2021, the Bylaw 
2363 has now been revised to include an additional requirement that four (4) of the units 
be rented for a period of ten (10) years at average White Rock rental rates based on the 
most recent Canada Mortgage and Housing Corporation (CMHC) rental market report. 
 
Further details regarding the subject of the Public Hearing may be obtained from the 
City’s Planning and Development Services Department at City Hall by contacting  
604-541-2136 | planning@whiterockcity.ca.   

 
Electronic Meeting:  The Provincial Health Officer has issued orders related to gatherings 
and events in the province of BC. As such, Public Hearings will be held virtually and 
will also be live streamed on the City website. To participate in a Public Hearing, please 
review the options below. 
  

mailto:planning@whiterockcity.ca


 
 
 
 
 

Notice of Public Hearing – July 5, 2021 – Bylaw 2363, White Rock Zoning Bylaw, 2012,  
No. 2000, Amendment (CD-64 -1485 Fir Street) Bylaw, 2020, No. 2363,  Page 2 

 
1. Submit written comments to Council: 

You can provide your submission (comments or concerns) by email to 
clerksoffice@whiterockcity.ca or by mail to Mayor and Council, 15322 Buena Vista Avenue, 
White Rock, BC, V4B 1Y6. The deadline to receive submissions is by  
12:00 p.m. on the date of the Public Hearing, July 5, 2021. 

You may forward your submissions by: 

• Mailing to White Rock City Hall, 15322 Buena Vista Avenue, White Rock, BC  
V4B 1Y6, or hand delivery by leaving it in the “City Hall Drop Box” to the left outside 
the front door; or 

• Emailing the Mayor and Council at clerksoffice@whiterockcity.ca with the following 
noted in the subject line: PH 1 - Bylaw 2363 (CD-64, 1485 Fir Street) 

2. If you do not wish to speak or write in but would still like to convey that you are in 
support or that you are not in support of the Public Hearing item:  

You may phone 604-541-2127 to register your support / or that you are not in support of the 
Public Hearing item. If the call is not answered please leave a voicemail with the call-in 
information noted below (all four (4) bullet points must be noted).  

When you call-in, please be prepared to provide the following information: 

• The public hearing item 
• Your first and last name 
• Civic address 
• Whether you are in support of or not in support of the item 
 
Note: Phone in submissions will be accepted until 3:00 p.m. on the date of the Public 
Hearing  
(July 5, 2021). 
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3. You may register to speak to a Public Hearing item via telephone: 

Registration will be open from 12:00 p.m. to 4:00 p.m. on the date of the Public 
Hearing, July 5, 2021. Registration will only be available during this time. Once you 
register, you will be sent an email with further instructions.  

Register to speak by emailing clerksoffice@whiterockcity.ca or calling 604-541-2127. 

Please note the following instructions when you call in: 

• You will be put on hold in a queue for the respective item, and you will be 
connected when it is your turn to speak. If you hang up during this time, you 
will lose your place in the queue. You may watch the Council meeting through 
the City’s Live Stream while you are on hold. 

• Your comments must be relevant to the application (bylaw) being considered at the 
Public hearing 

• You will have 5 minutes to speak 
• While speaking turn off all audio of the meeting. Note: There is a 1-minute 

delay in the live stream so please listen to the cues given over the phone 
• Do not put your phone on speaker phone 
• Once you make your comments to Council, the call will end quickly so that the 

next speaker can join the meeting 

If you miss the noted registration period, please watch the live meeting at the 
following link: whiterockcity.ca/Agendas as there will be an opportunity for you to 
call in for a limited period of time. 

Note: Correspondence that is the subject of a Public Hearing, Public Meeting, or other 
public processes will be included, in its entirety, in the public information package and 
will form part of the public record. Council shall not receive further submissions from the 
public or interested persons concerning the bylaws/applications after the Public Hearing has 
been concluded. 
 
The meeting will be streamed live and archived through the City’s web-streaming service. 
 
The proposed bylaw/application and associated reports can be viewed online on the agenda 
and minutes page of the City website, www.whiterockcity.ca, under Council Agendas from 
June 22, 2021, until July 5, 2021. If you are unable to access the information online, please 
contact the Corporate Administration department at 604-541-2212, between the hours of 
8:30 a.m. and 4:30 p.m., or leave a voicemail and staff will ensure you have the 
information made available to you.   
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Site Map: 1485 Fir Street

 
June 18, 2021 
 
Tracey Arthur, Director of Corporate Administration 

 
 



The Corporation of the 
CITY OF WHITE ROCK 

BYLAW No. 2363 
 

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

__________________ 
 

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

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

Lot 16 Section 11 Township 1 New Westminster District Plan 15362 
PID: 001-331-931 
(1485 Fir Street)  
 
Lot 17 Section 11 Township 1 New Westminster District Plan 15362 
PID: 001-331-965 
(1485 Fir Street)  
 
Lot 18 Section 11 Township 1 New Westminster District Plan 15362 
PID: 001-331-981 
(1485 Fir Street)  
 

as shown on Schedule “1” attached hereto, from the ‘RM-2 Medium Density Multi-Unit 
Residential Zone’ to ‘CD-64 Comprehensive Development Zone (1485 Fir Street).’ 

 
2. THAT White Rock Zoning Bylaw, 2012, No. 2000 as amended is further amended: 

 
(1) by adding to the Table of Contents for ‘Schedule B (Comprehensive Development 
Zones)’, Section 7.64 CD-64 Comprehensive Development Zone’;  
(2)  by adding the attached Schedule “2” to ‘Schedule B (Comprehensive Development 
Zones)’ Section 7.64 CD-64 Comprehensive Development Zone’. 
 

3. This bylaw may be cited for all purposes as “White Rock Zoning Bylaw, 2012, No. 2000, 
Amendment (CD-64 – 1485 Fir Street) Bylaw, 2020, No. 2363”. 
 

PUBLIC INFORMATION MEETING on the  12th day of December, 2019 



RECEIVED FIRST READING on the 19th day of October, 2020 

RECEIVED SECOND READING on the 19th day of October, 2020 

PUBLIC HEARING held on the 18th day of January, 2021 

SECOND READING RESCINDED on the  26th day of April, 2021 

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  



Schedule “1” 

 

  



Schedule “2”  
 

7.64 CD-64 COMPREHENSIVE DEVELOPMENT ZONE 
 
INTENT 
The intent of this zone is to accommodate the development of a multi-unit residential building on 
a site of approximately 2,036 square metres, with the provision of affordable housing and a housing 
agreement bylaw in accordance with section 482 of the Local Government Act.  
 
1. Permitted Uses: 

(1) multi-unit residential use; and 
(2) accessory home occupation use in accordance with the provisions of section 5.3 and 

that does not involve clients directly accessing the principal building 
 

2. Lot Coverage: 
(a) For multi-unit residential uses, lot coverage shall not exceed 49%  

 
3. Maximum Base Density:  

The following base density regulation applies generally for the zone: 
 

Maximum residential floor area shall not exceed 1.1 times the lot area, and maximum 
gross floor area shall not exceed 1.5 times the lot area. 

 
4.  Maximum Increased Density: 
 

Despite section 7.64.3, the reference to the maximum gross floor area of “1.5 times the lot 
area” is increased to a higher density of a maximum of 5,700 m2 (61,356.85 ft2) of gross 
floor area (2.8 FAR; or gross floor area ratio) and 80 apartment dwelling units where a 
housing agreement has been entered into and filed with the Land Title Office to secure 
eighty (80) dwelling units as rental tenure for the life of the building, with four (4) of these 
dwelling units being secured for a period of 10 years as having maximum rents set at the 
average rent for a private apartment in White Rock as indicated by the most current rental 
market report from Canada Mortgage and Housing Corporation. 

 
5. Building Height: 

(a) The principal buildings for multi-unit residential uses, inclusive of elevator shafts, 
stair housing, and all mechanical equipment, shall not exceed a height of 129.2 metres 
geodetic; and 

(b) Ancillary buildings and structures for multi-unit residential uses shall not exceed a 
height of 5.0 metres from finished grade.  

 
6. Siting Requirements: 

(a) Minimum setbacks for multi-unit residential uses are as follows: 
(i) Setback from north lot line    = 5.05 metres 



(ii) Setback from south lot line    = 5.25 metres  
(iii) Setback from west lot line    = 3.08 metres 
(iv) Setback from east lot line    = 3.47 metres 
 

(b) Ancillary structures may be located on the subject property in accordance with the 
Plans prepared by Billard Architecture dated August 11, 2020 that are attached hereto 
and on file at the City of White Rock, with the exception that no ancillary buildings 
or structures are permitted within a 1.0 metre distance from a lot line. 

 
7. Parking: 

Parking for multi-unit residential uses shall be provided in accordance with Sections 4.14 
and 4.17, with the minimum number of spaces required as follows: 
(a) A minimum of ninety-six (96) spaces shall be provided for residents of the multi-unit 

residential use;  
(b) A minimum of twenty-four (24) spaces shall be provided for visitors and marked as 

“visitor”; 
(c) A minimum of three (3) of the required one hundred and eight (108) spaces shall be 

provided as accessible parking spaces, shall be clearly marked, and shall have a 
minimum length of 5.5 metres. Of the three accessible parking spaces, one space shall 
be provided as a van-accessible loading space with a minimum width of 2.8 metres, 
and the other two spaces shall have a minimum width of 2.5 metres, provided that the 
three parking spaces have a shared or non-shared access aisle with a minimum width 
of 1.5 metres; and 

(d) The minimum height clearance at the accessible parking spaces and along the vehicle 
access and egress routes from the accessible parking spaces must be at least 2.3 
metres to accommodate over-height vehicles equipped with a wheelchair lift or ramp. 
 

8. Bicycle Parking: 
Bicycle parking shall be provided in accordance with Section 4.16, with the minimum 
number of spaces required as follows: 
(a) A minimum of 94 Class I spaces shall be provided; and 
(b) A minimum of 16 Class II spaces shall be provided  

 
9. Loading: 

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

 
10. General: 

Development in this zone that includes the additional (bonus) density referred to in Section 
4 shall substantially conform to the Plans prepared by Billard Architecture dated August 
11, 2020 that are attached hereto and on file at the City of White Rock 

  



 

 
 
 
 

  



 



 



 



 



THE CORPORATION OF THE 

CITY OF WHITE ROCK
     CORPORATE REPORT 

DATE: October 19, 2020 

TO: Land Use and Planning Committee 

FROM: Carl Isaak, Director, Planning and Development Services 

SUBJECT: Rezoning and Major Development Permit Application – 1485 Fir Street 

(ZON/MJP 19-009) 

RECOMMENDATIONS 

THAT the Land Use and Planning Committee recommends: 

1. That Council give first and second readings to “White Rock Zoning Bylaw, 2012, No. 2000,

Amendment (CD-64 -1485 Fir Street) Bylaw, 2020, No. 2363 as presented, and direct staff to

schedule the required Public Hearing;

2. That Council direct staff to resolve the following issues prior to final adoption, if Bylaw No.

2363 is given Third Reading after the Public Hearing:

a) Ensure that all engineering requirements and issues, including dedication of a 5.0 metre by

5.0 metre corner cut on the corner of the site at Fir Street and Russell Avenue, intersection

improvements including ‘watch for pedestrian’ signage as well as tactile paving on the

northwest and northeast corners of George Lane and Thrift Avenue, and completion of a

servicing agreement, are addressed to the satisfaction of the Director of Engineering and

Municipal Operations;

b) A Tenant Relocation Plan and adoption of a Housing Agreement Bylaw are finalized; and

c) The consolidation of existing three lots and the demolition of the existing residential

building occurs; and

3. That, pending adoption of “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-64

– 1485 Fir Street) Bylaw, 2020, No. 2363,” Council consider issuance of Development

Permit No. 432 for 1485 Fir Street.

EXECUTIVE SUMMARY 

The Land Use and Planning Committee (LUPC) received a corporate report dated July 8, 2019 

from the Director of Planning and Development Services, titled “Initial OCP Amendment 

Application Report – 1485 Fir Street (19-009 OCP/ZON/MJP).” The application at the time 

required an increase in gross floor area ratio (or ‘FAR’) density above what was permitted in the 

Official Community Plan (OCP) which would have required an OCP amendment and did not 

provide the number of three-bedroom units (10%) required in the OCP.  

Council subsequently directed staff to work with the applicant on a revised application that did 

not require an OCP amendment. There was also discussion at the LUPC meeting regarding the 

adequacy of the applicant’s Tenant Relocation Plan. A subsequent report dated September 30, 
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2019 from the Director of Planning and Development Services, titled “Information Report 

Update and Revised Tenant Relocation Plan – 1485 Fir Street (ZON/MJP 19-009)” was prepared  

and provided a brief update including the applicant’s enhanced Tenant Relocation Plan and an 

overview of the changes to the form of the development which was revised to not require an 

OCP amendment and proceeded as a rezoning and major development permit application.   

A separate corporate report on proposed revisions to Council Policy 511: Density Bonus / 

Amenity Contribution and Council Policy 514: Tenant Relocation Policy, is included earlier in 

the Land Use and Planning Committee agenda and would have an impact on this development 

application. 

The application has been further revised to incorporate changes that follow the endorsement 

from the Governance and Legislation Committee to the Tenant Relocation Plan, discussed in the 

sections below. The proposal for 1485 Fir Street now presents a six-storey, 80-unit building, for 

which all units would be rental units. The rezoning, if approved, would create a Comprehensive 

Development (CD) zone largely designed to implement the height and density allowed within the 

Official Community Plan. A major development permit for form and character, energy and water 

conservation and the reduction of greenhouse gases is also required. Location and ortho photo 

maps of the subject property are attached as Appendix C.  

PREVIOUS COUNCIL DIRECTION 

Resolution # and Date  Resolution Details 

LUPC July 8, 2019 

2019-LU/P-022 

 

 

 

 

THAT the Land Use and Planning Committee: 

1. Receives for information the corporate report dated July 8, 

2019 from the Director of Planning and Development Services, 

titled "Initial OCP Amendment Application Report- 1485 Fir 

Street (19-009 OCP/ZON/MJP);" and 

2. Recommends that Council refuse the OCP amendment 

application, and direct staff to work with the applicant on a 

revised rezoning and Major Development Permit application, for 

a secured rental housing development that includes a reduced 

FAR (2. 8 gross floor area ratio consistent with the OCP), and 

amended building and site design. 

LUPC September 30, 2019 

2019-LU/P-025 

 

 

 

 

2019-LU/P-026 

THAT the Land Use and Planning Committee refers the report 

back to staff for a revision that permits existing tenants to return 

to the building after construction at the same rent they are 

currently paying, subject to the per annum increases permitted 

by the province; and  

THAT the proposed Community Amenity Contributions (CACs) 

be reduced further in recognition for current tenants being able 

to keep their current rent amounts.  

THAT the Land Use and Planning Committee receives for 

information the corporate report dated September 30, 2019 from 

the Director of Planning and Development Services, titled 

“Information Report Update and Revised Tenant Relocation 

Plan – 1485 Fir Street (ZON/MJP 19-009).”  

 

Page 50 of 524



Rezoning and Major Development Permit –1485 Fir Street (ZON/MJP 19-009) 

Page No. 3 

 

INTRODUCTION/BACKGROUND 

White Rock Official Community Plan 2017, No. 2220 (OCP) designates the subject property as 

‘Town Centre Transition’, characterized by residential uses that provide a gradual height 

transition between the Town Centre area and surrounding lower density single-family 

neighbourhoods. Building heights in the Town Centre Transition area are encouraged to develop 

within the range presented in Figure 10 of the OCP. For the subject site, this is shown as a 

continuum between 18 storeys at North Bluff Road and 6 storeys at Thrift Avenue, suggesting 

that between ~6-10 storeys would be a supportable transitionary height at this location. 

Under OCP Policy 8.2.3, properties in the Town Centre Transition area including 1485 Fir 

Street, are identified as being eligible for additional density (up to 40% above the base density) 

where at least half this additional floor area is dedicated to and secured as residential rental units. 

The base density for this property is 2.0 FAR, therefore the total maximum density permitted, 

including the rental bonus density, is 2.8 FAR, of which 0.4 FAR would need to be comprised of 

rental units. There is no additional bonus available for projects that consist entirely of rental 

units. Policy 11.2.1(f) requires that a minimum one-to-one replacement of existing rental units be 

provided when an existing rental building is proposed for redevelopment, with an average unit 

size of the replacement units at least 80% of the units being replaced. The proposal for 1485 Fir 

Street would consist of a six-storey, 80-unit building, for which all units would be rental units; 

the size and number of units is sufficient to satisfy the replacement requirements of the OCP.  

The development is subject to a Major Development Permit being within the ‘Multi-Family’ 

Development Permit Area (DPA). The DPA Guidelines, outlined in Section 22.6 of the OCP 

have been applied to the proposal to ensure the form and character of the development fits within 

the established character of the neighbourhood. The project has been reviewed by City staff and 

the City’s Advisory Design Panel. Staff believe the rezoning to be consistent with the applicable 

policies of the OCP and the City’s Multi-Family DPA Guidelines. The following sections give 

greater merit to the factors considered in evaluating this proposal. 

ANALYSIS 

Current Zoning and Land Use Context  

The subject property is located at 1485 Fir Street, on the corner of Fir Street and Russell Avenue 

(see Appendix C for Location Map and Ortho Photo). The property is occupied by a 25-unit 

rental apartment building (“The Firs;” building address of 1475 Fir Street) which was 

constructed in 1965. The existing building is located on three separate parcels and straddles the 

shared property lines. The subject properties are currently zoned ‘RM-2 Medium Density Multi-

Unit Residential Zone’, which permits townhouse or apartment complexes with a 10.7 metre 

(35.1 feet) maximum height. 

The subject site is surrounded by a mix of commercial, institutional and residential uses. To the 

west across a lane is St. John’s Presbyterian Church and Daycare Centre, to the north across 

Russell Avenue is a three storey office building (Russell Professional Building), and to the south 

and east are existing multi-unit residential buildings (one storey building on the east side of Fir 

Street, and three storey buildings to the south).   

Previous Design Proposals  

The initial report titled "Initial OCP Amendment Application Report- 1485 Fir Street (19-009 

OCP/ZON/MJP);" on July 8, 2019 to the Land Use and Planning Committee (see Appendix D) 

included an overview of a new development application submitted on May 9, 2019, for a 

proposed development with a total of 84 rental residential units in a six (6) storey building. The 

proposed density for the apartment site exceeded the OCP maximum density by 0.53 FAR (3.23 
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FAR proposed; 2.8 FAR allowed). Council subsequently directed staff to work with the applicant 

on a revised application that did not require an OCP amendment (i.e. that did not exceed the 

maximum density in the OCP). 

Following Council’s direction, the applicant submitted drawings for the rezoning and 

development permit application on August 15, 2019. An additional report on September 30, 2019 

confirmed that the new proposal did not exceed the maximum density allowed in the OCP and 

therefore did not require an OCP amendment. The major changes that were proposed included: 

• Reducing the amount of floor area density and increasing the number of three-bedroom 

units so that an OCP amendment is no longer necessary; 

• Building massing was addressed by recessing the fifth and sixth storeys of the building 

to reduce the total floor area and the visual impact of the building height; 

• Lot coverage was decreased to below 50%; 

• Balconies were added to the homes along Fir Street; and 

• The outdoor play area was relocated to the front of the building along Fir Street instead 

of in the rear along George Lane.  

Table 1 below provides a summary of changes to the site statistics from the two previous 

proposals, in comparison to the current proposal. Design changes that have occurred following 

receipt of the last information report will be discussed in the sections that follow. Of note, there 

have been no changes to the number of units or building height and only minor reductions to lot 

coverage and floor area. Parking has been further reduced to 108 spaces, representing a 10% 

reduction to the required 120 spaces.  

Table 1: Comparison of Original Development Proposal Statistics, Second Revised Proposal, and Current Proposal 

 Original Proposal 

(May 9, 2019) 

Revised Proposal 

(August 15, 2019) 

Current Proposal 

(October 19, 2020) 

Number of Units 84 (all secured rental) 80 (all secured rental) 80 (all secured rental) 

Gross Floor Area 6,586.9 m2  

(70,900.4 ft2) 

5,706.7 m2 

 (61,426.8 ft2) 

5,700 m2  

(61,356.85 ft2) 

Floor Area Ratio (Gross) 3.23 2.8 2.8 

Lot Coverage 56% 49.9% 48.7% 

Height (to top of roof) Six storeys  

(18.9 metres) 

Six storeys  

(18.9 metres) 

Six storeys 

(18.9 metres) 

Parking Spaces 115 (1.37 per unit) 112 (1.4 per unit) 108 (1.35 per unit) 

Current Proposal 

The current development proposal would include a total of 80 units within a six-storey 

residential rental building. Unit sizes proposed range between 420 ft2 – 520 ft2 for a studio, 540 

ft2 – 625 ft2 for a one-bedroom, 680 ft2 – 990 ft2 for a two-bedroom, and 980 ft2 – 1010 ft2 for a 

three-bedroom unit. It is important to note that the proposal now conforms to various elements of 

the OCP’s “Family-Friendly” housing policies, with 40 percent of the units containing either two 

or three bedrooms (32 units) and 12.5 percent of the units having three bedrooms (10 units).  

Much of the design reflects the proposal in the information report presented to the LUPC from 

September 30, 2019 included as Appendix E. The major changes reflected in the current proposal 

pertain to the location of the parkade access which has been relocated to the middle of the site 

along George Lane, and a slight change in the configuration of the loading bay (see Figure 1). 

Access through an internal corridor has also been provided from the loading bay to the main 

elevator, so residents who are moving can easily access the building. A revision in the type of 
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play structure proposed in the communal courtyard area has also been accommodated in order to 

provide a more naturalized feel to the space with a ‘tree house’ structure instead of a more 

traditional playset; this latter revision stems from the feedback of the Advisory Design Panel. 

The revised parkade access location accommodates more green space on the south end of the site 

to provide a buffer between the proposed development and the existing property to the south.  

Figure 1: Site Plan Comparison between September 30, 2019 version and Current Proposal 
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Public Information Meeting and Public Feedback 

The applicant (Billard Architecture) held a public information meeting (PIM) on December 12, 

2019, at ThirdSpace Community Café, Unit 1 - 1381 George Street) from 5:30 p.m. - 7:00 p.m. 

Approximately five-hundred and fifty (550) 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 F to this report includes 

the PIM sign-in sheet, completed comment forms, and PIM summary submitted by the applicant. 

There was a total of 25 paper feedback forms submitted and 11 emails written to staff pertaining 

to the proposal. A total of 19 of the respondents were in favor of the application, 12 were in 

opposition of the proposal, and 2 were undecided about the proposal. 

Support for the proposal was outlined through comments relating to: 

• The rental aspect of the project;  

• Elevators in the proposed building helping tenants/visitors to overcome mobility issues; 

• Financial issues with maintaining the existing building and requirement for higher 

density on the site in order to meet the costs of owning the building; and 

• The benefit that a new building and amenity space would provide to existing and new 

tenants as well as the surrounding neighbourhood considering the existing building is 60 

years old.  

Major concerns that were brought up during the meeting included the following:  

• Compromised views for existing residents with the increase in building height;  

• Several comments related to the increase in traffic congestion related to the proposed 

development and how City infrastructure will handle this;  

• Not enough greenspace proposed on the site; 

• Concerns with the proposed architectural style of the building;  

• Concern expressed by existing building residents about the loss of their homes;  

• Rental rates being too high to afford; and  

• Many of the existing tenants being elderly and it being difficult for them to find 

alternative housing at an affordable rate.  

Planning Review 

As noted, the original proposal has undergone a series of revisions to address early concerns 

expressed by Council as well as feedback received through the PIM. The design has also been 

modified in response to technical issues identified by City staff and feedback received from the 

City’s Advisory Design Panel (ADP). The project is now consistent with the OCP’s Town 

Centre Transition policies. These policies contemplate development in the form of multi-unit 

residential buildings transitioning in height from 18 storeys at North Bluff Road down to six (6) 

storeys at Thrift Avenue. The following sections describe details of the proposal and key land 

use planning considerations made in preparing the staff recommendation outlined in this report. 

The proposed multifamily building is rectangular in shape and is situated in the middle of the 

subject site. Building setbacks are greatest along Russell Avenue (north) and the residential lands 

to the south, being approximately 5 metres (16 feet) in width. Setbacks along Fir Street (east) and 

George Lane (west) are slightly less at approximately 3 metres (10 feet) in width. The lands 

within the yard setbacks are to be programmed with a mixture of trees and shrubs to ensure 
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adequate privacy and screening for neighbouring residents, and to help create a pleasant interface 

between the building and pedestrian realm / streetscape. 

Since the original submission, the massing of the building has been stepped back on the fifth and 

sixth levels to reduce the impact of the structure as experienced at the ground level (i.e., opening 

up pedestrian views to the sky) while also reducing the impact of shadows on abutting properties. 

Further, the project has been enhanced with the creation of an outdoor amenity space on the east 

portion of the site, formerly situated off the laneway along the western side of the property. This 

amenity space offers an open, publicly-visible, play area for young children and a space for 

residents to enjoy the outdoors; this design enhancement is becoming increasingly important in 

light of the on-going COVID-19 pandemic and efforts to support social distancing while 

enabling access to private open-air green spaces. Finally, access to the parkade, space for 

loading, and a space for garbage and recycling pick-up, has been situated off of George Lane, 

being the western limit of the property. This design helps lessen breaks in the pedestrian realm 

(sidewalk) while helping to “hide” the operational needs of the project.  

Table 2 below provides a comparison of the existing and proposed zoning standards tied to the 

property and project. As noted, the CD Zone is largely intended to implement the height and 

density permissions contemplated in the OCP.  

Table 2: Existing Zoning Provisions versus Proposed Zoning 

Existing Zoning Provisions: 

RM-2 Medium Density Multi-Unit Residential 

Proposed Zoning Provisions: 

CD 64 - Comprehensive Development Zone 

Permitted Uses Permitted Uses 

Townhouse or apartment complexes with densities 

not exceeding 50 units per acre 

Multi-unit residential use with accessory home 

occupation use 

Number of Dwelling Units Number of Dwelling Units 

25 units (50 units / 0.4 hectares) 

Existing Lot Area: 2,036 m2 

80 dwelling units (10 three-bedroom units, 22 two-
bedroom units, 41 one-bedroom units, and 7 studio 

units) 

Minimum Lot Requirements Lot Dimensions 

Lot Width: 18.0 m (59.04 ft) 

Lot Depth: 30.5 m (100.4 ft) 

Lot Area: 742.0 m² (7,986.82 ft²) 

Lot Width: 34.48 m (113.12 ft) 

Lot Depth (averaged): 59.04 m (193.69 ft) 

Lot Area: 2,036 m² (21,917 ft²) 

Lot Coverage  Lot Coverage 

45% 

 916 m2 (9,962.9 ft2) 

48.7%  

991 m2 (10,667 ft2) 

Gross Floor Area Gross Floor Area 

1.1 times the lot area 

2,240 m2 (24,109 ft2) 

2.8 times the lot area 

5,700 m2 (61,357 ft2) 

Building Height Building Height 

10.7 m (35.1 ft) for principal buildings 

 

 

Six Storeys – 18.9 metres to top of parapet 

measured from average natural grade (62 feet) 

Geodetic height: 126.49 metres top of parapet and 

129.2 metres top of elevator shaft 
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Minimum Setback Setback 

Front Lot Line: 6 m (19.68 ft) 

Rear Lot Line: 6 m (19.68 ft) 

Interior Side Lot Line: 5.0 m (16.4 ft) 

Exterior Side Lot Line: 3.8 m (12.47 ft) 

Front Lot Line: 3.47 m (11.38 ft) 

Rear Lot Line: 3.08m (10.1 ft) 

Interior Side Lot Line: 5.25 m (17.22 ft) 

Exterior Side Lot Line: 5.05 m (16.57 ft) 

Public Realm and Streetscape Improvements 

The project includes short-term bicycle parking at the pedestrian entrance and an extended 

sidewalk / queuing space at the corner of Russell Avenue and Fir Street. These measures lessen 

the need for private automobile use while supporting improved overall pedestrian safety, 

respectively. Further, plantings are proposed along the sidewalk to, over time, support the growth 

of a tree canopy along streets. These measures support the objectives and policies of Section 13.1 

of the OCP as they relate to “Transportation + Mobility”.  

