ITEM 1 _
MANAGER'S REPORT NO. 61

COUNCIL MEETING Sept. 29/75
Re: CLARIFICATION FROM THE PLANNING DEPARTMENT ON STATEMERTS
CONTAINED IN A BRIEF TO COUNCIL ON A PROPOSED APARTMENT
DEVELOPMENT AT WILLINGDON AVENUE AND MAYWOOD STREET

Following is a report from the Director of Planuning on statements which were
contained in a brief that Council received frowm Mr. B.M. Carruthers when he
appeared as a delegation on September 2, 1975.

Following is the motion that was passed at thaot time:

"That the subject matter be tabled pending & planning report on the sub-
mission relating to the proposed apartment development ~s submitted by
CFH Investments Ltd.,"

RECOMMENDATIONS :

1. THAT the developer's submission be lifted from the table; and

2, THAT the Planning Department be authorized to work with the applicant
towards the development of a suitable residential development in
accordance with the Comprehensive Development District, and Community
Plan Area "M", and consistent with procedures and requirements which
apply to other apartment developers as outlined in the Planner's report;
and

THAT a copy of this report be sent to Mr. B.M. Carruthers.
%o o f % ok % ok k% ok

TO: MUNICIPAL MANAGER - PLANNING DEPARTMENT

‘ SEPTEMBER 18, 1975
FROM: D1RECTOR OF PLANNING

- SUBJECT: REPLY TO DEVELOPER SUBMISSION
PROPOSED APARTMENT DEVELOPMENT
WILLINGDON/MAYWOOD/MAYBERRY
PRELIMINARY REZONING REFERENCE #29/75
COMMUNITY PLAN AREA "M

BACKGROUND

On September 2, 1975, Mr. B. M. Carruthers of C.F.H. Investments
Limited appeared as a delegation before Council to discuss a
proposed apartment development in Community Plan Area "MY,

Mr. Carruthers submitted a written presentation to Council
commenting on a number of points of conteation, After some
discussion in Council, the matter was tabled pending the
submission of a report on the matter by the Planning Department.

DEVELOPMENT SUBMISSION

The Planning Department had received a preliminary rezoning
application at the end of June, 1975 fox rezoning a site at
the north-west corner of Willingdon Avermue and Maywood Street
from R5 - Residential to RM5 - #ultiple Family Residential,
However, the developer's application was incomplete and was
held in abeyance until the required information was submitted.
The submitted proposal also did not confarm to the adopted
Community Plan "M" and other devoelopment policies of the
municipality, and further discussions wore heltd with the
developer to attompt to resolve thosoe nalters,  The following
comments are outlined in reply Lo the developer's submission
wilth further clarification provided wheve appropriate;

2,1 Road right-of-way dedications

The appllicant's rozoning application is considered in-
complete in that tho proposcd uwite should include Lot 9

at 6393 Willingdon Avenue which Is roqulroed for necessary
road right-ol-way dedicontion, It has buen a part of
mundeipal proceduves Lo achicve the dodication of rogulred
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road rights-of-way and construction of required roads in
conjunction with the rezoning of individual sites within
Community Plan areas, This procedure has been followed
in all Community Plan areas, including, for example,
Areas "G'" and "H" (Lougheed), Arca "D" (Brentwood),
Greentree Village, Llake City East, and the future Burnaby
200; and has been successful in achieving an appropriate
construction schedule for required Community Plan area
services,

With respect to the develuper's site, the completion of

the road link through from Mayberry Street to Willingdon
Avenue is required at this time to serve this developing
apartment area. This link wiil allow for the next step

in the evolution of the Community Plan which will entail
the closure of Kathleen Avenue,

With regard to the amount of road dedication required, it
is noted that the develeoper of a future apartment site
directly to the north will be required to dedicate sub-
stantial areas for road rights-of-way. Access to the
subject site should be provided from the local streets

to the north and south of this site (Maywood or Mayberry
Streets) rather than the future Willingdon Avenue arterial
street, ~

The developer will be required to dedicate a 20 foot wide
strip along Willingdon Avenue, This is consistent with
Council's direction that land for the proposed Willingdon
Extension is to be acquired only as a result of applica-
tions to rezone/subdivide property which would be affected
by the extension, It is alsn standard municipal policy

to require that proposed development densities be based on
the net site area after the deduction of any necessary
right=of-ways, Council reaffirmed these procedures, with
respect to an apartment development (R.Z, #25/73,

R.Z, #45/72) now under construction Ffurther to the south
at the corner of Patterson Avenue and Imperial Street.

Proposed Development

The developer desires to construct a large monolithic,
corridor~oriented three-vnropged apasrtment building with
projected face~lengths on its three sides of approximately
186 feet, 202 feet, and 206 feet, rather than a point-
block apartment development,

The Community Plan Area "M" adopted by Council outlines
the development of point--block apartment towcrs arranged
in a sympathetic manner to emphasize views hetween '
buildings, The generally recommended type of point~block
tower would be 85 to 90 feot in face dimension with a
typical floor area of approximately 6,000 to 7,000 sq., ft.

