TEE CORPGRATION OF THE DISTRICT OF BURNABY

PLANNING DEPARTMENT

JULY 27, 1970

MR, E. W, BALFCUR
MUNICIPAL MAWAGER

Dear Sir:

Re: STRIDE AVENUE AREA REVIEW

The question of the future of the Stride Avenue Area came up for discu-—
ssion in the Council on March 23, 1970, following the receipt of a letter
from a resident expressing opposition to the possible future industrial
use of the area. It was indicated that priority should be given to a
review of the recommendations of the Stride Avenue Area Study of 1967

with the objective of reaching a final decision on the future use of the
area.

THE STUDY AREA

The Stride Avenue Area, as referred to in the 1967 report, covers approx-
imately 260 acres in the southeastern portion of the Municipality. This
area, which is located as shown on the attached Map No. 1, encompasses
that part of the South Slope between the Gilley ravine and the New West-—
minster boundary along Tenth Avenue. The four sub-areas, which have

been designated for purposes of analysis, are shown on the accompanying
Map No. 2. These are as follows:

A - (42.60 acres) — The area extending from the 18th - 20th Avenue
Diversion to the B. C. Hydro rail right—of—-way.
B - (21.25 acres) —~ The sector between the B, C., Hydro rail right-
of-way and Mission Avenue.
C - (128.99 acres) — The area located between Mission Avenue and
Mzarine Drive.
D - (70.13 acres) — The section which extends from Marine Drive to

the projected alignment of the relocated route
to the south.

BASIC STUDY PRCPOSALS

The Stride Avernue Area Study included the following recommendations:

(1) The designation of sub-areas "A" and "B"” for industrial use, with
future rezcening frem R5 Residential to M2 Industrial to follow the
developrment of detailed plians.

(Z2) The designation of sub-areas '""C" and "B" for future industxrial
development, conditional upon the following factors:

a) The existence of gravel suitable for terracing the whole
hillside and in sufficient quantity and quality for econo-—
mic usz outside the area.

b) The existence of a sufficient market for gocod guality gravel,
should it prove to ke available in quantity, to ensure the
ecconomic preparation of the area for incdustrial use within
a reasonable period of time.
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¢) The availability of a satisfactory method of removing thes ~
existing housing adjacent to Marine Drive in Sub-Area "C",

(3) The designation of Sub-Areas "C'" and "D" for residentizl purrocses
was proposed in the event that industrial development prcved to be
unfeasible.

COMMENMNTS

(1) A considerable amount of industrial development has already occurred
in Sub-Areas "A" and '"B'", which have always been considered zs
suitable for industrial use, Some work has been done in recent
months within Areas "A'" and "B" on a proposed exchange of land
with B. C. Hydro involving Corporation properties within the area

and Hydro holdings required by the Municipality at other locations
in the Municipality.

(2) In examining the conditions under which industrial development was

initially proposed for Sub-Areas "C'" and '"D", we would comment as
follows:

a) The study of soil conditions conducted by Engineering Drillers
Limited in 1968 reveals that the amount of sand ard gravel in
the area is guite limited. For example, out of fifteen test
holes drilled in the program, totalling some 350 feet, sond
and gravel accounted for only about €0 feet. in ro cace was
there a 1lmyer thicker than 13 feet. Most of the layvers were
less than 6 feet in thickness, many only 2 cr 3 feet in cdepth,
The report wznt on tc state that the area did not zznaaxr to be
very suitable as a source of either backfill or rozd moterial kX

b) Using updated figures to assess the economic feasibility cf
industrial development in Sub-Areas '""C" and "DV, the average
development cost per saleabis acre of land is estimated at
about $1€,600.00. On the other hand, the market value of
fully serviced industrial land in the areca prescntly approxi=
mates $15,000.00 to $18,000.00 per acre. The comparison of
these estimates leaves very little marxrgin, if any, to be rea-
lized from the development and sale of the land in the area
by the Corporation. A significant factor is that the largest

single item in this average cost figure is for excavation and
cTading.

