
Re: REZONING APPLICATIONS 

ITEM 
MANAGER'S REPORT NO. 

COUNCIL MEETING Sept· 

Following for your consider'c:1.tion are reports submitted by the Planning 
Director covering various rezoning applications. 

RECOMMENDATION: 

1, THAT Council set a Public Hearing for this group of rezonings 
on Tuesday, October 19, 1976, except where noted otherwise in 
the individual reports, 

20 

58 
20/76 

r 
PLANNINGiDEPARTMENT 
SEPTEMBER 17, 1976 

RE: REZONING APPLICATIONS 

Attached please find reports on outstanding rezoning al)plications. 
f 

Item #1 Application for the rezoning of: 
RZ #21/76 

Lot 66, D.L. 29, Plan 38396 

From: Residential District (RS) 
To: Multiple Family Residential 

District (.RMl) 

Address: 7459 - 12th Avenue 

Item #2 Appli~ation for the rezoninq of: 
RZ #26/76 

Southern 60' of Lets, ,A & B, 
Block 25, D.L. 80, Plan 16273 

From: Neighbourhood Institutinnal 
District (P 1) 

To: Residential District (R2) 

Address: 5584 Kincaid Stroot 

Page 
No. 

304 

313 

r Rec. 
Page No. 

307 

314 

300 
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Page Rec. 
No. Page No. 

Item #3 Application for the rezoning of: 
RZ #28/76 

Lots 3 & 4, S.D. 6, Block 5, 
D.L. 74 Sl/2, Plan 2730 

From: Residential District (R3) 
To: Residential District (RS) 

Addresses: 4730/34 Canada Way 

Item #4 Application for the rezoning of: 
RZ #30/76 

East half of Carlton Avenue between 
Canada Way and Norfolk Street, 
D.L. 69 

From: Residential District (RS) 
To: Community Institutional 

District (PS) 

Address: Carlton Avenue 

Item 15 Application for the rezoning of: 
RZ #32/76 

.Lot 81, D.L. 59, Plan 37737 

From: Residential District (R2) & 
-Heavy Industrial District (M3) 

To: Heavy Industrial District (M3) 

Address: 2671 Lake City Way 

Item #6 Application for the rezoning of: 
RZ #33/76 

Lot 1, Block 9, D.L. 199 El/2, 
Plan 2855 

318 

323 

330 

336 

From: General Industrial District (M2) 
To: Light Industrial District (M5) 

Address: 4386 Dawson Street 

Item #7 Application for the .re,:cininq of: 
RZ #34/76 

342 

Lot 217, D.L, 80, Plan 34884, and 
Parcel 1 of Lot "B", D,L. RO, Plan 5296 

From: Residential District (R4) 
To: Comprehensive Devalopmont 

District (CD) 

Addresses: 4880 & 4892 Canada Way 

319 

325 

331 

338 

345 
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Page 
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Item #8 Application for the rezoning of: 
RZ #35/76 

349 

Lot 28, Block 4, D.L. 96N, 
Plan 2189 

From: Service Commercial District (C4) 
& Residential District (RS) 

To: Service Commercial District (C4) 

Address: 6605 Arcola Street 

Item #9 Application for the rezoning of: 
RZ #36/76 

356 

Lot 4, Blocks 12 & 13, D.L. 94, 
Plan 2723 and Lot 5, Block 13, 
D.L. 94, Plan 2723 

From: Special Industrial District (M4) 
To: Service Commercial District (C4) 

Addresses: 6610 & 6630 Royal Oak 
Avenue 

Item #10 Application for the rezoning of: 
RZ #37/76 

363 

Lot 4, Block 3, Sk. 8125 exc. Pt. on 
Plan 21109, D.L. 59, 136 & 137, 
Plan 3050; Lots 1 & 2, Block 3, 
D~L. 59, Plan 9334; Lot 3, S.D. 4, 
Block 3, D.L. 59, 136 & 137, 
Plan 14985 · 

From: Neighbourhood Commercial 
District (Cl) & Small Holdings 
Distric·t (A2) 

To: Comprehensive Development 
District (CD) 

Addresses: 7111 Lougheed Highway, 
2820/2808/2776 Bainbridge 
Avenue • 

Rec. 
Page No. 

