
ITEM 4.5 

MANAGER'S REPORT NO. 51 

COUNCIL MEETING July 22/74 

Re: Rezoning Reference #32/74 
B. C. Telephone Company 
Head Office Building 
N.E. Corner Kingsway and Boundary Road 

Following is a report from the Director of Planning regarding Rezoning 
Reference #32/74. 

RECOMMENDATION: 

THAT the Director of Planning's recommendation be adopted. 

TO:. 

FROM.: 

* * * * * * * * * * * * 

MUNICIPAL MANAGER 

PLANNING DIRECTOR 

PLANNING ,DEPARTMENT 
JULY 19, 1974 

· ·. SUBJECT: REZONING REFERENCE #32/74 
B.C. TELEPHONE COMPANY 

Applicant: 

HEAD OFFICE BUILDING 
N.E. CORNER KINGSWAY AND BOUNDARY ROAD 
(see attached sketch #1) 

Dominion Construction 
The Bentall Centre 
Vancouver 1, B.C. 

Attention: Mr. H. Clark Bentall 

1. 0 SHORT DESCRIPTION OF '1'HE PROJECT 

This project as proposed is a terraced office building complex 
on a 6,77 acre site, 

2,0 BACKGROUND 

A full explanation of general planning ?bservations and appro­
priate land use for the subject site was outlined in the June 24, 
1974 initial rezoning report to Council. At the June 24, 1974 
meeting Council authorized the Planning Department to work with 
the applicant tow arc! a suitable plan of development with the 
understanding that a rnore detailed report will be presented to 
Council at a later dato, 

The applicant has now submi.tted a plirn of dovolopmeut suitable 
:for presentation to a Public Hcnrinp;. 

3, 0 GFNERAL COMMEN'l'S 

:3 .1 Tho npplicnnt has ag1·ood to prov:tde a poclcstri.an overpass 
or Kingswny to Contral Pa1·k. 
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3.2 The B.C. Telephone Company has proposed a parking require­
ment for 500 parking stalls for the head office omplex 
which is stated to be adequate for (a) the proposed single 
corporate project population, (b) the location which has 
good public transit facilities, and (c) the institution of 
a company backed car pooling system with incentives to 
achieve a car occupancy ratio which will minimize employee 
parking requirements. 

The applicant's .request for the prov1s1on of 500 parking 
spaces in the project is acceptable to the Planning Depart­
ment provided that B.C. Telephone commits itself to the 
implementation of the car pooling incentive scheme. The 
consultant's report commissioned by the applicant on the 
parking situation is on file with the Planning Department. 

However, should the parking situation become a problem in 
the future, B.C. Telephone Company should undertake to 
agree to provide additional parking facilities or institute 
further employee incentives to encourage a lower parking 
demand. 

3.3 The following services are the responsibility of the appli~ 
cant: 

a) The applicant is responsible for the deposit of funds, 
for a theoretical 46-foot full standard roadway on 
Boundary Road. The balance of the cost of the actual 
arterial standard for Boundary Road between Kingsway 
and the B.C. Hydro and Power Authority right-of-way 
(6 traffic lanes with a central median) will be met 
by the municipality through funds allocated for this 
purpose in the Capital Improvement Program. · 

b) The upgrading of the north side of Kingsway to the re­
quired municipal standard. 

c) Pedestrian walkways along the Kingsway and Boundary 
frontages set well back from the street curbs~ 

d) Requisite storm and sanitary sewers and water supply 
to serve the site. 

e) Street lighting. 

f) Street trees on the Kingsway and Boundary Road frontages. 

g) The removal of any redundant public services within the 
applicant's net site and conversely the protection of 
any existing necessary public services within the net 
site by easement. 

h) The submission of all necessary survey plans including 
subdivision plan of consolidation, casement surveys, 
and Road Exchange Bylaw plD.ns. 

