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1. Re: Implementation 
Big Bend Development Plan 

The following is the report of the Planning Director dated July 17, 
1972, regarding the above. 

RECOMMENDATION: 

THAT the Council approve in principle, the implementation components 
referred to in this report including the specific recommendation 
that Council grant authorization for the preparation of the pre­
liminary engineering location design required in the development 
of the final Marine Way alignment; and 

TIIAT the Council approve in principle the proposed Area Rezonings, 
Stage 1 as illustrated on Figure C and that these rezonings be 
forwarded to a Public Hearing for further consideration. 

* * * * * * * * * 

• 

Planning Department, 
July 17, .1972. 
Our file 4Fl5, 101. 

™PLEMENTATION. BIG BEND DEVELOPMENT PLAN. 

BACKGROUND 

The Council at their \lleeting of March 27, 1972 adopted the Development 
Guide Plan proposals outlined in the report, Big Bend Area Stud,v: Proposed 
Development Plan, as the basis for further undertakings toward the im-
plementation of the primary goals and objectives of the Big Bend Area 
Study. As part of that implementation process, the proposed Zoning Bylaw 
text amendments, as set out in Appendix II of the above mentioned report, 
have been forwarded to a Public Hearing and have now received two readings. 

B. FURTHER IMPLEMENTATION 

This report reflects the desire to further advance plan implementation and 
to establish more tangible terms of reference for clevclopment control in 
the area, Accorclingly, the following Hems have !Jeon included: 

l) A general nccount of various components nssoclatccl wlth the implcmontat.lon 
of the Development Pinn guiclo (soc Figura A) n.s ncloptcd by Counoil 
on Mnrch 27, lfl72. 

2) An area re:wnlng pl'oposnl for. those nffoctocl lnncls sltuntocl north of tho 
B, C. Hydro ancl Powo1· Aut.hcn·lty Hnilwn,v tlrnt rof'loot~: tho lnnd uBo 
clcslgnnlio1rn (:mu Flg·u1·0 1\), :w 00111.nlnod within tho l'r.port, J~i~ J~­
Aro:1, SLucly: J>roprHHH:l lk!VS.:,L<.1pn?rllil Pln11 whl(dl wn!i ndopforl by Cn1111c•il 
on March 27, l!J'12. ThlH l'ornrn tho haHI:.; of fl SlugcJ 1 ro;1,onln1{ pro•• 
posnl for tho area nt ln.rp;u, 
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3) A g<meral stagin/j timetable (sec Appendix 1) indicating ltmtntive lirni11g 
for initinlh'l1 action to he lakl'n by the i\lnnicipality in :l('hieving pl:m 
implcmc11latio11. Included \\'ithin thi.s generalized schccinle are suC"h 
consiclcrat ions as park acquisitions, municipal indnsl ria I estate 
de\'clopmcnt, area rezoni11gs, major road acquisitions and so 0;1, 

C, IMPLEl\lEN'l'ATION COMPONENTS 

1) 

2) 

3) 

4) 

Acquisitions I Riverwav §eorls Complex 

Included in the Development Plan for tho Big Bend Area is provision 
for {he establishment of the Hiverway Sports Complex which will 
meet the need for a major facility to serve the South Burnaby District. 
At present, the acquisition of approximately 11 acres of private property 
is required to complete the Sports Complex land assembly. The 
Parks Acquisition Program recently submitted to Council has designated 
a high priority to the acqLtisition of these properties, classifying 
them as Category A items within the First Priority Program. 
Further provision has been made in the C. I. P. foi· the development 
of sports fields· nnd a fielclhouse in 1973, 197'1 and 1975. 

Acquisition I Riverwav Golf Course 

As indicated in earlier reports, the acquisition of a remaining 3. 9 acres 
is required to complete the Iliverway Golf Course land assembly. The 
Parks Acquisition Program has designated the acquisition of this 
remaining property as a Category "C" item within the First Priority 
Program. Concurrent with this action, it is suggested that preliminary 

, design and engineering studios related to the gradual realization of 
. this facility be placed on the work programs of the appropriate de­
partments. 

