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Following is the report dated September 23, 1971, from the Planning
Director regarding the. above.

There should also be continuing consultation with the Parks and
Recreation Commission on thie development plans for this arca.

We also hope to bring the Advisory Plaunning Cowmission up to date al
its next meeting.

RECONMEVDATION:

THAT the recommendation of the Planning Director be adopted; and
THAT the possibility of a land use contract with the C.N.R. be wmore
fully investigated wirh regard to the industrial development of the
proposed CD area; and also

THAT the possibility of the development of an industrial estate
juvolving both the C.N.,R, and B.C. Hydro with land use contracts

be more fully invéétigated for the industrial development of the
proposed CD area.
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September 23, 1971,
Our file #15.101

Rc BIG BEND AREA STUDY: PROPOSED AREA ZONING CONCEPT - PHASE 1.

A,  BACKGROUND

o : The Council gave approval in principle on August 30, 1971, to the Area Zoning
S  Concept (Phase I) proposed for the Big Bend Area. The recommended  new
i -~ A3 (Truck Gardening) District regulations were subsequently considered and at
the meeting on September 20th information was requested on the degree of non-
conformity that would result from the application of the A3 category, In
addition, the desirability of permitting related uses of a non-agricultural character
was questioned and this matter was tabled for two weeks for lurther study.
However, there was general agreement on the need for the establishment of such
a zone in the area.

These actions, and carlier Council concurrence with the Marine Way (relocated
Marine Drive) route and the principle of improving the development standards of
certain industrial properties in the Byrne Road sector have made possible the

: further refinement of the Area Zoning Coneept for the Big Bend Avea. This next
step towards the achievement of the development couals which have been proposed
for the area is the subjeet of the report which follows

h. RECOMMENDATIONS

It fs recommended that the Council adopt in principle Phase I of the Avea Yoning
Concepl, as proposcd in this report,

Should the Coumneil coneur with this approneh, iU is also recommended that the

Planning Deprtmene be aithorized to contaet the converned prou)s in the mrea

and provide Ciem with these proposnls i order to promaote fiodea underntamding of
the concoepts atow additiona] thme for discussion and conmadtation, Phisa would
then ba follov ed by a durther veport to the Couved o sedCine out detadbs ol the dinenssionn
and rosoring orapossba for the aeco, which waald provide the necesaaey hecinesork
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‘The existing zoning pattern in the Big Bend Area is shown on the accompanying
Map "A'. The Heavy Industrial District categories (M3 and M3a) currently
account for 1960 acres or about 86.-% of the total area. Agricultural (A1)
Zoning covers approximately 154 acres in the section east of Meadow and south
of Fourteenth Avenue, and makes up a further 6.7% of the total area.

Residential Zoning, extending to a depth of 200 feet along the south side of
Marine Drive includes the R2 (Single Family) Residential category west of
Byrne Road and the R5(Two-Family) Residential District to the east. These
zones cover a combined area of about 71 acres. The Newhaven site and the
Riverside School are zoned P6 (Regional Institutional) and P3(Park and Public
Use) respectively, while Commercial Zoning has been applied to a small area at
the fool of Gilley Avenue.

APPLICATION OF THE AREA ZONING CONCEPT

- The Area Zoning Concept (Phase I) for the Big Bend Atea, which is illustrated
by the attached Map "B', was given approval in principle by the Council on August .20, .

1971, as the basis for the preparation of more detailed proposals for the area.
There was further discussion of certain aspects of the concept at the Council
meeting on September 3, 1971, including the suggestion that consideration be given
to the northerly extension of the golf course - sports complex to Marine Drive as
a means of preserving the land in perpetuity should industry, at a later date,
replace the proposed AS District zoning in the area.

‘We have examined this suggestion and would emphasize that this sector contains’

a significant proportion of the present agriculture of the market gardening type in
the area. The boundaries which have been proposed recognize this development.
The existing golf course - recreational complex proposal utilizes more fully
present Municipal land reserves in the area and has received the strong support-
of the Burnaby Parks and Recreation Commission.

It is our view that the current proposal lessens the opportunity for the future
encroachment of industry into the area abutting the Residential zone on Marine
Drive and would reduce growing pressures in the futurc for the movement of
industry into this key area located in close proximity to the south slope resi-
dential area.

For these reasons, the retention of the A8 designation shown on Map "C",

which reflecis the original Area Zoning Concept, is proposed. Area zoning pro-
posals for the various other district categories are also outlined on this map

for the consideration of the Council,

As mentioned in our carlier report, the Al(Agricultural) District category has
heen proposed for the northeasterly portion of the Study Area, where mixed land
use and filling have occeurred, The uses permitted in this zone would allow o
variety of nctivities to hoe carvied on and encourage a fuller utilization of the
designated avca, Much of the area included in the present A1 Zone has been pro-
posed for an A2 (Small Holding) District designation, a category which is more
closely related to existing development,
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The arca coverape of the Mia category has been considerably reduced. This
districl Les Leen situated within the extren:o ottheastoriy portion of the
Study Area oo retleet existing development anc to allow for limited (uture ex-
pansion. Council has previously endorsed in principle the proposcd application
of the M3(Heavy Industrial) Distrvict category to the southern portion of the Big
Bend Area.

The application of M2(General Industrial) District Zoning to the Byrne Road
enclave is currently being considered as it was felt the higher sereening and
Iandscaping standards would provide a better relationship with the overlocking
South Slope Residential District. This type of zoning has also heen proposcd for
a similarly located arca north of the B, C. Hydro rail line, south of Marine Way
and west of the proposed golf course.

The new M5 (Light Industrial) District is particularly designed for locations in
close proximity to residentiul developmeni, The area proposed for ihis desigunalion
includes those lands north of Marine Way and south of the Marine Drive residential
strip in the northwesterly section of the Study Arca.