i) The pedestrhtn ove 1·pa1~s o I' King sway to Central Parle 

3. 1! Smith Avc:nuu -

Tho closuru of a small IJ, 212 sq. i't. portion of Smi.th Avenue 
between tho B. C. llydro and Power J\uthor:i.ty Higl!t-of-Way a~d 
I<:l.ngswuy is rocommendu(I. 'J'lw c.J.o:,-;e, almost co1nci.dcnt · 
juxtaposi.t:i.on of 1CingSWi1y, Smith /\vunuo, tho Sndth Avenue· 
undorpass, the B.C. llyd1·0 ]civc.l. crossing, and stoop grad1•·; 
on Smith in this a1·ea :lndiC"nte an :Lnapprop:dato traffic 
situnt ion. 'l'hu p1·ohahlu use or l:llu B. C. Hydro alignnw11t 
-for future pnbl:ic trans:it 1.Hip(1cinJ ly .if' a cut alignmont 
wore :instituted UJHh'r Ki.nr{sway nt th:iR po:i.nt would rondor 
tho Sm:i.th J\vc•rn.1u corn1<•ct.ion to Kingsway :i.noporablo, 
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The developer has shown a wilU.ngness to acquire a 33' x 228 .. ' · 
(7,524 sq. ft.) portion of property required for future 
road widening on Burke Street between Chesham and Smith 
Avenues in exchange for the cancelled po:rtion of Smith 
Avenue, but the operational aspects of this situation have 
not been resolved. Therefore, the Land Exchange Section 4.0 
of this report does not mention this modification. In any 
case, as noted in the Land Exchange Summary Section 4.4, the 
applicant is dedicating a greater area of property for road 
widening purposes than the area of municipally owned pro­
perty to be exchanged. 

4.0 LAND EXCHANGE 

4.1 Road Exchange Bylaw 

'• A road exchange bylaw is proposed. There are a number of 
small portions of road rights-of-way and lanes which are 
located within the precincts of the applicant's net site 
and would be redundant. The redundant portions of road 
and lane dedications are: · 

a) Redding Street 4,554 sq. ft.± 

b) Redundant Lanes 11,924 sq. ft. 

c) Portion of Smith Avenue 4,242 sq. ft.± 

d) Total Road and Lanes to be closed 20,720 sq. ft.± 

Conversely, the applicant must dedicate the following por­
tions of land: 

a) Proposed 66 feet widening of 2'7,386 sq. ft~.± 
Boundary Road 

b) 40 feet by 40 feet corner trunca- 800 sq. ft~ 
tion at Kingsway and Boundary 
Road. 

c) Average 8 foot widening of 4,125 sq. ft. 
Kingsway from Boundary Road 
east for a distance of 606 ft. 

d) Total Dedications by Applicant. 32,311 sq. ft. 

Therefore these outlined areas indicate that the applicant, 
on balance, wi.11 be dedicatJng 11,591 sq. ft. more area· 
that he is acquirh1g in the road exchange. However, if an 
overall land exchange is effected involving municipal land 
within tho site (see Sect:i.ons 4. 2 and 4. 3 of this re port) 
the 11,591 sq. ft. balaJ1ce would be reduced further. 

The terms of thu road exchange a.re: 

a) 'l'll'-J clomn·c of ron.d:'> and lanes totalling approximat'e:Ly 
20, 7 :~o sq. ft, and tlH' dedi.catjon of approximatoly 
J::~,:1:11 !';<t. ft. o.l' property for road purposes, 

b) TJi,.- rc·rnoval uJ' a.ny r<icllmdant serv:icC'S w:ithin tho closed 
port.Joni--; of ,'o:tds or lanoH, 

c) 'l'llci ,.;ra11L.i 1w. or 1w1·<':C'Hn1·y u:isvmcnts to protoct any 
(iSJ:-;t:in;.•; p11l>l ic :-:t•n,-:iC('/-; wh:i<'l1 arc• to n•ma:i.n, 

d) 'l'lw ('Ot1i;ol 1<1.,1 t(111 01· Ill(\ r·lo:-,c•<I pnrt:ions or road and 
l:1111? inlo IIH· ()\'('i',111 n•·I ~;it,/. 

o) J\:11 l(11~;al :wll ,•;i11·v1,y 1·w-;t:-: ar,, to IK' n11il; by thu appljcn.nt. 
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4. 2 Municipally Owned Lots (see Sketch #2) 

The municipality at present is the owner of two lots at 
5620 and 5570 Boundary Road acquired for road widening 
purposes. 

Total Area of Lots 

Area of lots required 
for widening of Boundary 
Road 

Balance of Lots 

14,160 sq. ft. 

8,151 sq. ft. 

6,009 sq. ft. 

·rt is proposed that the 6,009 sq. ft. of property not re­
quired by the municipality for road widening purposes be 
exchanged for property required to be dedicated by the 
applicant for the widening of Kingsway and Boundary Road. 

4.3 Lots to· be acquired for road widening purposes (see Sketch #2) 

At the present time, two lots at 5530 and 5540 Boundary Road 
have not been acquired either by the municipality for road 
widening purposes or by the applicant for inclusion within 
his development site. 