351 

358 

366 

We would ·recommend that Council set a Public Hearing for this 
group of rezonings on Tuesday, October 19, 1976, except where noted 
otherwise in the individual reports, 

Hespect::'.:'nll.y submitted, 



THE CORPORATION OF THE DISTRICT OF BURNABY 

Item #.1 

PLANNING DEPART~IBNT 
REZONING REFERENCE #21/76 
SEPTEMBER 20, 1976 

1.0 GENERAL INFORMATION: 

1. 1 Applicant: 

1. 2 Subject: 

1.3 Address: 

1.4 Location: 

i 

1.5 Size: 

·1.6 Services: 
' 

1.7 Applicant's 
Intentions: 

2.0 SITE OBSERVATIONS~ 

Aurora Realty Co. Ltd. 
· 6731 Kingsway 
Burnaby, B.C. 
VSE 1E4 

Application for the rezoning of: 

Lot 66, D.L. 29, Plan 38396 

From: Residential District (RS) 
To: Multiple Family Residential 

District (RMl) 

7459 12th Avenue 

The subject site is located on the 
north side of 12th Avenue approximately 
173 feet east of Kingsway (see attached 
Sketches l·, 2, 3 and 4) • · 

The subject site is rectangular in shape 
with an area of 48,772 square feet, a 
width of 274 feet, and a depth of 
178 feet. ·· 

Water and sanitary facilities are 
available and adequate to serve the 
subject site. Storm sewer facilities 
will require upgrading. 

The applicant has requested rezoning in 
order to construct a low density garden 
apartment complex. 

Approximately two-thirds of th~ subject site is occupied by 
a modest poorly maintained motel facility approximately 
40 years of age, The rem~inder of the site is vacant and 
overgrown with grass and Ahrubn. Located to the southwest 
is a service station and car wnsh facility fronting Kingsway, 
beyond which lie several other ;iervice commercial uses. 
Several modest but well maintained single family residences 
lie to the northeast of che subject site separated by a 
20 foot paved lane, Located to the northwest of the site is 
a recently constructed 15 unit garden apartment complex 
fronting Thirteenth Avenue and an older industrial facility 
comprising three large structures occupied by heating and 
air conditioning manufacturers. Located to the southeast 
beyond Twelfth Avenue is the St. Thomas Moore Cathollc Church 
and High School facilities comprising several two storey 
structures on a fairly large grassed site, Access to the 
subject site is via Twc~lfth Avenue, which is dev<~loped to 
full municipal standards. 
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3.0 GENERAL OBSERVATIONS; 

The subject site is found within an area designated for low 
density multiple family apartment development, as outlined 
in Area "P" of the 1969 Apartment Study (see Sketch 2). The 
proximity of related school, park and commercial facilities 
make this area suitable for garden and townhouse development 
oriented towards family accommodation. Further, the 
existing residential character of the surrounding area 
supports the desirability of maintaining low rather than 
medium density apartment accommodation at this location. 