The dedication of land has been sought by the City’s Engineering and Operations Department to 

enable the creation of improvements to the City’s boulevard (e.g., additional on-street parking, 

sidewalks, street tree planting, etc.) thereby contributing to a more “complete” street. Efforts to 

design streets for all users can reduce collision rates (particularly for vulnerable road users, such 

as pedestrians and cyclists), better support adjacent land uses, support shifts to sustainable 

transportation methods of travel (walking, cycling, and transit), and improve the quality of the 

street as a positive space that is a destination and thoroughfare where residents, visitors, and 

passersby can feel safe.  

Multi-Family DPA Guidelines 

The applicant has submitted a response to the Multi-Family 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. Figure 2 below provides a rendering of 

the current proposal, the form and character of which remains largely the same as the previous 

proposal considered in the report dated September 30, 2019.  

 Figure 2: Rendering of the Proposal from the corner of Russell Avenue and Fir Street Looking Southwest 
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The applicant has adequately identified how the proposed development meets the development 

permit guidelines by providing the following key aspects: 

a) A transition from high-rise buildings in the Town Center neighbourhood with much of the 

density located on the first to fourth level. The upper levels are then recessed back on all 

four sides of the building to reduce shadow and view impacts on neighbouring sites. 

b) Repetitive architectural details continue around all elevations of the building to create 

visual interest at all angles. The front entrance is clearly indicated with linear framework to 

create a vibrant space for residents and pedestrians to gather and connect in a safe, 

comfortable environment that is fully accessible with an integrated gradual access from the 

sidewalk.  

c) Natural materials will be used on the building’s exterior including brick, exposed red 

cedar, fiber cement and natural metals such as aluminum. Natural tones are incorporated 

into the project to reflect the natural landscape with one dominate accent colour. 

d) The public realm will be improved by providing sidewalks and a boulevard that is 2m 

wide. An extra wide front entrance pathway is provided for bicycles, wheelchairs and 

scooters as well as a curb let-down at the intersection. Planting along the street fronting 

property lines will be provided to deter pedestrians from accessing the property on the 

grass and provide privacy from private patios that face the street. 

e) A light-coloured roof that is low in albedo will be used to reduce heat and energy efficient 

light fixtures will be used to conserve energy. Water efficient plumbing fixtures along with 

an abundance of zero-irrigation landscaping will be used to conserve water. A stormwater 

management plan will be set in place to alleviate heavy flooding from rainfall due to 

climate change.  

Advisory Design Panel Review 

During the Advisory Design Panel (ADP) meeting on July 21, 2020, the panel recommended that 

the application for the development proposal at 1485 Fir Street be referred to Council once the 

applicant had the opportunity to consider comments pertaining to the following items (see 

Appendix H for related ADP meeting minutes): 

a) Stormwater management plan must go to the Engineering Department – efforts to 

minimize the amount of stormwater going to the storm system;  

Design Response: The stormwater is managed in a combined strategy between the civil 

and landscape designs. Raised planter beds are provided with soil to absorb water for 

uptake by the plant material. The excess water is collected in drains that connect to a 

storage tank located inside the parkade. The stormwater tank is sized so as to retain water 

and slowly release this water into the municipal storm sewer.     

b) Rooftop to be designed to reduce solar gain;  

Design Response: It was confirmed that the roof would be light coloured and low albedo to 

reduce heat.  

c) Efforts to increase the number of electrical charging stations  

Design Response: The addition of 12 electrical charging stations was incorporated into the 

design of the parkade.  
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d) Efforts to increase the number of accessible parking spaces  

Design Response: One more accessible parking space was incorporated into the design of 

the parkade for a total of three parking spaces 

e) Design of the children’s play space – naturalization of the space  

Design Response: The playground was naturalized by using a form inspired by a tree 

house with earth toned materials and wood grain panels. Feature boulders were also 

introduced to blend the playground to the surrounding landscape treatment. 

Staff believe the applicant has provided a satisfactory response to the comments noted above.  

Tree Management 

The Arborist Report prepared by Woodridge Tree Consulting Arborists Ltd. identifies that a total 

of three (3) “protected trees”, being those subject to City of White Rock Tree Management 

Bylaw, 2008, No. 1831, within the site area. One of the trees is a City tree and the other two are 

off-site trees. The Report recommends that all trees be retained as they are in good condition.  

City staff have reviewed the recommendations of the Project Arborist and are comfortable with 

their retention subject to the posting of securities (i.e., $9,500) for the three (3) offsite trees as 

required by the Tree Management Bylaw. Twenty-seven (27) trees are proposed as part of the 

development. Appendix B includes the proposed landscape 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 building.  

Traffic Study Review 

The applicant has submitted a Traffic Study that analyses existing traffic volumes at the 

intersection of Fir Street and Russell Avenue. The peak traffic conditions (weekday morning and 

afternoon hours) for four different time frames – 2019 (existing), 2022 (full build-out), 2027 (5 

years after build-out), and 2045 (the end of future timeframe for the White Rock OCP). A 

summary of the expected trip generation is shown in Table 3: Daily Trip Generation Statistics 

below:  

Table 4: Daily Trip Generation Statistics 

Peak Periods Inbound Traffic Outbound Traffic 

Morning Hours: 8:00 a.m. to 9:00 a.m. 8 (28%) 21 (72%) 

Afternoon Hours: 3:00 p.m. to 4:00 

p.m. 

22 (61%) 14 (39%) 

The proposed development is estimated to add a total of 21 additional trips in the morning and 

26 additional trips in the evening, which takes the total number from each category above (29 

and 36 inbound and outbound trips respectively) and subtracts the number of existing trips made 

by residents in the current building. No major traffic issues are expected along this length of 

Russell Avenue and Fir Street. No major intersection improvements are proposed as a result of 

the study, however, additional ‘watch for pedestrian’ signage is suggested at the corner of 

George Lane and Thrift Avenue as well as tactile paving on the northwest and northeast corners 

of this intersection. The traffic study is attached as Appendix I.  

Parking Standards and Requested Variance 

The total number of required parking spaces for the proposed development equates to 120 

spaces. A total of 96 spaces would be provided for residents and 24 parking spaces for visitors, 

totalling 108 spaces. This would be a 10% total reduction to the requirements of the Zoning 

Bylaw. CTS Traffic Consultants analyzed the peak parking demand using the Institute of 
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Transportation Engineers (ITE) Parking Generation Manual 5th Edition. Using representational 

data in the mid-rise multi-family category, the consultants estimated that 80 dwelling units would 

require 1.31 spaces per dwelling unit, or a total of 105 spaces to meet the peak average demand. 

The 108 spaces proposed for the development exceeds the estimated peak travel demand by three 

spaces. To supplement the request for a 10% parking variance, residents would be provided with 

a $100.00 compass card to encourage the use of public transportation, with several routes located 

in close proximity to the development; the nine (9) routes include the 321, 345, 351, 354, 361, 

362, 363, 375, and 531.  

Further to the information provided above, under Zoning Bylaw No. 2000, a maximum of 40% 

of the stalls can be provided as small car spaces. The development is proposing a total of 33 

small car spaces, equivalent to 30% of the total spaces. A total of two handicapped spaces are 

required as part of the proposed development. A total of three handicapped spaces will be 

provided, all located near the elevator. Electric vehicle (EV) charging is required as per Zoning 

Bylaw No. 2000, with a requirement of one charging station per every 10 parking spaces. The 

development proposes a total of 36 EV stations, significantly over the 18-space requirement. In 

consideration of the recommendations of the parking analysis prepared by CTS Traffic 

Consultants and the information noted above, City staff are supportive of the requested variance 

to parking.  

Tenant Relocation Plan 

In the original Tenant Relocation Plan, the applicant proposed to give the option to existing 

tenants to return to the new building at rents that would be 10% below the market rent that was 

being charged at that time for other similar units, which is consistent with the City’s Tenant 

Relocation Policy No: 514. Due to concerns that were raised during the discussion at LUPC 

regarding the large increase that even 10% below market rent would be for existing tenants, the 

applicant then offered to reduce the rents charged to returning tenants to 20% below projected 

market rent for the building, which was estimated at $2.80 per square foot. The rents at this rate 

for returning residents would have been $2.24 per square foot, equating to: 

• $1,232 for an average size (550 square foot) one-bedroom unit  

• $1,859 for an average size (830 square foot) two-bedroom unit 

Since this approach was discussed the City’s Governance and Legislation Committee has 

advanced further discussions regarding potential amendments to Policy No. 514. These 

amendments were presented in a report to the Committee on January 27, 2020 titled “Options for 

Tenant Assistance During Redevelopment and Renovation”. Stemming from this meeting, the 

developer has agreed to revise the Tenant Relocation Plan further to align with the draft 

amendments as presented in the noted report.  

Per the draft policy amendments, for existing tenants compensation would be provided on a 

sliding scale dependent on the length of tenancy (number of years) of the resident. For example, 

someone who has lived in the building for 10 years and is currently paying $1,540 for a one-

bedroom unit would receive $36,960 to be used towards alternative housing costs (i.e., 24 

months times the monthly rent rate). Note that at the time of preparing this report alternative 

mechanisms to control the disposition of monies to tenants (i.e. via an annuity or Guaranteed 

Investment Fund or alternative) are under review and not yet solidified by way of amendments to 

the policy, and are discussed further in a previous corporate report on this LUPC agenda. That 

said, there exist opportunities to implement such controls by way of a Housing Agreement 

Bylaw if Council directs staff to further advance the review of this proposal. 
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For those who choose to move back into the building, the developer has also agreed to follow the 

recommendations of the January 27, 2020 report by significantly reducing the rate of the initial 

rent for returning tenants. The rental rates in the new building would be in accordance with the 

table below, outlining a rate between 21-30% below market depending on the length of tenancy.  

Table 3: Length of Tenancy and Application Rent Reduction 

Length of Tenancy 

(Years) 

% Below Market Rent 

1 21% 

2 22% 

3 23% 

4 24% 

5 25% 

6 26% 

7 27% 

8 28% 

9 29% 

10 or more 30% 

Based on a market rental rate of $2.80 per square foot, the rents for returning residents at the 

rates identified above would equate to:  

• Between $1,078 (30%) and 1,216 (21%) for a one-bedroom unit (550 square foot); and 

• Between $1,627 (30%) and $1,835 (21%) for two-bedroom unit (830 square foot) 

These rents would be inclusive of a parking space and hot water, and following occupancy the 

owner would be permitted to increase rents in accordance with the annual increases regulated by 

the Residential Tenancy Branch. Finally, if a tenant did not opt to move back into the building, 

this unit would be available to a new tenant at a 10% reduced rental rate which would be 

formalized in the Housing Agreement Bylaw. Please see the financial section below for a 

discussion of how the Community Amenity Contribution could be reduced or waived to support 

the rental compensation, rent reduction, and reduced 10% rental rate if a tenant does not opt to 

move back into the building.  

Amenity Contribution 

Policy 511 provides Council with the opportunity to consider waiving all or a portion of the 

applicable amenity contribution for developments that provide either affordable (non-market) or 

market rental developments, recognizing that these developments offer a needed form of housing 

which is in itself a form of amenity to the community. The target contribution rate for properties 

in the ‘Town Centre Transition’ land use designation is a rate of $430 per square metre over 1.5 

FAR/gross floor area ratio as per the recommendations in the Governance and Legislation 

Committee Report dated January 27, 2020 (and discussed in the separate corporate report on this 

Land Use and Planning Committee agenda). The expectation would be that the full contribution 

could be reduced through the provision of housing for displaced tenants as well as the whole 

development being offered as purpose-built rental housing. Staff are supportive of this approach 

based on the additional compensation and rate of below market rent proposed for returning 

tenants as identified above.  

Housing Agreement 

The Housing Agreement Bylaw is the formal binding agreement between the Developer and the 

City that regulates and secures the rental rates based on the recommendations and discussion 

provided above. The Housing Agreement will be finalized pending the completion of of third 
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reading of the associated bylaw. All 80 residential units would be secured as rental in perpetuity 

through the Housing Agreement Bylaw. Additional controls tied to the disposition of monies to 

support tenant relocation may also be incorporated into the terms of a future agreement. 

FINANCIAL IMPLICATIONS  

The Rezoning and Major Development Permit, if approved, will not result in any additional costs 

to the City. Development cost charges will apply to the redevelopment.  

Previously and in accordance with existing Council Policy 511: ‘Density Bonus / Amenity 

Contribution’, a community amenity contribution of $922,000 would have been anticipated 

based on the target rates for the Town Centre (this site is in close proximity to the Town Centre 

and a similar target rate was considered appropriate). This rate would be increased under the 

proposed changes considered by the Governance and Legislation Committee report submitted on 

January 27, 2020 titled “Options for Tenant Assistance During Redevelopment and Renovation”, 

to a rate of $430 square foot over 1.5 FAR.  

As the project proposed a FAR of 2.8, the total contribution would equate to $1,137,780 (i.e., 

Additional floor area from 1.5 to 2.8 {[lot area x 2.8] – [lot area x 1.5]} = 2,646 m2 x $430). The 

proposed changes to Policy 511 would establish a further reduction (up to 50%) of an applicable 

amenity contribution as the housing would be provided to displaced tenants in accordance with 

the Tenant Relocation Policy (i.e. compensation being provided to tenants and reduced rents are 

available), and where the initial rents for rental replacement units where the tenants are not 

returning are 10% below market and available for the general public. Council Policy 511 

currently allows a reduction of up to 50% of an applicable amenity contribution for secured 

market rental floor space, which would amount to $568,873 and could be further waived up to 

100%.   

LEGAL IMPLICATIONS  

A Housing Agreement Bylaw would be prepared for Council’s consideration, based on the 

applicable provisions in Council Policy 511: Density Bonus / Amenity Contribution and Council 

Policy 514: Tenant Relocation, as directed by Council. A draft of this Housing Agreement Bylaw 

would be made available as part of the materials available prior to the Public Hearing.  

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS  

This application has received a Public Information Meeting, and if Council provides 1st and 2nd 

reading to the draft zoning amendment bylaw, the public would have an opportunity to comment 

on this application via a Public Hearing. 

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS  

The Rezoning and Major Development 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 ‘Town Centre Transition’ designation, 

thereby lessening the demand for outward sprawl otherwise necessary to accommodate 

growth. The applicant has also proposed several initiatives to address climate change, which 

include the following:  
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• Water, electric and gas will be individually metered to increase self-imposed 

conservation. 

• Landscaping includes a variety of permeable surface areas and decreases consumption 

of irrigation water by the use of native, drought resistant planting. 

• Lighting and plumbing fixtures to be energy/water efficient as well as the provision of 

Energy Star® rated appliances.  

• High efficiency windows and doors with effective blinds will be preinstalled. 

• Materials used in construction or finishing such as cabinets and floors will be made 

from renewable resources and sourced locally where possible  

• Flooring, paint and other finishes will be non-toxic with low volatile organic 

compounds (VOCs) 

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.  

OPTIONS / RISKS / ALTERNATIVES 

As an alternative to the staff recommendation provided at the outset of this corporate report (to 

move the application forward to Public Hearing), Council may alternately: 

1. Reject “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 – 1485 Fir Street), 

2020, No. 2363” and Development Permit No. 432; or 

2. Defer consideration of “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 – 

1485 Fir Street), 2020, No. 2363” and Development Permit No. 432 pending further 

information to be identified. 

Staff recommend proceeding with the application to Public Hearing, which is incorporated into 

the recommendations of this corporate report. 

CONCLUSION 

The proposal for an 80-unit rental building at 1485 Fir Street is consistent with the objectives and 

policies of the ‘Town Centre Transition’ OCP land use designation and Development Permit 

Area Guidelines. Staff consider the proposed changes to the six-storey multi-unit residential 

building as improvements to the design and its impact on the surrounding neighbourhood from 

the original OCP amendment proposal, and have brought forward a draft Zoning Amendment 

Bylaw and draft Development Permit to move the application forward to a Public Hearing. The 

Tenant Relocation Plan requirements of the proposal would provide additional compensation and 

reduced rental rates outlining an additional benefit to those residents impacted by the 

redevelopment proposal. The proposed variance to parking is minor and supported by a rigorous 

analysis by the consultant. Staff recommend that the Zoning Amendment Bylaw be given first  

  

Page 62 of 524



Rezoning and Major Development Permit –1485 Fir Street (ZON/MJP 19-009) 

Page No. 15 

 

and second reading, and that a Public Hearing be scheduled to receive additional input from the 

community on the proposal. 

Respectfully submitted, 

 

 

Carl Isaak, MCIP, RPP. 

Director of Planning and Development Services 

 

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. 2363 

Appendix B:  Draft Development Permit No. 432 

Appendix C:  Location and Ortho Photo Maps 

Appendix D:  LUPC Report "Initial OCP Amendment Application Report- 1485 Fir Street (19-

009 OCP/ZON/MJP)" dated July 8, 2019 

Appendix E:  LUPC Report “Information Report Update and Revised Tenant Relocation Plan

 1485 Fir Street (ZON/MJP 19-009)” dated September 30, 2019 

Appendix F:  Public Information Meeting Sign-in Sheet, Comment Forms, and Summary 

Appendix G:  DPA Guidelines Response Table 

Appendix H: ADP Minutes dated July 21, 2020 

Appendix I:  CTS Traffic Study dated November 25, 2019  
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APPENDIX A 

 
Draft Zoning Amendment Bylaw No. 2363 

 

 
(Attached Separately) 
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The Corporation of the 
CITY OF WHITE ROCK 

BYLAW No. 2363 

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

__________________ 

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

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

Lot 16 Section 11 Township 1 New Westminster District Plan 15362 
PID: 001-331-931 
(1485 Fir Street)  

Lot 17 Section 11 Township 1 New Westminster District Plan 15362 
PID: 001-331-965 
(1485 Fir Street)  

Lot 18 Section 11 Township 1 New Westminster District Plan 15362 
PID: 001-331-981 
(1485 Fir Street)  

as shown on Schedule “1” attached hereto, from the ‘RM-2 Medium Density Multi-Unit 
Residential Zone’ to ‘CD-64 Comprehensive Development Zone (1485 Fir Street).’ 

2. THAT White Rock Zoning Bylaw, 2012, No. 2000 as amended is further amended:

(1) by adding to the Table of Contents for ‘Schedule B (Comprehensive Development
Zones)’, Section 7.64 CD-64 Comprehensive Development Zone’;
(2)  by adding the attached Schedule “2” to ‘Schedule B (Comprehensive Development
Zones)’ Section 7.64 CD-64 Comprehensive Development Zone’.

3. This bylaw may be cited for all purposes as “White Rock Zoning Bylaw, 2012, No. 2000,
Amendment (CD-64 – 1485 Fir Street) Bylaw, 2020, No. 2363”.

Public Information Meeting held this   12th day of   December, 2019 

Read a first time this   day of , 2020 
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Read a second time this          day of   , 2020 

Considered at a Public Hearing this         day of   , 2020 

Read a third time this          day of   , 2020  

Adopted this            day of   , 2020 

  

 

 ___________________________________ 

      Mayor 

 

 

 ___________________________________ 

      Director of Corporate Administration  

Page 66 of 524



 

Schedule “1” 
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Schedule “2”  
 

7.64 CD-64 COMPREHENSIVE DEVELOPMENT ZONE 
 
INTENT 
The intent of this zone is to accommodate the development of a multi-unit residential building on 
a site of approximately 2,036 square metres, with the provision of affordable housing and a housing 
agreement bylaw in accordance with section 482 of the Local Government Act.  
 
1. Permitted Uses: 

(1) multi-unit residential use; and 
(2) accessory home occupation use in accordance with the provisions of section 5.3 and 

that does not involve clients directly accessing the principal building 
 

2. Lot Coverage: 
(a) For multi-unit residential uses, lot coverage shall not exceed 49%  

 
3. Maximum Base Density:  

The following base density regulation applies generally for the zone: 
 
Maximum residential floor area shall not exceed 1.1 times the lot area, and maximum 
gross floor area shall not exceed 1.5 times the lot area. 

 
4.  Maximum Increased Density: 
 

Despite section 7.64.3, the reference to the maximum gross floor area of “1.5 times the lot 
area” is increased to a higher density of a maximum of 5,700 m2 (61,356.85 ft2) of gross 
floor area (2.8 FAR; or gross floor area ratio) and 80 apartment dwelling units where a 
housing agreement has been entered into and filed with the Land Title Office to secure 
eighty (80) dwelling units as rental tenure for the life of the building.  

 
5. Building Height: 

(a) The principal buildings for multi-unit residential uses, inclusive of elevator shafts, 
stair housing, and all mechanical equipment, shall not exceed a height of 129.2 metres 
geodetic; and 

(b) Ancillary buildings and structures for multi-unit residential uses shall not exceed a 
height of 5.0 metres from finished grade.  

 
6. Siting Requirements: 

(a) Minimum setbacks for multi-unit residential uses are as follows: 
(i) Setback from north lot line    = 5.05 metres 
(ii) Setback from south lot line    = 5.25 metres  
(iii) Setback from west lot line    = 3.08 metres 
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(iv) Setback from east lot line    = 3.47 metres 
 

(b) Ancillary structures may be located on the subject property in accordance with the 
Plans prepared by Billard Architecture dated August 11, 2020 that are attached hereto 
and on file at the City of White Rock, with the exception that no ancillary buildings 
or structures are permitted within a 1.0 metre distance from a lot line 

 
7. Parking: 

Parking for multi-unit residential uses shall be provided in accordance with Sections 4.14 
and 4.17, with the minimum number of spaces required as follows: 
(a) A minimum of ninety-six (96) spaces shall be provided for residents of the multi-unit 

residential use;  
(b) A minimum of twenty-four (24) spaces shall be provided for visitors and marked as 

“visitor”; 
(c) A minimum of three (3) of the required one hundred and eight (108) spaces shall be 

provided as accessible parking spaces, shall be clearly marked, and shall have a 
minimum length of 5.5 metres. Of the three accessible parking spaces, one space shall 
be provided as a van-accessible loading space with a minimum width of 2.8 metres, 
and the other two spaces shall have a minimum width of 2.5 metres, provided that the 
three parking spaces have a shared or non-shared access aisle with a minimum width 
of 1.5 metres; and 

(d) The minimum height clearance at the accessible parking spaces and along the vehicle 
access and egress routes from the accessible parking spaces must be at least 2.3 
metres to accommodate over-height vehicles equipped with a wheelchair lift or ramp. 
 

8. Bicycle Parking: 
Bicycle parking shall be provided in accordance with Section 4.16, with the minimum 
number of spaces required as follows: 
(a) A minimum of 94 Class I spaces shall be provided; and 
(b) A minimum of 16 Class II spaces shall be provided  

 
9. Loading: 

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

 
10. General: 

Development in this zone that includes the additional (bonus) density referred to in Section 
4 shall substantially conform to the Plans prepared by Billard Architecture dated August 
11, 2020 that are attached hereto and on file at the City of White Rock 
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APPENDIX B 

Draft Development Permit No. 432 

 

 
(Attached Separately) 
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Development Permit 432 – 1485 Fir Street 

 
THE CORPORATION OF THE 

CITY OF WHITE ROCK 
 

DEVELOPMENT PERMIT NO. 432 
 

 
1. Development Permit No. 432 is issued to 1062822 B.C Ltd. as the owner and shall apply only 

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

  
Legal Description: 

 
Lot 16 Section 11 Township 1 New Westminster District Plan 15362 
PID: 001-331-931 
(1485 Fir Street)  
 
Lot 17 Section 11 Township 1 New Westminster District Plan 15362 
PID: 001-331-965 
(1485 Fir Street)  
 
Lot 18 Section 11 Township 1 New Westminster District Plan 15362 
PID: 001-331-981 
(1485 Fir Street)  
 

As indicated on Schedule A, including a consolidation of these three lots. 
 
2. Development Permit No. 432 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 “Multi-Family Development Permit 
Area” shall apply to the area of land and premises hereinbefore described and which are 
covered by this Development Permit. 

 
4. Permitted Uses of Land, Buildings and Structures 

Land, buildings, and structures shall only be used in accordance with the provisions of the 
“CD-64 Comprehensive Development Zone” of the “White Rock Zoning Bylaw, 2012, No. 
2000” as amended. 
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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 Billard Architecture and VDZ 
Landscape Architecture attached hereto in accordance with the provisions of Section 491 of 
the Local Government Act:  

 
Schedule B Site Plan     
Schedule C Building Elevations 
Schedule D Renderings 
Schedule E Landscaping Plans 
  
These Plans form part of this development permit. 

 
6. Terms and Conditions: 

a) The applicant shall enter into a Servicing Agreement to provide frontage improvements 
and on-site works and services in accordance with Section 506 of the Local Government 
Act and to the acceptance of the Director of Engineering and Municipal Operations; 

b) The applicant shall provide landscaping for the development in substantial compliance 
with the Landscape Plans (Schedule E) to the acceptance of the Director of Planning and 
Development Services and the Director of Engineering and Municipal Operations; 

c) The permittee must also submit an estimate for the cost of landscaping, along with 
securities in the amount of $188,000.00 (125% of the cost of landscaping) to the City prior 
to the issuance of a building permit; 

d) Rooftop mechanical equipment shall be screened from view to the acceptance of the 
Director of Planning and Development Services; and 

e) The hydro kiosk is to be located on site to the acceptance of the Director of Planning and 
Development Services.  

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

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

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

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

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

permit, or a building permit. 
 
Authorizing Resolution passed by the Council for the City of White Rock on the _____ day of 
_________________, 20__. 
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This development permit has been executed at White Rock, British Columbia on the ________ 

day of _________________ 20__. 

 
The Corporate Seal of THE CORPORATION 
OF THE CITY OF WHITE ROCK was hereunto 
affixed in the presence of: 
 
 
 
________________________________ 
Mayor 
Authorized Signatory 
 
 
 
________________________________ 
Director of Corporate Administration 
Authorized Signatory   
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Schedule A – Location Map 
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Schedule B – Site Plan 
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Schedule C –Elevations 
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Schedule D – Renderings 
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Schedule E – Landscape Plans 
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APPENDIX C 

Location and Ortho Photo Maps 
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APPENDIX D 

LUPC Report "Initial OCP Amendment Application Report- 1485 Fir Street (19-009 

OCP/ZON/MJP)" dated July 8, 2019 

 

(Attached Separately) 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK
               CORPORATE REPORT 

DATE: July 8, 2019 

TO: Land Use and Planning Committee 

FROM: Carl Johannsen, Director of Planning and Development Services 

SUBJECT: Initial OCP Amendment Application Report – 1485 Fir Street (19-009 
OCP/ZON/MJP)  

RECOMMENDATIONS 
THAT the Land Use and Planning Committee: 

1. Receive for information the corporate report dated July 8, 2019 from the Director of
Planning and Development Services, titled “Initial OCP Amendment Application Report –
1485 Fir Street (19-009 OCP/ZON/MJP);” and

2. Recommend that Council refuse the OCP amendment application, and direct staff to work
with the applicant on a revised rezoning and Major Development Permit application, for a
secured rental housing development that includes a reduced FAR (2.8 gross floor area ratio
consistent with the OCP), and amended building and site design.

EXECUTIVE SUMMARY 

An Official Community Plan (OCP) Amendment application has been received regarding a 
development proposal at 1485 Fir Street, which is the civic address for the land occupied by an 
existing three storey rental apartment building known as “White Birch Apartments” and 
addressed as 1475 Fir Street.   

This proposal consists of redeveloping the site to replace the existing 25 unit building with a six 
(6) storey rental apartment building with 84 rental dwelling units. This exceeds the OCP
minimum requirement of a 1:1 replacement policy by 59 units. As required by the Council Policy
514: Tenant Relocation Policy, the applicant has provided tenants with a Notice of
Redevelopment and Tenant Assistance Package, which is attached to this report as Appendix D.

The application is requesting an amendment to the OCP to permit a density 15% higher than the 
maximum allowed, with a proposed gross Floor Area Ratio (FAR) density of 3.23 exceeding the 
maximum 2.8 FAR currently allowed in the OCP.  

The proposed apartment development also does not meet the minimum percentage of three 
bedroom units required under OCP Policy 11.1.1 (10% minimum three bedroom and 35% either 
two or three bedroom), instead providing 7% (six units) out of the total 84 units as three bedroom 
and 37% (25 units) as either two or three bedroom.  

While staff support the expansion of the rental housing supply that this project would help 
provide, staff do not support the proposed FAR increase beyond the maximum in the OCP and 
the resulting bulkiness of the proposed design.  

LU & P AGENDA 
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Achieving the required minimum percentage of three bedroom units can be a financial challenge 
for projects as these larger units typically generate lower revenue per square foot; this financial 
obstacle is particularly relevant for rental apartment proposals which have historically been less 
profitable than strata residential development and therefore unable to compete with strata 
developers to acquire new sites. Staff recommend that as part of the “Improving Housing 
Affordability” topic within the OCP Review, that Council consider reducing the amount of three 
bedroom units required for rental apartment buildings to 5%. 