The legal designation of the subject lots are: 

a) 5530 Boundary Road - 66 1 x 110' = 7,260 sq. ft. 
Lot 2, Block 15 of District Lot 35, 
Group 1, Plan 2453, New Westm_inster District 

b) 5540 Boundary Road - 33' x 110' = 3,630 sq. ft. 
The North Half of Lot 3, Block 15 of 
District Lot 35, Group 1, Plan 2453 
New Westminster District 

· For. a riumber· of years the Capital Improvement Program has · 
allocated funds for the acquisition of land for the widening 
of Boundary Road between 29th Street (Vancouver). and Kings...; 
way, and for the construction of the proposed subject 
arterial link. In the current Capital Improvement Program 
(1974-79), a sum of $132,678 is allocated for the Boundary 
Road widening at the north-east corner of Kingsway. An . 
additional $31,122 is allocated for the widening of Kingsway 
from Boundary to Patterson. It had been contemplated tha.t 
.the remaining lots required for road widening purposes 
which remained in pri vatc hands would be acquired by dedi­
cati0n in conjunction with a major rezoning proposal in 
the area. Funds for the construction of Boundary Road 
($520,000) south of the B.C. Hydro Hight-of-Way are allo­
cated in the CIP (1974-79) for 1975, 

However, tho present appl icnnt \1pon pursuing the detailed 
consolidation of his site has already acquired the 15,660 
sq. ft. corner property at 3705 Kingswny (designated in 
tho cttrr<mt CJ P) but has not acquirocl tho two lots at 
5540 and 55:30 BomHla.ry Hoa.d (total n1·un ol' tlw 2 lots is 
10,890 sq, ft.). Thu a.pplic:111t will h<1 decUcatJ.nfr appro­
ximatnly 11, ~l12 sq, ft. of tJH· prop(•.1:ty at :370f> K:ingsway 
for 1'<Htcl wj don:Lnp; purpo::,;e::.,. 'l'lw appUc:mt :Ls also 

1 dedicatjng any JK'C'<!:-:H:1ry prop,.!t'Ly for .ro,1d widc•ning pur- 1 
JX)SQS along the• K:i.ngf:;w;iy f'ron Lap;c•" 

Council is tllv.1:t! f'orc l'('<l1.t(;:;t1•1l Lu nuLl1111·tz,11 Ll,u :u•qu:i.si t:i on 
of thu two Joti; a.t. t'if,:W and G'.i•IO noundnry Hoacl for rond 
wi.doning· put'/X)sc•s 11t:i.lil'..i.1q.•; llH! ;1cq11Lr-;:it.io11 1'1m<ls nllocn.tod 
/'0.1: ]!)7,:1 f'o.l' road w.idt·Hilq'; ;if; 111 1.• 1101·tl1···('.l/:t COl'.llOJ' or 
Boundn1·y nnd Ki ,lf\hway. 
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The relevant area figures are: 

Total Area of Lots to be acquired 
(5540 :mcl 5530 Boundary) 

Area of Lots required for widening 
of Boundary Road 

Balance of Lots 

== 

= 

1 

10,890 sq.ft. 

6, 534 sq.ft. 

4,356 sq.ft. 

It is proposed that the 4,356 sq. ft. of property not required 
by the municipality for read widening purposes be exchanged 
for property required to be dedicated by the applicant for 
the widening of Kingsway and Boundary Road. 

4. 4 Summary of Land Exchange 

Municipal land to be transferred to the applicant (including 
redundant road and lanes) 

a) Roads and Lanes 20,720 sq. ft. 

b) Portion of Lots at 5620 and 
5570 Boundary Road (Section 
4.2) 6,009 sq, ft. 

c) Portion of Lots at 5530 and 
5540 Boundary Road (Section 
4.3) 4,356 sq, ft. 

d) Total 31,085 sq. ft. 

Applicant Dedications: 

a): Total 

;PROroSED DEVELOPMENT 

32,311 sq. ft, 

The proposed development is composed of a unique office tower/'. 
. terrace design with a 19-storey maximum height, The complex is, 

.· .so designed that construction could be divided into two phases ·.;. ,. 
tJ:e 19-storey terraced tower and a seven-storey terracE:i'd northern 
wing - if the developer so wished, The terraced areas of the 
building which reach up to the 12th floor are to be appropriately 
landscaped, The office complex will be separated from surrounding 

. public streets by wide landscaped buffer zones to reflect the 
Central Park development to the south across Kingsway. 

The cladding materials are to be off-white.• pre cast architectural 
concrete spandrels, with solar bronze glass in bronz,e anodized 
frames. 