Acquisitions, Marine Way Alignment 

Although the large majority of the lands required for the development 
of the relocated Marine Drive arc under Municipal ownership, a 
gradual acquisition program will be required for those currently in 
private control. With this in mind, it is recommended that a prelimin­
ary engineering location design for the proposed Marine Way alignment 
and the Nelson Avenue connector be undertaken. Initial attention 
should be focused on the alignment in the south-easterly portion of the 
study area from where several inquiries have been received concerning 
possible acquisition by the municipality. Upon completion of this 
preliminary design, those properties affected will be forwarded 
for inclusion in the C. I. P. Major Road Acquisition Prog·ram. Any 
ap[)l.ications for municipal acquisition received from a[foctcc.l pro­
perties ln I.ho Interim wHl be dealt. with on an individual basis with 
any reeornmondal:ions being forwarded to Council for l.lrni.r considoration. 

Prq1osocl Municipal Industrial Development, Groonall Avenno Arca 

Proli111lna1·,v cost estimates relating to I.ho basic serviuing ans! propal'at.ion 
of cortaJn Municipal pl'oporlios lo cornrn·iso a nrnnlclpnlly sponsorrn.l 
lndustri:tl clovolop111ont. aroa havo now hrJCn roceivocl. In nc.lc!Jtlon 

I 
this 

dopnrtrnont ls now in l'oeolpt of proll11iJna1·y vnluo:, rolntlng tot.ho snlos 
rovonuos thnt. coulcl ho mqrndod f'rorn t.ho cllHposal of thmw sorvlornl 
Jnduf;lrinl. lols, Sul.Jsoquont to tho eonc.'luslon ol' an lnitlal w:arnlnallon 
of tho ticio11<>11iio l'C':tsibillly ol' lho propo:,ucl cl<wc.dopmrnit, on tlw h:u,ls 
of Ll101:Ju p1·tdirnl11111·,v u:,;ll111atw,, :i f.:u1Jn Jjd.u 1'ujl"l'I. wlll Im furwal'tl1:d (() 
Cot11rnl.l co11eo1·11l11g :t 1·oeornnw11rlorl c:1H1nrn nl' ndio11 Jn lhi1, 1'c1r•;n1·d, 

:rhn Cnpll.nl _11.np 1'11\1(!111(!11_1 __ 11 1_'1_,gl'[llll_ll11' J_ I (l'i'!l ...• 1 !1,'1'111:rn 111:ld(• p l'<J\'l~;i11n 

1'01· duvul11p1111!1il 1'1111cl:; 111Hl1:1' "L,n11d i\:,:w111ldy :11111 llu\'vlop1111,11I, 
Ht'lwrluln l\l" l'or Ilic: 1'11l1.11·u ::<:nl<-111 \ :11,cl pi•nparnlion or 111111,c, p:i1·,:1:I,;, 
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5) 

6) 

7) 

Parks! rip IrnplemL•ntat ion 

Acquisition of parkstrip corridors involYing properties along the Fraser 
River foreshore :u·oa will proceed on a continual basis as dc\·clopnwnt 
proposals arc received. The undertaking received from Common­
wealth Construction Ltd. concerning the parks trip implementation 
indicates that a negotiable approach in this regard can be workable; 
It is hoped that the same kind of cooperation can be anticipated in 
relation to the remaining properties. In the event that a negotiable 
approach is not feasible in some instance, provision has been made 
in the Parkland Acquisition Program, (Second Priority Program) 
for the possible allocation of funds for acquisition purposes. 

General Development Criteria, l\Iajor Land Holders 

A major land holder in the area south of the B.C.H. and P. A. 
railway has submitted a generalized layout sketch as the basis for 
initial discussion concerning proposed development criteria. During 
the course of thefamiliarimUm discussion matters of mutual interest 
such as land exchanges, servicing arrangements, staging and so on 
will be discussed and operational guidelines formulated. No specific 
timing beyond these initial discussions can be submitted at this time. 
However, it is anticipated that more details will be available prior 
to the submission of the proposed area rezonings, Stage 2. 

Area Rezonings 

In order to establish tangible guidelines for proposed development that 
reflects the goals and objectives of the adopted Development Plan guide, 
it has become necessary to initiate area rezoni.ngs. An area rezoning 
proposal generally involving those lands north of the B. C.H. and 
P.A. railway comprises a Stage 1 rezoning submission and is a 
subsequent part of this report. Following the actual rezoning of the 
affected properties in the Stage 1 proposal, a further rezoning submission 
also reflecting the Development Plan guidelines and involving those 
lands generally situated south of the B. C. H. and P.A. rail way, will be 
forwarded to Council. 

