
                              CORPORATE REPORT  

   

To:  CAO for the Electoral Area Services Committee Date: 2019-07-09 

From:  Andrea Antifaeff, Planner I File No:  3090-20-2019-19 

Subject:  Application for Development Variance Permit 2019-19 to reduce the number of required 

on-site parking spaces at 19 Lakeshore Drive, Cultus Lake Park – Area H 

 

 

RECOMMENDATION 

THAT the Fraser Valley Regional District Board refuse Development Variance Permit 2019-19 for the 
property located at 19 Lakeshore Drive, Electoral Area H – Cultus Lake Park to vary the required off-
street residential parking requirements 
 
AND THAT the Fraser Valley Regional District Board consider directing staff to conduct a parking study 
of waterfront lots in Cultus Lake Park to develop a consistent approach for off-street residential 
parking, in conjunction with the 2020 workplan priorities for all Electoral Areas. 
 
STRATEGIC AREA(S) OF FOCUS 

Provide Responsive & Effective Public Services 

  

  

  

  

  

  

  

BACKGROUND 

The applicants, who have a contract to purchase the property, intend to demolish the existing residence 

and construct a new residence.  The applicants have applied for a Development Variance Permit (DVP) 

in order to reduce the number of required on-site parking spaces as outlined in Cultus Lake Park Zoning 

Bylaw No. 1375, 2016. The bylaw requires two (2) off-street parking spaces to support a residential use. 

The applicants propose zero (0) fully off-street parking spaces and instead provide two (2) spaces partly 

on-site and partly within the road right-of-way.  

PROPERTY DETAILS 

Electoral Area H – Cultus Lake Park 

Address 19 Lakeshore Drive 

PID  n/a 

Folio 733.07000.019 

Lot Size    1,750 sq. feet 

Owner  Robert Mitchell Agent Roger Burrows 



Current Zoning Waterfront Residential (R-3) Proposed Zoning No change 

Current OCP Plan Cultus - Residential Proposed OCP No change 

Current Use Residential  

(Single Family Dwelling) 

Proposed Use No change 

Development Permit Areas N/A 

Agricultural Land Reserve  No 

 

ADJACENT ZONING & LAND USES 

North  ^ Waterfront Residential (R-3); Residential 

East  > Cultus Lake 

West  < Hillside Residential (R-4); Residential 

South  v Waterfront Residential (R-3); Residential 

 

NEIGHBOURHOOD MAP

 

 

 

 

 

 



PROPERTY MAP 

 

 

DISCUSSION 

Cultus Lake Park regulates on-street parking and traffic; administers parking permits; maintains roads 

and performs a number of related functions. The Cultus Lake Park Board has identified that there are 

pressures on the number of parking spaces available within the Park and have undertaken a review of 

parking, solicited community feedback on parking issues, and formed the Park Task Force to provide 

recommendations to the Park Board to address parking issues.  

The amount of on-street parking is limited in Cultus Lake Park and there is currently not enough on-

street parking to accommodate all residential lease holders and their guests. During the establishment 

of the new Cultus Lake Park Zoning Bylaw, it was regulated that each residential lease lot must provide 

two (2) off-street parking spaces (a parallel parking space may use a portion of the road right-of-way). 

During re-development of the existing residential lease lots the opportunity arises to improve off-street 

parking in Cultus Lake Park.  

Variance Requested DVP 2019-19 

Application Rationale 

The applicants advise that the reasons in support of the variance are:  



 Both residents are in their 70’s and the new home will be designed for aging in place and 

property values will be reduced if a garage is required; 

 A garage consumes desirable living space on the main floor, which is a huge concern on a small 

25 foot (7.62 metre) wide lot; 

 The lot is only 25 feet (7.62 metres) wide and has vehicle access from only Lakeshore Drive; 

 Parking one vehicle parallel inside the yellow line will “trap” a second vehicle in the garage (or 

carport), or possibly parallel against the house. Vehicles will have to be moved frequently to 

other parking spaces, or to the roadway, to access trapped vehicles. This will disrupt traffic 

flow. Parking at 90° within the yellow line solves these problems and also provides for future EV 

charging of both vehicles; 