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

1) Committee refusing the OCP amendment related to this proposal and directing staff to work
with the applicant on a revised rezoning application that is consistent with the current OCP FAR
for these properties (2.8 gross floor area ratio) and includes a refined building design; or

2) directing staff to continue to process the entire proposal in its current form, including the OCP
amendment, with the next step being a Public Information Meeting to be hosted by the
Applicant.

INTRODUCTION 

The Planning and Development Services Department has received an OCP Amendment 
application for 1485 Fir Street. This corporate report provides initial, high-level staff analysis 
and commentary on this application, for the Land Use and Planning Committee’s (LUPC) 
information.   

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

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

 Moved forward in its current form.

The proposed development is for a rental residential buildings that is six (6) storeys in height, 
with a proposed FAR of 3.23.  The proposal includes 84 residential dwelling units (all of which 
would be secured as rental for the life of the building). The orthophoto and location maps are 
included as Appendix A of this corporate report, and the applicant’s drawing package is included 
as Appendix C (including site plan, conceptual massing drawings, and commentary on the 
relationship with City OCP policies).   

PAST PRACTICE / POLICY / LEGISLATION 

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

In the Land Use chapter of the OCP, under policy 8.2.3, properties in the Town Centre Transition 
area including 1485 Fir Street are identified as being eligible for additional density (up to 40% 
above the base density) where at least half this additional floor area is dedicated to and secured 
as residential rental units. The base density for this property is 2.0 FAR, there for the total 
maximum density permitted, including the rental bonus density, is 2.8 FAR, of which 0.4 FAR 
would be required to be for rental units. There is no additional bonus available for projects that 
consist entirely of rental units. 

Building heights in the Town Centre Transition area are encouraged to develop within the range 
presented in Figure 10 of the OCP; for the subject site, this is shown in a continuum between 18 
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storeys at North Bluff Road and 6 storeys at Thrift Avenue, suggesting that between 6-8 storeys 
would be a supportable height on this block. 

Policy 11.2.1(f) requires that a minimum one-to-one replacement of existing rental units be 
provided when an existing rental building is proposed for redevelopment, with an average unit 
size of the replacement units at least 80% of the units being replaced. 

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

This approach provides the Committee an opportunity to provide direction on OCP Amendment 
applications, prior to these applications being presented at a Public Information Meeting and 
proceeding through the application process (i.e. Advisory Design Panel, consultation with 
potentially affected groups, preparation of Amendment Bylaws, Public Hearings, etc.), as set out 
in the Planning Procedures Bylaw and Policy 512: Official Community Plan Consultation.   

ANALYSIS 

Existing Land Use Context 
There are three separate parcels that form 1485 Fir Street (the existing building straddles the 
shared property lines) and the subject properties are currently zoned ‘RM-2 Medium Density 
Multi-Unit Residential Zone’ which permits townhouse or apartment complexes with a 10.7 
metre (35.1 feet) maximum height. 

On the outside edge of the Town Centre area, the subject site is surrounded by a mix of 
commercial, institutional and residential uses. To the west of the subject site across a lane is St. 
John’s Presbyterian Church and Daycare Centre, to the north across Russell Avenue is a three 
storey office building (Russell Professional Building), and to the south and east are existing 
multi-unit residential buildings (one storey building on the east side of Fir Street, and three 
storey buildings to the south).   

Proposed Development 
The subject properties are 0.50 acres (2,036 square metres; 21,917 square feet) in overall size. In 
terms of OCP land use the subject properties are in the ‘Town Centre Transition’ designation, 
which allows multi-unit residential uses in low-rise to high-rise buildings. The base density for 
this property is 2.0 FAR, and the total maximum density permitted including the rental bonus 
density (40% above the base density) is 2.8 FAR, of which 0.4 FAR would be required as rental 
floor area. A summary of development statistics are provided in Table 1 below: 

Table 1: Development Proposal Statistics 

Original Proposal 
Land Area 0.50 acres (2,036.m2) 
Total Number of Units 84 
Residential Floor Area (Net) 5,825.6 m2 (62,706.1 ft2) 
Gross Floor Area 6,586.9 m2 (70,900.4 ft2) 
Density - Floor Area Ratio (Gross) 3.2347 (rounded to 3.23 for this report) 
Lot Coverage 56% 
Height 18.9 m (62.0 ft) 
Residential Parking Spaces 115 (1.37 per unit) 
Loading Spaces 1 
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A rendering of the proposed development is included below as Figure 1, the proposed site plan is 
included as Figure 2, and a more detailed drawing package is available in Appendix C. 

Figure 1: Rendering 

Figure 2: Proposed Site Plan (Main Floor Plan) 
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Proposed FAR in Relation to the OCP  
The proposed OCP Amendment application involves an FAR of 3.23.  Staff do not support the 
proposed FAR, which is 0.43 FAR above the maximum FAR available of 2.8. 

FAR is calculated by using these measurement methods in the White Rock Zoning Bylaw:  

1) General ‘gross floor area’ measurement: includes the sum total of floor areas of each
storey in a building, and excludes community amenity spaces.  The Zoning Bylaw
defines this approach for buildings in commercial, mixed-use and public use zones.

 This measurement approach results in a ‘gross FAR’ number.  The gross FAR
approach also reflects the overall massing and bulk of a building.

2) General ‘net floor area’ measurement: the Zoning Bylaw allows this approach for
buildings in multi-family residential zones, and includes the sum total of floor areas of
each storey but excludes unenclosed balconies, common stairwells, elevator shafts,
common corridors, recreation and amenity areas and above grade enclosed parking areas.

 This measurement approach results in a ‘net FAR’ number.

 A net FAR number can typically be 10 to 20 percent lower than the gross FAR
number for the same building, primarily due to removing the ‘circulation floor
space’ (i.e. hallways, stairwells, elevator shafts) areas on each building floor plate
or storey, and in some cases, removing above ground enclosed parking floor area
contained within the same building.  The net FAR approach does not reflect the
overall massing and bulk of the building, and typically only includes saleable or
leasable floor space.

The measurement of density in the OCP is always based on the gross FAR and is intended to 
regulate the overall massing and bulk of a building, whereas the Zoning Bylaw utilizes both 
gross and net approaches, depending on the zone.  

Staff note that the base density allowed in the OCP without providing rental housing on these 
properties is 2.0 FAR. Since a replacement of the existing rental units is required it is likely that 
at least approximately 1.0 FAR on this site would be provided as rental which enables the bonus 
density provisions of up to 2.8 FAR, leaving the potential for approximately 1.8 FAR as either 
rental or strata. The development does not include any strata and instead proposes that the entire 
building be secured market rental units. 

The applicant has provided an amendment rationale for the apartment site (attached as Appendix 
B) and has described the relationship with the proposal and other OCP objectives in their
drawing package attached as Appendix C.

Should Council wish to advance this particular application at the currently proposed density 
(3.23 FAR) on the basis that it will make rental development more viable, it is recommended that 
staff also be directed to include in the “Improving Housing Affordability” topic within the OCP 
Review a proposal that would allow up to a larger density bonus (e.g. 50-65% above base density 
instead of the current 40%) for sites within the Town Centre Transition area that are proposed as 
entirely market rental buildings.  

Apartment Design Commentary 
Staff consider that the proposed mid-rise six (6) storey building, at 3.23 FAR and a lot coverage 
of 56%, presents a bulky/boxy form that would have an imposing and somewhat monolithic or 
institutional presence in the neighbourhood. Comparatively, a six (6) storey building at the 2.8 
FAR allowed in the OCP would have an approximate lot coverage of 47%. While it is possible to 
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reduce the bulky/boxy effect of the building through revisions to exterior materials and 
architectural details that break up the mass of the building and therefore increase the visual 
interest and residential feel, the size of the building itself contributes to the bulkiness of the 
massing, and lack of articulation and recessing needed to provide relief and transitions from the 
street and adjacent properties.  

By comparison, the OCP allows six (6) storey buildings on sites identified for affordable rental 
developments at a maximum density of 2.5 FAR, which is considered appropriate to allow for a 
design with adequate setbacks (i.e. reduced lot coverage of approximately 42% creating open 
space at the sidewalk level) and terracing (to reduce the perceived height impact of upper floors) 
of a six storey building.  

On the subject property, the permitted OCP density increases to 2.8 FAR, which is close to the 
density at which a strata concrete tower would be a viable form of development on a large 
enough site. However, due to the rental replacement requirements and the applicant’s interest in 
providing an entirely market rental development, the cost of concrete construction would likely 
not be financially viable. 

Staff would consider it appropriate for the building to be redesigned to a density of 2.8 FAR, 
within the maximum allowed in the OCP for this property, which could provide for: 

 reduced lot coverage (increased open space at the ground level) closer to or less than 50%

 deeper setbacks for the upper levels (reducing the perceived height impact), such as
stepping levels 4 to 6 at the corner of Russell and Fir and on the south property line

 private function patios for residents on the 1st-4th floors facing the street (open balconies
are not included in FAR, but are encouraged in the Development Permit Area guidelines)

 increasing the depth of the building’s “bays” to break up the massing

Additional suggested design revisions, which do not relate directly to building size, would be: 

 varying the fenestration (windows and doors) in size and/or colours (of muntin bars),
which are currently the same across the entire building, to accent the residential character
of the building

 emphasize the vertical elements to provide balance to the building’s overall size

 consider potential for the reorientation/relocation of the outdoor amenity space to
provide relief to the massing impact

 providing architectural details on portions of the west façade which are currently blank

 increase roofline variability to provide interest and punctuation

 consider a low maintenance landscaped (planted) edge on the fourth level roof to soften
the appearance of the building and create a horizontal break in the building

Should Council direct staff to work with the applicant on a revised design within the maximum 
density permitted in the OCP or proceed with the current application, these design considerations 
could receive further feedback from the Advisory Design Panel.  

The current parking ratio for the proposal is 1.37 spaces per unit, which is less than the typical 
Zoning Bylaw requirement of 1.5 spaces per unit. However, noting that the property is near bus 
stops and routes in the Town Centre, and that OCP policy 11.2.1(f) states that “Council will 
consider reviewing parking requirements to determine the extent to which they can be relaxed for 
nonmarket and rental housing within walking distance (i.e. 400-800 metres of real travel 
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distance) of frequent transit service and/or commercial areas,” staff would consider supporting 
the parking reduction for this rental housing proposal, subject to confirmation of the proposed 
Transportation Demand Management measures proposed by the applicant (pre-loaded Compass 
Cards for residents, etc.) 

Tenant Relocation Plan 
The applicant has submitted a complete tenant relocation plan. The associated Notice of 
Redevelopment and Tenant Assistance Package, which was distributed to tenants on May 17, 
2019, is attached to this report as Appendix D. The information contained in the Notice is 
considered to be consistent with the Tenant Relocation Policy. However, staff note that a 
dedicated tenant coordinator is to be retained and is not intended to be the developer/owner. Staff 
have not undertaken an in-depth analysis of the tenant relocation plan, as the proposed 
application is beyond the OCP FAR and direction on this is required first as this may affect the 
proposed number of units and potential tenant approach. Staff note that the current low vacancy 
rate for rental apartments may make locating alternative accommodation challenging. 

The LUPC may consider discussing the tenant relocation plan at this time, or defer discussion to 
a later corporate report / LUPC meeting according to direction provided by Committee. 

OPTIONS 

While staff support the proposed market rental tenure of the project, staff do not support the 
proposed OCP Amendment in its current form.   

Increasing permitted OCP densities on a site-specific basis will likely lead to future requests for 
similar OCP amendments, as prospective purchasers will ‘bid’ higher for the land on the basis of 
an anticipated increase in density. Staff do not believe that the densities in the approved OCP 
need to be increased in order to accommodate the projected increases in population, however if 
Council is interested in further incentivizing the construction of new rental apartments, staff 
recommend that additional density only be considered for projects that consist entirely of secured 
rental units. 

This being said and based on the above analysis, the LUPC can consider these options, amongst 
other feedback, in directing how staff should manage this application moving forward:   

1. Refuse the OCP amendment aspect of this proposal and refer back to staff to work with
the applicant to revise their rezoning and major development permit application to be
consistent with the maximum FAR for the property (2.8 FAR maximum). This also
involves refining the apartment design as discussed in the report, which would have the
likely effect of reducing the FAR below 2.8 FAR; or

2. Staff continue to process the entire proposal in its current form, with the next step being
referral to external agencies and internal departments, a Public Information Meeting,
followed by review by the Advisory Design Panel.

If the OCP amendment application is refused per Option #1 above which is also the 
recommendation of this corporate report, the applicant would be refunded a portion of their 
application fees for the OCP amendment application and the existing rezoning and major 
development permit applications which were applied for concurrently would remain open. In 
order to proceed with the rezoning and major development permit applications the applicant 
would need to submit revised designs that do not require amendments to the OCP (i.e. within the 
allowable density, and meeting the minimum 10% three bedroom unit requirements). 
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Additional Considerations  
Should this proposed application move forward, staff note there are additional considerations 
that the applicant will need to meet and that the LUPC should be aware of, including: 

 requests to exceed the OCP should have a clear public benefit beyond 1:1 replacement
and additional rental space as contemplated in the OCP. This additional benefit could be
secured below market rental units for vulnerable/existing tenants;

 the market rental residential tenure of the building would be required to be secured by
way of a Housing Agreement and related bylaw as rental for the life of the building;

 as a market rental project, this development may be eligible for a reduction of
Community Amenity Contributions (CAC) up to 50% of the targeted value;

 the OCP and Zoning Bylaw requires new buildings to include one (1) electric vehicle
charging station and one (1) ‘rough in’ for every ten (10) parking spaces (the applicant is
proposing 24 electric vehicle charging stations, which is slightly more than the 23
stations that would be required with the proposed 115 off-street parking spaces); and

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

CONCLUSION 

The Planning and Development Services Department has received an OCP Amendment 
application for 1485 Fir Street.  While staff support the rental housing component, staff do not 
support the proposal in its current form, primarily due to the FAR being over what is identified in 
the OCP. Staff seeks feedback from the Land Use and Planning Committee on whether this OCP 
Amendment application should be: 

 Refused and the rezoning application referred back to staff for revisions within the
allowable density in the OCP and design refinements to the building as discussed in this
report, with direction from the LUPC to staff regarding suggested revisions to the
application; or

 Moved forward in its current form.

Respectfully submitted, 

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

I concur with the recommendations of this corporate report. 

Dan Bottrill 
Chief Administrative Officer 

Appendix A:  Location and Ortho Photo Maps  
Appendix B:  Applicant’s Official Community Plan Amendment Rationale Letter 
Appendix C:  Drawing Package 
Appendix D: Applicant’s Notice of Redevelopment and Tenant Assistance Package 
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APPENDIX E 

LUPC Report “Information Report Update and Revised Tenant Relocation Plan 1485 Fir 

Street (ZON/MJP 19-009)” dated September 30, 2019 

 

 
(Attached Separately) 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK
               CORPORATE REPORT 

DATE: September 30, 2019 

TO: Land Use and Planning Committee 

FROM: Carl Isaak, Director of Planning and Development Services 

SUBJECT: Information Report Update and Revised Tenant Relocation Plan – 1485 Fir 
Street (ZON/MJP 19-009) 

RECOMMENDATION 

THAT the Land Use and Planning Committee receive for information the corporate report dated 
September 30, 2019 from the Director of Planning and Development Services, titled 
“Information Report Update and Revised Tenant Relocation Plan – 1485 Fir Street (ZON/MJP 
19-009).”

INTRODUCTION 

The Land Use and Planning Committee (LUPC) received a corporate report dated July 8, 2019 
from the Director of Planning and Development Services, titled “Initial OCP Amendment 
Application Report – 1485 Fir Street (19-009 OCP/ZON/MJP).” The application at the time 
required an increase in gross floor area ratio (or ‘FAR’) density above what was permitted in the 
Official Community Plan (OCP) and did not provide the number of three-bedroom units (10%) 
required in the OCP, and would have required an OCP amendment. 

Council subsequently directed staff to work with the applicant on a revised application that did 
not require an OCP amendment. There was also discussion at the LUPC meeting regarding the 
adequacy of the applicant’s Tenant Relocation Plan. This corporate report provides a brief update 
including the applicant’s enhanced Tenant Relocation Plan and an overview of the changes to the 
form of the development proposal application which now does not require an OCP amendment 
and will now proceed as a rezoning and major development permit application.  Location and 
ortho photo maps of the subject property are attached as Appendix A. The revised Notice of 
Redevelopment and Tenant Assistance Package (components of the Tenant Relocation Plan) is 
attached as Appendix B. The corporate report from July 8, 2019 is attached as Appendix C, for 
LUPC’s information. 

PAST PRACTICE / POLICY/LEGISLATION 

OCP Land Use and Policy 

The OCP land use designation for the subject properties is ‘Town Centre Transition.’ The City’s 
OCP (White Rock Official Community Plan, 2017, No. 2220) sets out land use, density, height 
and other policy directions for new development applications.  

LU & P AGENDA 
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In the Land Use chapter of the OCP, under policy 8.2.3, properties in the Town Centre Transition 
area including 1485 Fir Street are identified as being eligible for additional density (up to 40% 
above the base density) where at least half this additional floor area is dedicated to and secured 
as residential rental units. The base density for this property is 2.0 FAR, therefore the total 
maximum density permitted, including the rental bonus density, is 2.8 FAR, of which 0.4 FAR 
would be required to be for rental units. There is no additional bonus available for projects that 
consist entirely of rental units. 

Building heights in the Town Centre Transition area are encouraged to develop within the range 
presented in Figure 10 of the OCP; for the subject site, this is shown in a continuum between 18 
storeys at North Bluff Road and 6 storeys at Thrift Avenue, suggesting that between 6-8 storeys 
would be a supportable height on this block. 

Policy 11.2.1(f) requires that a minimum one-to-one replacement of existing rental units be 
provided when an existing rental building is proposed for redevelopment, with an average unit 
size of the replacement units at least 80% of the units being replaced. 

ANALYSIS 

Existing Land Use Context 

There are three separate parcels that form 1485 Fir Street (the existing building straddles the 
shared property lines) and the subject properties are currently zoned ‘RM-2 Medium Density 
Multi-Unit Residential Zone’ which permits townhouse or apartment complexes with a 10.7 
metre (35.1 feet) maximum height. 

On the outside edge of the Town Centre area, the subject site is surrounded by a mix of 
commercial, institutional and residential uses. To the west across a lane is St. John’s Presbyterian 
Church and Daycare Centre, to the north across Russell Avenue is a three storey office building 
(Russell Professional Building), and to the south and east are existing multi-unit residential 
buildings (one storey building on the east side of Fir Street, and three storey buildings to the 
south).   

Previous Proposal 

The July 8, 2019 report to the Land Use and Planning Committee included an overview of a new 
development application submitted on May 9, 2019, for a proposed development with a total of 
84 rental residential units in a six (6) storey building 

The proposed density for the apartment site exceeded the OCP maximum density by 0.53 FAR 
(3.23 FAR proposed; 2.8 FAR allowed). 

Council subsequently directed staff to work with the applicant on a revised application that did 
not require an OCP amendment (i.e. that did not exceed the maximum density in the OCP). 

Revised Proposal 

Following Council’s previous direction to work with staff on a revised application that did not 
require an OCP amendment, the applicant has submitted drawings for the rezoning and 
development permit application on August 15, 2019. The new proposal does not exceed the 
maximum density allowed in the OCP and therefore does not require an amendment to the OCP. 
As the subject properties’ current zoning is RM-2, an amendment to the zoning bylaw 
(‘rezoning’) would be required to allow the proposal, as well as a development permit to regulate 
the form and character of the development. Appendix D of the report provides a table outlining 
the changes in development statistics from the original application to the revised application. 
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A site plan of the revised proposal is included below as Figure 2, with an enlarged version of the 
same site plan included as Appendix E to this report. 

Figure 1: Site Plan 

Revisions to Tenant Relocation Plan 

In the original Tenant Relocation Plan, the applicant proposed to give the option to existing 
tenants to return to the new building at rents that would be 10% below the market rent that was 
being charged at that time for other similar units, which is consistent with the City’s Tenant 
Relocation Policy No: 514. Due to concerns that were raised during the discussion at LUPC 
regarding the large increase that even 10% below market rent would be for existing tenants, the 
applicant has offered to reduce the rents charged to returning tenants to 20% below projected 
market rent for the building, which is estimated at $2.80 per square foot. The proposed initial 
rents for returning residents would be $2.24 per square foot, equating to: 

 $1,232 for an average size (550 square foot) one-bedroom unit
 $1,859 for an average size (830 square foot) two-bedroom unit

These rents would be inclusive of a parking space and hot water, and following occupancy the 
owner would be permitted to increase rents in accordance with the annual increases regulated by 
the Residential Tenancy Branch.  

In addition to the cost of the foregone revenue from the below market rents for existing tenants, 
the applicant has estimated that the total cost of the reduced rents and other forms of assistance 
to tenants would be $145,000 ($90,000 for compensation to tenants, $23,000 for moving 
expenses, $15,000 for moving assistance, and $16,000 for a tenant relocation coordinator). 
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The applicant has also identified that the previous owner of the subject property, who also have 
another rental apartment in White Rock, have offered to relocate existing tenants to their 
building during the construction period as their units become vacant. 

The applicant has also designated a new Tenant Relocation Coordinator instead of personally 
acting as the Tenant Relocation Coordinator. 

Revisions to Architectural Drawings 

The applicant has made several revisions to the drawing package in response to the comments 
provided in the corporate report dated July 8, 2019, attached as Appendix C. These revisions 
reduce the amount of floor area density and increase the number of three-bedroom units so that 
an OCP amendment is no longer necessary. The changes also begin to address the massing and 
design issues noted in the report. Some of the more significant design changes include: 

 Decreasing the lot coverage to below 50%
 Increasing the setbacks on the upper floors to reduce the visual impact of the height
 Adding balconies onto the homes along Fir Street
 ‘Flipping’ the outdoor play area / courtyard to Fir Street (from the lane)

The design will likely have further changes through public feedback and Advisory Design Panel 
review, prior to being brought forward to Land Use and Planning Committee. Figures 2 and 3, 
showing the revised and original renderings of the building from the corner of Fir and Russell, 
are provided for comparison purposes. 

Figure 2: Revised Rendering (from Russell Avenue and Fir Street) 
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Figure 3: Previous Rendering (from Russell Avenue and Fir Street) 

Next Steps 

Consistent with the process for a Zoning Bylaw amendment and Major Development Permit 
application (outlined in Schedules H and L of Planning Procedures Bylaw No. 2234), the 
following are the next steps for the application: 

1. The application materials will be circulated to internal departments for comment, as well
as to staff at the Surrey School District (this is already underway).

2. The applicant will install development notification signs on the property, and a public
information meeting hosted by the applicant and attended by staff will be scheduled to
allow residents an opportunity to provide early input on the proposal.

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

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

BUDGET IMPLICATIONS 

Further details regarding the Development Cost Charges associated with the project will be 
brought forward in the detailed corporate report noted above. 

In accordance with Council Policy 511: ‘Density Bonus / Amenity Contribution’, a community 
amenity contribution of $922,000 would be anticipated based on the target rates for the Town 
Centre (this site is in close proximity to the Town Centre and a similar target rate is considered 
appropriate), and Council may consider reducing the amenity contribution target based on the 
provision of rental housing. 

Council Policy 511 currently allows a reduction of up to 50% of an applicable amenity 
contribution for secured market rental floorspace, which would amount to $461,000 based on the 
above noted target. 

CONCLUSION 

As a follow-up to a previous OCP amendment application information report, the applicant has 
revised the density of the proposal to below the maximum 2.8 gross floor area ratio (FAR) for 
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this rental apartment building, consistent with the OCP, and the application no longer requires an 
OCP amendment. This report is provided to Council for information regarding the revised 
proposal which includes a zoning bylaw amendment and Major Development Permit application. 
A detailed corporate report regarding this application will be provided to LUPC for consideration 
upon completion of the technical and public review processes. 

Respectfully submitted, 

Carl Isaak, MCIP, RPP 
Director of Planning and Development Services 

Comments from the Chief Administrative Officer: 

This corporate report is provided for information. 

Dan Bottrill 
Chief Administrative Officer 

Appendix A: Location and Ortho Photo Maps 
Appendix B: Revised Notice of Redevelopment and Tenant Assistance Package 
Appendix C: Corporate Report dated July 8, 2019 titled “Initial OCP Amendment Application 

Report – 1485 Fir Street (19-009 OCP/ZON/MJP)” 
Appendix D: Comparison of Original Development Proposal Statistics with Revised Proposal 
Appendix E: Renderings and Landscape Site Plan  
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APPENDIX F 

Public Information Meeting Sign-in Sheet, Comment Forms, and Summary 

(Attached Separately) 
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From: Carl Isaak
To: Athena von Hausen
Subject: FW: 1075/1085 Fir Street, White Rock, BC
Date: Wednesday, May 22, 2019 2:24:00 PM

Ms. Brearley has emailed Carl J on several occasions and this email is the most recent and detailed
correspondence from her regarding her concerns with redevelopment of the 1485 Fir Street
(building addressed as 1475 Fir Street) property where she lives.
 

From: Elizabeth Brearley <elizabethbrearley@hotmail.com> 
Sent: Sunday, May 19, 2019 10:45 AM
To: Darryl Walker <DWalker@whiterockcity.ca>; David Chesney <DChesney@whiterockcity.ca>;
Helen Fathers <HFathers@whiterockcity.ca>; Erika Johanson <EJohanson@whiterockcity.ca>; Scott
Kristjanson <SKristjanson@whiterockcity.ca>; Anthony Manning <AManning@whiterockcity.ca>;
Christopher Trevelyan <CTrevelyan@whiterockcity.ca>; Carl Johannsen
<CJohannsen@whiterockcity.ca>; Carl Isaak <CIsaak@whiterockcity.ca>
Subject: Re: 1075/1085 Fir Street, White Rock, BC
 
To His Worship the Mayor and White Rock City Councillors:
 
We, the tenants of the above property are aware that the owner of 1062822
BC Ltd. has submitted an OCP Amendment,  a Zoning Bylaw Amendment and a
Major Development Permit Application for the above property, which is a 25
unit rental property, not 24 as mentioned in the application.  The mailing
address is 1475, not 1485 as stated in the application.  I understand this is an
error on the part of City Hall.
 
We sent you a letter and a signed petition by the residents on February 11th
2019 stating our concerns and dismay at being evicted from our homes.
 
In the information given to us on May 14th  2019, by Mahdi Heidari on behalf
of 1062822 BC Ltd., we would like to point out the following mis-information:
 

The building has 25 suites not 24
It has a state of the art heating system
All windows were replaced with double-glazed high quality windows
Blinds have been replaced
New carpets have been installed in all suites
Light fixtures and electrical outlets have been replaced in all suites
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WiFi is installed in the building for tenants use
Telus installed optic fibre throughout the building last year

This building is not derelict and has been well maintained by the previous
owners over the years.
Many of the tenants have lived here for over 20 years and are in their seventies
and eighties.  No one is on welfare.  We are a very quiet and respectable
community.  There are no drugs or smoking in the building.  There are 4 suites
on the 3rd floor and they are occupied by young working adults.  Rents are
between $800 and $1150 per month.  Since 1062822 BC Ltd. took over the
building in November 2018, 1 tenant has died and 2 have moved into care
homes.  These suites have been re-rented at $1,100 and $1,300 per month. 
The new owners appear to be letting the building slide into disrepair.   We are
determined not to let this happen, so now we, the tenants, are now
maintaining the building, cleaning the hallways, laundry room and cutting the
grass at no cost to the owners.  How can these owners morally do this to us? 
We are happy community that look out for each other.  We are all stressed to
the max with this hanging over our heads.  Where will we go? As you know,
market rents are astronomical and not affordable by this community.
 
Please do not let these greedy developers, who are not familiar with the area,
throw us out of our homes.  We do not know who they are.  We do not know if
the money is coming from off-shore and we do not know if the profits will be
sent offshore!!  They are hiding behind a numbered company.
 
We hope this information will help you in determining your consideration at
the Land Use and Planning Committee.
 
We invite you all to come and visit the building to see for yourselves what a
great community we have here.  We will be happy to show you around.
 
With much respect and best regards,
 
Elizabeth Brearley-Warttig (on behalf of the tenants of 1475 Fir Street, White
Rock, BC)
Tel:  778-294-0647
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April 3, 2019 
 
City of White Rock 
15322 Buena Vista Avenue 
White Rock,  BC 
V4B 1Y6 
 
Attn:  Carl Johannsen, 
Director of Planning and Development 
 
Dear Sir: 
 
Re:  1475 Fir Street, White Rock, BC 
 
Our building was sold to a Vancouver developer last fall.  It is our understanding 
that the developer is planning to tear down the building.  My husband and I are 
the caretakers of this rental building and we, along with the rest of the tenants, 
are concerned for the welfare of the tenants.  This building is solid and well 
maintained.  It is not a “slum”.  Most of the tenants are elderly, with low 
incomes.  We are a close community that takes care of each other. 
 