As indicated earlier these area rezonings are considered important 
in establishing general development parameters that will stabilize 
the terms of reference for future development in the area. However, it 
should also be emphasized that subsequent adjustments may become 
necessary should minor implementation anomalies occur. 1 · her 
adjustments will also become necessary as acquisition of t .· ·ways 
and buffer areas, by land oxchang-e or otherwise, occurs, 

D, PROPOSED AREA HEZONINGS- STAGE 1 

The nttachod Figure B Jnclicat:os the oxifitlng y.oning doslgnaLi.ons for those 
proportios co11tainetl wlthin the Bii; Bond Sludy Area, As incllontocl previously, 
tho proposed Aron. Hozonings, Hiaµ;o 1 don!. with thoflO proporllus gonernlly 
north or tho n.C,ll. and P.A. rail.way tllnL a1'0 nffudcxl by tho oh:ingo Jn 
clevoloprncnt criteria 111:1 proposed by Urn Dovolopnrnnl Pinn GuirJo. For thu 
purposos of this sulJmission, those n1·c.i:1s nro Jndicalrnl on Figul'o C. 

'J'ho following 1qHH.!Hiu eo1nrnonlfi should llu mndo i11 cn11110cl Ion will! tho pro­
l)CJHocl a l'Oll l'('l',n)lJllgH: 
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2) 

3) 

4) 

M2 Zone, Boull(ian· l\oad - Creenall A\'l'!Hte ,\rca 

The more detailed ddincal ion of tile' i\l ~ zone hom1Cl:wy in l he nountla ry 
Hoacl - Grecnall A\'enue area, as intlicall)d on Figure C rcfl.ccts tho 
exclusion of the Mill :ind Timbe1· Products Ltd. establishment from tho 
proposed l\I2 zone. Considering tho facts that tho firm is already in 
existence, is contiguous to the proposed l\13 area to the south, and is 
incapable of major expansion because of site limitations, there seemed 
little advantage in imposing a non-conforming status on the establish­
ment. 

Riverwav Sports Complex and Golf Course 

Those properties proposed for P3 zoning and slated for inclusion within 
the above captioned facilities are presently under l\lunicipal ownership. 
Those properties to be acquired for the Sports Complex and Golf 
Course will be submitted for rezoning subsequent to their acquisition 
by the Municipality. 

P2 (Administration and Assembly District) 

In accordance with the Council dircctirn of April 24, 1972 to submit 
a specific rezoning recommendation concerning the three properties 
discussed in the Planning Director's report to Cow1cil of April 18, 
1972, the proposed area rezonings incorporate a recommendation to 
assign these properties a P2 land use designation. After reviewing 
the situation, it appeared that the P2 zone was the most appropriate 

· alternative in providing the most latitude in achieving the private 
recreational - institutional type development designated for this 
particular area. 

A3(Truck Gardening District) 

Experience has shown that the peat soils which overlay most of the Big 
Bend Area are well suited to the developmentof irtensive agriculture 
of the market gardening type. In examining the future viability of 
this economic activity, many discussions have been held with represen­
tatives of both the Federal and Provincial Departments of Agriculture 
and with Leaders of the farming community in the Big Bend Area itself. 
These sorirces have indicated that in their opinion the market gardening 
will in general maintain its economic viability in the foreseeable future. 
The current rezoning proposal seeks to preserve the existing nursery 
and truck gardening acreage and to deter a geneml trend to preempt 
good agricultural. Land by other forms of development on a piecemeal 
basis. 

