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ITEM l. 

M/1.NAGER'S REPORT NO. 61 

COUNCIL MEETING Sept. 29/75 

CLARIFICATION FROM THE PLA.~NU!G DEPAR'i1IEt-;T ON STATl~:,rn:;Ts 
CONTAINED IN A BRIEF TO COUNCIL ON /1. PROPOSED APARTMEt~T 
DEVELOPMENT AT WILLINGDON AVENUE Ai"°D MA'i'WOOD STRE!~T 

Following is u report from the Di.rector of Planning on statements whi.ch were 
contained in a brief that Council received from Mr. B.H. Carruthers when he 
appeared as a delegation on Septt!rnber 2, 1975. 

Following is the motion that was passed at tho t timl:: 

"That the subject matter be tabled pending i1 planning report on the sub­
mission relating to the proposed apartment development i~.s submitted by 
CFH investments Ltd." 

RECOMMENDATIONS: 
1, THAT the developer's submission be lifted from the table; and 
2

0 
THAT the Planning Department be authorized to work v-1i th the applicant 
towards· the development of a suitable residential development in 
accordance with the Comprehensive Development District, and Community 
Plan Area "H", and consistent with procedures and requirements which 
apply to other apartment developers as outlined in t.:rn Planner's report; 
and 

3
0 

THAT a copy of this report be sent to Mr. B.H. Carruthers. 
* * * * * * * * * * 

TO: 

FROM: 

MUNICIPAL MANAGER 

DlRECTOR OF PLANNING 

PIANNING DEPARTMENT 
SEPTEMBER 18, 1975 

SUBJECT: REPLY TO DEVELOPER SUBMISSION 
PROPOSED APARTMENT DEVELOPMENT 
WILLINGDON/MAYWOOD/MAYBERRY 
PRELIMINARY REZONING REFERENCE #29/7 5 
COMMUN I TY PLAN AREA "M" 

1. 0 BACKGROUND 

On September 2, 1975, Mr. n. M. Carrutller·s of C.F .H. Investments 
Limited appeared as a delegation before Counc~tl to discuss a 
proposed apartment development in Community Plan Area "M". 
Mr. Carruthers submitted a written prN;lmtation to Council 
commenting on a number of points of contention. After some 
discussion in Council, the matter was tabled pending the 
submission of a report on the mat Ler by tli0 Planning Department. 

2.0 DEVELOPMEN'r SUBMISSION 

The Planning Department hatl receivc1d n. prolimin·1ry rezoning 
application at the end of June, 1975 for rezoning a site at 
the north-west corner of Wi.11:'Lnp;don Avenue and Mn.ywood Street 
from R5 - Residential to HM5 ... Multiplo Fn.mi1y Rc:isi.donU.al. 
However, the developer's applicG.tion wn,s .incompleto and was 
held in abeyance until tho roqu;i.rod inf01.·mntion was ~ubmi tted ,, 
The submi ttccl proposal also c.l :ld not con1'01·m t·o tho adopted 
Community Plan "M" and other d<.:,vo lopmont policies of the 
municipality, and furth,"1' diSC'LlSS:l.orrn l\'(11'' 1: llClld w;lth the 
developer to attempt to rtmoJv(' theiH• m :.it tu:1·~,. Th<:l :following 
comm1:lnts are outli-nocl in :reply to th 1J ckivulopo:.." s submission 
with ful.~thor cla:rif J.en.t :ion prov'l.dod who 1·0 n.pp1:opriato: 

2, 1 B,.~ad ri.ght:-:2._f'-~~1:_,y dod :i:..~.~~~~.:i_:~1.:~;. 

'J.'lH) applicant 'r~ :ro?.1HLi np; :ippl i c:rf.:i <H1 is eons ido rutl in~­
com plot.o J.u that tho 1n·opo:'.;ml :.d.tli ~d10u.l.d :11H:ludu Lot 9 
n.t GaO~I W:i.11:Lngdon J\11unu1.• wli:1.<:•.11 IF: r(,,p1l1·(•d for nocesr-rn1·y 
road 1·:l.[r,\it-0.l'-•wn.y dud,ic;,t:i.un.. It h.1~; buun n. part of' 
mun:J.c:i.pal 1n·ocndurut•: to ncld CV(' 1:llc dod:ic:1t:i.01.1 of 1·oqtd.recl 
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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, iucluding, for example, 
Areas "G" and ''H" (Lougheed), Arc:!a "D" (Brentwood), 
Greentree Village, Lake City East, and the future Burnaby 
200; and has been successful in achieving an appropriate 
construction schedule for required Com.mm1i ty Plan area 
services, 

With respect to the developer'$ site, tile 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 will allow for the next step 
in the evolution of the Comrnuni ty Plo.n which will entail 
the closure of Kathleen Avenue. 

With regard to the amount of road dedication required 1 it 
is noted that the developer 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 .aorth 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 also 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 further 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-pronged apartment building with 
projected face-lengths o:o its throe s:Ldes o:f approximately 
186 feet, 202 feet, and 206 feet, rather than a point­
block apartment development:. 

'l'he Communi.ty Plan Area "M" adopted by Comwil outlines 
the development of' point••bJock apartment towers arranged 
in a sympa.thotic manner to ompha::.:i.ze v:i.ows butwoen 
buildings, 'rho gone1·nlly rccommc-rHled type of point-block 
tower would bo 8fi to ::lO :feot in fa.u:1 d:imuns1on wj,th a 
typical :floor are a of ::\ppro)drnato :t y fl, OO~) to 7, opo sq. ft. 