At the present time, only a few apartment and townhouse 
facilities have been developed in this area, the majority 
of which were constructed prior to 1969. Most of the 
remaining apartment designated sites are presently occupied 
by older commercial and industrial enterprises, such as the 
Niagara Motel, occupying the subject site and air conditioning 
and furnace manufacturers located at the northeast corner of 
Thirteenth Avenue and Kingsway (see Sketch 3). However, a 
garden apartment development consisting of 72 units at the 
northeast corner of Fifteenth Avenue and Kingsway was recently 
approved under Rezoning Reference #35/75 (see Sketch 3). This 
apartment development site initially comprised an area of 
2.68 acres, which, in confirmation of Council's previous 
policy, required the inclusion of the C4 commercial pro
perties fronting Kingsway. This was necessary as a means of 
avoiding an undesirable interface between strip commercial 
uses (should the C4 properties not be included with the 
site) and proposed multiple family residential uses. 
Ftirther, it would provide sufficient site depth to allow for 
appropriate building setback from Kingsway. However, in 
order to facilitate the development of a high quality 
residential environment in this area, the applicant was 
required to provide a conceptual community plan for the 
remainder of the block bounded by Fifteenth Avenue, 
Humphries Court, Kingsway and Fourteenth Avenue representing 
an additional 1.55 acres and 40 units. This additional 
s~te included similar strip commercial properties fronting 
Kingsway which were occupied by a muffler uhop, of which 
plans for expansion were subsequently initiated. Consequently, 
Cotincil found it necessary to rezone the muffler shop to the 
CD category based on the existing uses and improvements 
(Rezoning Reference #18/76) sinc0 expansion plans for the 
existing facility would increase the value of the site, 
thereby prohibiting future acquiflition and apartment develop
ment as proposed in the conceptual community plan. 

The block in which the subj~ct site is located, bounded by 
Thirteenth Avenue, I<ingsway, 'I'Welf.th Avenue, and a dP.veloped 
lane running parallel with Mury Avenue, is occupiod by a 
motel facility, a relatively new townhouse development, an 
industrial facility, and a service station and car wash 
represented in Sketch 4 by Figures A, B, C and D, respectively. 
Thus, only Sites A, C and Dar~ available for apartment 
development as per the Apartment Study, which together 
comprise an area of approximatoly 3 .18 acres, 

The applicant desires to r0zone only Site A for apartment 
developmont comprising an arcrn of: 1.12 acrcr3. '!'he Planning 
Department advises that rezoning and development of the 
subjoct site alonrn is not in tho b0st interests of the 

aon 
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Apartment Study since it would render the remaining Sites C 
and D comprising 1.36 and .71 acres, respectively, undevelop
able for suitable apartment accommodation. In this sense, 
the capital costs of acquiring Sites C and D individually or 
together for apartment development at some future date would 
be economically prohibitive since both sites are commercially 
zoned and occupied by existing business interests. However, 
the comparatively lower acquisition costs of the subject site 
due to its existing improvements could foreseeably offset 
the total assembly costs of a larger, more appropriate site 
to include A, D and C. 

Furthermore, should the development proceed on the subject 
site by itself, the maintenance of the existing adjacent 
strip commercial service station and industrial uses would 
present an undesirable interface with the proposed apartment 
complex. It is also important to note that the assembly of 
relatively large sites for apartment development as demonstrated 
in Rezoning Reference #35/75 above and especially in low 
density family-oriented situations allows for appropriate 
siting flexibility and open space so essential in the creation 
of a successful family-oriented environment. In this sense, 
the resultant future development of smaller sites (C and D) 
which front Kingsway would preclude suitable development of 
this nature. 

In light of the foregoing, the Planning Department advises 
that the subject development proposal cannot be supported 
iince it would frustrate future suitable apartment develop
ment of the remaining sites within the block. Most 
importantly, the failure to include Sites C and n:would 
contradict Council's policy (as implemented in ~~zoning 
Reference #35/75 and #18/76) of encouraging the 'removal of 
incompatible adjacent uses where they are unwarranted 
~hich may result in the possibility of existing unsuitable 
uses effectively prohibiting appropriate redevelopment. 
As a result, the applicant should be encouraged to assemble 
a larger, more suitable site as envisioned for this area, 
thereby facilit~ting the deletion of the existinq 'strip 
commercial and industrial uses as outlined in the adopted 
Apartmont Study Area "P". Thns, the subject site should be 
consolidated with Sites C and D towards assembling an 
optimum apartment site of 3 .18 ncrGs n t this location. 