We are well aware of your Policy No. 514 (Tenant Relocation). 
 
Why tear down a perfectly good building, for some greedy Vancouver 
developer?   
 
Other properties that are being developed within the community are on land 
that was not occupied by residents of White Rock and no one lost their homes. 
 
I enclose a letter that I have written to the Mayor and Council, signed by all the 
residents. Two councillors have responded. 
 
We are prepared to do whatever it takes to keep our homes. 
 
Best Regards, 
Elizabeth Warttig - Suite 104 Tel: 778-294-0647  elizabethbrearley@hotmail.com 
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From: Sadie Hadley
To: Planning
Subject: tenant
Date: Tuesday, May 21, 2019 3:31:59 PM

I am a tenant at 1485 Fir st. in White Rock which has been bought by developers.  I have lived
here over 11 years and am 87 yrs. old because an development permit application has been
made I have put my name in a senior residence with a 6-12 month waiting list.  My question is
if a space comes available am I still eligible for the Tenant Relocation package or is it only
after the developers have City approval and permits are approved. Thanks Sadie
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From: Maret Erickson
To: Athena von Hausen
Subject: 1485 Fir Street, White Rock, B.C.
Date: Friday, December 13, 2019 1:46:43 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

 
Athena

I was unable to attend the public information meeting held on
December 12, 2019.  This is to advise that I support the
project planned for 1485 Fir Street, White Rock, B.C.

Maret Erickson
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From: Elizabeth Brearley
To: Athena von Hausen
Subject: Public Information Meeting December 12, 2019
Date: Friday, December 13, 2019 11:12:34 AM
Attachments: Public Meeting Dec-12-2019.odt

IMG_20191213_0001.pdf
Letter to Johanssen Apr-3-2019.odt

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

 
Dear Ms. Von Hausen:
My name is Elizabeth Warttig and my husband and I attended the above
meeting last evening.  We mistakenly thought that it was a meeting that we
could speak to.  Many of the residents of 1475 Fir Street did not attend
because they intended that I speak for them.  Therefore I am attaching the
letters and petition that was signed by all the residents last February.  Your
department may already have a copy.  The Mayor and Council received a copy
of this petition and letter also in February.
I did not see you at the meeting, or I would have given you the letters and the
petition at that time.  We are very opposed to this development.  My
comments to the planning department on behalf of the tenants of 1475 Fir
Street, are below.
Regards,  Elizabeth

My name is Elizabeth Warttig and I am representing the
residents of 1475 Fir Street, who signed a petition in February of
this year to protest the eviction of 30 people from this building.
It was presented to the White Rock City council, along with a
letter and forwarded to the planning department.
We live in sound affordable housing. This building is not derelict
and we respectfully ask that you do allow this unknown
developer to evict us and tear down a perfectly sound building.
I have researched the rental market in the White Rock South
Surrey area for a year now and the average rents are much
higher than those we are paying now. In fact they have
increased considerably in November. The average for 1 bedroom
is now $1,500 and for a 2 bedroom the average is $2,200.
Burnaby has recently passed a revised residents assistance
policy, which asks the developer to top up rents for tenants that
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have been evicted and allow them back to the new building at
the same cost of the rents that they are currently paying. I
would suggest that the City of White Rock make that amendment
to their policy.
We are a close knit community who look after each other. Many
are elderly tenants who have lived there for 20 years. Some
tenants are struggling young people on minimum wages. We
cannot afford the so called market rents. Some of us have been
subject to harassment and intimidation by the representative for
our building, which has been reported to the Residential Tenancy
Branch. It has been very traumatic and upsetting for the tenants.
17 new highrises have been slated for construction in White
Rock. Those that have already been completed are struggling to
fill them.
Everyone is stressed by the uncertainty of where they will go. As
you are aware there is no affordable housing in White Rock and I
urge you to consider this and do not have us evicted from our
homes.
Thank you.
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From: Barbara Holm
To: Athena von Hausen
Subject: Development Project 1485 Fir Street
Date: Sunday, December 15, 2019 3:14:09 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

 
Athena,
Thank you for listening at the information meeting December 12th.
As I outlined to you White Rock will soon be facing significant problems due to the ageing infrastructure of
virtually all the rental buildings that date primarily from the 60's. They are expensive to run and maintain - lacking
modern energy efficient building envelopes, windows, pipes and wiring that are expensive to replace and also to
maintain.The small number of apartments relative to the size of the lots they are built on make the property taxes
and other fixed costs, heat, water, gas, recycling, garbage quite exorbitant even before the high cost of maintenance
is added. Just maintaining heat in suites in winter with 60 year old equipment(despite new boilers etc)had become a
major, very time consuming, challenge - the great majority of plumbing conttactors are not even familiar with these
issues - even if OEM parts are available - which frequently they are not meaning that it is necessary to substitute
with after market parts. These areas of concern will grow exponentially with ageing. 
There are many significant advantages to dedicated rental buildings in comparison to condo's where tenants are at
the mercy of individual owners and tend to be shorter term in most case.
I was concerned about some of the misconceptions and misunderstandings that many of the tenants from the
building had. From money laundering and shady accounts to a total lack of trust and understanding of the
commitments required by the developer in order for him to attempt to redevelop the site was misinformed and rather
scary. We explianed to all tenants in the building that we could no longer manage to deal with the maintenance
ourselves and it would have been too expensive to hire a management company with the already high overhead costs
and this would have been reflected in much lower maintenance levels.
I do not want to just ramble here so please contact me if you, Carl, or anyone else have any questions.
My husband and I feel that a dedicated rental building on such a convenient location would be a tremendous asset to
the community and a huge benefit to tenants who would have the convenience of a safer modern building with all
that new technology has to offer.
Kind Regards,
Barbara Holm
604 535 3585
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From: Mahmoud Mahmoud
To: Athena von Hausen
Cc: robert@billardarchitecture.ca; MobileMe
Subject: Support for Proposed Rental Development Project: 1485 Fir St, White Rock
Date: Monday, December 16, 2019 5:55:23 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless 
you recognize the sender and know the content is safe.

 
Attention: Athena von Hausen

Dear Ms. von Hausen,

I am writing in support of the above-referenced Rental Development project that is being 
proposed by C2C Construction.  I understand that you will accept email communications from 
those who were unable to attend the Public Meeting that was held on the project last Thursday. 

As someone who visits White Rock frequently, I understand that the City of White Rock has 
close to zero rental vacancy.  Therefore, I am in support of any development which promotes 
rental accommodation for those who may wish to live in your beautiful municipality, but 
cannot afford to buy there.  To that end, it seems very obvious that any developer that wishes 
to build rental accommodation in White Rock should be supported by the municipality.  

I understand that the proposed project at 1485 Fir Street will be replacing an almost 60 year-
old building into a brand new 80-unit fully rental property.  I also understand that most of the 
current rental buildings in White Rock are old and poorly maintained, with no elevator, ramp 
or other amenities which are needed by the community’s senior citizens.  Given the location of 
the site to White Rock's town centre, it escapes me as to what barriers the municipality sees in 
approving this project.  In the circumstances, I respectfully ask that the city support this fully 
rental development to address the current rental shortage in White Rock. 

I’m copying the project architect, Mr. Robert Billard, so that he is aware of the support that 
this member of the public wishes to lend this worthy rental development project.

Yours truly,

Mahmoud Mahmoud, PhD, FEC
mahmoudmahmoud@icloud.com
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From: Michelle Guy
To: Athena von Hausen
Subject: 1485 Fir Street
Date: Monday, December 16, 2019 8:29:05 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

Dear City of White Rock,

I write to express my support of this project. I was not able to attend the information meeting with council due to
other commitments but thought I would send in my two cents, for what it is worth.

White Rock is a beautiful area and my mother, retired, very much would like to live there. She has a decent pension
but does not have the asset base that would allow her to buy. As a result she rents and likely always will. That does
not limit her ability to contribute to the local economy of coffee shops and local artists.

We have looked for a place for her and have only found either dated rental housing or basement suites. I was excited
to see a proposal that might well meet her long term needs.

I do hope that City Council will see the wisdom in encouraging modern new builds for middle income people who
are not able or interested to buy homes but would still prove to be valuable and desirable members of your
community.

Michelle
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From: Parastoo Shirazi
To: Athena von Hausen
Cc: robert@billardarchitecture.ca
Subject: 1485 Fir St white Rock
Date: Monday, December 16, 2019 6:15:53 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

 
Dear Avon Hausen,

Regrettably I was not able to attend the public information meeting for 1485 Fir St project in
White Rock, yet I would like to express my support for the below reasons:

Most rental buildings in White Rock are older developments. The current building is 60 years
old, it is of great timing to have the old building replaced with a new rental building. 

White Rock would benefit from attracting younger population, to sustain and attract the
younger population, newer rental buildings with such unique designs would  offer attractive
housing solutions for the younger population who are yet unable to afford to purchase
properties.

White Rock's beautiful demographics could be supplemented by par rental buildings attracting
great dynamics to the community.

Thanks

Parastoo Shirazi

This email and any files transmitted with it may contain privileged/confidential information and is intended solely for the use of the
individual or entity to whom it is addressed.  If you are not the addressee indicated in this message (or responsible for delivery of the
message to such person) and have received this email in error, you may not copy or deliver this message to anyone.  In such case, you
should notify the sender immediately and delete the email from your system.  If you are not the intended recipient, disclosing, copying,
distributing or taking any action on the contents of this information is strictly prohibited.
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From: Teresa Leung
To: Athena von Hausen
Cc: robert@billardarchitecture.ca
Subject: 1485 Fir Street, Whitebirch Apartments
Date: Monday, December 16, 2019 10:47:51 AM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

 
Hello Athena (City of White Rock),

I am in support of the new rental development, Whitebirch at 1485 Fir Street to address the
current rental shortage in White Rock.  There are many people who cannot purchase, who
NEED to rent, therefore, this project will greatly help those individuals, since the current
vacancy rate is almost zero at this time.  Please do what you can to push this project forward.  

I can be reached at 604-618-2128 should you have any questions.

Best wishes,

Teresa Leung
--------------------------------------------------------------------------------------------------------------------------------------
This communication, including attachments, is confidential, may be subject to legal privileges, and is
intended for the sole use of the addressee. Any use, duplication, disclosure or dissemination of this
communication, other than by the addressee, is prohibited. If you have received this communication in
error, please notify the sender immediately and delete or destroy this communication and all copies. 
Thank you.
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From: Farid Kazemzadeh
To: Athena von Hausen
Cc: LEED AP
Subject: Rental Building Proposed
Date: Tuesday, December 17, 2019 4:04:12 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

 
Hi Athena,

I wanted to take this time to show my support for the rental building proposed at 1485 Fir
Street.  Firstly, the building proposed fits well within the neighbourhood given its design.  But
even more important, the City has very little rental opportunities which make it very hard to
find a suitable place to live. We need newer rental buildings for both younger families and the
baby boomer generation.  

I hope the City makes the right decision to approve this proposed development and more
rental buildings in the future.  

Best regards,
Farid K
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From: Yolande Levasseur
To: Athena von Hausen
Cc: robert@billardarchitecture.ca
Subject: Proposed building project at 1485 Fir street White Rock
Date: Thursday, December 19, 2019 5:42:02 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

To whom it may concern,

I am writing to you to indicate my support of a rental building project awaiting city approval. The address of this
project is 1485 Fir Street in White Rock.

I’m a 69 year old woman and, although I’m in excellent health right now, I can see the writing on the wall when I
will not have the energy or the ability to trek up four flights of steps. The design of this proposed rental property has
all the amenities I would want in the near future and, furthermore, has a lot of style without being ostentatious. I
believe it would fit very well in a neighbourhood that is progressive, offering sound housing accommodations in a
classy-looking building.

Respectfully,
Yolande Levasseur

Sent from my iPad
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From: Derek Townsend
To: Athena von Hausen
Cc: robert@billardarchitecture.ca
Subject: 1485 Fir St white Rock Support
Date: Tuesday, December 17, 2019 11:35:53 AM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

 
Hello Athena,

I am email to express my support for the rental apartment development at 1485 Fir Street. I
think new rental supply is key for our unaffordable market and any supply is great as we have
had such a lack over the years. 

The design is smart and well thought out and the only comment I would add is that it should
be twice as big with twice as many units. 

-- 
Derek Townsend
604.812.8312
dwtownsend@gmail.com
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Overview
A Public Information Meeting was hosted by Billard Architecture at ThirdSpace Community
Café, Unit #1 - 1381 George Street from 5:30 PM to 7:00 PM on Thursday, December 12, 2019
to discuss a development proposal application located at 1485 Fir Street, White Rock, BC. The
purpose of this Public Information Meeting was to provide surrounding residents and
business owners with an opportunity to provide their feedback on the proposal.

A Zoning Amendment and a Major Development Permit application have been submitted to
allow for the construction of a six-storey multi-unit rental residential building over two levels
of underground parking. The property is an existing rental building and the development
would be subject to Council’s Tenant Relocation Policy. The proposed use, height, and density
is consistent with the Town Centre Transition Land Use Designation in the Official Community
Plan.

Physical feedback forms and feedback letters sent by email were collected by the City of
White Rock. Original feedback comments are presented as submitted, and have not been
edited for spelling, grammar, or accuracy.

Total responses for 1485 Fir Street Feedback submitted:

Paper Feedback Form: 25 Feedback by Email: 11

Responses:

In favour of Proposal: 19

Opposed to Proposal: 12 – multiple responses from two individuals counted as single response for each

Undecided of Proposal: 2

Unrelated to Proposal: 2
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Feedback Data
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Public Feedback Comments & 
Billard Architecture Inc. Responses
Support Public Feedback Comments

1 The building/property owner has ambition to redevelop his property, it would be 'daffy' 
of me to oppose his wishes. He has assured me that all obligations placed on him by the 
province and the City of White Rock will be observed.

2 I highly recommend the building. In White Rock we have over 10% old age personnel 
who have difficulty climbing steps. This will be the first building in over 30 years to have 
elevators to help the elderly and help people have affordable housing finally.

3 This is exactly the kind of development this city needs. This is NOT a condo project - it is 
a RENTAL building. This is very much needed as all the current rental buildings are very 
old with no elevators, which is terrible for seniors as well as all others. I strongly support 
this project. It is very good for the future of White Rock. 

4 I have lived at 1475 Fir Street for 9 years. I realize this building is aging and I am happy to 
move into a 500 sq ft, 1 bedroom. My current rent is $1,029.00 Market value is my 
concern, $1,200.00 is my max for rent as I am a senior on a budget. I am not proposed to 
a new building. East. 

5 More rental housing is needed. Neighbourhood needs updating.

6 I support the project. I believe more rental housing is required in White Rock.

7 This project seems to be "right sized" with 80 suites, in a desirable location. The mix of 
suites offered will allow for a variety of family configurations.

8 I think higher density and corresponding more green spaces is a sound overall principle. I 
would like this project to be higher - for example an FAR of 4 to 5. If the lower mainland 
continues to have increased population (as anticipated) then housing towers are 
necessary to preserve parks and agricultural land.

9 We owned the White Birch - 1485 Fir Street and due to the high cost of running and 
maintaining the building had to sell. All tenants were told that it was as a development 
property and they all understood that. The costs - property taxes, insurance, heat, hot 
water, maintenance and repair require a higher density for it to be remotely viable. 
White Rock needs new rental buildings.
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Support Public Feedback Comments

10 This community desperately needs new rental supply. The current supply is outdated 
and does not support the community. This proposal is modest in size and will help 
support the lack of supply. We need to remember this building will be here for 50+ years 
which will help support the population growth. Please approve! We need it!

11 Hello Athena (City of White Rock),

I am in support of the new rental development, Whitebirch at 1485 Fir Street to address 
the current rental shortage in White Rock.  There are many people who cannot 
purchase, who NEED to rent, therefore, this project will greatly help those individuals, 
since the current vacancy rate is almost zero at this time.  Please do what you can to 
push this project forward.  

I can be reached at (redacted) should you have any questions.

Best wishes,
(redacted)

12 Dear Avon Hausen,

Regrettably I was not able to attend the public information meeting for 1485 Fir St 
project in White Rock, yet I would like to express my support for the below reasons:
Most rental buildings in White Rock are older developments. The current building is 60 
years old, it is of great timing to have the old building replaced with a new rental 
building. 

White Rock would benefit from attracting younger population, to sustain and attract the 
younger population, newer rental buildings with such unique designs would  offer 
attractive housing solutions for the younger population who are yet unable to afford to 
purchase properties.

White Rock's beautiful demographics could be supplemented by par rental buildings 
attracting great dynamics to the community.

Thanks
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Support Public Feedback Comments

13 Dear Ms. von Hausen,

I am writing in support of the above-referenced Rental Development project that is 
being proposed by C2C Construction.  I understand that you will accept email 
communications from those who were unable to attend the Public Meeting that was 
held on the project last Thursday. 

As someone who visits White Rock frequently, I understand that the City of White Rock 
has close to zero rental vacancy.  Therefore, I am in support of any development which 
promotes rental accommodation for those who may wish to live in your beautiful 
municipality, but cannot afford to buy there.  To that end, it seems very obvious that any 
developer that wishes to build rental accommodation in White Rock should be 
supported by the municipality.  

I understand that the proposed project at 1485 Fir Street will be replacing an almost 60 
year-old building into a brand new 80-unit fully rental property.  I also understand that 
most of the current rental buildings in White Rock are old and poorly maintained, with 
no elevator, ramp or other amenities which are needed by the community’s senior 
citizens.  Given the location of the site to White Rock's town centre, it escapes me as to 
what barriers the municipality sees in approving this project.  In the circumstances, I 
respectfully ask that the city support this fully rental development to address the current 
rental shortage in White Rock. 

I’m copying the project architect, Mr. Robert Billard, so that he is aware of the support 
that this member of the public wishes to lend this worthy rental development project.

Yours truly, (redacted)

14 Hello Athena,

I am email to express my support for the rental apartment development at 1485 Fir 
Street. I think new rental supply is key for our unaffordable market and any supply is 
great as we have had such a lack over the years. 

The design is smart and well thought out and the only comment I would add is that it 
should be twice as big with twice as many units. 
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Support Public Feedback Comments

15 Hi Athena,

I wanted to take this time to show my support for the rental building proposed at 1485 
Fir Street.  Firstly, the building proposed fits well within the neighbourhood given its 
design.  But even more important, the City has very little rental opportunities which 
make it very hard to find a suitable place to live. We need newer rental buildings for 
both younger families and the baby boomer generation.  

I hope the City makes the right decision to approve this proposed development and 
more rental buildings in the future.  

Best regards, (redacted)

16 To whom it may concern,

I am writing to you to indicate my support of a rental building project awaiting city 
approval. The address of this project is 1485 Fir Street in White Rock.

I’m a 69 year old woman and, although I’m in excellent health right now, I can see the 
writing on the wall when I will not have the energy or the ability to trek up four flights of 
steps. The design of this proposed rental property has all the amenities I would want in 
the near future and, furthermore, has a lot of style without being ostentatious. I believe 
it would fit very well in a neighbourhood that is progressive, offering sound housing 
accommodations in a classy-looking building.

Respectfully, (redacted)

17 Athena,
I was unable to attend the public information meeting held on
December 12, 2019. This is to advise that I support the
project planned for 1485 Fir Street, White Rock, B.C.

18 Dear City of White Rock,
I write to express my support of this project. I was not able to attend the information 
meeting with council due to other commitments but thought I would send in my two 
cents, for what it is worth. White Rock is a beautiful area and my mother, retired, very 
much would like to live there. She has a decent pension but does not have the asset base 
that would allow her to buy. As a result she rents and likely always will. That does not 
limit her ability to contribute to the local economy of coffee shops and local artists.
We have looked for a place for her and have only found either dated rental housing or 
basement suites. I was excited to see a proposal that might well meet her long term 
needs. I do hope that City Council will see the wisdom in encouraging modern new builds 
for middle income people who are not able or interested to buy homes but would still 
prove to be valuable and desirable members of your community. 
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Support Public Feedback Comments

19 Athena,

Thank you for listening at the information meeting December 12th. As I outlined to you White 
Rock will soon be facing significant problems due to the ageing infrastructure of virtually all the 
rental buildings that date primarily from the 60’s. 

They are expensive to run and maintain - lacking modern energy efficient building envelopes, 
windows, pipes and wiring that are expensive to replace and also to maintain. The small number 
of apartments relative to the size of the lots they are built on make the property taxes and other 
fixed costs, heat, water, gas, recycling, garbage quite exorbitant even before the high cost of 
maintenance is added. 

Just maintaining heat in suites in winter with 60 year old equipment(despite new boilers etc)had 
become a major, very time consuming, challenge - the great majority of plumbing conttactors are 
not even familiar with these issues - even if OEM parts are available - which frequently they are 
not meaning that it is necessary to substitute with after market parts. These areas of concern will 
grow exponentially with ageing. 

There are many significant advantages to dedicated rental buildings in comparison to condo's 
where tenants are at the mercy of individual owners and tend to be shorter term in most case. 

I was concerned about some of the misconceptions and misunderstandings that many of the 
tenants from the building had. From money laundering and shady accounts to a total lack of trust 
and understanding of the commitments required by the developer in order for him to attempt to 
redevelop the site was misinformed and rather scary. We explained to all tenants in the building 
that we could no longer manage to deal with the maintenance ourselves and it would have been 
too expensive to hire a management company with the already high overhead costs and this 
would have been reflected in much lower maintenance levels. 

I do not want to just ramble here so please contact me if you, Carl, or anyone else have any 
questions. My husband and I feel that a dedicated rental building on such a convenient location 
would be a tremendous asset to the community and a huge benefit to tenants who would have 
the convenience of a safer modern building with all that new technology has to offer.

Kind Regards, (redacted)
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Opposed Public Feedback Comments & Billard Architecture Inc Response

1 There is not enough water if there is a fire to go around as of now

Response: Fire suppression systems, including sprinklers, will be in effect in all units. Water 
pressure should be addressed by the City of White Rock Engineering.

2 I oppose the proposal, as it is directly inline with my sunsets and I think it will invade my privacy. 
No thank you to this project, at the proposed height.

Response: The designed height meets all zoning restrictions and bylaws set out by the City of 
White Rock.

3 I understand the zoning will be changed to allow this building to go ahead. Will that effect all 
older buildings in a close proximity? If so, I am opposed. I live on Fir Street across from proposed 
building. I understood this meeting would allow questions. A waste of time.

Response: All new developments and redevelopments are subject to the current zoning and 
bylaws set out by the City of White Rock. The meeting provided opportunity for individuals to 
ask questions of the Architect, City Planner, and Developer as all three were present at the PIM. 

4 I am worried about so much more traffic in our area with two stories of underground parking 
and 6 stories. Had the building been 3-4 stories I probably would have supported the proposal. 
Having more rental places is important but White Rock has been burdened with construction for 
several years now. Presently it's not that livable.

Response: The amount of parking is mandated by the City of White Rock based on the number 
of units within the building. Underground parking reduces the number of vehicles parked on the 
street and enhances safety and security with well lit areas. 

5 Not enough green space (no trees.) Too high blocks sky and sun. Too much more traffic 
congestion. Ugly design, aggressive front that doesn't blend in with the neighbourhood. 
Unevironmental to waste a substantial building and send all that quality material to the dump. 
Why do the community rules keep changing? My home will be devalued as it is submerged into 
darkness!

Response: The proposed development provides more trees than are on the existing site and also 
has been revised in order to not impact the neighbouring trees. The proposed development will 
be substantially more energy efficient and uses materials with a higher level of recycled content 
than the existing building. The net result of this development will be significantly more 
sustainable than the existing building. The process of demolition is mandated to require as much 
of the existing building as possible to be sorted and recycled.
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Opposed Public Feedback Comments & Billard Architecture Inc Response

6 Concerns about more traffic congestion in an area originally zoned residential. Concerns about 
adequate to serve a growing population in White Rock in light of this proposed development.

Response: The existing property's zoning does not change, it will still remain zoned for 
multifamily residential. 

7a Total farce. Ridiculous.

Response: 

7b We understood this 'Public' meeting was for us to have our say about the project. We are 
loosing our homes! I am frankly disgusted.

Response: The Notice of PIM was very clear that it would be an open house and not a public 
hearing. The Architect, City Planner, and Developer were present for questions and a feedback 
form was made available for comments and feedback, allowing for members of the public to 
voice their opinions.

8 Mahdi is representative for what company. Why all the secrets. We should protect low rental 
housing not knock them down so some unknown company can build apt to make money. I think 
this is looking in to find out who these people are.

Response:

9 I understand why new rental units are necessary. The problem is that the rent will be too high. 
Being on a fixed income I cannot afford it unless some of the units are subsidized. Thank you.

Response:

10 I'm very concerned. I feel the building is too high. The design doesn't contribute to our town's 
homeless! I also feel it is too high! I hope it isn't built. I wish you'd move your ideas to a different 
city.

Response: The designed height meets all zoning restrictions and bylaws set out by the City of 
White Rock.
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Opposed Public Feedback Comments & Billard Architecture Inc Response

11a Not allowed to speak. Complete farce. We are not allowed to speak.

Response: The Notice of PIM was very clear that it would be an open house and not a public 
hearing. The Architect, City Planner, and Developer were present for questions and a feedback 
from was available for comments and feedback, allowing for members of the public to voice 
their opinions.

11b Dear Ms. Von Hausen: My name is (redacted) and my husband and I attended the above 
meeting last evening. We mistakenly thought it was a meeting that we could speak to. Many of 
the residents of 1475 Fir Street did not attend because they intended I speak for them. 
Therefore I am attaching the letters and petition that was signed by all the residents last 
February. Your department may already have a copy. The Mayor and Council recieved a copy of 
this petition at that time. We are very opposed to this development. My comments to the 
planning department on behalf of tenants of 1475 Fir Street are below.

My name is (redacted) and I am representing the residents of 1475 Fir Street, who signed a 
petition in February of this year to protest the eviction of 30 people from this building. It was 
presented to the White Rock City Council, along with a letter and forwarded to the planning 
department. We live in sound affordable housing. This building is not derelict and we 
respectfully ask that you do allow this unknown developer to evict us and tear down a perfectly 
sound building. I have researched the rental market in the White Rock South Surrey area for a 
year now and the average rents are much higher than those we are paying now. In fact they 
have increased considerably in November. The average 1 bedroom is now $1,500 and for a 2 
bedroom the average is $2,200. Burnaby has recently passed a revised residents assistance 
policy, which asks the developer to top up rents for tenants that have been evicted and allow 
them back to the new building at the same cost of the rents that they are currently paying. I 
would suggest that the City of White Rock make the amendment to their policy. We are a close 
knit community who look after each other. Many are elderly tenants who have lived there for 20 
years. Some tenants are struggling young people on minimum wages. Some cannot afford the so 
called market rents. Some of us have been subject to harassment and intimidation by the 
representative for our building, which has been reported to the Residential Tenancy Branch. It 
has been very traumatic and upsetting for the tenants. 17 new highrises have been slated for 
construction in White Rock. Those that have already been completed are struggling to fill them. 
Everyone is stressed by the uncertainty of where they will go. As you are aware there is no 
affordable housing in White Rock and I urge you to consider this and do not have us evicted 
from our homes. Thank you. 