The application of P3 (Park and Public Use) District Zoning to the Corporation-
-owned lands included in the golf course ~ recreational complex is recommended, .
while an A3 designation is proposed for privately held properties located within
this recreational area. '

In addition to the standard zoning district categories, special controls are considered
necessary in certain portions of the area. These can be hest accomplished by the
employment of a comprehensive development designation.

E. PROPOSED COMPREHENSIVE DEVELOPMENT A REAS

The properties proposed for a CD(Comprechensive Development) designation include

the block of land east of the golf course, which is mainly under C.N.R. ownership,
and the connecting parkway link along the foreshore between the golf course and the
proposed park area to the east. o '

In both of the above cases, the CD Zoning would require the preparation and approval
of plans in advance of development. This will permit negotiations to be held
with a view to the implementation of this portion of the area concept. - In the final
plans for the avea, the proposed shoreline strip could be of varying widths depending
on the circumstances involved with individual broperties and development proposals.

The hlock of land cast of the proposed goll course has heen recommended for special
consideration because of its location in relation to this facility and the proposed
recreational complex, and also the potential which exists for a high standard of

, industrial use. The application of this type of zoning to a proposed industrial
development area will require an amendment to the CD seetion of the Zoning Bylaw,

| Another measure provides the necessary authority for the Corporation to enter into
§ land use contracts with developers under the provigions of Scetion 702A of the

3 Munijcipal Act, and pormits the designation of "development areas", Such a desig~
5 nation does ot requirve w public heaving and allows for mutnally agreed upon terms
and conditic 3 to apply to the use and development of Land,

Receent discussions have heen held with €, N R, officials who indicated that they
would be agrecable to the iden of a land use contract for the pProposed CND
area interms ol o developmoent plan, Servicing aerangenients, trec plantings,
staging, possthle Tind evchanges, ole, A ool use cont racl, v combination with
CD Zoning, conld well provide the means for the future establishiment of o hign
quality Indueteial estate in the ayren,
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However, C.N.R. officials emphasized that such an agreement would he subject

“to the permitting of car storage on the site cg an intering use for a period of ton
years., Such a stipulation could be included i o land use contract.,  In the intev-
vening period, a tree planting program could be undertaken that would  screen

: the car storage arca [roni view and provide a suitable setting for the future develop-
i ment of an industrial estate.

It is our view that the foregoing proposal has considerable merit, We would,
; - however, request the direction of Council belore proceeding further on this matter.

F, THE IMPLICATIONS OF AGRICULTURAL ZONING IN THE AREA,

The application of the Agricultural Zoning categorics to the 1reas proposed in
this report will result in only a limited amount of non-contormity. ‘the following
four sites would fall into thisclassification in the case of the proposed A3

category:
(€H) A.R.C, Enterprises, Pioneer Auto Salvage and Sunny Slope Kennels
. (presently non-conforming).
% (2) Sea Import Handling Limited and Vancouver Pacific Handling Company.
(3) ‘Conboy Machinery. : .
4) Consumer Pallet Limited (sub-lease from Pacific Coast Woodworking who

are leasing from the Corporation).

In the area proposed for an Al designation, four existing sites would be non~-con~
. forming, including: '

(1) Meadowland Peat
(2) Globe Foundry

(3) Modulux Manufacturing Limited
4 Can-Am Crawler Parts Limited, Hemlock Motors and Pacific. Loader
Service. ‘

More than half of the land included in the proposed A3 and Al arcas is presently
undeveloped, while agriculture clearly predominates as the largest of the existing
. uses. The proposed change in the status of the presently zoned Al area to the A2
' (Small Holding) District category will have little effect on land use. It will, however,
recognize the small holding character of the area and the prevailing parcel sizes
which average about one acre.

L R G, ITEMS FOR FURTHER STUDY

( Should-the Council adopt in principle the Area Zoning Concept proposcd in this

‘ report, the Planning Deparvtment will he in a position, following discussions and
3 consultations with concerned groups to prepare more detailed proposals for
Counclil's consideration,

‘ Further study and rescarch will algo he necessavy on a number of other items
1 involved In the process leading to the preparation of detailed development plans

for the area, These include the following:

(1) CWith Council approvil, the undertaking of Turther discussions with the ¢ N R,
with reeard to the industeiol developinont of the proposcd CH nyea,

(7 Review of the propoged AN ('eack Goedening) Disteiet repgulations,
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(3)

)

(6)

(7

(8)

Finalizing of road plauns for the area,

Stuaies and consultations involved in tie implementation of the park strip
along the foreshore ot the North Arm of the Fraser River and in the
establishment of o park link system layout for the Study Area as a whole.

Design of a programme and staging schedule for the development of the

)

area, including servicing of industvial areas, roads, parls, recreation

O

facilities, etc.

Examination of the possibility for including further special uses such as
a bird sanctuary or air strip, in consultation with appropriate authorities.

Research on agricultural development in the areca, i.e. possible land
development grants and assistance from senior governments.

Research into the development of special landscaping and screening pro-
visions and possible measures to promote the retention of suitable areas of
existing natural growth, compatible with Industrial, Agricultural and
Recreational development.

These and other matters will be the subject of éontinuing reports to the Council on the
Big Bend Area, and continuing discussion with all parties concerned with the future of
this extensive area of the thicipality.
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Respectiully submitted,

A. L, Parr,
"DIRECTOR OF PLANNING.

c.c.  Chief Building Inspector
- Chief Licence Inspector
Chief Public Health Inspector
Municipal Assessor
Municipal Clerk
Municipal Engineer
Municipal Solicitor
Parks and Recreation Administrator
Senior Planner
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