Under the Comprehensive Dcvcloprn()nt District zoning, the subject 
specialized corporate head office complex has been evaluated on 
its own merits. 'J'lle maximum :F'loor l\rea Ratio o:f' C2 - Community 
Commercial District of' 2. 5 has boon utU. :ized as a guide lino. 
The proposed project :is of a hJglwr s:i t(: planning· st::mdn.rd than 
is usually n.chiuvoc.i tmder C2 or c:~ :;wn:i11g rc~gulations. Tho 
npplicant has oxpre:,,sed his doHil'C' to co1iunonce construction n.s 
soon as possi.blo. Tlio /'ol:t.ow:inp; :L:.,; a dctn:i.lnd su1111nary or the 
project; 

5,1 Ovol'all not ~;:i.t:c- arua ·"· '.J.lJD,OOfl :-:q, rt. 01· G,77 ac.ros 

Si.to Covc·ragc• uot i.nc.ludi.np; t<·1·1·,1c1!d 
] a.ndsc.n p1•d ar<!ar~ 

Slto Covcrai•;<i i.111:Jud:i 1.i1.: L1.' 1Taccd 
lnndscap1h.l ar1.iai< 

(Sito covc.t·:,p;i.• 11ul: ;i ,.,. citt1 J't.·1111.·nL 

l'O.l' COll\11\!' rcia.l :/,Oil i. lW., '1 

HI.'/',;. 
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5.2 Floor Area Ratio: 

Maximum guideline F.A.R, = 2.5 or 747,500 sq. ft. 

Provided F.A.R. = 1.94 or 580,000 sq, ft. (not 
including mechanical) 

5.3 Major Uses 

a) The major use is for offices. 

b) Some commercial content possibly a branch bank and 
news-stP.nd/tobacco shop catering only to building 
employees will be incorporated into the building in 
an unobtrusive manner. 

c) An existinggas bar is being relocated to the extreme 
east end of the property. 3 pump islands are to be 
provided and the gas bar will be fully integrated from 
a quality design point of view with the proposed office 
structure (i.e. similar precast concrete spandrels, 
low-key signage). 

5. 4 Parking : 

As noted in Section 3. 2 of this report the applicant has., 
provided 500 parking spaces for a parking ratio of one \~ 
space per 1,160 sq. ft. 

6 loading spaces are provided. 

6. 0 RECOl\iIMENDATION 

It is recommended that: 

6.1 

6.2 

6.3 

Council authorize the introduction of a Road Exchange Bylaw 
according to the terms out.lined in Section 4, l of this 
report, contingent upon the granting by Council of First 
and Second Reading of the subject Rezoning Bylaw. 

Council authorize the Land Agent to enter into negotiations 
for the acquisition of the lot at 5540 Boundary Road (N.½ 
of Lot 3, Blk. 15, D.L, 35, Group 1, Plan 2453) and the lot 
at 5530 Boundary Road (Lot 2, Blk. 15, D.L. 35, Group 1, 
Plan 2453) required for the widening of Boundary Road 
utilizing acquisition funds allocated for the subject 
widening in the Capital Improvement Program (1974-79). 

Council receive the report of the Planning Department and 
request that a rezoning bylaw be prepared and that the re­
zoning be advanced to a Public Hearing on August 20, 1974 
and that the following be established as prerequisites to 
the completion of the rezoning: 

a) The submission of a sui.table plan o:f development. 

b) The completion 01' the requisite no·acl Exchange Bylnw. 

c) 'I'he submission of an undertaking to remove all existing 
improvements from the site within six months of the 
rezoning bc.d.ng offoctocl but not pri.or to Third Readinr:t 
ol' the Bylaw. 

d) 1~0 consolitlution of the net project site into ono 
legal parcel. 

c:1) '1'he ~rantiDp; or any noce H1:-::ary o asomont$. 

1') Tho doposit of sul'f.iciunL mon:lu:,, to covo1· tho costs 
of' all f:W:t'vicu:,; llUCUSH:try to l'Wl'VO tllo s:i.to. 
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g) The installation of all electrical, telephone, and 
cable servicing, and all other wiring underground -throughout the development. 

h) The dedication of any necessary rights-of-way required 
for the-widening of Boundary Road and Kingsway. 

i) The provision of a pedestrian overpass of Kingsway to 
Central Park, 

j) The provision of a public pedestrian walkway easement 
from the proposed Smith Avenue cul-de-sac north of 
the B.C, Hydro Right-of-Way to Kingsway through the 
subject site, 

' ~-" --£-t:~ /•;·_ .c;:/ . r (; n C\((j ( . C 
I -,- ..... ~-•- ~· . ~-~ • x_~ 
1.;r-"lr. L .. Parr, · -· ,~r DI RECTOR OF PLANNING. - .·· 

Clerk 
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