 Most 25 foot (7.62 metre) homes with garages are used for storage, not for vehicles. This results 

in an actual loss of parking spaces, rather than the desired increase in parking availability. Other 

homes built before these bylaw changes are able to properly accommodate two vehicles 

parked at 90° to the street and within the yellow line; 

 We understand that the bylaw will not be revised until next year at the earliest. Graham 

Williams (Northface Construction) has been booked for the construction, starting with the 

demolition of the existing cottage in September 2019;  

 It is recognized that the travelled portion of the road is narrow, but this has been unchanged for 

decades, and is unlikely to change in the future; 

 The travelled portion of the road between the yellow lines is and has been acceptable for the 

passage of emergency vehicles, garbage trucks, etc.; 

 The existing travelled portion is compromised much more by retaining walls for the uphill 

homes which encroach on park property, than by downhill homes; 

 The 90° parking arrangement requested is within the area defined by the bylaw, ie. inside the 

yellow line; 

 The subject lot is only two houses away from a much wider roadway surface; and, 

 The utility pole next door at Lot #18 is only approximately two feet from the yellow line and 

would prevent widening of the travelled portion of the road.  

On-Site Parking Variance 

The applicants are seeking a reduction to the number of on-site parking spaces required, reducing the 

on-site parking requirement form two (2) parking spaces to zero (0) parking spaces. All parking would 

be provided in a configuration where the parking spaces are located partially on the property and 

partially on the Cultus Lake Park road right-of-way. 

Cultus Lake Advisory Planning Committee (APC) 

The Cultus Lake APC met on June 19, 2019 and the motion to support approval of Development 

Variance Permit 2019-19 was defeated. The Cultus Lake APC meeting minutes are attached as 

Appendix B.  

The following comments were raised: 



At the previous Cultus Lake APC meeting on May 15, 2019 the APC members recommended that a 

report be prepared by FVRD Planning Staff showing mapping of the residential lots affected by the 

zoning bylaw requirements for two off-street parking spaces per lot and that the report outline options 

on how to best address the challenges with the residential parking spaces.  

Cultus Lake Parking Review – March 2017 

In 2017, the Cultus Lake Park Board initiated its own parking review which created a parking inventory. 

The parking review identified that there were 41 lots located on Lakeshore Drive and that 66% of those 

lots provided 2 or more on-site parking spaces.  The parking review included parking spaces that were 

using a portion of the road right-of-way as on-site parking; this is inconsistent with the Zoning Bylaw 

adopted in February 2018.  

The Zoning Bylaw does have a policy that allows for vehicles using parallel parking spaces to use a 

portion of the road width, however, the vehicle must be able to park entirely outside the travel lane 

delineated by the yellow lines. This may create a difference in the number of on-site parking spaces 

that was identified in the Cultus Lake Parking Review when measured to the Zoning Bylaw standards.  

The parking review also stated that Munroe Avenue and Lakeshore Drive areas have incorporated 

creative use of space for parking. Since the width of the road appears to barely meet fire code widths, 

on-street parking is limited and should be restricted to the specifically allocated locations and strictly 

enforced. Any new construction in the area should only be considered if a minimum of two vehicles 

spaces are provided on-site.  

New Construction 

Parking on-site is entirely possible and new dwelling construction provides the opportunity for off-

street parking spaces to be created. There is recent new construction on Lakeshore Drive that 

accommodate two off-street parking spaces.   

In the case of the application for 19 Lakeshore Drive, we have calculated that approximately 140 square 

feet of dwelling space would need to be removed from the main floor to accommodate two off-street 

90° parking spaces.  If the proposed house is 3,000 square feet (based on the floor plan provided times 3 

stories) this would be approximately 4.7% of the floor area that would be lost to accommodate the 

required parking.  

Key Considerations 

There are a number of items to be considered when addressing parking on Lakeshore Drive: 

 Road safety (variety of users); 

o Pedestrians, cyclists and mobility scooter users are likely uncomfortable when passing 

between a moving car and the retaining wall/parked cars on the sides of the road.  