It shculd a2lso be emphasized, in this connection, that these
costs assumed that about 75% of the excavated material would
be usable as gravel and could be excavated at little cost to
the project, It is then noted in the Stride Avenue Area Study
report that if all or a significant amount of the gravel could
not be used, the development costs would be increcased sub-
stantially.

The Soil Survey Report implies that the foundation ccnditions
are suitable for industrial buildings and that terracirg of
the slope is physically possible., However, the eccncomic
feasibility of industrial development is dependent, to o con-
siderable degree, upon the costs involved in site pragaraticen.

c) Another major development cost involved in the prepoirati
the area for industrial use is the removal of the

improvements. There arc presently 57 houses in Sub—AreEEJ
"C'" and D', Most of these arce sii -~*-7 in the vicinity of
Marine DPrive. it should be noted in this regarcéd that C.lLI.Z2.C.

officials, consulted as to the possibility of redevolopment
for incdustry, could sce little likelihood of Federil oLisis—
tance for such a scheme.

It would appear from the foregoing that none of the conditicrs which were

set forth in the Stride Avenue Area Study as prerequisites Ffor the

industrial cdevelopment of Sub-~Areas "C" and "D are l1likely tc be roalized.
2
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Viewed in this light, the designation of these areas feor future in-
cdustrial use seems questionable, particularly on the basis suggested
in the report which envisaged the Corporaticn retaining cwnership cf
the land and acting as the developer with the subdivided and serviced
sites being subkssquently sold or leased to individual industrial firms.

TEZ ALTERNATIVE

A similar conclusion to the above was reached in a recent review of the
economic aspects of the possible irndustrial development of Sub-—-Areas

"C'" and "D'" in connection with the 19870-1975 Capital Improvement Program.
As a preferable alternative it was suggested that if the area were to

be developed industrially, a detailed plan te prepared and the raw land
sold by the Corporation to one or more developers who would then develop
the area in accordance with the plan.

To make such a scheme successful it would be desirable that the Corpora-—
tion establish certain conditions for the sale of its land. In some
areas, for example, land sales should be conditional to the assembkling
and purchasing of adjoining privately owned properties. It is apparent
that the highest development costs would be encountered in the sector
close to Marine Brive where most of the privately owned land and the
existing hocusing is located. The danger is, therefore, that this area
will be the last to be developed and, tecausce of the higher costs, many

of these houses may remain in the area for an extended period of time
surrounded by indusctry.

The ideal situation would result from having the entire area taken over
by ocne large owner andc developed as an industrial park, along the lines
cof Lake City. Cnly in this way would it be economiz to redevelop the

sector near Marine Drive since the costs could then ke gpread over the
whole of Sub-Area "C',.

The sccond possibility for Sub-Area "C" is residential development.

This was proposed as the alternative te future industrizl use in the
Stride Avenue Area Study, in the event that this type ¢f occupancy was
found to ke unfeasible, in this case, the resubdivision of the area and
the preparation of serviced lots for sale by the Corporation was pro-
posed. Such a scheme would include the retention of the existing hous-

ing in the area and its incorporation into an overall plan for residen-—
tial use. .

The South Slcpe is develeoped residentially west of tha Gilley ravine,

as well as on the New Westminster side of Tenth Avenue. Thus, from a
locaticnzal and land use pecint of view, the arca would provide a logical
extiension of the adjoining residential districts to the west and cast.
The apparent oppositicn cf many of the existing residents to industrial
develeopment and the fact that appreximately Z5% of the entire Municipal
land area is already zoned for industrial use, are additional consicdera-
ticns which tend to favour residential development.