Response:
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Opposed Public Feedback Comments & Billard Architecture Inc Response

11c Sent: Sunday, May 19, 2019 10:45 AM
Subject: Re: 1075/1085 Fir Street, White Rock, BC
To His Worship the Mayor and White Rock City Councillors:
We, the tenants of the above property are aware that the owner of 1062822 BC Ltd. has 
submitted an OCP Amendment, a Zoning Bylaw Amendment and a Major Development Permit 
Application for the above property, which is a 25 unit rental property, not 24 as mentioned in 
the application. The mailing address is 1475, not 1485 as stated in the application. I understand 
this is an error on the part of City Hall. We sent you a letter and a signed petition by the 
residents on February 11th 2019 stating our concerns and dismay at being evicted from our 
homes. In the information given to us on May 14th 2019, by Mahdi Heidari on behalf of 
1062822 BC Ltd., we would like to point out the following mis-information:
The building has 25 suites not 24. It has a state of the art heating system. All windows were 
replaced with double-glazed high quality windows. Blinds have been replaced. New carpets have 
been installed in all suites Light fixtures and electrical outlets have been replaced in all suites. 
WiFi is installed in the building for tenants use. Telus installed optic fibre throughout the building 
last year. This building is not derelict and has been well maintained by the previous owners over 
the years. Many of the tenants have lived here for over 20 years and are in their seventies and 
eighties. No one is on welfare. We are a very quiet and respectable community. There are no 
drugs or smoking in the building. There are 4 suites on the 3rd floor and they are occupied by 
young working adults. Rents are between $800 and $1150 per month. Since 1062822 BC Ltd. 
took over the building in November 2018, 1 tenant has died and 2 have moved into care homes. 
These suites have been re-rented at $1,100 and $1,300 per month. The new owners appear to 
be letting the building slide into disrepair. We are determined not to let this happen, so now we, 
the tenants, are now maintaining the building, cleaning the hallways, laundry room and cutting 
the grass at no cost to the owners. How can these owners morally do this to us?
We are happy community that look out for each other. We are all stressed to the max with this 
hanging over our heads. Where will we go? As you know, market rents are astronomical and not 
affordable by this community. Please do not let these greedy developers, who are not familiar 
with the area, throw us out of our homes. We do not know who they are. We do not know if the 
money is coming from off-shore and we do not know if the profits will be sent offshore!! They 
are hiding behind a numbered company. We hope this information will help you in determining 
your consideration at the Land Use and Planning Committee. We invite you all to come and visit 
the building to see for yourselves what a great community we have here. We will be happy to 
show you around.
With much respect and best regards,
(redacted) (on behalf of the tenants of 1475 Fir Street, White
Rock, BC) Tel: (redacted)

Response:
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Opposed Public Feedback Comments & Billard Architecture Inc Response

11d April 3, 2019
City of White Rock
15322 Buena Vista Avenue
White Rock, BC
V4B 1Y6
Attn: Carl Johannsen,
Director of Planning and Development
Dear Sir:
Re: 1475 Fir Street, White Rock, BC
Our building was sold to a Vancouver developer last fall. It is our understanding
that the developer is planning to tear down the building. My husband and I are
the caretakers of this rental building and we, along with the rest of the tenants,
are concerned for the welfare of the tenants. This building is solid and well
maintained. It is not a “slum”. Most of the tenants are elderly, with low
incomes. We are a close community that takes care of each other.
We are well aware of your Policy No. 514 (Tenant Relocation).
Why tear down a perfectly good building, for some greedy Vancouver
developer?
Other properties that are being developed within the community are on land
that was not occupied by residents of White Rock and no one lost their homes.
I enclose a letter that I have written to the Mayor and Council, signed by all the
residents. Two councillors have responded.
We are prepared to do whatever it takes to keep our homes.
Best Regards, (redacted)

Response:

12 How will this "market" complex serve the needs of the caring community of diverse income 
levels and comfortable homes. Cubicles/urban micro squished spaces at inflated prices. The 
builder needs to work with Fed/CMHC and provincial non-profits to enable inclusive better 
choices. Sterile brutalistic design is financially advantageous for builders profits yet add zip to 
community feeling.

Response: The homes designed within this project are larger than most market units being 
designed today.  The initial design presented in February was larger and had more units. The 
revised design provided in July of 2019 is smaller, has fewer, yet larger, units.  The design has 
also been dramatically revised to place the playground and courtyard facing Fir Street, 
significantly step back the fifth and sixth storeys and to introduce colour and West Coast 
elements such as wood. The design meets the design guidelines of the City of White Rock.
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Undecided Public Feedback Comments & Billard Architecture Inc 
Response

1 1.This development doesn't represent a gift of 55 apartments, but the loss of 25 affordable 
ones, and I have a hard time supporting that.

2. I would really like council to consider the impact of construction on the immediate 
neighbourhood, not only in terms of parking, but also noise and emissions (ie heavy 
equipment idling.) We have already put up with a lot uptown White Rock on the last couple 
of years. Please consider existing residents while welcoming new ones. 

Response:

2 If more rentals needed, if this site may be controversial. Some would be less sites equal 
sites, like 1544 Fir would be more suitable. Maybe with 8 storey, in the middle of complexes 
and only 21 owners to deal with, who can easily relocate with the price paid per unit. No 
one would complain. Owners are ready for offers. If interested, or another investor, contact 
(redacted)

Response:

Other General Questions & Comments from Public

1 This is an open house - gallery. Not a public meeting for discussion and questions. Thank 
you.

Response: The Notice of PIM was very clear that it would be an open house and not a public 
hearing. The Architect, City Planner, and Developer were present for questions and a 
feedback from was available for comments and feedback, allowing for members of the 
public to voice their opinions.

2 I am a tenant at 1485 Fir st. in White Rock which has been bought by developers. I have 
lived here over 11 years and am 87 yrs. old because an development permit application has 
been made I have put my name in a senior residence with a 6-12 month waiting list. My 
question is if a space comes available am I still eligible for the Tenant Relocation package or 
is it only after the developers have City approval and permits are approved. Thanks 
(redacted)

Response:
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From:

To:  

Subject:  

Date:

Attachments:

Elizabeth Brearley 

Athena von Hausen

Public Information Meeting December 12, 2019

Friday, December 13, 2019 11:12:34 AM  

Public Meeting Dec-12-2019.odt 

IMG_20191213_0001.pdf

Letter to Johanssen Apr-3-2019.odt

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless  

you recognize the sender and know the content is safe.

Dear Ms. Von Hausen:

My name is Elizabeth Warttig and my husband and I attended the above  

meeting last evening. We mistakenly thought that it was a meeting that we  

could speak to. Many of the residents of 1475 Fir Street did not attend  

because they intended that I speak for them. Therefore I am attaching the  

letters and petition that was signed by all the residents last February. Your  

department may already have a copy. The Mayor and Council received a copy  

of this petition and letter also in February.

I did not see you at the meeting, or I would have given you the letters and the  

petition at that time. We are very opposed to this development. My  

comments to the planning department on behalf of the tenants of 1475 Fir  

Street, are below.

Regards, Elizabeth

My name is Elizabeth Warttig and I am representing the  
residents of 1475 Fir Street, who signed a petition in February of  
this year to protest the eviction of 30 people from this building.
It was presented to the White Rock City council, along with a  
letter and forwarded to the planning department.
We live in sound affordable housing. This building is not derelict  
and we respectfully ask that you do allow this unknown  
developer to evict us and tear down a perfectly sound building.  
I have researched the rental market in the White Rock South  
Surrey area for a year now and the average rents are much  
higher than those we are paying now. In fact they have
increased considerably in November. The average for 1 bedroom  
is now $1,500 and for a 2 bedroom the average is $2,200.
Burnaby has recently passed a revised residents assistance  
policy, which asks the developer to top up rents for tenants that
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have been evicted and allow them back to the new building at  
the same cost of the rents that they are currently paying. I  
would suggest that the City of White Rock make that amendment  
to their policy.
We are a close knit community who look after each other. Many  
are elderly tenants who have lived there for 20 years. Some  
tenants are struggling young people on minimum wages. We  
cannot afford the so called market rents. Some of us have been  
subject to harassment and intimidation by the representative for  
our building, which has been reported to the Residential Tenancy  
Branch. It has been very traumatic and upsetting for the tenants.  
17 new highrises have been slated for construction in White  
Rock. Those that have already been completed are struggling to  
fill them.
Everyone is stressed by the uncertainty of where they will go. As  
you are aware there is no affordable housing in White Rock and I  
urge you to consider this and do not have us evicted from our  
homes.
Thank you.
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From:  

To:  

Subject:  

Date:

Carl Isaak

Athena von Hausen

FW: 1075/1085 Fir Street, White Rock, BC  

Wednesday, May 22, 2019 2:24:00 PM

Ms. Brearley has emailed Carl J on several occasions and this email is the most recent and detailed  

correspondence from her regarding her concerns with redevelopment of the 1485 Fir Street  

(building addressed as 1475 Fir Street) property where she lives.

From: Elizabeth Brearley <elizabethbrearley@hotmail.com>

Sent: Sunday, May 19, 2019 10:45 AM

To: Darryl Walker <DWalker@whiterockcity.ca>; David Chesney <DChesney@whiterockcity.ca>; 

Helen Fathers <HFathers@whiterockcity.ca>; Erika Johanson <EJohanson@whiterockcity.ca>; Scott  

Kristjanson <SKristjanson@whiterockcity.ca>; Anthony Manning <AManning@whiterockcity.ca>; 

Christopher Trevelyan <CTrevelyan@whiterockcity.ca>; Carl Johannsen

<CJohannsen@whiterockcity.ca>; Carl Isaak <CIsaak@whiterockcity.ca>

Subject: Re: 1075/1085 Fir Street, White Rock, BC

To His Worship the Mayor and White Rock City Councillors:

We, the tenants of the above property are aware that the owner of 1062822  

BC Ltd. has submitted an OCP Amendment, a Zoning Bylaw Amendment and a  

Major Development Permit Application for the above property, which is a 25  

unit rental property, not 24 as mentioned in the application. The mailing  

address is 1475, not 1485 as stated in the application. I understand this is an  

error on the part of City Hall.

We sent you a letter and a signed petition by the residents on February 11th  

2019 stating our concerns and dismay at being evicted from our homes.

In the information given to us on May 14th 2019, by Mahdi Heidari on behalf  

of 1062822 BC Ltd., we would like to point out the following mis-information:

The building has 25 suites not 24

It has a state of the art heating system

All windows were replaced with double-glazed high quality windows  

Blinds have been replaced

New carpets have been installed in all suites

Light fixtures and electrical outlets have been replaced in all suites
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WiFi is installed in the building for tenants use

Telus installed optic fibre throughout the building last year

This building is not derelict and has been well maintained by the previous  

owners over the years.

Many of the tenants have lived here for over 20 years and are in their seventies  

and eighties. No one is on welfare. We are a very quiet and respectable  

community. There are no drugs or smoking in the building. There are 4 suites  

on the 3rd floor and they are occupied by young working adults. Rents are  

between $800 and $1150 per month. Since 1062822 BC Ltd. took over the  

building in November 2018, 1 tenant has died and 2 have moved into care  

homes. These suites have been re-rented at $1,100 and $1,300 per month.

The new owners appear to be letting the building slide into disrepair. We are  

determined not to let this happen, so now we, the tenants, are now  

maintaining the building, cleaning the hallways, laundry room and cutting the  

grass at no cost to the owners. How can these owners morally do this to us?  

We are happy community that look out for each other. We are all stressed to  

the max with this hanging over our heads. Where will we go? As you know,  

market rents are astronomical and not affordable by this community.

Please do not let these greedy developers, who are not familiar with the area,  

throw us out of our homes. We do not know who they are. We do not know if  

the money is coming from off-shore and we do not know if the profits will be  

sent offshore!! They are hiding behind a numbered company.

We hope this information will help you in determining your consideration at  

the Land Use and Planning Committee.

We invite you all to come and visit the building to see for yourselves what a  

great community we have here. We will be happy to show you around.

With much respect and best regards,

Elizabeth Brearley-Warttig (on behalf of the tenants of 1475 Fir Street, White  

Rock, BC)

Tel: 778-294-0647

39

1485 FIR STREET | PUBLIC FEEDBACK SUMMARY REPORT

Page 191 of 524



April 3, 2019

City of White Rock
15322 Buena Vista Avenue  
White Rock, BC

V4B 1Y6

Attn: Carl Johannsen,
Director of Planning and Development

Dear Sir:

Re: 1475 Fir Street, White Rock, BC

Our building was sold to a Vancouver developer last fall. It is our understanding  
that the developer is planning to tear down the building. My husband and I are  
the caretakers of this rental building and we, along with the rest of the tenants,  
are concerned for the welfare of the tenants. This building is solid and well  
maintained. It is not a “slum”. Most of the tenants are elderly, with low  incomes. 
We are a close community that takes care of each other.

We are well aware of your Policy No. 514 (Tenant Relocation).

Why tear down a perfectly good building, for some greedy Vancouver  
developer?

Other properties that are being developed within the community are on land  
that was not occupied by residents of White Rock and no one lost their homes.

I enclose a letter that I have written to the Mayor and Council, signed by all the  
residents. Two councillors have responded.

We are prepared to do whatever it takes to keep our homes.  

Best Regards,

Elizabeth Warttig - Suite 104 Tel: 778-294-0647 elizabethbrearley@hotmail.com
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From:  

To:  

Subject:  

Date:

Sadie Hadley 

Planning 

tenant

Tuesday, May 21, 2019 3:31:59 PM

I am a tenant at 1485 Fir st. in White Rock which has been bought by developers. I have lived  

here over 11 years and am 87 yrs. old because an development permit application has been  

made I have put my name in a senior residence with a 6-12 month waiting list. My question is  

if a space comes available am I still eligible for the Tenant Relocation package or is it only  

after the developers have City approval and permits are approved. Thanks Sadie
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From:  

To:  

Subject:  

Date:

Maret Erickson 

Athena von Hausen

1485 Fir Street, White Rock, B.C.  

Friday, December 13, 2019 1:46:43 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless  

you recognize the sender and know the content is safe.

Athena

I was unable to attend the public information meeting held on  
December 12, 2019. This is to advise that I support the  
project planned for 1485 Fir Street, White Rock, B.C.

Maret Erickson
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From:  

To:  

Subject:  

Date:

Barbara Holm 

Athena von Hausen

Development Project 1485 Fir Street  

Sunday, December 15, 2019 3:14:09 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless  

you recognize the sender and know the content is safe.

Athena,

Thank you for listening at the information meeting December 12th.

As I outlined to you White Rock will soon be facing significant problems due to the ageing infrastructure of  

virtually all the rental buildings that date primarily from the 60's. They are expensive to run and maintain - lacking  

modern energy efficient building envelopes, windows, pipes and wiring that are expensive to replace and also to  

maintain.The small number of apartments relative to the size of the lots they are built on make the property taxes  

and other fixed costs, heat, water, gas, recycling, garbage quite exorbitant even before the high cost of maintenance  

is added. Just maintaining heat in suites in winter with 60 year old equipment(despite new boilers etc)had become 

a  major, very time consuming, challenge - the great majority of plumbing conttactors are not even familiar with 

these  issues - even if OEM parts are available - which frequently they are not meaning that it is necessary to 

substitute  with after market parts. These areas of concern will grow exponentially with ageing.

There are many significant advantages to dedicated rental buildings in comparison to condo's where tenants are 

at  the mercy of individual owners and tend to be shorter term in most case.

I was concerned about some of the misconceptions and misunderstandings that many of the tenants from the  

building had. From money laundering and shady accounts to a total lack of trust and understanding of the  

commitments required by the developer in order for him to attempt to redevelop the site was misinformed and rather  

scary. We explianed to all tenants in the building that we could no longer manage to deal with the maintenance  

ourselves and it would have been too expensive to hire a management company with the already high overhead 

costs  and this would have been reflected in much lower maintenance levels.

I do not want to just ramble here so please contact me if you, Carl, or anyone else have any questions.

My husband and I feel that a dedicated rental building on such a convenient location would be a tremendous asset 

to  the community and a huge benefit to tenants who would have the convenience of a safer modern building with 

all  that new technology has to offer.

Kind Regards,

Barbara Holm

604 535 3585
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From:  

To:

Cc:  

Subject:  

Date:

MahmoudMahmoud 

Athena von Hausen

robert@billardarchitecture.ca; MobileMe

Support for Proposed Rental Development Project: 1485 Fir St, White Rock  

Monday, December 16, 2019 5:55:23 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless  

you recognize the sender and know the content is safe.

Attention: Athena von Hausen

Dear Ms. von Hausen,

I am writing in support of the above-referenced Rental Development project that is being  

proposed by C2C Construction. I understand that you will accept email communications from  

those who were unable to attend the Public Meeting that was held on the project last Thursday.

As someone who visits White Rock frequently, I understand that the City of White Rock has  

close to zero rental vacancy. Therefore, I am in support of any development which promotes  

rental accommodation for those who may wish to live in your beautiful municipality, but  

cannot afford to buy there. To that end, it seems very obvious that any developer that wishes  

to build rental accommodation in White Rock should be supported by the municipality.

I understand that the proposed project at 1485 Fir Street will be replacing an almost 60 year-

old building into a brand new 80-unit fully rental property. I also understand that most of the  

current rental buildings in White Rock are old and poorly maintained, with no elevator, ramp  

or other amenities which are needed by the community’s senior citizens. Given the location of  

the site to White Rock's town centre, it escapes me as to what barriers the municipality sees in  

approving this project. In the circumstances, I respectfully ask that the city support this fully  

rental development to address the current rental shortage in White Rock.

I’m copying the project architect, Mr. Robert Billard, so that he is aware of the support that  

this member of the public wishes to lend this worthy rental development project.

Yours truly,

Mahmoud Mahmoud, PhD, FEC  

mahmoudmahmoud@icloud.com
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From:  

To:  

Subject:  

Date:

Michelle Guy 

Athena von Hausen 

1485 Fir Street

Monday, December 16, 2019 8:29:05 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments 

unless  you recognize the sender and know the content is safe.

Dear City of White Rock,

I write to express my support of this project. I was not able to attend the information meeting with council due 

to  other commitments but thought I would send in my two cents, for what it is worth.

White Rock is a beautiful area and my mother, retired, very much would like to live there. She has a decent pension  

but does not have the asset base that would allow her to buy. As a result she rents and likely always will. That does  

not limit her ability to contribute to the local economy of coffee shops and local artists.

We have looked for a place for her and have only found either dated rental housing or basement suites. I was 

excited  to see a proposal that might well meet her long term needs.

I do hope that City Council will see the wisdom in encouraging modern new builds for middle income people 

who  are not able or interested to buy homes but would still prove to be valuable and desirable members of your  

community.

Michelle
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From:  

To:

Cc:  

Subject:  

Date:

Parastoo Shirazi 

Athena von Hausen

robert@billardarchitecture.ca 

1485 Fir St white Rock

Monday, December 16, 2019 6:15:53 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless  

you recognize the sender and know the content is safe.

Dear Avon Hausen,

Regrettably I was not able to attend the public information meeting for 1485 Fir St project in  

White Rock, yet I would like to express my support for the below reasons:

Most rental buildings in White Rock are older developments. The current building is 60 years  

old, it is of great timing to have the old building replaced with a new rental building.

White Rock would benefit from attracting younger population, to sustain and attract the  

younger population, newer rental buildings with such unique designs would offer attractive  

housing solutions for the younger population who are yet unable to afford to purchase  

properties.

White Rock's beautiful demographics could be supplemented by par rental buildings attracting  

great dynamics to the community.

Thanks

Parastoo Shirazi

This email and any files transmitted with it may contain privileged/confidential information and is intended solely for the use of the  
individual or entity to whom it is addressed. If you are not the addressee indicated in this message (or responsible for delivery of the  
message to such person) and have received this email in error, you may not copy or deliver this message to anyone. In such case, you  
should notify the sender immediately and delete the email from your system. If you are not the intended recipient, disclosing, copying,  
distributing or taking any action on the contents of this information is strictly prohibited.
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From:  

To:

Cc:  

Subject:  

Date:

Teresa Leung 

Athena von Hausen

robert@billardarchitecture.ca

1485 Fir Street, Whitebirch Apartments  

Monday, December 16, 2019 10:47:51 AM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless  

you recognize the sender and know the content is safe.

Hello Athena (City of White Rock),

I am in support of the new rental development, Whitebirch at 1485 Fir Street to address the  

current rental shortage in White Rock. There are many people who cannot purchase, who  

NEED to rent, therefore, this project will greatly help those individuals, since the current  

vacancy rate is almost zero at this time. Please do what you can to push this project forward.

I can be reached at 604-618-2128 should you have any questions.  

Best wishes,

Teresa Leung
--------------------------------------------------------------------------------------------------------------------------------------

This communication, including attachments, is confidential, may be subject to legal privileges, and is  

intended for the sole use of the addressee. Any use, duplication, disclosure or dissemination of this  

communication, other than by the addressee, is prohibited. If you have received this communication in  

error, please notify the sender immediately and delete or destroy this communication and all copies.  

Thank you.
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From:  

To:

Cc:  

Subject:  

Date:

Farid Kazemzadeh 

Athena von Hausen 

LEED AP

Rental Building Proposed

Tuesday, December 17, 2019 4:04:12 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless  

you recognize the sender and know the content is safe.

Hi Athena,

I wanted to take this time to show my support for the rental building proposed at 1485 Fir  

Street. Firstly, the building proposed fits well within the neighbourhood given its design. But  

even more important, the City has very little rental opportunities which make it very hard to  

find a suitable place to live. We need newer rental buildings for both younger families and the  

baby boomer generation.

I hope the City makes the right decision to approve this proposed development and more  

rental buildings in the future.

Best regards,  

Farid K
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From:  

To:

Cc:  

Subject:  

Date:

Yolande Levasseur 

Athena von Hausen

robert@billardarchitecture.ca

Proposed building project at 1485 Fir street White Rock  

Thursday, December 19, 2019 5:42:02 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments 

unless  you recognize the sender and know the content is safe.

To whom it may concern,

I am writing to you to indicate my support of a rental building project awaiting city approval. The address of 

this  project is 1485 Fir Street in White Rock.

I’m a 69 year old woman and, although I’m in excellent health right now, I can see the writing on the wall when I  

will not have the energy or the ability to trek up four flights of steps. The design of this proposed rental property 

has  all the amenities I would want in the near future and, furthermore, has a lot of style without being ostentatious. 

I  believe it would fit very well in a neighbourhood that is progressive, offering sound housing accommodations in 

a  classy-looking building.

Respectfully,  

Yolande Levasseur

Sent from my iPad
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From:  

To:

Cc:  

Subject:  

Date:

Derek Townsend 

Athena von Hausen

robert@billardarchitecture.ca 

1485 Fir St white Rock Support

Tuesday, December 17, 2019 11:35:53 AM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless  

you recognize the sender and know the content is safe.

Hello Athena,

I am email to express my support for the rental apartment development at 1485 Fir Street. I  

think new rental supply is key for our unaffordable market and any supply is great as we have  

had such a lack over the years.

The design is smart and well thought out and the only comment I would add is that it should  

be twice as big with twice as many units.

--

Derek Townsend  

604.812.8312
dwtownsend@gmail.com
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Thank you

R O C H E L E  P O T T E R ,  P R O J E C T  C O O R D I N A T O R
R O C H E L E @ B I L L A R D A R C H I T E C T U R E . C A

1485 FIR STREET | PUBLIC FEEDBACK SUMMARY REPORT

Page 230 of 524



Rezoning and Major Development Permit –1485 Fir Street (ZON/MJP 19-009) 

Page No. 22 

 

APPENDIX G 

DPA Guidelines Response Table 

 

 
(Attached Separately) 
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City of White Rock – Planning & Development Services 
Multi-Family Development Permit Area Guidelines

The objectives of the Multi-Family Development Permit Area are to: 

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

• 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 Multi-Family 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.  
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Section 22.6.1 - Buildings 

Multi-Family DPA Guideline 22.6.1 (a) 

Ensure buildings are compatible with or complementary to adjacent developments in terms of 
height, density, and design, with height transitions as outlined in Figure 9 in applicable areas. Vary 
heights, rooflines, and massing to minimize impacts to views and solar exposure enjoyed by 
adjacent buildings and open spaces. 

Applicant 
Response 

 

Multi-Family DPA Guideline 22.6.1 (b) 

Set buildings back from the property line at least 3 metres to provide enough space for gardens 
and shade trees in the front yard. Include a further step back above the fourth floor and consider 
an additional step back above the seventh floor. Tower  portions  of all buildings should be slim 
and be set back a minimum of 6 metres from the edge of the podium level to minimize view 
impacts and shading and to facilitate a minimum tower separation of 30 metres. 

Applicant 
Response 
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Multi-Family DPA Guideline 22.6.1 (c) 

Create visual interest and comfort for pedestrians along all elevations with architectural details. 
Incorporate windows, doors, bay windows, porches, setbacks, and vary colours, massing, and 
materials. Townhouse developments are encouraged to provide for individuality from site to site 
and unit to unit, and to vary the front set-back between units. Non-street facing elevations shall be 
treated with the same architectural details as  the  street facing elevations. 

Applicant 
Response 

 

Multi-Family DPA Guideline 22.6.1 (d) 

Ensure the main entrances of residential apartment buildings are level with the sidewalk to create a 
barrier free environment for aging in place. Townhouses may have elevated patios and entrances. 
Entrances shall be clearly identifiable, and weather protection with overhangs and awnings shall be 
provided over all entrances. Residential units on the ground floor should be  ground-oriented. 

Applicant 
Response 
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Multi-Family DPA Guideline 22.6.1 (e) 

Address all street edges on properties fronting multiple streets or public walkways. Orient 
buildings toward intersections or design independent frontages along both intersecting streets, 
and incorporate windows, doorways, landscaping, and architectural detailing along all street 
frontages and walkways. 

Applicant 
Response 

 

Multi-Family DPA Guideline 22.6.1 (f) 

Provide articulation to break up building mass and to establish a rhythm along the street front in 
commercial areas. Ground-level commercial spaces should reflect traditional patterns of diverse, 
small-scale retail with storefronts of approximately ten metres wide. Include no more than six 
contiguous units fronting a given street without incorporating architectural elements. 

Applicant 
Response 
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Multi-Family DPA Guideline 22.6.1 (g) 

Provide shared outdoor amenity spaces for residents in mixed-use and residential buildings. 
Shared roof decks with gardens are encouraged where appropriate. Incorporate dining and 
seating areas with outdoor cooking facilities, play areas for children, areas for air- drying laundry, 
communal vegetable gardens, and appropriate landscaping. 

Provide each residential unit with a private outdoor space where possible. Incorporating  green-
roofs to manage stormwater, reduce urban heat island effect, and contribute to biodiversity  is 
encouraged. 

Applicant 
Response 

 

Multi-Family DPA Guideline 22.6.1 (h) 

Follow passive solar design principles and orient and site buildings  to  maximize  views to the 
waterfront. 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. Alternatively, provide 
operable shading devices or window overhangs to control summer solar gain. Maximize passive 
ventilation and passive cooling through building orientation. 

Applicant 
Response 
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Multi-Family DPA Guideline 22.6.1 (i) 

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 

 

Multi-Family DPA Guideline 22.6.1 (j) 

Integrate commercial signage with the building and/or landscaping. Signage shall have a 
pedestrian scale and be coordinated throughout each development and compatible with signage 
on adjacent properties to establish a unified and attractive commercial area. The use of natural 
materials and projecting signs is encouraged. 

Applicant 
Response 
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Multi-Family DPA Guideline 22.6.1 (k) 

Blocks of side-by-side townhouses are limited to a maximum of eight contiguous units. Lot 
consolidation to allow for street-fronting townhouse developments are encouraged. 

Applicant 
Response 
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Section 22.6.2 – Public Realm and Landscape 

Multi-Family DPA Guideline 22.6.2 (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 

 

Multi-Family DPA Guideline 22.6.2 (b) 

Provide consistency with street trees, plant materials, street furniture, and other aspects of the 
public realm to create cohesive streetscapes. Incorporate public art in both the public and private 
realm that is reflective of the local landscape and heritage. 

Applicant 
Response 
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Multi-Family DPA Guideline 22.6.2 (c) 

Site buildings to create through-block walking connections. These will create opportunities for a 
variety of pedestrian-oriented activities and a finer-grained street grid. Special attention should be 
paid to establishing a linear park connection between the Town Centre and Centennial Park. 
Enhance these public spaces with public art and opportunities for programmed uses. 

Applicant 
Response 

 

Multi-Family DPA Guideline 22.6.2 (d) 

Use light coloured reflective paving materials such as white asphalt or concrete for paths, 
driveways, and parking areas to reduce heat absorption and urban heat island effect. Ensure all 
areas not covered by buildings, structures, roads, and parking areas are landscaped. Use 
landscaping to establish transitions from public, to semi-public, to private areas. 

Applicant 
Response 
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Multi-Family DPA Guideline 22.6.2 (e) 

Increase the quantity, density, and diversity  of trees planted. 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 safety principles. 

Applicant 
Response 

 

Multi-Family DPA Guideline 22.6.2 (f) 

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 
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Multi-Family DPA Guideline 22.6.1 (g) 

Incorporate Low Impact Development Techniques for stormwater management, where appropriate 
and in accordance with the City’s 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 

 

Multi-Family DPA Guideline 22.6.2 (h) 

Provide sufficient on-site illumination for pedestrian/vehicle safety and good exposure for retail 
uses. Light facades and highlight building entrances, and avoid “light spill” onto adjacent properties. 
The use of lighting systems that are powered by renewable energy, such as solar-power, are 
encouraged. 