lfowever, the Planning Departme"'tt ackn::>wledg0s the ·economic 
difficulties of lartd acquisitiun and asse~Jly in these 
circumstances and would be J?repar0d to support an assembly and 
development of the subject site together with the gas station 
site (D), provided that a cnrnmunity plan is prepared for the 
remaining Sito c. The community plan would therefore 
facilitate the eventual development of an appropriate 
family-oriented site towards the implementation of the 
1\pa:r.tman t Aron objectives ( s0.0 Sketch 4) . 
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4.0 CONCLUSION: 

In summary, the Planning Department advises that the subject 
proposal should not be supported since it will tend to 
frustrate the implementation of the adopted Apartment Area 
objectives by rendering the remaining sites within the block 
economically undevelopable for appropriate low density 
family-oriented accommodation. 

5.0 RECOMMENDATION: 

It is recommended: 

a) THAT Council not give favourable consideration to the 
subject rezoning request. 

b) THAT Council authorize the Planning D~partment to 
continue working with the applicant towards the 
appropriate land assembly of the subject site with 
adjacent potential apartment sites according to the 
terms outlined in Section 3.0 of.this report. 

,;,!I .... 9. 
YK,-/, 

PDS:cw 
·.Attach. 



THE CORPORATION OF THE DISTRICT OF BURNABY 

Item #2 

1.0 GENERAL INFORMATION: 

1.1 Applicant: 

1. 2 Subject: 

1.3 Address: 

1.4 Location: 

1.5 Size: 

L 6 Services: 

1.7 Applicant's 
Intensions: 

2.0 SITE OBSERVATIONS: 

PLANNING DEPARTMENT 
REZONING REFERENCE #26/76 
SEPTEMBER 20, 1976 

First United Spiritualist Church 
5584 Kincaid Street 
Burnaby, B.C. 
VSG 1W3 

Application for the rezoning of: 

Southern 60' of Lots A & B, Block 2~, 
D.L. BO, Plan ll273 

From: Neighbourhood Institutional 
District (Pl) 

To: Residential District (R2) 

5584 Kincaid Street 

The subject site is located at the .north 
east corner of Teal Avenue and Forest 
Str.eet (see attached Sketches J and 2). 

The subject site is rectangular in 
shape with an area of 7,920 square feet, 
a width of 60 feet, and a depth of 
132 feet. 

The Municipal Engineer has been requested 
to provide the necessary servicing 
information regarding the subject 
site. 

The applicant has requested rezoning in 
order to create one lot for single 
family residential dev~loprnent based 
on the R2 Zoning District. 

The subject site is presently var1nnt with numerous 
deciduous trees and naturaf ~rounct vegetation throughout. 
To the north of the site lies th~ First United Spiritualist 
Church facility, consistin~ of a modest one storey frame 
structure with an associated partially gravelled parking 
surface. To the south, wont and co8t lio numerous fairly 
new and well maintained Ringln family residences. The 
subject site is flanked by Fo~ost Street on the south and 
Teal Avenue on the west which i1re both developed to full 
municipal standards. 
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3.0 GENERAL OBSERVATIONS: 

At the present time, the subject site forms the southern 
one-third of two legal lots occupied by the First United 
Spiritualist Church facility which fronts Kincaid Street. 
These parcels are situated within a very well established 
s'ingle family residential area bounded by Canada Way, Royal 
Oak Avenue, Percival Avenue, and Gilpin Street, in which 
numerous new residential units have been constructed. 

Upon recent discussions with the Planning Department, 
representatives from the Church indicated that the subject 
rear portion of the Church lots (Lots A and B} were not 
presently utilized for Church purposes, nor was it 
anticipated to be needed in the foreseeable future. As a 
result, they felt that this portion of their property 
could be subdivided for residential purposes. Subsequently, 
a subdivision application was submitted in July of 1976 
(Subdivision Reference #90/76}. 