 Suitable travel width for road; 



o The current road is narrow and in many places with retaining walls located on one side 

with a small shoulder and often the bumpers of cars or sides of cars parked up to the 

travelled portion of the road on the other side.  

o Lakeshore Drive can only accommodate one-way vehicle traffic and generally when 

vehicles moving in opposite directions cross paths, one is forced to pull into a driveway 

or one of the very limited parking stalls. 

o The Ministry of Transportation and Infrastructure (MOTI) road standard is: 

 23 foot (7 metre) travelled portion and 1.6 foot (0.5 metre) shoulder on each 

side.  

 Service vehicle access (garbage, snow removal, contractors, emergency vehicles); and, 

o Often garbage/recycling totes are located on the travelled portion of the road.  

o The snow plow blade only clears by approximately 25cm on either side. When snow is 

accumulated for more than a day or two, available space for snow storage is extremely 

limited and travelling along the road is further complicated.  

 Cumulative effect of parking on lakefront lots. 

However, staff do recognize that parking at Cultus Lake can be quite challenging and that:  

 Lots on Lakeshore Drive are narrow; 

  There are a variety of parking types (parallel, 90°, angled, garages, carports, etc.); 

 There is inconsistency in the painting of road lines; and, 

 Lease holders are struggling to make sense of the parking requirements of the Zoning Bylaw. 

     Image 1: Lakeshore Drive (Road Width) 

              Image 2: MOTI Road Standard 

 

 

 



New Parking Study 

Staff have recommended that the FVRD Board consider conducting a parking study to offer a 

consistent approach to residential parking on waterfront residential lots in Cultus Lake. A new parking 

study could look at: 

 a variety of parking alternatives; 

 road safety; 

 parking dimensions; and, 

 availability and demand.  

Neighbourhood Notification and Input 

All property lease holders within 30 metres of the property were notified by the FVRD of the 

development variance permit application and were given the opportunity to provide written comments 

or attend the Cultus Lake Park Advisory Planning Commission (APC) meeting to state their comments.  

FVRD staff encouraged the applicant to advise neighbouring property owners and residents of the 

requested variance in advance of the mail-out notification. The FVRD received five (5) letters of support 

and one (1) letter of opposition prior to the Cultus Lake Park APC meeting. These submissions are 

included as a part of the Cultus Lake Park APC meeting minutes and are attached as Appendix B.  

COST 

The application fee of $350.00 has been paid by the applicant.  

CONCLUSION 

The applicants have applied for a DVP to reduce the number of required on-site parking spaces. Staff 

recommend that the FVRD Board support the Cultus Lake Park APC recommendation and refuse the 

DVP application.  

OPTIONS 

Option 1 – Refuse (Staff Recommendation) 

Staff recommend that the Fraser Valley Regional District Board refuse Development Variance Permit 
for the property located at 19 Lakeshore Drive, Electoral Area H – Cultus Lake Park to vary the required 
off-street residential parking requirements 
 
AND THAT the Fraser Valley Regional District Board consider directing staff to conduct a parking study 
of waterfront lots in Cultus Lake Park to develop a consistent approach for off-street residential 
parking, in conjunction with the 2020 workplan priorities for all Electoral Areas. 
 

 

Option 2 – Issue 



If the Board wishes to issue Development Variance Permit 2019-19, the following motion would be 

appropriate: 

MOTION: THAT the Fraser Valley Regional District Board issue Development Variance Permit 

2019-19 for the property located at 19 Lakeshore Drive, Electoral Area H – Cultus Lake Park to 

reduce the number of required on-site parking spaces from two (2) to zero (0).  

 

 

COMMENTS BY: 

Graham Daneluz, Deputy Director of Planning & Development: Reviewed and supported. 

 

Margaret Thornton, Director of Planning & Development: Reviewed and supported. 

The lot can accommodate the two (2) off-street parking spaces that are required under the new Zoning 

Bylaw for Cultus Lake Park.  

The parking study requested by the Cultus Lake Park APC will take FVRD Planning Staff resources. The 

timing of this study is to be reviewed by EASC in conjunction with all other planning requirements for 

the Electoral Areas.  

Mike Veenbaas, Director of Financial Services 

Not available for comment. 

Jennifer Kinneman, Acting Chief Administrative Officer 

Reviewed and supported. 

  



Appendix A 
Site Plan 

 

Proposed Off-Site Parking Area 
(not within property boundary) 

2.52 m 
(8.27 ft) 



Appendix B 
Cultus Lake APC Agenda & Minutes 
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