The point-block concept, even though individual buildings
may bhe relatively tall, is visually and psychologically a
Lighter and wmore humaunly-szcaloed building form than the
massgive wall, kavreior-lixe, and, Ln owr opinion, oppressive
and imporsonal nature o feavpe slabhe-tvoe bulldings,  In
this particular Community Y¥lon Aven it ds lwportant not
to create n mass-wsll oltect which witl tend Lo segregate
the existing Liocowstorey apnibment acea from the balanco
of the Communiby Plan arca and Prowm Centeatl bPark beyond,
We are suwro the doveleopos wily recoguive the vital
importance of proscyving @ics Botween hui ldings and
theough to Conteal Purk, wboch v o consideration in
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the siting of his three buildings presently under construc-
tion at Patterson and Maywood (R,%. #13/74). Moreover,
there is the need to provide for optimum daylight penetra-
tion between buildings in high rise complexes such as this
Community Plan area, and the point-block tower is the
building form which best provides for daylighting and

the spatial interplay at ground level which is so vitally
important in maintaining continuity of pedestrian scale
and experience, The developer has contended that in a

two point-block tower concept, one tower will be in the
shade of the other for prolonged periods during the day.
In reply we would state that the shading of one building
on the other will be only for relatively short periods,
and that the fact that a slab building would probably be
in its own shade for cxtended periods of the day and
appear as a dark building mass from the surrounding area
would be of greater consequence,

It is noted that the developer's presentations illustrate
a one tower slab block with typical floor area of 14,100
sq. ft.¥ while the point-block towers would have a typical
floor area of 5,600 sq. ft.%, so that the site coverage
for the slab building weculd, in this particular instance,
be somewhat higher, The positive aspects of the site
planning of point-block apartmentsis stressed, in that
the many point-block apartment developments in the
municipality rezoned and constructed in the last few
years have achieved a high degree of useful green space,
suitable project amenities at grade, appropriate building
setbacks, and the retention of appropriate existing trees,
The provision of appropriate fire accesses to high rise
apartments is closely coordinated with the Fire Depart-
ment at the time of rezoning. Other aspects of fire
safety are covered by the National Building Code and
various fire safety regulations,

The point-block concept not only provides a continuity
in building modulation within a Community Plan area but
also allows for suitable diversity in the design of
-individual apartment towers., Considerable opportunity
for design expression is available within the general
format of the point-block tcwer, and highly imaginative
and efficient building shapes may bhe developed,

The submission of a large monolithic single~building
proposal by this developer was not expected since it was
at variance from his commendable point-bhlock design for
condominium apartments on the adjacent site. ‘The
developer has stated his develonment iz intended as a
rental project and that cconomic factors dictated the
single-bullding design, We contend that resideonts

in rental apartments should not be provided a lesser
living environment than for condominium residents, The
optimum living onvironment should be provided for
apartment residents rxepardloss of Lenure, Lo fulfill
and protect not only the short term bui 2lso the long
term interests and qualitative nceds of the ovoerall
community. The introductica of Lavrge slab bulldings
would crcate a precedent which would have serlous
implications on the envivonmentad deveiopment and the
physical character and image ol this municipality,
Council has adopted o specific proposal Lo assist the
rontal marked in that approxlmately 400 ol Lhe total
project units may be redoced pO3% in silse rom tho
alhandard unit sizes ovtiioed e tive Aonine By Law,
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To state a general poiunt, the social value of high density
apartment livipng has been brouyhi into question by many
sociologists, urban planners, and by urban residents
themselves, 1If the realities of increasing urban population
require the acceptance of a substantial proportion of high

rise apartments, it is the responsibility of those involved

in the creation of these high density residential environ-
ments to ensure that any possible negative aspects of high rise
developments be eliminated as much as possible through

careful design and control,

Zoning Category

The developer has stated his desire to have his subject
site zoned to the RM5 Multiple Family Residential District
rather than the standard Comprehensive Development
District (CD) for high rise apartments,

The proposed development should be rezoned to the Compre-
hensive Development District (CD), All high rise residential
developments in Burnaby to date with one early pre-1970
exception and an RM4 development have been rezomed under

the Comprehensive Development District., The CD district
has been effective in assuring that important site-specific
Community Plan and environmental criteria are met, Due to
the concern of the community with regard to high rise apart-
ments, the Comprehensive Development District guarantees to
the residents of Burnaby and to the Council that a specific
appropriate and socially acceptable residential design will
be submitted to a Public Hearing for their information and
discussion, and that this specific design would then be the
project which is actually constructed, even if the land
ownership changed after the site were rezoned, :1If it is

the intention of a developer to provide the quality of
housing development being represented to Council and the
public at the time of rezoning, then presumably there

should be no objection to the use of the Comprehensive
Development District (CD).

- SUMMARY _

The Municipality through Council may rezone property from existing
single family dwelling to high rise apartment densities; and the
Municipality has established a consistent procedure of ensuring
that the required community services and amenities are provided
in conjunction with rezoning applications to accommodate
increased residential densities., 'The developer has objected

to the zoning procedures and requirements by which appropriate
environmental, community planning, and gquality standards are
maintained; and which have applied and apply to all other
developers., TFor example, the developer had verbally exprossed
his opposition to the Parks Acquisition Levy established hy
Council,

The Municipality has always been open to and welcomed innovative
concepts in residontial design, bub only those innovations which
would have a heneficial offcet on Lhe community, not only in

the short term bub also in the long term,
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RECOMMENDATION :

It is recommended that the Planning Department be authorized

to work with the applicant towards the development of a suitable
residential development in accordance with the Comprehensive
Development District, and Community Plan Area "M"; and consistent
with procedures and requirements which apply to other apartment
developers as outlined in this report,

Aefp

A, L, Parr,
DIRECTOR OF PLANNING,

. KI:cm

_Attached Location Sketch
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