The requested subdivision will create one R2 single family 
residential lot which will front Teal Avenue. Most 
importantly, the requested subdivision will not render the 
existing Church site legally non-conforming in terms of 
satisfying the minimum lot requirement as the remaining 
Church site will be 20,328 square feet, which is well over 
the 9,600 square foot minimum site area as per the Pl 
Zoning District. However, in order to subdivide the subject 
lots for residential purposes, it is necessary that they be 
rezoned from Pl Institutional to R2 Residential. 

The Planning Department advises that the requested rezoning 
w~ll provide for suitable residential development in the 
context of existing predominantly R2 residential area. In 
addition, it will not render the existing Church site 
(comprising Lots A and B to be consolidated into one legal 
parcel) legally non-conforming in terms of site area 
requirements, and will provide for a considerable µpgrading 
of the existing property. However, in order to proyide a 
suitable interface between the Church and the proposed 
residential lot, it will be necessary for the applicant to 
provide an appropriate landscape buffer along the north 
property line of the subject site. 

4.0 RECOMlA.ENDATION: 

It is recommended THAT Council receive the report of the 
Planning Department and rec)r'ueB t thcit a rezoning bylaw be 
prepared, and THAT the rezonin9 be advanced to a Public 
Hearing on October 19, 1976, and THAT the following be 
established as prerequisites to the completion of rezoning: 

(a) The satisfaction of all requisite conditions necessary 
to gain Subdivision Approval to include the consolidation 
of the two Church properties, Lots A and B, into one 
l.ogaJ. parcel. 
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(b) The deposit of a $521 per subdivided lot levy to go 
towards the acquisition of required neighbourhood parks. 

(c) The provision of an appropriate landscape buffer along 
the north property line of the subject site for the 
purposes outlined above and to the satisfaction of the 
Planning Department. 

~w 
Attach. 

': 

' ____ .. ,_. ___ .._, .... , _.,_,.,,, __ ............ , __ .,, .. __ , __ ......... " ........... _"_ .. , .. ,_ ............ , .......... . 



THE CORPORATION OF THE DISTRICT OF BURNABY 

PLANNING DEPARTMENT 
REZONING REFERENCE #28/76 

.SEPTEMBER 20, 1976 

Item #3 

1.0 GENERAL INFORMATION: 

1. 1 Applicant: 

1. 2 Subject: 

Mr. G. Cocco 
6969 Royal Oak Avenue 
Burnaby, B.C. 

Application for the rezoning of: 

Lots 3 & 4, S.D. 6, Block 5, D.L. 74 Sl/2, 
Plan 2730 

1.3 Address: 

1.4 Location: 

1.5 Size: 

From: Residential District (R3) 
To: Residential District (RS) 

4730/34 Canada Way 

The subject site is located on the west 
side of Canada Way between Hardwick 
Street and Woodsworth Street (see· 
attached location Sketches 1 and 2). 

The subject site is rectangular in 
shape with an area of 14,789 square feet, 
a width of 132 feet, and a length of 
112 feet. 

1.6 Services: 

1.7 Applicant's 
Intentions: 

2.0 SITE OBSERVATIONS: 

All services are available and adequate 
for the proposed use. 

The applicant has requested rezoning in 
order to construct two duplex dwellings. 

I 

The subject site is presently undeveloped with an overgrown 
grassed surface and several fruit trees. To the north of 
the site lies an old poorly maintained single family 
residence frontiniHardwick Street with an adjacent flower 
stand fronting Canada Way. To the south of the site 
fronting Woodsworth Street is a single family residence 
presently in the final stages of construction. To the east 
across Canada Way lies one modest legally non-conforming 
duplex approximately 20 years of age, a vacant residential 
property, and several relatively new single family residences 
fronting Hardwick Street. Numerous well maintained single 
family resic'tences, many of wh:i.ch are relatively new, lie to 
the west of the site fronting Hardwick Street and Woodsworth 
Streat. Canada Way is developed to full municipal standards, 
Access to the site is via a lane which flanks the west 
property lino. 