Although ihe available ovidonco indicates that tho preservation of 
agricultural clcvelopmont is an economically justifin.ble objective ai 
present, and in tho forcscoahlo futurn, thls department has J'oL1nd 
no substantive cvlcloneo that would µ;uarant.oo that such nril'iculturnl 
dcvuloprnont could be conslclorod cqunlly as vinblo in tho long run, 
Now crop prod1tution rnetlwdi;, t ram:portation innovntions nncl 'tnor­
clrn.ndlilnµ; tochnlquos might occur tlwt could joopnrclii',O tho oporn.tlons 
of tho nrnrkot. gT11.'Clon in thlH i·oglon. Glvon thls possibility, hut not 
to cllmini:-;h tho consldm·cid lrnpnt'lnncu of 1·otnining· tho ag1.·iuullu1·nl 
urrn of l.lwHn lancl.s al tl111 p1'ti:,1n1l tlnw, n pu~rnililo altol'nnlu loll/{ tol'rn 
uso o[ tliosn lr111rlR (cr,11:-;ido1·cd 001!1:(!tl\'Cd,v only) :.,houlrl lw montio1wcl 
at this st ngo, 

'J'lw most ,,ll\'im11; l:111d 1u.;ri :ilturn:il l\'r: 1li11t -:0111,:H In mind ls Park 
nnd n(!C!rnnllon u1,:11;u, Gi\'l!II Ilic! p1·11:-:i1nll,v t1J tl11.• !Urnrw:1.v ~.;p,i1·1.i, 
Con1plm: :111<1 Gull' ('0111·:·1(: :tile! 111111 1, 1 :111;!,1! pop11l:1tlr,n p1'1!di1!I Inns 111:11 
l11rllt'11l1! :i 111111.!11 lllfil'(! 1li.111>1.•ly il'll'11I 111·•1 1·1•:.01111 !11 11),, h1l111·1•, :tll 
C1>:pn11:-1it111 nl' p:11•1, n11rl 1·1•c1"v:11 i1111:1I '·.11 ilili(:H In llilH 111'1!:t to l11,•r11'J)111•:,.lu 
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5) 

6) 

7) 

those l:rnds situated within the A:3 zone would s1.tmlogical should the 
c<.~ntinucd economic operation or thu farms bceomc impossible. 

Byrne Hoad lndust rial Encl:.wo 

A rezoning proposal (from !'1'13 to i\12) affecting the properties in this 
area has advanced past the Public !Tearing stage am! remains undei· 
Council's consideration. As outlined in the report, Big Bend Al'ca 
Study: Proposed Development Plan, this department still co11siders 
the 1\12 rezoning to be the most suitable form of development control 
in this particular area. However, it was further expressed that if 
Council considered that the standing re com mcnclation (i.e. 1\12 re­
zoning) is not the most appropriate means of upgrading this area, then a 
"secondary" alternative would be put forth by this department. This 
would involve a rezoning of the industrially undeveloped portions of the 
enclave to M2 and the retention of i\13 on those sites presently under 
industrial development. Originally, it had been proposed that the 
developed properties should retain their 1\13 designation, as to~. 
with the provision that future expansion should conform to M2 standards 
of development. However, should Council pass the Zoning By-law 
Text Amendments the development standards related to the r ... 12 and 
M3 designations will be virtually tho same, hence the amended secondary 
proposal to retain an unqualified l\'13 on those sites with existing 
industrial development. 

It _should be noted that the current rezoning proposal (from M3 to M2) 
includes two parcels that were excl.ucle<l in the original rezoning sub­
mission. One of the properties is presently undeveloped and under 
Municipal ownership (D, L. 166A, Blk. 1, that portion North of the 
Van and Lulu Island Right-of-Way, Plan 524.) and is situated in the 
southern most portion of the M2 rezoning area. The other parcel 
which is industriaily developed (D. L. 159, Dlk. 39, Ex. Pl. 9355 
and 10G08, Plan 930) is located on the wost side of Byrne Road at 
the intersection of Meadow St. and Byrne Road. 

Al (General. Agricultural District) 

i) 

ii) 

Residential Strip 

As indicated on Figure C, the upland boundary of the proposed Al 
wne. coir.cides with the southern limits of the existing 200 1 

residential strip (HG) fronting on Marine Drive, It should, 
however, be noted that ndjustmcnts to this boundary will most 
likely occur as future residential sulxlivision occurs in the HG zone. 
Amendments to this bounclnry will. be in recognition of existing 
legal boundaries and local clevol.opmcni conditions, 

l\'lunicipal Nursel'y_ 

Tho Municipallt.y has owncri:;hip of sovcrnl parcels that npponr 
to be suHnblo for I.ho ostnbl.Jshmont of a l\lunic.dpnl iroo nncl 
lnnclscaping- mn·sory in this pnrliculnr nren, Fu1·thor rcisoa!'ch 
relating to I.he oost.-!Jonoflls of <Jslnlil ishing such a l'neifil.y is 
l'C(Jllil'ocl bofm.·c iho submission of related rocom111onclations, 