Applicant 
Response 
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Section 22.6.3 – Parking and Functional Elements 

Multi-Family DPA Guideline 22.6.3 (a) 

Locate parkade entrances at the rear or side of buildings where possible and separate from 
pedestrian entrances. Vehicular access from North Bluff Road will only be considered when 
alternative access is not available. If a parkade entrance 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 the parkade entrance is encouraged. 
Access ramps must be designed with appropriate sight lines and incorporate security features. 

Applicant 
Response 

 

Multi-Family DPA Guideline 22.6.3 (b) 

Use a single internal vehicular access for townhouse developments where possible, with a shared 
parkade or individual garages. Provide landscaped areas between garages in townhouse 
developments that have multiple direct vehicular accesses from the street. 

Applicant 
Response 
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Multi-Family DPA Guideline 22.6.3 (c) 

Provide all off-street parking below grade or enclosed within a building, with the exception of some 
visitor parking spaces and short-term commercial parking spaces. Bicycle and scooter parking shall 
be provided for residents within parkades, with temporary bicycle parking available near building 
entrances. Ensure buildings are accessible from parkades for those with mobility impairments. 

Applicant 
Response 

 

Multi-Family DPA Guideline 22.6.3 (d) 

Provide sufficient space for garbage, recycling, and composting within parkades. These areas are to 
be located so that they are convenient for users and accessible for waste/recycling/ compost 
collection and removal. Loading areas must also be incorporated within buildings wherever possible. 

Applicant 
Response 
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Multi-Family DPA Guideline 22.6.3 (e) 

Locate mechanical equipment to minimize exposure to the street and nearby buildings. Screening of 
rooftop mechanical equipment must be integrated into the overall architectural form of the building, 
and be designed to dampen noise where required. 

Applicant 
Response 
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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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4. ADOPTION OF MINUTES 
It was MOVED and SECONDED 

 

THAT the Advisory Design Panel adopts the minutes from the July 7, 2019 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. 
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P. Rust – garage built with hydraulics set into the bunker to raise and lower the garage enough  so that 

it would not encroach on the height limit and allow for SUV’s to be stored. 

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

 

It was MOVED and SECONDED 

  

THAT the Advisory Design Panel recommends that the application for the development proposal 

at 14947 Buena Vista Avenue be referred to Council once the applicant has had an opportunity 

to consider the comments pertaining to: 

 

1) Providing a broader mix of plantings and surface treatments (e.g., patios) as shown in the 

Landscape Plan, and that plantings are satisfactory to the City Arborist; 

2) Implementing a tiered southern retaining wall so that the structure does not overwhelm the 

pedestrian realm along the sidewalk of Buena Vista Avenue; 

3) Efforts to mitigate solar gain (e.g., overhangs, eyebrows, etc.) and passive cooling options 

along the south facing elevation of the dwellings; 

4) The intended use and function of the “bunker” and the compliance of the space with the 

applicable provisions of the Zoning Bylaw; and 

5) The requested height variance and efforts to alter the design such that a variance is no longer 

required; in the event that the applicant proceeds with the variance, that staff identify to 

Council the efforts taken by the applicant to address this constraint. 

 

CARRIED 

 

5.2. Application 2: 1485 Fir Street  

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

DP Area.   

 

R. Billard (Project Architect) – walked through the application – the various iterations of the design, 

efforts to address comments from City staff, mitigate traffic and access issues, program and locate 

amenity spaces, and step back the massing of the building. Mr. Billard also walked through materials 

as proposed in the design, the context of development within two blocks of the subject property, the 

composition of units (by # bedrooms), and efforts to support bicycle and transit use.   

 

S. Heller (Landscape Architect) – parkade notched to accommodate the retention of trees, street trees 

will be replaced along Fir Street (depending on what happens with overhead power lines); overview 

of access to building, treatment of spaces to delineate public and private spaces, surface material 

treatment. 

 

J. Muego – excited to see the front entrance (6 steps w/ accessible ramp) – not shown on the 

renderings. R. Billard – pointed to the access (ramp) versus stairs shared along Russell Avenue.  

R. Dhall requested to see Main Floor plan – requested confirmation of parkade access – wanted 

confirmation of the planters to be used and whether or not they are acceptable to the City. S. Heller 

confirmed that they have done similar plantings on other projects in the City. R. Dhall requested 

confirmation of whether fencing would be used to enclose the parkette. R. Billard noted they want to 

keep the space open so it reads as part of the community. 
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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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 Rooftop to be designed to mitigate solar gain; 

 Electrical charging – sufficient rough-in for future expansion 

 Two accessible parking spots not sufficient – more should be made accessible 

 

N. Waissbluth – main comment pertains to the landscaping in the amenity / courtyard space – concern 

that the play space may not be used – needs to be more purposefully activated without the use of “pre-

builts”. R. Billard – wanting to re-evaluate the design of the space to ensure it is more accessible and 

more purposefully used as intended. 

 

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

 

It was MOVED and SECONDED 

THAT the Advisory Design Panel recommends that the application for the development proposal at 

1485 Fir Street be referred to Council once the applicant has had an opportunity to consider the 

comments pertaining to: 

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

amount of stormwater going to the storm system; 

2) Rooftop to be designed to reduce solar gain; 

3) Efforts to increase the number of electrical charging stations  

4) Efforts to increase the number of accessible parking spaces 

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

 

CARRIED 

 

6. CONCLUSION OF THE MEETING 

 

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

 

  

 

 

___________________________________ ___________________________________ 

Karen Hammersley Greg Newman 

Chairperson, Advisory Design Panel ADP, Committee Secretary 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK
 CORPORATE REPORT 

DATE: May 10, 2021 

TO: Land Use Planning Committee 

FROM: Carl Isaak, Director, Planning and Development Services 

SUBJECT: Revised Zoning Amendment Bylaw No. 2363 for 1485 Fir Street 

______________________________________________________________________________ 

RECOMMENDATION 

THAT the Land Use and Planning Committee receive the May 10, 2021, corporate report from 
the Director, Planning and Development Services. titled “Revised Zoning Amendment Bylaw No 
2363 for 1485 Fir Street.” 
______________________________________________________________________________ 

EXECUTIVE SUMMARY 

The Applicant for a zoning amendment for a six-storey rental apartment proposal at 1485 Fir 

Street, for which third reading of the bylaw was defeated on January 25, 2021, has modified their 

proposal, and requested that Council reconsider an amended proposal. On April 26, 2021, 

Council approved reconsidering this proposal, and rescinded second reading of the bylaw.  

The Applicant’s initial modification to their proposal was to offer an additional 10% of the units 

in the 80 unit rental building as secured for a period of ten (10) years with rents controlled to 

10% less than the market rent for an equivalent unit in the new building. As a new building, 

these rents will likely be higher than the average rents across all purpose-built rental units in 

White Rock, which are currently $1,091 per month for a one bedroom and $1,422 for a two 

bedroom. 

Following consideration of the Housing Advisory Committee’s recommended approach to 

defining affordable rental housing in White Rock, which references the average rent for purpose-

built rental units in White Rock (consisting primarily of apartments constructed in the 1960s and 

1970s being less than market rent for a newly constructed unit), the Applicant offered to restrict 

the rents for the additional units to the average market rent in White Rock, and reducing the 

offered number of additional rent controlled units from ten (10%) to five (5%). 

The Applicant has also provided clarification for the returning tenant households that the 

maximum initial rent for a two-bedroom unit would be $2,000 and for a one-bedroom home it 

would be $1,500. This would exclude utilities, insurance, and parking. These rents (at 20% 

below anticipated market rent for a similar unit) would be further reduced for returning tenants 

depending on the length of their tenancy (up to 30% below market rent), in accordance with 

Tenant Relocation Policy 514. If current tenants decide not to return to the new building, the rent 

for these replacement units would be capped at 10% below the market rent for a similar unit. 
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Bylaw No. 2363 is included, as amended, in the Bylaws section of the Regular Council agenda 

for May 10, 2021. Council may consider given the bylaw second reading and directing staff to 

hold a new Public Hearing. 

PREVIOUS COUNCIL DIRECTION 

Motion # & 

Meeting Date  

Motion Details 

LUPC July 8, 2019 

2019-LU/P-022 

 

 

 

 

THAT the Land Use and Planning Committee: 

1. Receives for information the corporate report dated July 8, 2019 

from the Director of Planning and Development Services, titled 

“Initial OCP Amendment Application Report- 1485 Fir Street (19-

009 OCP/ZON/MJP);” and 

2. Recommends that Council refuse the OCP amendment 

application, and direct staff to work with the applicant on a revised 

rezoning and Major Development Permit application, for a secured 

rental housing development that includes a reduced FAR (2. 8 gross 

floor area ratio consistent with the OCP) and amended building and 

site design. 

LUPC September 30, 2019 

2019-LU/P-025 

 

 

 

 

2019-LU/P-026 

THAT the Land Use and Planning Committee refers the report back 

to staff for a revision that permits existing tenants to return to the 

building after construction at the same rent they are currently 

paying, subject to the per annum increases permitted by the 

province; and  

THAT the proposed Community Amenity Contributions (CACs) be 

reduced further in recognition for current tenants being able to keep 

their current rent amounts.  

THAT the Land Use and Planning Committee receives for 

information the corporate report dated September 30, 2019 from the 

Director of Planning and Development Services, titled “Information 

Report Update and Revised Tenant Relocation Plan – 1485 Fir 

Street (ZON/MJP 19-009)”.  

October 19, 2020 

2020-527 

THAT Council give first and second readings to “White Rock 

Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 -1485 Fir 

Street) Bylaw, 2020, No. 2363 as presented, and direct staff to 

schedule the required Public Hearing;  

THAT Council direct staff to resolve the following issues prior to 

final adoption, if Bylaw No. 2363 is given third reading after the 

Public Hearing; 

a. Ensure that all engineering requirements and issues, including 

dedication of a 5.0 metre by 5.0 metre corner cut on the corner 

of the site at Fir Street and Russell Avenue, intersection 

improvements including ‘watch for pedestrian’ signage as well 

as tactile paving on the northwest and northeast corners of 

George Lane and Thrift Avenue, and completion of a servicing 
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agreement, are addressed to the satisfaction of the Director of 

Engineering and Municipal Operations;  

b. Finalization of the Tenant Relocation Plan and adoption of a 

Housing Agreement Bylaw; and  

c. Consolidation of the existing three lots and demolition of the 

existing residential building; and 

THAT, pending adoption of “White Rock Zoning Bylaw, 2012, No. 

2000, Amendment (CD-64 – 1485 Fir Street) Bylaw, 2020, No. 

2363,” Council consider issuance of Development Permit No. 432 

for 1485 Fir Street. 

January 11, 2021 

2021-011 

THAT Council direct staff to define affordable housing. 

January 25, 2021 

2021-42 

THAT Council give third reading to “White Rock Zoning Bylaw 

2012, No. 2000, Amendment (CD-64 – 1485 Fir Street) Bylaw, 

2020, No. 2363”.  

[DEFEATED – Councillors Johanson, Kristjanson, Manning and 

Trevelyan voted in the negative]. 

LUPC March 29, 2021 

2021-LU/P-038 

THAT the Land Use and Planning Committee endorse in relation to 

Town Centre Transition area Option C as noted in the March 8, 

2021 corporate report, with an amendment noting four (4) to six (6) 

stories where it is defined that along North Bluff on the east or west 

side permit six (6) stories; and 

For the remaining sites it be noted as four (4) stories to six (6) 

stories with a notation that proposals over four (4) stores would be 

considered when there is an affordable housing component. 

April 26, 2021 

[draft resolution] 

THAT Council endorses reconsideration of the item "White Rock 

Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 - 1485 Fir 

Street)" that was defeated at third reading at the January 25, 2021 

Regular Council meeting. 

THAT Council rescinds second reading for Bylaw 2363 "White 

Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 - 1485 

Fir Street)." 

INTRODUCTION/BACKGROUND 

The purpose of this report is to provide context for the reconsideration of a zoning amendment 

bylaw proposed for 1485 Fir Street. 

The previous proposal denied at third reading would have required that of the 80 new rental 

homes building, 25 of the units would be reserved for existing tenants at rates between 21-30% 

below what the market rent would be for an equivalent unit. If an existing tenant household did 

not return to the building, that unit would be offered at 10% below the market rent. Tenants 

would also be given compensation in accordance with the City’s Tenant Relocation Policy 514. 
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Reconsideration of Motion 

This Application and zoning amendment bylaw were requested to be placed on the April 26, 

2021 Council Agenda by Councillors Anthony Manning and Christopher Trevelyan and 

reconsidered. As noted in the “Previous Council Direction” section above, the motions to 

reconsider the project and rescind second reading of the bylaw were carried, with Councillors 

Scott Kristjanson and Erika Johanson voting in the negative. 

OCP Review and Building Height / Affordable Housing  

On March 29, 2021, the Land Use and Planning Committee, after considering the results of the 

Official Community Plan (OCP) Review Survey for Building Heights outside the Town Centre, 

directed that staff prepare an amendment to the OCP that would limit the building heights in the 

Town Centre Transition land use designation/area, where 1485 Fir Street is located, to four 

storeys, with up to six storeys only being considered where the proposal includes an affordable 

housing component.  

On April 28, 2021, the Housing Advisory Committee reviewed a report from staff on potential 

affordable housing definitions for White Rock. The approach proposed by staff for “affordable 

rental housing” was to target maximum rent levels that would not exceed 30% of the gross 

income for households in the low income bracket (e.g. household with gross household income 

of 50 to 80 percent of the median household income of the municipality; in 2016, gross income 

of between $31,173 and $49,875). Households in this income bracket and below comprise 

approximately 40% of all White Rock households, and 57% of renter households, and it is 

unlikely that the private market would be able to expand the supply of new homes, rental or 

ownership, that are affordable to this income bracket without some form of incentives. These 

maximum rents allowed to be considered “affordable rental housing” would be benchmarked 

against the average rents for purpose-built rental buildings in White Rock (reported on an annual 

basis by CMHC) and set at 20% below the average rent. The Housing Advisory Committee 

recommendations on affordable housing definitions have not yet been considered by Council. 

With incorporating the proposed definitions for affordable housing into the OCP, as it relates to 

the bonus height/density (up to six storeys) in the Town Centre Transition area for projects that 

include an affordable housing component, staff anticipate proposing multiple options for a 

project to demonstrate affordability and qualification for additional density, such as: 

 A strata building must secure 20% of the units as “affordable rental housing” (as 

defined in White Rock);  

 A rental project must secure 10% of units as “affordable rental housing” (as defined in 

White Rock), where they do not have to also provide units at below market rates for 

returning tenants, per the Tenant Relocation Policy; 

 A rental project with existing tenants returning (e.g. 1485 Fir Street), that 5% of the 

units would be rented for 10 years at the current average rent in the community; or 

 A project owned and operated by BC Housing or Metro Vancouver Housing 

Corporation that has its own definitions/proportions of affordability (as these change 

based on senior government priorities) may also be considered for the additional height 

and density without requiring an OCP amendment (noting it would still go through a 

rezoning process). 

In addition to the references in the OCP to “affordable housing,” staff intend to bring forward 

updates to Density Bonus / Community Amenity Contribution Policy 511 to incorporate the new 

definitions for affordable housing as they relate to reductions in amenity contribution 

expectations for projects that include affordable housing.  
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Applicant’s Revised Proposal – Additional Units 

The Applicant’s initial modification to their proposal was to offer an additional 10% of the units 

in the 80 unit rental building as being secured for a period of 10 years with rents controlled to 

being 10% less than the rent for an equivalent unit in the new building.  

Following consideration of the Housing Advisory Committee’s recommended approach to 

defining affordable rental housing in White Rock, which references the average rent for purpose-

built rental units in White Rock (which consists primarily of apartments constructed in the 1960s 

and 1970s, and would be less than market rent for a newly constructed unit), the Applicant has 

since offered to restrict the rents for the additional units to the average rents in White Rock, and 

reduce the number of additional rent controlled units from ten (10%) to Five (5%), given the 

lower rents that would be applied for these units. 

Current (2020) average rent in purpose built rental buildings in White Rock for a one bedroom 

apartment is $1,091 per month, and average rent for a two bedroom unit is $1,422.  

While providing units at the average rent is not as deep a discount to market rents as 20% below 

the average rent recommended by the Housing Advisory Committee as the definition of 

“affordable rental housing,” it is notable that the Application was originally submitted two years 

ago when these recommended policies did not yet exist. 

Clarification of Rents for Returning Tenants 

The Applicant has provided clarification for the returning tenant households that the maximum 

initial rent for a two-bedroom unit would be $2,000 and for a one-bedroom home it would be 

$1,500. This would exclude utilities, insurance, and parking. These rents (at 20% below 

anticipated market rent) would be further reduced for returning tenants depending on the length 

of their tenancy (up to 30% below market rent for tenancies 10 years and longer), in accordance 

with Tenant Relocation Policy 514. 

Revised Bylaw No. 2363 

Based on the Applicant’s revised proposal, the Bylaw No. 2363 is included on the Regular 

Council agenda with the following change to the density section (changes in bold for additional 

emphasis): 

4.  Maximum Increased Density: 

Despite section 7.64.3, the reference to the maximum gross floor area of “1.5 times the 

lot area” is increased to a higher density of a maximum of 5,700 m2 (61,356.85 ft2) of 

gross floor area (2.8 FAR; or gross floor area ratio) and 80 apartment dwelling units 

where a housing agreement has been entered into and filed with the Land Title Office to 

secure eighty (80) dwelling units as rental tenure for the life of the building, with four 

(4) of these dwelling units being secured for a period of 10 years as having 

maximum rents set at the average rent for a private apartment in White Rock as 

indicated by the most current rental market report from Canada Mortgage and 

Housing Corporation. 

There are no proposed changes to the form of the building, which remains a six storey building 

with underground parkade access off the lane and a main pedestrian entrance off Russell 

Avenue. The building drawings are included in the corporate report attached as Appendix A. 

FINANCIAL IMPLICATIONS 

The previous corporate report dated October 19, 2020 includes discussion of financial 

implications. Development cost charges will apply to the redevelopment.  
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In accordance with current Council Policy 511: ‘Density Bonus / Amenity Contribution’, up to 

50% of an applicable amenity contribution may be waived when housing is be provided to 

displaced tenants in accordance with the Tenant Relocation Policy (i.e. compensation being 

provided to tenants and reduced rents are available), and where the initial rents for rental 

replacement units where the tenants are not returning are 10% below market and available for the 

general public. The remaining 50% of an applicable amenity contribution can be waived where 

the building includes secured market rental floor space, which would total 100%. 

LEGAL IMPLICATIONS 

If the bylaw receives third reading after a new public hearing, a Housing Agreement Bylaw 

would be prepared for Council’s consideration, based on the applicable provisions in Council 

Policy 511: Density Bonus / Amenity Contribution and Council Policy 514: Tenant Relocation, 

as directed by Council. A draft of this Housing Agreement Bylaw would be made available as 

part of the materials available prior to the Public Hearing. 

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS 

This Application has previously received a Public Information Meeting, and a Public Hearing for 

the earlier version of the Application. If Council provides a new second reading to the revised 

zoning amendment bylaw, the public will have an opportunity to comment again on this 

Application via a Public Hearing. 

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS 

The Rezoning and Major Development 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 ‘Town Centre Transition’ designation, 

thereby lessening the demand for outward sprawl otherwise necessary to accommodate 

growth. The Applicant has also proposed several initiatives to address climate change, which 

include the following:  

 Water, electric and gas will be individually metered to increase self-imposed 

conservation. 

 Landscaping includes a variety of permeable surface areas and decreases consumption 

of irrigation water through use of native, drought resistant planting. 

 Lighting and plumbing fixtures to be energy/water efficient as well as the provision of 

Energy Star® rated appliances.  

 High efficiency windows and doors with effective blinds will be preinstalled. 

 Materials used in construction or finishing such as cabinets and floors will be made 

from renewable resources and sourced locally where possible.  

 Flooring, paint, and other finishes will be non-toxic with low volatile organic 

compounds (VOCs). 
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ALIGNMENT WITH STRATEGIC PRIORITIES 

The “Our Community” theme in Council’s Strategic Priorities includes the objective to “Guide 

land use decisions of Council to reflect the vision of the community” and projects under this 

objective include both the OCP Review (with Building Heights outside the Town Centre), and 

work on Affordable Housing / Housing Needs Report.  

The proposed six storey rental project with some below market units, including the Applicant’s 

revised proposal of an additional four units capped at average rents for 10 years, offers an 

opportunity to hear from the public through a Public Hearing and evaluate how the building’s 

design and affordability reflect the vision of the community. 

OPTIONS / RISKS / ALTERNATIVES 

This corporate report is provided for the Land Use and Planning Committee’s information. In the 

Bylaws section of the Regular Council agenda, Council may consider the following options: 

1. Give second reading to “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 – 

1485 Fir Street), 2020, No. 2363”, as amended, and direct staff to schedule a Public Hearing; 

2. Reject “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 – 1485 Fir Street), 

2020, No. 2363” and Development Permit No. 432; or 

3. Defer consideration of “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 – 

1485 Fir Street), 2020, No. 2363” and Development Permit No. 432, pending completion of 

the Official Community Plan amendments to the Town Centre Transition area height and 

density, including policies defining the affordable housing components required to obtain 

additional height and density in this land use designation.   

CONCLUSION 

On April 26, 2021, Council reconsidered a proposal for a zoning amendment for a six-storey 

rental apartment building at 1485 Fir Street and rescinded the second reading previously given to 

the zoning amendment bylaw.  

The Applicant has now offered to cap the rent for four units (5% of the 80 units in the building) 

at the average rent in White Rock, as determined by the latest rental market report from Canada 

Mortgage and Housing Corporation, which would be below the rent that could be charged for a 

new unit. The rents for these four units would be restricted for a minimum period of 10 years. 

These four units are in addition to the entire 80 units being secured as rental for its lifetime, and 

25 of the units being made available for returning tenants with rents at a below market rate in 

accordance with Tenant Relocation Policy No. 514. 

The revised Zoning Amendment Bylaw has been placed on the Regular Council agenda and this 

report is provided for the Land Use and Planning Committee’s agenda for information and an 

opportunity to discuss. 

Respectfully submitted, 

 

 
Carl Isaak 

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

This corporate report is provided for information purposes.  

 

 
 

Guillermo Ferrero 

Chief Administrative Officer 

 

Appendix A:  Corporate report dated October 19, 2020 titled “Rezoning and Major 

Development Permit Application – 1485 Fir Street” 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK
     CORPORATE REPORT 

DATE: October 19, 2020 

TO: Land Use and Planning Committee 

FROM: Carl Isaak, Director, Planning and Development Services 

SUBJECT: Rezoning and Major Development Permit Application – 1485 Fir Street 

(ZON/MJP 19-009) 

RECOMMENDATIONS 

THAT the Land Use and Planning Committee recommends: 

1. That Council give first and second readings to “White Rock Zoning Bylaw, 2012, No. 2000,

Amendment (CD-64 -1485 Fir Street) Bylaw, 2020, No. 2363 as presented, and direct staff to

schedule the required Public Hearing;

2. That Council direct staff to resolve the following issues prior to final adoption, if Bylaw No.

2363 is given Third Reading after the Public Hearing:

a) Ensure that all engineering requirements and issues, including dedication of a 5.0 metre by

5.0 metre corner cut on the corner of the site at Fir Street and Russell Avenue, intersection

improvements including ‘watch for pedestrian’ signage as well as tactile paving on the

northwest and northeast corners of George Lane and Thrift Avenue, and completion of a

servicing agreement, are addressed to the satisfaction of the Director of Engineering and

Municipal Operations;

b) A Tenant Relocation Plan and adoption of a Housing Agreement Bylaw are finalized; and

c) The consolidation of existing three lots and the demolition of the existing residential

building occurs; and

3. That, pending adoption of “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-64

– 1485 Fir Street) Bylaw, 2020, No. 2363,” Council consider issuance of Development

Permit No. 432 for 1485 Fir Street.

EXECUTIVE SUMMARY 

The Land Use and Planning Committee (LUPC) received a corporate report dated July 8, 2019 

from the Director of Planning and Development Services, titled “Initial OCP Amendment 

Application Report – 1485 Fir Street (19-009 OCP/ZON/MJP).” The application at the time 

required an increase in gross floor area ratio (or ‘FAR’) density above what was permitted in the 

Official Community Plan (OCP) which would have required an OCP amendment and did not 

provide the number of three-bedroom units (10%) required in the OCP.  

Council subsequently directed staff to work with the applicant on a revised application that did 

not require an OCP amendment. There was also discussion at the LUPC meeting regarding the 

adequacy of the applicant’s Tenant Relocation Plan. A subsequent report dated September 30, 
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2019 from the Director of Planning and Development Services, titled “Information Report 

Update and Revised Tenant Relocation Plan – 1485 Fir Street (ZON/MJP 19-009)” was prepared  

and provided a brief update including the applicant’s enhanced Tenant Relocation Plan and an 

overview of the changes to the form of the development which was revised to not require an 

OCP amendment and proceeded as a rezoning and major development permit application.   

A separate corporate report on proposed revisions to Council Policy 511: Density Bonus / 

Amenity Contribution and Council Policy 514: Tenant Relocation Policy, is included earlier in 

the Land Use and Planning Committee agenda and would have an impact on this development 

application. 

The application has been further revised to incorporate changes that follow the endorsement 

from the Governance and Legislation Committee to the Tenant Relocation Plan, discussed in the 

sections below. The proposal for 1485 Fir Street now presents a six-storey, 80-unit building, for 

which all units would be rental units. The rezoning, if approved, would create a Comprehensive 

Development (CD) zone largely designed to implement the height and density allowed within the 

Official Community Plan. A major development permit for form and character, energy and water 

conservation and the reduction of greenhouse gases is also required. Location and ortho photo 

maps of the subject property are attached as Appendix C.  

PREVIOUS COUNCIL DIRECTION 

Resolution # and Date  Resolution Details 

LUPC July 8, 2019 

2019-LU/P-022 

 

 

 

 

THAT the Land Use and Planning Committee: 

1. Receives for information the corporate report dated July 8, 

2019 from the Director of Planning and Development Services, 

titled "Initial OCP Amendment Application Report- 1485 Fir 

Street (19-009 OCP/ZON/MJP);" and 

2. Recommends that Council refuse the OCP amendment 

application, and direct staff to work with the applicant on a 

revised rezoning and Major Development Permit application, for 

a secured rental housing development that includes a reduced 

FAR (2. 8 gross floor area ratio consistent with the OCP), and 

amended building and site design. 

LUPC September 30, 2019 

2019-LU/P-025 

 

 

 

 

2019-LU/P-026 

THAT the Land Use and Planning Committee refers the report 

back to staff for a revision that permits existing tenants to return 

to the building after construction at the same rent they are 

currently paying, subject to the per annum increases permitted 

by the province; and  

THAT the proposed Community Amenity Contributions (CACs) 

be reduced further in recognition for current tenants being able 

to keep their current rent amounts.  

THAT the Land Use and Planning Committee receives for 

information the corporate report dated September 30, 2019 from 

the Director of Planning and Development Services, titled 

“Information Report Update and Revised Tenant Relocation 

Plan – 1485 Fir Street (ZON/MJP 19-009).”  
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INTRODUCTION/BACKGROUND 

White Rock Official Community Plan 2017, No. 2220 (OCP) designates the subject property as 

‘Town Centre Transition’, characterized by residential uses that provide a gradual height 

transition between the Town Centre area and surrounding lower density single-family 

neighbourhoods. Building heights in the Town Centre Transition area are encouraged to develop 

within the range presented in Figure 10 of the OCP. For the subject site, this is shown as a 

continuum between 18 storeys at North Bluff Road and 6 storeys at Thrift Avenue, suggesting 

that between ~6-10 storeys would be a supportable transitionary height at this location. 

Under OCP Policy 8.2.3, properties in the Town Centre Transition area including 1485 Fir 

Street, are identified as being eligible for additional density (up to 40% above the base density) 

where at least half this additional floor area is dedicated to and secured as residential rental units. 

The base density for this property is 2.0 FAR, therefore the total maximum density permitted, 

including the rental bonus density, is 2.8 FAR, of which 0.4 FAR would need to be comprised of 

rental units. There is no additional bonus available for projects that consist entirely of rental 

units. Policy 11.2.1(f) requires that a minimum one-to-one replacement of existing rental units be 

provided when an existing rental building is proposed for redevelopment, with an average unit 

size of the replacement units at least 80% of the units being replaced. The proposal for 1485 Fir 

Street would consist of a six-storey, 80-unit building, for which all units would be rental units; 

the size and number of units is sufficient to satisfy the replacement requirements of the OCP.  