'!'ho point•-block concept, (!VOn though :l.nc.l:ivi.c'.lual buildings 
may J)(1 relat.lvoly tall, :i::: v.iGu,t11y anc\ pr,ycholog:i.cally n 
lightor and moru lrnmnnly--:-:cnlc•d i)uil<IJ11g form than the 
mass:l.vo wall, ba1·1·:i.•Jr···.t.1:-:v, and, :u1 nur opini.on, oppressive 
and impersonal riatu.1•c, (1 I' .! :·•;11•.1) •·,1 :th -t:·/pn b11l Jdlnp;s, In 
th:ls pn.rt:i.cu:J a:c Com1111.1n :',t.l' Pl.:.1.n 1\1·,- a it :\ :c; .l.mpfn•i:u.nt not 
to cr<.H1-te a mass--waU n ::r.•,:t whtcl1 w.i I l tomt t;o sor~rogato 
the ox:i.sting Llu·or• .... ,,.,t.1ruy :1p:u:L111ent; ;,.:·1•a. Jrorn the brtJanco 
of tho Crni111rnn:l.l;y Plrin .u•, :, and !''rn•11 (:i•11i.1.-:1l Park l)oyond. 
Wo arc• mu·o the df.'Vf'] oo<'• ,. w·I 11. 1·ov.o;.~u:.~ •..-,c- tlli:• v:i.tal 
:lmpo:rt:incn of pl'Ui•:c1·1.·i111.·. ; \: ,. 1:-: ·1:•:hv,~r,n :,11i.!r!Jngf:l n.nd 
l:h.1:ou~~h to C<•n1:t::1J P;:1·kf ,1111·11 ,•:1•, a <"l'>11.,idi·1.·1i.tion in 
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the siting of his three buildings presently under construc­
tion at Patterson aud Maywood (R. 7,. #13/74). l\loreover, 
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 cont,.mded 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 extended 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 would, 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 Conununi ty Plan a.re a 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 inay ho devP,J.oped. 

The submission of a large monolithic single-building 
proposal by this developer wns not expected since it was 
at variance from his eommendablu poi n t-h1.ock design for 
condominimn apartments on tho adja.ccnt site. The 
developer has stated his r.lc~vc lop:~1en \; .-1.~,: int;:_)ndcd n.s a 
rental project and thnt: nc.onorn:ic facto1·:c, dictated tho 
single-building design, WL! con tend Ll1 al. 1•(: r,;idcnt:,; 
in rental apartments should not bt: p:,·ovhlocl a lesser 
li vi11g c1wi:ronmmt than f'c>J~ condom;i.H:ium :cq:,;Jclonts. The 
optimum livJ.ng onv:i romwn I: should be: p1'0vidod :for 
apartmont rcs:i.tlonts ref•;,u·dJ ,:-:-.-;:•, of t('n1.u:o, Lo fulfill 
and protoct not only tlw :-,ho1"1: l:<!l'lil but al::::o tho long 
term :i.ntc:rosts and q11n.li 1:nt:ivu n,:udH of" t:111., ovorall 
community. 'J'ho :introduc.U.:,n of Ja1·11;<• :O::l:ib lrnil<J.ings 
would c1·oa l:o n p1•01:od,:11 t. wl1 :Le 11 w,,11 :1 d lu VP :,,.) d.ous 
:l.mplications on tlw cnvL1.·onnH·1il.;1.I d,:v1>iopn1o.··nt n.ud th<: 
physJcn.l clirtractcn· am; .i.m.11•:u uf' 1:hi:-: mun:i.ci.p:tl.i.ty. 
Council has adopted a •:1i1:cil"i.1· 111•011,:,:-;:•.l Lo aH:,;ist thL· 
l'Ontal marlrnt :111 that :.11q.,.ruxl11;;1.t,, 1 y i/1',.'. or l:lle total 
projoct un:i.ts may lln 1•e<Jll!'v,. 1 1 ii% ·j n :--:.i .~n 1· 1·0111 tho 
r.;;tanda:rd 1.m:it :-d.:1.,·H nvLI i111:d .i11 ·1.,1,·· '.-\011ii11.•: J;y:Iaw, 
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To state a general point, the social value of high density 
apartment living has been brotg ht into question by many 
sociologists, urban planners, and by urban residents 
themselves. If 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. 

2.3 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
hensj_ve Development District (CD). All high rise residential 
developments in- Burnaby to date with one eai·ly pre-1970 
exception and an RM4 development have been rezoned 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. If 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 pl'operty from existing 
single family dwelling to high riso apartment densities; and the 
Municipality has establif:hcd a consistent procedure of ensuring 
that the rfiquired community se rviccs and mneni ti.es are provided 
in con.junction with rezonl.np; applications to accommodate 
increased residential densities. The developer has objected 
to the zoning procedures and requirements by which appropriate 
envj.ronmental, comnmn:lty planninp;, n11d quality standards are 
maintained; and which have appliod and apply to all other 
developers. For examplo, tho dcvolopor had verbally exprossod 
his opposition to tho Parks Acquisition Levy ostablished by 
Council, 

Tho Municj,pality has always lwon opon to and welcomed innovative 
concepts j,n ros:i.dontinl dos:i.gn, 111.d: (inly LltM,e :l.nnovnU.ons which 
would hnvo n bonoricln.l u.l' ru,:t on Lite, ,.'.0111rnuni ty, not only :Ln 
th(~ Ahart to:r:m hut nlHo In tll(• lo11r.•. 1:<,1·111. 

I'\,., ,< 
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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 
wfth procedures and requirements which apply to other apartment 
developers as outlined in this report. 

fr~ 
A. L. Parr, 
DIRECTOR OF PLANNING. 

KI:cm 
Attached Location Sketch 
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