3113 

""-•··•--·--·· .... ~ -·--···· .. ···• ........ , .. , ........ ,._,_,,,., .. ' ........ _ ... ____ .,,~ ..... ,,., .. , 
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3.0 GENERAL OBSERVATIONS: 

At the present time, the subject site is comprised of 
two legal parcels which can be suitably developed for 
single family residential purposes under the existing R3 
zoning designation. However, the applicant has requested 
rezoning to the RS district in order to construct two duplex 
dwellings which will front Canada Way. 

The Planning Department advises that the subject site is 
situated within a well established R3 single family 
residential neighbourhood bounded by Douglas Road, Sprott 
Street, Westminster Avenue, and Laurel Street. As a result, 
the requested rezoning would create a clear case of "spot 
zoning" in which two duplex units would be constructed in a 
predominantly well established single family residential arer 
This Department does acknowledge the fact that a duplex 
does exist to the east of the site fronting Canada Way. 
However, this duplex is legally non-conforming since it was 
constructed prior to the Burnaby Zoning Bylaw 1965. 

On past occasions, Council has given unfavourable consideration 
to similar rezoning requests of this nature where "spot 
zoning" was involved. More specifically, Rezoning Reference #56/74 
situated at Canada Way and Mayfield Street was rejected by 
Council on this basis. Furthermore, the environmental and 
aesthetic conditions involving properties fronting Canada Way 
with minimum front yard setbacks utilizing typical duplex 
siting criteria raises many questions regarding its suitability 
for higher density family-oriented accommodation. 

i 

4.0 CONCLUSION: 

In summary, the subject rezoning request would clearly 
disrupt the homogeneous character of the residential enclave 
in which the site is located and promote similar unwarranted 
rezoning requests on other existing vacant lots in the 
immediate area. In this respect, the subject request is 
contrary to the intent of the Zoning Bylaw, that is to 
preserve the amenities, character and stability of the uses 
to which the zone is intended. 

In addition, the Planning Department submits that numerous 
areas in the Municipality are presently zoned R4 and RS which 
are suitable for duplex uses, ns proposed by the applicant. 
These ioning districts have been established as a means of 
satiEifying the specific def!landE; for two family residential 
accommodation where it is warranted, while preserving the 
genGral character and stability of established single family 
residential neighbourhoods. 

5.0 RECOMMENDATION: 

It is recommended THAT Connr::il not gi.vc~ favourable consideration 
to the subject rezoning appli~~tion. 

l.f~-
PDS:cw 
l\ttach. 



THE CORPORATION OF THE DISTRICT OF BURNABY 

Item #4 

1.0 GENERAL INFORMATION: 

1. 1 Applicant: 

1.2 Subject: 

Mr. Peter Smith 

PLANNING DEPARTMENT 
REZONING REFERENCE #30/76 
SEPTEMBER 20, 1976 

Smith Kramer Architects 
3867 Second Avenue 
Burnaby, B.C. 
VSC 3N7 

Application for the rezoning of: 

East half of Carlton Avenue between 
Canada Way and Norfolk Street, D.L. 69 

From: Residential District (RS) 
To: Community Institutional District (PS) 

1.3 Address: 

1. 4 Location: 

1.5 Size: 

1..6 Services: 

1. 7 Applicant's 
Intentions: 

2.0 SITE OBSERVATIONS: 

Carlton Avenue 

The subject area is located on the east 
half of the undeveloped portion of the 
Carlton Avenue road allowance between 
Canada Way and Norfolk Street (see 
Sketches 1, 2 and 3). 

The subject site has an area of 
6,666 square feet, a width of 33 feet, 
and a length of 203 feet. 