The development is subject to a Major Development Permit being within the ‘Multi-Family’ 

Development Permit Area (DPA). The DPA Guidelines, outlined in Section 22.6 of the OCP 

have been applied to the proposal to ensure the form and character of the development fits within 

the established character of the neighbourhood. The project has been reviewed by City staff and 

the City’s Advisory Design Panel. Staff believe the rezoning to be consistent with the applicable 

policies of the OCP and the City’s Multi-Family DPA Guidelines. The following sections give 

greater merit to the factors considered in evaluating this proposal. 

ANALYSIS 

Current Zoning and Land Use Context  

The subject property is located at 1485 Fir Street, on the corner of Fir Street and Russell Avenue 

(see Appendix C for Location Map and Ortho Photo). The property is occupied by a 25-unit 

rental apartment building (“The Firs;” building address of 1475 Fir Street) which was 

constructed in 1965. The existing building is located on three separate parcels and straddles the 

shared property lines. The subject properties are currently zoned ‘RM-2 Medium Density Multi-

Unit Residential Zone’, which permits townhouse or apartment complexes with a 10.7 metre 

(35.1 feet) maximum height. 

The subject site is surrounded by a mix of commercial, institutional and residential uses. To the 

west across a lane is St. John’s Presbyterian Church and Daycare Centre, to the north across 

Russell Avenue is a three storey office building (Russell Professional Building), and to the south 

and east are existing multi-unit residential buildings (one storey building on the east side of Fir 

Street, and three storey buildings to the south).   

Previous Design Proposals  

The initial report titled "Initial OCP Amendment Application Report- 1485 Fir Street (19-009 

OCP/ZON/MJP);" on July 8, 2019 to the Land Use and Planning Committee (see Appendix D) 

included an overview of a new development application submitted on May 9, 2019, for a 

proposed development with a total of 84 rental residential units in a six (6) storey building. The 

proposed density for the apartment site exceeded the OCP maximum density by 0.53 FAR (3.23 
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FAR proposed; 2.8 FAR allowed). Council subsequently directed staff to work with the applicant 

on a revised application that did not require an OCP amendment (i.e. that did not exceed the 

maximum density in the OCP). 

Following Council’s direction, the applicant submitted drawings for the rezoning and 

development permit application on August 15, 2019. An additional report on September 30, 2019 

confirmed that the new proposal did not exceed the maximum density allowed in the OCP and 

therefore did not require an OCP amendment. The major changes that were proposed included: 

• Reducing the amount of floor area density and increasing the number of three-bedroom 

units so that an OCP amendment is no longer necessary; 

• Building massing was addressed by recessing the fifth and sixth storeys of the building 

to reduce the total floor area and the visual impact of the building height; 

• Lot coverage was decreased to below 50%; 

• Balconies were added to the homes along Fir Street; and 

• The outdoor play area was relocated to the front of the building along Fir Street instead 

of in the rear along George Lane.  

Table 1 below provides a summary of changes to the site statistics from the two previous 

proposals, in comparison to the current proposal. Design changes that have occurred following 

receipt of the last information report will be discussed in the sections that follow. Of note, there 

have been no changes to the number of units or building height and only minor reductions to lot 

coverage and floor area. Parking has been further reduced to 108 spaces, representing a 10% 

reduction to the required 120 spaces.  

Table 1: Comparison of Original Development Proposal Statistics, Second Revised Proposal, and Current Proposal 

 Original Proposal 

(May 9, 2019) 

Revised Proposal 

(August 15, 2019) 

Current Proposal 

(October 19, 2020) 

Number of Units 84 (all secured rental) 80 (all secured rental) 80 (all secured rental) 

Gross Floor Area 6,586.9 m2  

(70,900.4 ft2) 

5,706.7 m2 

 (61,426.8 ft2) 

5,700 m2  

(61,356.85 ft2) 

Floor Area Ratio (Gross) 3.23 2.8 2.8 

Lot Coverage 56% 49.9% 48.7% 

Height (to top of roof) Six storeys  

(18.9 metres) 

Six storeys  

(18.9 metres) 

Six storeys 

(18.9 metres) 

Parking Spaces 115 (1.37 per unit) 112 (1.4 per unit) 108 (1.35 per unit) 

Current Proposal 

The current development proposal would include a total of 80 units within a six-storey 

residential rental building. Unit sizes proposed range between 420 ft2 – 520 ft2 for a studio, 540 

ft2 – 625 ft2 for a one-bedroom, 680 ft2 – 990 ft2 for a two-bedroom, and 980 ft2 – 1010 ft2 for a 

three-bedroom unit. It is important to note that the proposal now conforms to various elements of 

the OCP’s “Family-Friendly” housing policies, with 40 percent of the units containing either two 

or three bedrooms (32 units) and 12.5 percent of the units having three bedrooms (10 units).  

Much of the design reflects the proposal in the information report presented to the LUPC from 

September 30, 2019 included as Appendix E. The major changes reflected in the current proposal 

pertain to the location of the parkade access which has been relocated to the middle of the site 

along George Lane, and a slight change in the configuration of the loading bay (see Figure 1). 

Access through an internal corridor has also been provided from the loading bay to the main 

elevator, so residents who are moving can easily access the building. A revision in the type of 
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play structure proposed in the communal courtyard area has also been accommodated in order to 

provide a more naturalized feel to the space with a ‘tree house’ structure instead of a more 

traditional playset; this latter revision stems from the feedback of the Advisory Design Panel. 

The revised parkade access location accommodates more green space on the south end of the site 

to provide a buffer between the proposed development and the existing property to the south.  

Figure 1: Site Plan Comparison between September 30, 2019 version and Current Proposal 

Page 53 of 524Page 127 of 147



Rezoning and Major Development Permit –1485 Fir Street (ZON/MJP 19-009) 

Page No. 6 

 

Public Information Meeting and Public Feedback 

The applicant (Billard Architecture) held a public information meeting (PIM) on December 12, 

2019, at ThirdSpace Community Café, Unit 1 - 1381 George Street) from 5:30 p.m. - 7:00 p.m. 

Approximately five-hundred and fifty (550) 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 F to this report includes 

the PIM sign-in sheet, completed comment forms, and PIM summary submitted by the applicant. 

There was a total of 25 paper feedback forms submitted and 11 emails written to staff pertaining 

to the proposal. A total of 19 of the respondents were in favor of the application, 12 were in 

opposition of the proposal, and 2 were undecided about the proposal. 

Support for the proposal was outlined through comments relating to: 

• The rental aspect of the project;  

• Elevators in the proposed building helping tenants/visitors to overcome mobility issues; 

• Financial issues with maintaining the existing building and requirement for higher 

density on the site in order to meet the costs of owning the building; and 

• The benefit that a new building and amenity space would provide to existing and new 

tenants as well as the surrounding neighbourhood considering the existing building is 60 

years old.  

Major concerns that were brought up during the meeting included the following:  

• Compromised views for existing residents with the increase in building height;  

• Several comments related to the increase in traffic congestion related to the proposed 

development and how City infrastructure will handle this;  

• Not enough greenspace proposed on the site; 

• Concerns with the proposed architectural style of the building;  

• Concern expressed by existing building residents about the loss of their homes;  

• Rental rates being too high to afford; and  

• Many of the existing tenants being elderly and it being difficult for them to find 

alternative housing at an affordable rate.  

Planning Review 

As noted, the original proposal has undergone a series of revisions to address early concerns 

expressed by Council as well as feedback received through the PIM. The design has also been 

modified in response to technical issues identified by City staff and feedback received from the 

City’s Advisory Design Panel (ADP). The project is now consistent with the OCP’s Town 

Centre Transition policies. These policies contemplate development in the form of multi-unit 

residential buildings transitioning in height from 18 storeys at North Bluff Road down to six (6) 

storeys at Thrift Avenue. The following sections describe details of the proposal and key land 

use planning considerations made in preparing the staff recommendation outlined in this report. 

The proposed multifamily building is rectangular in shape and is situated in the middle of the 

subject site. Building setbacks are greatest along Russell Avenue (north) and the residential lands 

to the south, being approximately 5 metres (16 feet) in width. Setbacks along Fir Street (east) and 

George Lane (west) are slightly less at approximately 3 metres (10 feet) in width. The lands 

within the yard setbacks are to be programmed with a mixture of trees and shrubs to ensure 
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adequate privacy and screening for neighbouring residents, and to help create a pleasant interface 

between the building and pedestrian realm / streetscape. 

Since the original submission, the massing of the building has been stepped back on the fifth and 

sixth levels to reduce the impact of the structure as experienced at the ground level (i.e., opening 

up pedestrian views to the sky) while also reducing the impact of shadows on abutting properties. 

Further, the project has been enhanced with the creation of an outdoor amenity space on the east 

portion of the site, formerly situated off the laneway along the western side of the property. This 

amenity space offers an open, publicly-visible, play area for young children and a space for 

residents to enjoy the outdoors; this design enhancement is becoming increasingly important in 

light of the on-going COVID-19 pandemic and efforts to support social distancing while 

enabling access to private open-air green spaces. Finally, access to the parkade, space for 

loading, and a space for garbage and recycling pick-up, has been situated off of George Lane, 

being the western limit of the property. This design helps lessen breaks in the pedestrian realm 

(sidewalk) while helping to “hide” the operational needs of the project.  

Table 2 below provides a comparison of the existing and proposed zoning standards tied to the 

property and project. As noted, the CD Zone is largely intended to implement the height and 

density permissions contemplated in the OCP.  

Table 2: Existing Zoning Provisions versus Proposed Zoning 

Existing Zoning Provisions: 

RM-2 Medium Density Multi-Unit Residential 

Proposed Zoning Provisions: 

CD 64 - Comprehensive Development Zone 

Permitted Uses Permitted Uses 

Townhouse or apartment complexes with densities 

not exceeding 50 units per acre 

Multi-unit residential use with accessory home 

occupation use 

Number of Dwelling Units Number of Dwelling Units 

25 units (50 units / 0.4 hectares) 

Existing Lot Area: 2,036 m2 

80 dwelling units (10 three-bedroom units, 22 two-
bedroom units, 41 one-bedroom units, and 7 studio 

units) 

Minimum Lot Requirements Lot Dimensions 

Lot Width: 18.0 m (59.04 ft) 

Lot Depth: 30.5 m (100.4 ft) 

Lot Area: 742.0 m² (7,986.82 ft²) 

Lot Width: 34.48 m (113.12 ft) 

Lot Depth (averaged): 59.04 m (193.69 ft) 

Lot Area: 2,036 m² (21,917 ft²) 

Lot Coverage  Lot Coverage 

45% 

 916 m2 (9,962.9 ft2) 

48.7%  

991 m2 (10,667 ft2) 

Gross Floor Area Gross Floor Area 

1.1 times the lot area 

2,240 m2 (24,109 ft2) 

2.8 times the lot area 

5,700 m2 (61,357 ft2) 

Building Height Building Height 

10.7 m (35.1 ft) for principal buildings 

 

 

Six Storeys – 18.9 metres to top of parapet 

measured from average natural grade (62 feet) 

Geodetic height: 126.49 metres top of parapet and 

129.2 metres top of elevator shaft 
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Minimum Setback Setback 

Front Lot Line: 6 m (19.68 ft) 

Rear Lot Line: 6 m (19.68 ft) 

Interior Side Lot Line: 5.0 m (16.4 ft) 

Exterior Side Lot Line: 3.8 m (12.47 ft) 

Front Lot Line: 3.47 m (11.38 ft) 

Rear Lot Line: 3.08m (10.1 ft) 

Interior Side Lot Line: 5.25 m (17.22 ft) 

Exterior Side Lot Line: 5.05 m (16.57 ft) 

Public Realm and Streetscape Improvements 

The project includes short-term bicycle parking at the pedestrian entrance and an extended 

sidewalk / queuing space at the corner of Russell Avenue and Fir Street. These measures lessen 

the need for private automobile use while supporting improved overall pedestrian safety, 

respectively. Further, plantings are proposed along the sidewalk to, over time, support the growth 

of a tree canopy along streets. These measures support the objectives and policies of Section 13.1 

of the OCP as they relate to “Transportation + Mobility”.  

The dedication of land has been sought by the City’s Engineering and Operations Department to 

enable the creation of improvements to the City’s boulevard (e.g., additional on-street parking, 

sidewalks, street tree planting, etc.) thereby contributing to a more “complete” street. Efforts to 

design streets for all users can reduce collision rates (particularly for vulnerable road users, such 

as pedestrians and cyclists), better support adjacent land uses, support shifts to sustainable 

transportation methods of travel (walking, cycling, and transit), and improve the quality of the 

street as a positive space that is a destination and thoroughfare where residents, visitors, and 

passersby can feel safe.  

Multi-Family DPA Guidelines 

The applicant has submitted a response to the Multi-Family 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. Figure 2 below provides a rendering of 

the current proposal, the form and character of which remains largely the same as the previous 

proposal considered in the report dated September 30, 2019.  

 Figure 2: Rendering of the Proposal from the corner of Russell Avenue and Fir Street Looking Southwest 
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The applicant has adequately identified how the proposed development meets the development 

permit guidelines by providing the following key aspects: 

a) A transition from high-rise buildings in the Town Center neighbourhood with much of the 

density located on the first to fourth level. The upper levels are then recessed back on all 

four sides of the building to reduce shadow and view impacts on neighbouring sites. 

b) Repetitive architectural details continue around all elevations of the building to create 

visual interest at all angles. The front entrance is clearly indicated with linear framework to 

create a vibrant space for residents and pedestrians to gather and connect in a safe, 

comfortable environment that is fully accessible with an integrated gradual access from the 

sidewalk.  

c) Natural materials will be used on the building’s exterior including brick, exposed red 

cedar, fiber cement and natural metals such as aluminum. Natural tones are incorporated 

into the project to reflect the natural landscape with one dominate accent colour. 

d) The public realm will be improved by providing sidewalks and a boulevard that is 2m 

wide. An extra wide front entrance pathway is provided for bicycles, wheelchairs and 

scooters as well as a curb let-down at the intersection. Planting along the street fronting 

property lines will be provided to deter pedestrians from accessing the property on the 

grass and provide privacy from private patios that face the street. 

e) A light-coloured roof that is low in albedo will be used to reduce heat and energy efficient 

light fixtures will be used to conserve energy. Water efficient plumbing fixtures along with 

an abundance of zero-irrigation landscaping will be used to conserve water. A stormwater 

management plan will be set in place to alleviate heavy flooding from rainfall due to 

climate change.  

Advisory Design Panel Review 

During the Advisory Design Panel (ADP) meeting on July 21, 2020, the panel recommended that 

the application for the development proposal at 1485 Fir Street be referred to Council once the 

applicant had the opportunity to consider comments pertaining to the following items (see 

Appendix H for related ADP meeting minutes): 

a) Stormwater management plan must go to the Engineering Department – efforts to 

minimize the amount of stormwater going to the storm system;  

Design Response: The stormwater is managed in a combined strategy between the civil 

and landscape designs. Raised planter beds are provided with soil to absorb water for 

uptake by the plant material. The excess water is collected in drains that connect to a 

storage tank located inside the parkade. The stormwater tank is sized so as to retain water 

and slowly release this water into the municipal storm sewer.     

b) Rooftop to be designed to reduce solar gain;  

Design Response: It was confirmed that the roof would be light coloured and low albedo to 

reduce heat.  

c) Efforts to increase the number of electrical charging stations  

Design Response: The addition of 12 electrical charging stations was incorporated into the 

design of the parkade.  
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d) Efforts to increase the number of accessible parking spaces  

Design Response: One more accessible parking space was incorporated into the design of 

the parkade for a total of three parking spaces 

e) Design of the children’s play space – naturalization of the space  

Design Response: The playground was naturalized by using a form inspired by a tree 

house with earth toned materials and wood grain panels. Feature boulders were also 

introduced to blend the playground to the surrounding landscape treatment. 

Staff believe the applicant has provided a satisfactory response to the comments noted above.  

Tree Management 

The Arborist Report prepared by Woodridge Tree Consulting Arborists Ltd. identifies that a total 

of three (3) “protected trees”, being those subject to City of White Rock Tree Management 

Bylaw, 2008, No. 1831, within the site area. One of the trees is a City tree and the other two are 

off-site trees. The Report recommends that all trees be retained as they are in good condition.  

City staff have reviewed the recommendations of the Project Arborist and are comfortable with 

their retention subject to the posting of securities (i.e., $9,500) for the three (3) offsite trees as 

required by the Tree Management Bylaw. Twenty-seven (27) trees are proposed as part of the 

development. Appendix B includes the proposed landscape 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 building.  

Traffic Study Review 

The applicant has submitted a Traffic Study that analyses existing traffic volumes at the 

intersection of Fir Street and Russell Avenue. The peak traffic conditions (weekday morning and 

afternoon hours) for four different time frames – 2019 (existing), 2022 (full build-out), 2027 (5 

years after build-out), and 2045 (the end of future timeframe for the White Rock OCP). A 

summary of the expected trip generation is shown in Table 3: Daily Trip Generation Statistics 

below:  

Table 4: Daily Trip Generation Statistics 

Peak Periods Inbound Traffic Outbound Traffic 

Morning Hours: 8:00 a.m. to 9:00 a.m. 8 (28%) 21 (72%) 

Afternoon Hours: 3:00 p.m. to 4:00 

p.m. 

22 (61%) 14 (39%) 

The proposed development is estimated to add a total of 21 additional trips in the morning and 

26 additional trips in the evening, which takes the total number from each category above (29 

and 36 inbound and outbound trips respectively) and subtracts the number of existing trips made 

by residents in the current building. No major traffic issues are expected along this length of 

Russell Avenue and Fir Street. No major intersection improvements are proposed as a result of 

the study, however, additional ‘watch for pedestrian’ signage is suggested at the corner of 

George Lane and Thrift Avenue as well as tactile paving on the northwest and northeast corners 

of this intersection. The traffic study is attached as Appendix I.  

Parking Standards and Requested Variance 

The total number of required parking spaces for the proposed development equates to 120 

spaces. A total of 96 spaces would be provided for residents and 24 parking spaces for visitors, 

totalling 108 spaces. This would be a 10% total reduction to the requirements of the Zoning 

Bylaw. CTS Traffic Consultants analyzed the peak parking demand using the Institute of 
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Transportation Engineers (ITE) Parking Generation Manual 5th Edition. Using representational 

data in the mid-rise multi-family category, the consultants estimated that 80 dwelling units would 

require 1.31 spaces per dwelling unit, or a total of 105 spaces to meet the peak average demand. 

The 108 spaces proposed for the development exceeds the estimated peak travel demand by three 

spaces. To supplement the request for a 10% parking variance, residents would be provided with 

a $100.00 compass card to encourage the use of public transportation, with several routes located 

in close proximity to the development; the nine (9) routes include the 321, 345, 351, 354, 361, 

362, 363, 375, and 531.  

Further to the information provided above, under Zoning Bylaw No. 2000, a maximum of 40% 

of the stalls can be provided as small car spaces. The development is proposing a total of 33 

small car spaces, equivalent to 30% of the total spaces. A total of two handicapped spaces are 

required as part of the proposed development. A total of three handicapped spaces will be 

provided, all located near the elevator. Electric vehicle (EV) charging is required as per Zoning 

Bylaw No. 2000, with a requirement of one charging station per every 10 parking spaces. The 

development proposes a total of 36 EV stations, significantly over the 18-space requirement. In 

consideration of the recommendations of the parking analysis prepared by CTS Traffic 

Consultants and the information noted above, City staff are supportive of the requested variance 

to parking.  

Tenant Relocation Plan 

In the original Tenant Relocation Plan, the applicant proposed to give the option to existing 

tenants to return to the new building at rents that would be 10% below the market rent that was 

being charged at that time for other similar units, which is consistent with the City’s Tenant 

Relocation Policy No: 514. Due to concerns that were raised during the discussion at LUPC 

regarding the large increase that even 10% below market rent would be for existing tenants, the 

applicant then offered to reduce the rents charged to returning tenants to 20% below projected 

market rent for the building, which was estimated at $2.80 per square foot. The rents at this rate 

for returning residents would have been $2.24 per square foot, equating to: 

• $1,232 for an average size (550 square foot) one-bedroom unit  

• $1,859 for an average size (830 square foot) two-bedroom unit 

Since this approach was discussed the City’s Governance and Legislation Committee has 

advanced further discussions regarding potential amendments to Policy No. 514. These 

amendments were presented in a report to the Committee on January 27, 2020 titled “Options for 

Tenant Assistance During Redevelopment and Renovation”. Stemming from this meeting, the 

developer has agreed to revise the Tenant Relocation Plan further to align with the draft 

amendments as presented in the noted report.  

Per the draft policy amendments, for existing tenants compensation would be provided on a 

sliding scale dependent on the length of tenancy (number of years) of the resident. For example, 

someone who has lived in the building for 10 years and is currently paying $1,540 for a one-

bedroom unit would receive $36,960 to be used towards alternative housing costs (i.e., 24 

months times the monthly rent rate). Note that at the time of preparing this report alternative 

mechanisms to control the disposition of monies to tenants (i.e. via an annuity or Guaranteed 

Investment Fund or alternative) are under review and not yet solidified by way of amendments to 

the policy, and are discussed further in a previous corporate report on this LUPC agenda. That 

said, there exist opportunities to implement such controls by way of a Housing Agreement 

Bylaw if Council directs staff to further advance the review of this proposal. 
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For those who choose to move back into the building, the developer has also agreed to follow the 

recommendations of the January 27, 2020 report by significantly reducing the rate of the initial 

rent for returning tenants. The rental rates in the new building would be in accordance with the 

table below, outlining a rate between 21-30% below market depending on the length of tenancy.  

Table 3: Length of Tenancy and Application Rent Reduction 

Length of Tenancy 

(Years) 

% Below Market Rent 

1 21% 

2 22% 

3 23% 

4 24% 

5 25% 

6 26% 

7 27% 

8 28% 

9 29% 

10 or more 30% 

Based on a market rental rate of $2.80 per square foot, the rents for returning residents at the 

rates identified above would equate to:  

• Between $1,078 (30%) and 1,216 (21%) for a one-bedroom unit (550 square foot); and 

• Between $1,627 (30%) and $1,835 (21%) for two-bedroom unit (830 square foot) 

These rents would be inclusive of a parking space and hot water, and following occupancy the 

owner would be permitted to increase rents in accordance with the annual increases regulated by 

the Residential Tenancy Branch. Finally, if a tenant did not opt to move back into the building, 

this unit would be available to a new tenant at a 10% reduced rental rate which would be 

formalized in the Housing Agreement Bylaw. Please see the financial section below for a 

discussion of how the Community Amenity Contribution could be reduced or waived to support 

the rental compensation, rent reduction, and reduced 10% rental rate if a tenant does not opt to 

move back into the building.  

Amenity Contribution 

Policy 511 provides Council with the opportunity to consider waiving all or a portion of the 

applicable amenity contribution for developments that provide either affordable (non-market) or 

market rental developments, recognizing that these developments offer a needed form of housing 

which is in itself a form of amenity to the community. The target contribution rate for properties 

in the ‘Town Centre Transition’ land use designation is a rate of $430 per square metre over 1.5 

FAR/gross floor area ratio as per the recommendations in the Governance and Legislation 

Committee Report dated January 27, 2020 (and discussed in the separate corporate report on this 

Land Use and Planning Committee agenda). The expectation would be that the full contribution 

could be reduced through the provision of housing for displaced tenants as well as the whole 

development being offered as purpose-built rental housing. Staff are supportive of this approach 

based on the additional compensation and rate of below market rent proposed for returning 

tenants as identified above.  

Housing Agreement 

The Housing Agreement Bylaw is the formal binding agreement between the Developer and the 

City that regulates and secures the rental rates based on the recommendations and discussion 

provided above. The Housing Agreement will be finalized pending the completion of of third 
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reading of the associated bylaw. All 80 residential units would be secured as rental in perpetuity 

through the Housing Agreement Bylaw. Additional controls tied to the disposition of monies to 

support tenant relocation may also be incorporated into the terms of a future agreement. 

FINANCIAL IMPLICATIONS  

The Rezoning and Major Development Permit, if approved, will not result in any additional costs 

to the City. Development cost charges will apply to the redevelopment.  

Previously and in accordance with existing Council Policy 511: ‘Density Bonus / Amenity 

Contribution’, a community amenity contribution of $922,000 would have been anticipated 

based on the target rates for the Town Centre (this site is in close proximity to the Town Centre 

and a similar target rate was considered appropriate). This rate would be increased under the 

proposed changes considered by the Governance and Legislation Committee report submitted on 

January 27, 2020 titled “Options for Tenant Assistance During Redevelopment and Renovation”, 

to a rate of $430 square foot over 1.5 FAR.  

As the project proposed a FAR of 2.8, the total contribution would equate to $1,137,780 (i.e., 

Additional floor area from 1.5 to 2.8 {[lot area x 2.8] – [lot area x 1.5]} = 2,646 m2 x $430). The 

proposed changes to Policy 511 would establish a further reduction (up to 50%) of an applicable 

amenity contribution as the housing would be provided to displaced tenants in accordance with 

the Tenant Relocation Policy (i.e. compensation being provided to tenants and reduced rents are 

available), and where the initial rents for rental replacement units where the tenants are not 

returning are 10% below market and available for the general public. Council Policy 511 

currently allows a reduction of up to 50% of an applicable amenity contribution for secured 

market rental floor space, which would amount to $568,873 and could be further waived up to 

100%.   

LEGAL IMPLICATIONS  

A Housing Agreement Bylaw would be prepared for Council’s consideration, based on the 

applicable provisions in Council Policy 511: Density Bonus / Amenity Contribution and Council 

Policy 514: Tenant Relocation, as directed by Council. A draft of this Housing Agreement Bylaw 

would be made available as part of the materials available prior to the Public Hearing.  

COMMUNICATION AND COMMUNITY ENGAGEMENT IMPLICATIONS  

This application has received a Public Information Meeting, and if Council provides 1st and 2nd 

reading to the draft zoning amendment bylaw, the public would have an opportunity to comment 

on this application via a Public Hearing. 

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS  

The Rezoning and Major Development 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 ‘Town Centre Transition’ designation, 

thereby lessening the demand for outward sprawl otherwise necessary to accommodate 

growth. The applicant has also proposed several initiatives to address climate change, which 

include the following:  
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• Water, electric and gas will be individually metered to increase self-imposed 

conservation. 

• Landscaping includes a variety of permeable surface areas and decreases consumption 

of irrigation water by the use of native, drought resistant planting. 

• Lighting and plumbing fixtures to be energy/water efficient as well as the provision of 

Energy Star® rated appliances.  

• High efficiency windows and doors with effective blinds will be preinstalled. 

• Materials used in construction or finishing such as cabinets and floors will be made 

from renewable resources and sourced locally where possible  

• Flooring, paint and other finishes will be non-toxic with low volatile organic 

compounds (VOCs) 

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.  

OPTIONS / RISKS / ALTERNATIVES 

As an alternative to the staff recommendation provided at the outset of this corporate report (to 

move the application forward to Public Hearing), Council may alternately: 

1. Reject “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 – 1485 Fir Street), 

2020, No. 2363” and Development Permit No. 432; or 

2. Defer consideration of “White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 – 

1485 Fir Street), 2020, No. 2363” and Development Permit No. 432 pending further 

information to be identified. 

Staff recommend proceeding with the application to Public Hearing, which is incorporated into 

the recommendations of this corporate report. 

CONCLUSION 

The proposal for an 80-unit rental building at 1485 Fir Street is consistent with the objectives and 

policies of the ‘Town Centre Transition’ OCP land use designation and Development Permit 

Area Guidelines. Staff consider the proposed changes to the six-storey multi-unit residential 

building as improvements to the design and its impact on the surrounding neighbourhood from 

the original OCP amendment proposal, and have brought forward a draft Zoning Amendment 

Bylaw and draft Development Permit to move the application forward to a Public Hearing. The 

Tenant Relocation Plan requirements of the proposal would provide additional compensation and 

reduced rental rates outlining an additional benefit to those residents impacted by the 

redevelopment proposal. The proposed variance to parking is minor and supported by a rigorous 

analysis by the consultant. Staff recommend that the Zoning Amendment Bylaw be given first  

  

Page 62 of 524Page 136 of 147



Rezoning and Major Development Permit –1485 Fir Street (ZON/MJP 19-009) 

Page No. 15 

 

and second reading, and that a Public Hearing be scheduled to receive additional input from the 

community on the proposal. 

Respectfully submitted, 

 

 

Carl Isaak, MCIP, RPP. 