The 10 percent slope which characterizes much cf the area north of

Marine Drive 1is somewhat steeper than that which is gencrally coensiderced

desirable fcecxr industry,. However, sloping terrain of this type which

cffers o variety of well drained, rolling and hilliside sites with a

view malkoes this sector, with the exception of the former garbage fill

and gravel pit arcas, wellsuitedto residential use. Any possible conflict 1
with the industrial developments in the adjcining Sub-Areas "A"™ angd "RB"

could be zonsiderably reduced by the dzvzlomoment of the garbage fill arcas

for porlk purposces which, in addition tc their recrzational advantages

for the regicdents, would alsce prcvicde an offective buffer bestween the

twro land uses.

H remainirg porticon of Sub-Arca "C" covers an arca of approximately
20 ncroes. Tais, in <cconjunciticn with the oxisting housing, is alrceady
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close to the minimum size for acdequate neighbourhcod development and the
provision cf school and other residential serving facilities, The use
of portions cf the area for housing densities slightly higher than those
provided by the standard single and two family units should therefore

be ccensidered as part of any scheme for residential cdevelopment. The
possibility of locating a limitzed dividend or low cost housing project
in the area would z2l1lsoc merit consideration in view of the current hous-
ing shortage. A plan woulcd have to be preparced to provide a guide for
residential develepment.

The soil conditiocns and the relatively flat terrain south of Marine Drive
(Sub-Area "DR) are considered to be better suited to limited agricultural
or industrial uses, than to residential development. It is desirable,
however, should the adjoining Subk—-Area '"C'" be developed residenti-
2lly, to maintain the same typne ¢f use on both sides of Marine Drive.

In this case, it wculd be preferable to establish the southerly limit

of residential development along property lines, wherever possible,
rather than 2long the present 200 foot demarca t ion which often results

S an

in irregular and difficult boundary.

Much of the remaining area is presently zoned M3 (Meavy Industrial).
The rezoning cf this section tce the M1 (Maimwufacturing) industrial
category would provide a better standard and a form of develicpment

that would be more compatible with the adjacent residential uses on
Marine Brive,

RECOMMENDATIONS

1
Klb 1. We would recaffirm the reccmmendation of the Stride Avenuce Arca Study yy‘
Ei/l that Sub-Areas "A" and '"B" be designated for industrial use, with \
r future rezoning frcm RS Residential tc MZ Industrial to follow theﬁ)/}
development of detailed plans, based upon the staged program as
outlined in the repcrt (pages 34 and 35).

2. In reviewing the facteors invclved in determining the future use of
« the hillsidce between Mission Avenuc and Marine Drive (Sub-Area 'C')
{ we believe the available information, and particularly that which
// has come to light since the Stridzs Avenue Area Study was prepared in
4/ 19€7, would favour residzsntial, rather than industrial davelcpment.
It is, thercefore, proposcd that this area be designated for resi-

dential use and that a plan be preparced, as a guide to future deve~
lopment.

The fcllowing proposals are advancecd for the development of the

sector between Marine Drive and the relccated rcute tc the south
(Sub—~Area "2'):

a) The designaticon of the Marine Irive frontage for residential
usz, bkased cn the prescent RS Zcning with the boundary reflect-
ing, wherever possiblza, the cexisting subdivision pattern.

V{/ﬂ' ) The rezening of the present M2 (Eeavy Industrial) arez within
///‘ Suk-Arca "I" to M1 Industrial.

c) The maintenance of the existing Al (Agricultural) Zening to
the cast cof Fourteenth Avenuc, with future development
Cesignated for residential cn the Marine Drive Zfreontage and
Ml type incdustrial in the remaining area, with rezoning !
supject tc thz submission of suitzable develepment plans.

Respectfully submltt"c, J
c.c. Chief Building Inspector Ld;éjggaw//’ /fy,/

2
Land Agent A, ﬁ(.P[tn, ‘w”' r) .
Municipal Clerk PLAIITING DIRECTCR ’) 4/, jf 1
Municipal Znginczerxr J/,V I <’
Municipal Solicitor . - / lf/N
Municipal Troasurer e o \ULV ;“’ e
Parits and Recrootion Administrator T 1C’/u !
Scnior Plannor : P !
Attzched I Plans, o \,./- M p
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