A2 (Small lloldln111-1 !Jj,,,t rict) 

As h:rn llnon rolat.l!d Jn pr1wlnt1M rc:po1'1~1 to Cou1wil, llw n1·nn c:onlnlncd 
within I.ho (:::l::;ti11r{ /\.1 Z•)!HJ ll:1::· IH 1('1 1 jlt'()l)(".1(1(1 l'ii•· I 11(• A'.~ rllHIJ·ir•I rlr.i!:l­

Jg11:iilo11,n t::dng,.11·,v whic:h J:~ 11101·u r.• 1.i1111inlililo wllll lhn 1·nsldl•11llnl 
nallll'<! ed.' Udr, n<:ighbrntl'l1u11ci. 
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SUl\HllAHY HECO:\li\1END:\Tl0i11 ~ 

It is recommended: 

1) THAT tho Council approvol1111l1il1111 p1r:L11ciplc, the implementation cotnponents 
referred to in this report 11111111 l11l1111ftuc!Lng the specific recommendation that 
Council grant authorizntio11lolUl11·1ar Ibo twcparation of the prelimin(l rv · 
engineering location clcsi~1111~111o~r]illlircd in the development of tho final 

1\larinc Way alignment. 

2) THAT the Council approvcl111lnl1~1 p'J'inciple the proposed Arca HezQnings, 
Stage 1 as illustrated on 11111~rn11nare C and that these rczonings be for­
warded to a Public I-Ieari11jl1l1n1il1ul:!lr !"urther consideration. 

i 
I 

Respectfully submitted, 

.,,., /' 
/j:-•J I/ ·I 

/-7 / r '' " '" / , , "''Y f," ............... 
A .. L. Parr, 
DIH.ECTOR OF PLANNING. 

JSB:ew 

· c. c. Chief Building Inspector 
Chief Licence Inspector 

· Chief Public Health Inspector 
Municipal·· Assessor 
Municipal Clerk 
Iviunicipal Engineer 
i\lunicipal Solicitor ! 

Land Ageri.t _ , 
Parks and Recreation Adminisl1ill1l,l111:o~ol:' 

· Planner I · , ' , 
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On a A<:;, Prh:1(c 

TENTATIVE TL\11':TABLI•: 
gy YE1\li__ __ 

Continua I Dcrelop nwnt 

Item Basis Occurs 
After 

1D72 Hl73 . 1 fl7·1 Jn75 1D75 

a) Hivcrway Sports Complex 

i) Land acquisition 
ii) Develop mcnt 

b) Ri\'erway Golf Course 

i) Land Acquisition 
ii) P;.·clitninary design 

and development 
research 

Hi) Development 

c) Marine Wav 

i) Preliminary engineering 
location design 

ii) Acquisitions 
:iii) Development 

Loop Road Collector 

i) Preliminary engineering 
location· design 

ii) . Acquisition 
iii) · Development 

e) .· Municipal Industrial 
Estate, Stage 1 

i) Preliminary feasibility 
study 

ii) Possible consultants 
report, land fill 
techniques 

iii) Land development 
iv) Sales 

ij Foreshore Park 

i) Col'ridor acquisition 
ii) Facll.ity design 

Ui) Development 

g) C.D. Inclustrial, Long· nangu 
Jnch.1Rtrlal Arca 

l) Formulation of lnclLLSll'ial. 
clcvciloprnont erltol'ia 

X 

X 

X 

X 

X 

X X 

X X 

X 

X 

X 

X 

X 

X 

X 

X 

X X 

X 

X 

X X 

X X 

X X 

X X 
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h) Trailways and Buffer Arens 

· .i) Preliminary location 
design 

ii) Land.acquisition or 
exchange 

iii) Development 

i) Municipal Nursery_ 

. i) Cost - benefit analysis 

. ~i) Land preparation 

j) Area Rezonings, Stage l 

i) · Public Hearing 
ii) · Council consideration 

Area'Rezonings, Stage 2 

Public Hearing 
Council consideration 

Rezonings, General 

i) . Mipor adjustments to 
Area Rczonings 

On a As Private 
Continual Development 
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