Director of Planning and Development Services 

 

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. 2363 

Appendix B:  Draft Development Permit No. 432 

Appendix C:  Location and Ortho Photo Maps 

Appendix D:  LUPC Report "Initial OCP Amendment Application Report- 1485 Fir Street (19-

009 OCP/ZON/MJP)" dated July 8, 2019 

Appendix E:  LUPC Report “Information Report Update and Revised Tenant Relocation Plan

 1485 Fir Street (ZON/MJP 19-009)” dated September 30, 2019 

Appendix F:  Public Information Meeting Sign-in Sheet, Comment Forms, and Summary 

Appendix G:  DPA Guidelines Response Table 

Appendix H: ADP Minutes dated July 21, 2020 

Appendix I:  CTS Traffic Study dated November 25, 2019  
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The Corporation of the 

CITY OF WHITE ROCK 

BYLAW No. 2363 
 

A Bylaw to amend the 

"White Rock Zoning Bylaw, 2012, No. 2000" as amended 

__________________ 

 

The CITY COUNCIL of the Corporation of the City of White Rock in open meeting assembled 

ENACTS as follows: 

1. THAT Schedule C of the White Rock Zoning Bylaw, 2012, No. 2000 as amended is further 

amended by rezoning the following lands: 

 

Lot 16 Section 11 Township 1 New Westminster District Plan 15362 

PID: 001-331-931 

(1485 Fir Street)  

 

Lot 17 Section 11 Township 1 New Westminster District Plan 15362 

PID: 001-331-965 

(1485 Fir Street)  

 

Lot 18 Section 11 Township 1 New Westminster District Plan 15362 

PID: 001-331-981 

(1485 Fir Street)  

 

as shown on Schedule “1” attached hereto, from the ‘RM-2 Medium Density Multi-Unit 

Residential Zone’ to ‘CD-64 Comprehensive Development Zone (1485 Fir Street).’ 

 

2. THAT White Rock Zoning Bylaw, 2012, No. 2000 as amended is further amended: 

 

(1) by adding to the Table of Contents for ‘Schedule B (Comprehensive Development 

Zones)’, Section 7.64 CD-64 Comprehensive Development Zone’;  

(2)  by adding the attached Schedule “2” to ‘Schedule B (Comprehensive Development 

Zones)’ Section 7.64 CD-64 Comprehensive Development Zone’. 

 

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

Amendment (CD-64 – 1485 Fir Street) Bylaw, 2020, No. 2363”. 

 

PUBLIC INFORMATION MEETING on the  12th day of December, 2019 
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RECEIVED FIRST READING on the 19th day of October, 2020 

RECEIVED SECOND READING on the 19th day of October, 2020 

PUBLIC HEARING held on the 18th day of January, 2021 

SECOND READING RESCINDED on the  26th day of April, 2021 

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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Schedule “2”  

 

7.64 CD-64 COMPREHENSIVE DEVELOPMENT ZONE 
 

INTENT 

The intent of this zone is to accommodate the development of a multi-unit residential building on 

a site of approximately 2,036 square metres, with the provision of affordable housing and a housing 

agreement bylaw in accordance with section 482 of the Local Government Act.  

 

1. Permitted Uses: 

(1) multi-unit residential use; and 

(2) accessory home occupation use in accordance with the provisions of section 5.3 and 

that does not involve clients directly accessing the principal building 

 

2. Lot Coverage: 

(a) For multi-unit residential uses, lot coverage shall not exceed 49%  

 

3. Maximum Base Density:  

The following base density regulation applies generally for the zone: 
 

Maximum residential floor area shall not exceed 1.1 times the lot area, and maximum 

gross floor area shall not exceed 1.5 times the lot area. 

 

4.  Maximum Increased Density: 

 

Despite section 7.64.3, the reference to the maximum gross floor area of “1.5 times the lot 

area” is increased to a higher density of a maximum of 5,700 m2 (61,356.85 ft2) of gross 

floor area (2.8 FAR; or gross floor area ratio) and 80 apartment dwelling units where a 

housing agreement has been entered into and filed with the Land Title Office to secure 

eighty (80) dwelling units as rental tenure for the life of the building, with four (4) of these 

dwelling units being secured for a period of 10 years as having maximum rents set at the 

average rent for a private apartment in White Rock as indicated by the most current rental 

market report from Canada Mortgage and Housing Corporation. 

 

5. Building Height: 

(a) The principal buildings for multi-unit residential uses, inclusive of elevator shafts, 

stair housing, and all mechanical equipment, shall not exceed a height of 129.2 metres 

geodetic; and 

(b) Ancillary buildings and structures for multi-unit residential uses shall not exceed a 

height of 5.0 metres from finished grade.  

 

6. Siting Requirements: 

(a) Minimum setbacks for multi-unit residential uses are as follows: 

(i) Setback from north lot line    = 5.05 metres 
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(ii) Setback from south lot line    = 5.25 metres  

(iii) Setback from west lot line    = 3.08 metres 

(iv) Setback from east lot line    = 3.47 metres 

 

(b) Ancillary structures may be located on the subject property in accordance with the 

Plans prepared by Billard Architecture dated August 11, 2020 that are attached hereto 

and on file at the City of White Rock, with the exception that no ancillary buildings 

or structures are permitted within a 1.0 metre distance from a lot line. 

 

7. Parking: 

Parking for multi-unit residential uses shall be provided in accordance with Sections 4.14 

and 4.17, with the minimum number of spaces required as follows: 

(a) A minimum of ninety-six (96) spaces shall be provided for residents of the multi-unit 

residential use;  

(b) A minimum of twenty-four (24) spaces shall be provided for visitors and marked as 

“visitor”; 

(c) A minimum of three (3) of the required one hundred and eight (108) spaces shall be 

provided as accessible parking spaces, shall be clearly marked, and shall have a 

minimum length of 5.5 metres. Of the three accessible parking spaces, one space shall 

be provided as a van-accessible loading space with a minimum width of 2.8 metres, 

and the other two spaces shall have a minimum width of 2.5 metres, provided that the 

three parking spaces have a shared or non-shared access aisle with a minimum width 

of 1.5 metres; and 

(d) The minimum height clearance at the accessible parking spaces and along the vehicle 

access and egress routes from the accessible parking spaces must be at least 2.3 

metres to accommodate over-height vehicles equipped with a wheelchair lift or ramp. 

 

8. Bicycle Parking: 

Bicycle parking shall be provided in accordance with Section 4.16, with the minimum 

number of spaces required as follows: 

(a) A minimum of 94 Class I spaces shall be provided; and 

(b) A minimum of 16 Class II spaces shall be provided  

 

9. Loading: 

(a) One loading space shall be provided for a multi-unit residential use in accordance 

with Section 4.15 

 

10. General: 

Development in this zone that includes the additional (bonus) density referred to in Section 

4 shall substantially conform to the Plans prepared by Billard Architecture dated August 

11, 2020 that are attached hereto and on file at the City of White Rock 

  

Page 142 of 147



 

 

 

 

 

 

 

  

Page 143 of 147



 

 

 

Page 144 of 147



 

 

 

Page 145 of 147



 

 

 

Page 146 of 147



 

 

 

Page 147 of 147



MINUTE EXTRACTS REGARDING BYLAW 2363: WHITE ROCK ZONING BYLAW, 2012, NO. 
2000, AMENDMENT (CD-64 – 1485 FIR STREET) BYLAW, 2020, NO. 2363  

Land Use and Planning Committee 
October 19, 2020 

4.3 REZONING AND MAJOR DEVELOPMENT PERMIT APPLICATION – 
1485 FIR STREET (ZON/MJP 19-009) 

The following discussion points were noted: 

• The City has not yet defined Affordable Housing

• Affordable Housing is important to Council

• Low Rise (3-4 stories) has been noted what the public would like to see for
the area

• The applicant has made changes in order to help long term tenants

Motion Number: 2020-LU/P-29 /It was MOVED and SECONDED

THAT the Land Use and Planning Committee recommends:

1. That Council give first and second readings to “White Rock Zoning Bylaw,
2012, No. 2000, Amendment (CD-64 -1485 Fir Street) Bylaw, 2020, No. 2363 as
presented, and direct staff to schedule the required Public Hearing;

2. That Council direct staff to resolve the following issues prior to final adoption,
if Bylaw No. 2363 is given Third Reading after the Public Hearing:

a) Ensure that all engineering requirements and issues, including dedication of a
5.0 metre by 5.0 metre corner cut on the corner of the site at Fir Street and Russell
Avenue, intersection improvements including ‘watch for pedestrian’ signage as
well as tactile paving on the northwest and northeast corners of George Lane and
Thrift Avenue, and completion of a servicing agreement, are addressed to the
satisfaction of the Director of Engineering and Municipal Operations;

b) A Tenant Relocation Plan and adoption of a Housing Agreement Bylaw are
finalized; and

c) The consolidation of existing three lots and the demolition of the existing
residential building occurs; and

3. That, pending adoption of “White Rock Zoning Bylaw, 2012, No. 2000,
Amendment (CD-64 – 1485 Fir Street) Bylaw, 2020, No. 2363,” Council consider
issuance of Development Permit No. 432 for 1485 Fir Street.

Motion CARRIED 

R-3



Councillors Johanson and Kristjanson voted in the negative 

Public Hearing 
January 18, 2021 

6. PUBLIC HEARING #2 - 1485 FIR STREET 

Bylaw No. 2363: White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 – 
1485 Fir Street) Bylaw, 2020, No. 2363 

CIVIC ADDRESS: 1485 Fir Street 

PURPOSE:  Bylaw 2363 proposes to rezone the subject property from ‘RM-2 Medium 
Density Multi-Unit Residential Zone’ to ‘CD-Comprehensive Development Zone’ to 
allow for the construction of a six-storey 80-unit rental residential building over two (2) 
levels of underground parking. The property is an existing rental building and the 
development would be subject to Council’s Tenant Relocation Policy. The proposed use, 
height, and density is consistent with the Town Centre Transition Land Use Designation 
in the Official Community Plan. 

6.1 DIRECTOR OF CORPORATE ADMINISTRATION ADVISES HOW THE 
PUBLIC HEARING HAS BEEN PUBLICIZED  

• Notice was published in the January 7 and 14 editions of the Peace Arch news 

• 670 notices were mailed to owners and occupants within 100 metres of the 
subject property 

• A copy of the notice was placed on the public notice posting board on January 
5, 2021. 

6.2 THE CHAIRPERSON INVITES THE DIRECTOR OF PLANNING AND 
DEVELOPMENT SERVICES TO PRESENT THE PROPOSED BYLAW/ 
APPLICATION 

The Manager of Planning and Development Services gave a brief overview of the 
application. 

6.3 THE CHAIRPERSON WILL REQUEST THE DIRECTOR OF 
CORPORATE ADMINISTRATION TO ADVISE OF ANY 
CORRESPONDENCE OR SUBMISSIONS RECEIVED 

As of 8:30 a.m. on Wednesday, January 13, 2021 there have been sixteen (16) 
total submissions (12 in support / 3 opposed / 1 comments), which were printed 
directly into the agenda package for this evening.   



Author Date 
Received 

Resident? Status Item 
# 

S. Christie January 8, 
2021 

Yes Support C-1 

D. and A. 
McPhail 

January 8, 
2021 

Yes Opposed C-2 

Laurel January 8, 
2021 

Undisclosed Support C-3 

C. Weeks January 8, 
2021 

Undisclosed Support C-4 

L. King January 8, 
2021 

Yes Opposed C-5 

A. Dhand January 9, 
2021 

Undisclosed Support C-6 

S. Dhand January 9, 
2021 

Yes Support C-7 

E. Warrtig January 10, 
2021 

Yes Opposed C-8 

P. Best January 11, 
2021 

Yes Comments C-9 

N. Salamat January 11, 
2021 

Undisclosed Support C-10 

K. Ajiri January 11, 
2021 

No Support C-11 

T Wainwright January 11, 
2021 

Undisclosed Support C-12 

M. Middleton January 11, 
2021 

No Support C-13 

K. Ghaffari January 12, 
2021 

Undisclosed Support C-14 



S. Dalirifar January 12, 
2021 

Undisclosed Support C-15 

A. Chagani January 12, 
2021 

Undisclosed Support C-16 

  

Note: Submissions received between 8:30 a.m., January 13, 2021 and 4:30 p.m., 
January 18, 2021 will be presented “On Table” at the Public Hearing. 

Summary of Submissions for Bylaw No. 2363 (Not Including the Phone-In 
from the Evening):   

• Sixteen (16) submissions (12 in support / 3 opposed / 1 comments) were 
submitted and published in the Public Hearing Agenda package on 
Wednesday, January 13, 2021. 

• On table Submissions were received up until 12:00 p.m. noon today (Monday, 
January 18, 2021).  There have been eighteen (18) on-table submissions ( 8 
in support/ 7 opposed/ 3 comments). 

• For those who phoned in today not wanting to speak to the item but wanting 
to register their vote there have been eleven (11) votes registered (5 in 
support/ 6 opposed), this is a new component we have added to the phone-in 
process.   

6.4 THE CHAIRPERSON INVITES THOSE IN ATTENDANCE TO PRESENT 
THEIR COMMENTS VIA TELEPHONE-IN PROCESS 

• S. Wallace, White Rock, spoke in support of the application stating she as a 
tenant was given adequate time to move and that the compensation offered by 
the applicant is generous.  It is appreciated how this has been handled. 

• B. and B. Holm, White Rock, spoke in support of the application (previous 
owners of the building), stating there is a need for this type of development 
and the amenities it offers.  The site has easy access and is walkable to many 
services.  As the previous owners they noted they took the time to speak with 
each tenant that the building was being sold and why.  The building requires 
upgrades, some are required to obtain insurance. Stated they are pleased the 
proposal is for a rental building which is needed in the area / this location.   

• G. Wolgemuth, White Rock, not in support of the application, stating the 
building is a good design but stated the density is too high and concern that it 
requires an amendment to the zoning.  Would like to see less height for the 
area, concern with additional traffic, changes the land use for the area and 
stated it offers no additional space for those that are not residents. Further 
concern noted for the current owners, would like to see affordable housing.  



• A. Kyle, not a White Rock resident (Surrey business owner), spoke in support 
of the application, stating the development offers rental housing which is 
needed in the area (believes members of his staff would use it) to be close to 
his business location. 

• P. Peaton, White Rock, spoke in support of the application, stated that the 
developer has gone over the detailed plans with the tenants and as to how the 
tenants will be financially compensated and moving arrangements, the 
compensation being offered is fair, and once the property development is 
finished plans to move back. Looks forward to the improvements being 
proposed (wants to age in place) and this development offers this for her. 
Rentals like this are needed the current situation needs improvement.  

• S. Dhand, White Rock, spoke in support of the application noting it offers an 
affordable housing option for residents (rentals), the current building needs 
updating and the proposal will achieve this.   

• S. Crozier, White Rock, not in support of the application, noted concerns with 
the application in regard to height, the OCP review is not complete - the 
review will likely note a maximum building height of four (4) stories, 
concerned with the precedent this sets for the area and that rents will go up - 
stated the proposed does not lend itself to affordable housing considering the 
living wage and minimum wage. Further noted he was pleased with the 
developer and how they have worked with the current tenants.   

• D. Stonoga, White Rock, not in support of the application, concern noted that 
the OCP review is not complete, does not think building or making additions 
during COIVD should be taking place (concern with the tenants having to 
move out during the pandemic), rents appear to be high, compensation 
package was increased but Community Amenity Contributions appear to be 
reduced. 

• P. Petrala, White Rock, spoke in support of the application stating the use, 
height and density all work for the area, appreciate it is an age friendly 
project, the proposed height and design suits the community.  Appreciates the 
proposed amenities and how the current tenants have been addressed with 
compensation and being worked with as well as their opportunity to return to 
the building once it is completed. 

• M. Heidari, Applicant, noted that many White Rock buildings are expensive 
to run / upkeep, this offers a cost effective option with up-to-date amenities, 
underground secure parking and storage. The Applicant stated the rent 
charged at this building won't be as much as would be for new condo units 
going up in White Rock.  It was noted that four (4) stories is not feasible 
(there is no financial help being offered for this project) the extra two (2) 
stories will not have a view impact. 

• I. Middleton, not a White Rock resident, spoke in support of the application, 
stated he has been looking for rental building for his parents to move to the 



area. They want to move to White Rock as they retire.  This project would 
work for them.  Making it four (4) stories would mean the Applicant would 
need to increase the rental fees. 

At 7:16 p.m. a call for additional phone-in speakers was made where the phone 
number and meeting ID number were provided for anyone wanting to speak again 
or who had not registered could call in: 

• G. Wolgemuth, White Rock, speaking for a second time, not in support of the 
application, noting concern with the density (would like to see it lowered), 
infrastructure and rental rates.  Further noted that for purpose built rentals 
there is financing that should be available to the developer for a project like 
this. 

• T. McNally, White Rock, spoke in support of the project. 

• P. Best, White Rock, not in support of the application, stated on her wage that 
most of her income now goes to rent, not sure how she will find a place / find 
something in White Rock, feels stressed about the potential move, not sure 
what will happen (been in the building for 3.5 years = 10 months 
compensation plus moving expenses) future below market rent will be 23% 
below market when it re-opens, does not want to move..  

• R. Billard, Architect for the project, spoke about the project and how it has 
changed as it worked through the process. 
It was noted that with landscape design, conditions can be made, benches 
within the green area can be requested for public use. 

At 7:42 p.m. it was determined that there were no further speakers on the line.   

6.5 IF REQUIRED, THE CHAIRPERSON INVITES THE DIRECTOR OF 
PLANNING AND DEVELOPMENT SERVICES TO SUMMARIZE THE 
PROPOSED BYLAW/ APPLICATION 

None 

 

Regular Council 
January 25, 2021 

8.1.e BYLAW 2363 - WHITE ROCK ZONING BYLAW, 2012, NO. 2000, 
AMENDMENT (CD-64 - 1485 FIR STREET) BYLAW, 2020, NO. 
2363 

Bylaw 2363 -  A bylaw to amend the "White Rock Zoning Bylaw, 2012, 
No. 2000" as amended to permit the construction of a six-storey 80-unit 
rental residential building over two (2) levels of underground parking. The 
project / bylaw was given first and second reading at the October 19, 2020 
Regular Council meeting.  The public hearing was held January 18, 
2021.  The bylaw is now presented for consideration of third reading.   



Councillor Johanson noted the following concerns in regard to the 
application:   

• Owner stated development is geared toward the average income in 
White Rock, however anyone with a living wage as heard at the public 
hearing will be paying 48% of their income toward rent in this 
development.  For those earning minimum wage then it will be over 
60% of their income will go towards rent (not an affordable rental 
building) 

• Concern with compromised views for the existing residents due to 
increase in building height, increase of traffic, not enough green space 
purposed on the site, architectural style of the building,  the existing 
building residents and the loss of their homes, rental rates being too 
high to afford and many of the existing tenants being elderly and it 
being difficult to find alternative housing and with evicting residents 
during COVID-19, 

• Close to completing the Official Community Plan (OCP) review do 
not agree with approving any development before this signed off on 

Councillor Manning noted the following concerns in regard to the 
application: 

• Appreciate the proponent working with staff to incorporate feedback 
received from Council and the Advisory Design Panel as well as 
working with staff at Council's direction to improve the City's Tenant 
Relocation Policy (offers some of the best protection across the Lower 
Mainland)  

• Concern area area already plagued with congestion and lack of 
parking, this is not what our residents want (residents are asking for a 
pause in the pace of the development multi family units) 

• Project better suited for North Bluff (wide Atrial Road) better suited to 
traffic and that it be targeted below market rentals for vulnerable 
population (seniors)  

Councillor Kristjanson noted the following concerns in regard to the 
application: 

• Concern with lack of vacancies during COVID, it is important that 
people have housing  

• Strategic Priorities include the need for infrastructure and Affordable 
Housing and it is noted by the comments by those living in the 
building  that the rents will go up significantly   

• Appreciate the developer has worked with staff but not the right 
transition of height for the City  



• Don't think we should be doing this until the OCP review is complete 

Councillor Chesney noted the following support in regard to the 
application: 

• We need rentals in our community, like the looks of the project, it will 
fit into a transition zone /  proposed area 

• OCP is a guideline, dropping from 25 stories to four (4) is not a 
transition 

• Developer has tried to work with Council's requests 

Councillor Fathers noted the following support in regard to the 
application: 

• The public information meeting/public hearing  I felt a lot of support 
for the project  

• No issue with six (6) stories, also six (6) stories on Johnston Road (the 
Verve 1.5 blocks away) 

• The developer along with staff have worked to find a workable 
solution 

Councillor Trevelyan noted the following concerns in regard to the 
application: 

• It is a nice building, rentals are needed, location is workable for a 
larger building 

• OCP review currently underway, I find it difficult to vote for a 
building without knowing the results of the OCP review - this is 
important to complete first 

• Concerned evicting people during COVID 

• Concerned with the speed of development in White Rock 

Mayor Walker noted the following support in regard to the application:   

• We need rental housing (not 12, 15 and 23 storey cement building) in 
a six (6) storey wooden building is where people can afford to live and 
for a long period of time, we need affordable housing - some kind of 
housing to address this 

• The project makes sense in the community  

Motion Number: 2021-042  It was MOVED and SECONDED  

THAT Council give third reading to "White Rock Zoning Bylaw 2012, No. 
2000, Amendment (CD-64 - 1485 Fiir Street) Bylaw, 2020, No. 2363".   

Motion DEFEATED 



Councillors Johanson, Kristjanson, Manning and Trevelyan voted in 
the negative 

 

 

 

April 26, 2021 
Regular Council Meeting 

8.1.a BYLAW 2363 - WHITE ROCK ZONING BYLAW, 2012, NO. 2000, 
AMENDMENT (CD-64 - 1485 FIR STREET)  

REQUEST FOR RECONSIDERATION: 

Bylaw 2363 -  A bylaw to amend the "White Rock Zoning Bylaw, 2012, 
No. 2000" as amended to permit the construction of a six-storey 80-unit 
rental residential building over two (2) levels of underground parking. The 
project / bylaw was given first and second reading at the October 19, 2020 
Regular Council meeting.  The public hearing was held January 18, 
2021.  The bylaw was defeated at third reading and has now been asked to 
be placed on the agenda for reconsideration by Councillors Manning and 
Trevelyan.   
 
The Director of Planning and Development Services will review the 
proposed amendment by the applicant as follows:  

Maximum Increased Density: 

 Despite section 7.64.3, the reference to the maximum gross floor area of 
“1.5 times the lot area” is increased to a higher density of a maximum of 
5,700 m2 (61,356.85 ft2) of gross floor area (2.8 FAR; or gross floor area 
ratio) and 80 apartment dwelling units where a housing agreement has 
been entered into and filed with the Land Title Office to secure eighty (80) 
dwelling units as rental tenure for the life of the building, with eight (8) of 
these dwelling units being secured for a period of 10 years as having 
rents 10 percent below the market rent for a similar unit.  

Note: Corporate report dated October 19, 2020 provided for 
information purposes. 

*If the reconsideration is adopted, Council will consider rescinding second 
reading at this time. If this is Council direction an amended bylaw will be 
brought forward by the Planning and Development Services department to 
the next scheduled Council meeting for consideration of  second reading, 
as amended, and direction will be given to staff regarding the scheduling 
of a public hearing.   

The Director of Planning and Development Services reviewed the 
proposed amendment by the applicant in regard to the application and the 



affordable housing component (Noted on the agenda)  
 
Councillor Trevelyan noted the purpose to request the bylaw be brought 
back: Official Community Plan is noting six (6) storeys and the affordable 
housing aspects. 

Councillor Manning noted the purpose to requests the bylaw be brought 
back: 10% below what could charged for new units (33 out of 80 will be 
offered below market).  

Motion Number: 2021-241   

THAT Council endorses reconsideration of the item "White Rock 
Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 - 1485 Fir Street)" 
that was defeated at third reading at the January 25, 2021 Regular 
Council meeting. 

Voted in the negative (2): Councillor Johanson, and Councillor 
Kristjanson 

Motion CARRIED (5 to 2) 
 

Motion Number: 2021-242    

THAT Council rescinds second reading for Bylaw 2363 "White Rock 
Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 - 1485 Fir Street)". 

  

Voted in the negative (2): Councillor Johanson, and Councillor 
Kristjanson 

Motion CARRIED (5 to 2) 

 

May 10, 2021 

Land Use and Planning Committee 

7. REVISED ZONING AMENDMENT BYLAW NO. 2363 FOR 1485 FIR STREET 

Corporate report dated May 10, 2021 from the Director of Planning and Development 
Services titled "Revised Zoning Amendment Bylaw No. 2363 for 1485 Fir Street". 

The Director of Planning and Development Services provided an overview of the 
application and the process it had followed to date.   

The applicant has submitted a revision to the application for an additional 5% of the units 
(4) in the building would be provided for 10 years at the average rent for purpose built 
rentals in the White Rock area (determined by latest CMHC report).There is no change to 
the form of the building (six(6) storeys / 80 units total). 



 

80 units total: 

• 4 units at “average rents” (CMHC derived)  

• 51 units at "market rents" (no max) 

• 25 replacement units – 21-30% below “market rent” for returning tenants / 10% 
below if tenant does not return (max. $1,500 1 bed / $2,000 2 bed) 

Staff confirmed the Town Centre Official Community Plan public hearing is anticipated 
to be held June 21, 2020.   

Motion Number: 2021-LU/P-059  It was MOVED and SECONDED 

THAT the Land Use and Planning Committee receive the May 10, 2021, corporate 
report from the Director, Planning and Development Services titled “Revised 
Zoning Amendment Bylaw No 2363 for 1485 Fir Street.” 

Voted in the Negative (1): Councillor Kristjanson 

Motion CARRIED (5 to 1) 
 

Motion Number: 2021-LU/P-60  It was MOVED and SECONDED 

THAT The Land Use and Planning Committee defer consideration in regard to the 
recommendation to Council until after Council have considered the Housing  Advisory 
Committee definition regarding affordable housing that is scheduled on the Regular 
Council meeting agenda for later this evening.  

Voted in the Negative (2): Councillor Johanson, and Councillor Kristjanson 

Motion CARRIED (4 to 2) 

Note:  Staff confirmed the order for the Regular Council agenda for later this evening did 
have the Housing Advisory Committee recommendation in regard to the definition for 
affordable housing placed on the agenda prior to consideration of bylaw for this project.  

 

Regular Council meeting 

May 10, 2021 

8.1.b BYLAW 2363 - WHITE ROCK ZONING BYLAW, 2012, NO. 2000, 
AMENDMENT (CD-64 - 1485 FIR STREET)  

Bylaw 2363 -  A bylaw to amend the "White Rock Zoning Bylaw, 2012, 
No. 2000" as amended to permit the construction of a six-storey 80-unit 
rental residential building over two (2) levels of underground parking. The 
project / bylaw was given first and second reading at the October 19, 2020 
Regular Council meeting.  The public hearing was held January 18, 



2021.  The bylaw was defeated at third reading and was brought forward 
for reconsideration as pat of the April 26, 2021 meeting agenda by 
Councillors Manning and Trevelyan.  Council rescinded second reading at 
that time.  The bylaw was presented on the agenda for consideration of a 
new second reading, as amended.   

Note: A report on Bylaw 2363 has been provided for consideration at the 
May 10, 2021 Land Use and Planning Committee meeting.   

Note:  Staff clarified that the Town Centre Transitional Area / Official 
Community Plan Amendment public hearing is tentatively scheduled for 
June 21, 2021, next scheduled public hearing following that will be in 
July.    

Motion Number: 2021-268 It was MOVED and SECONDED 

THAT Council gives second reading to “White Rock Zoning Bylaw, 
2012, No. 2000, Amendment (CD-64 – 1485 Fir Street), 2020, No. 
2363”, as amended. 

Voted in the negative (2): Councillor Johanson, and Councillor 
Kristjanson 

Motion CARRIED (5 to 2) 

 

Motion Number: 2021-269 It was MOVED and SECONDED 

THAT Council directs staff to schedule a new public hearing for 
“White Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 – 1485 
Fir Street), 2020, No. 2363”. 

Voted in the negative (2): Councillor Johanson, and Councillor 
Kristjanson 

Motion CARRIED (5 to 2) 

Motion Number: 2021-270 It was MOVED and SECONDED 

THAT Council direct staff to schedule the pubic hearing for "White 
Rock Zoning Bylaw, 2012, No. 2000, Amendment (CD-64 - 1485 Fir 
Street). 2020, No. 2363" as soon as possible following the completion of 
the Town Centre Transitional Area / Official Community Plan 
amendment public hearing.   

Voted in the negative (1): Councillor Fathers 

Motion CARRIED (6 to 1) 
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