Water and sanitary sewer facilities are 
adequate and available. Storm sewer 
f.acili ties are not available. 

The applicant has requested rezoning in 
order to acquire the redundant Carlton 
Avenue road allowance to be incorporated 
into the Carlton Private Hospital 
expansion. 

.. 
The subject site is undevelop~d with a north-south slope and 
numerous trees situated throughout. To the north lies 
similar undeveloped and heavily treed lands adjacent to 
numerous single family residences fronting Norfolk and 
Dominion Streets. The Carlton Private Hospital, comprised 
of a well maintained but modest two storey frame structure, 
lies to the immediate west of tho site. Several residential 
properties aro located to the cast, of which only two are 
occupied by modest homes npproximntol.y 25 to 30 yea:r.s of age. 
The remaining of these residential properties are undeveloped. 
To the south, beyond Canarla Wny, lies a recently constructed 
Senior Citizens Home adjac0nt to a large undeveloped parcel 
of land. Canada Way is d0voloped to full municipal standards. 

') ') ,. ,1,;,,j 
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3.0 GENERAL OBSERVATIONS: 

The subject site comprises the east half of the undeveloped 
Carlton Avenue road allowance situated between Canada Way 
and Norfolk Street (see Sketch 1). At the present time, 
the west half of this road allowance is zoned Community 
Institutional District (PS), whereas the east half is 
zoned Residential District (RS) (see Sketch 2). This 
split zoning situation is not uncommon since the legal 
boundaries of zoning districts extend to the centre line of 
road allowances (Section 5.2(1) of the Burnaby Zoning Bylaw 
1965} . 

The subject site is found within Area "I" of the 1969 
Apartment Study and has been designated for institutional 
development, as illustrated on Sketch 3. In this sense, 
Carlton Avenue, between Norfolk Street and Canada Way, has 
been determined to be redundant and thus may be closed and 
consolidated with an adjacent site for institutional uses 
or as part of a larger institutional site should it be 
assembled at some future date. 

At the present time, the Carlton Private Hospital has 
submitted plans (under Preliminary Plan Approval #3751) for 
a substantial expansion of their existing facilities located 

·to the immediate east to include the construction of an 
extended care unit. However, in order to accommodate this 
expansion, the subject 66 foot road allowance requires 
closure and consolidation with their site in order to 
~atisfy their specific building and municipal side yard 
requirements. In this respect, Council received a report 
fr0m the Planning Department on August 30, 1976 authorizing 
the introduction of the necessary Road Closure Bylaw 
subject to the following conditions: 

2. 

3. 

4. 

5 . 

6. 

Consolidation of the road allowance with the hospital 
site .. 

I 

Payment of compensation to the Municipality in the 
amount of $65,000 for the 66' x 203.9' area, as 
determined by the Municipal Land Agent. 

Protection of existing sewer and water mains by the 
granting of an easement in favonr of Burnaby subsequent 
to final consolidation. 

Retention of an existing acc0RG acrosR the allowance to 
4205 Canada Way unti.1 r0dev01 opnient OC'!curs on this 
property in conjuncti6n with abutting owners. 

Written consent to tlv.~ (~J.0r.n1r.f" f:rom all abutting owners 
on the cast side of the allowanro. 

Submission of all surv0y plans n0cessary for the closure 
and subsequent conso U.cla t· i.rm. 

The Planning Department adv:i.sr;:n thnl-. tho requested r<')Zoning 
will enable the Carlton Priv~1 to llo:,:r·i tal to expnnd their 
existing f aciU. tioB as pt'opnccx]. Mor0.ov<:1r, tho pJ:opo_sod 
expanaion will further the nbjc8tiven and gonle of the 
1969 Apnrtmont Area Study toward • Approprinto institutional 
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development in the immediate area without rendering the 
remaining institutionally designated properties in the area 
undevelopable. It is therefore necessary for Council to 
consider the rezoning of the east half of the redundant 
Carlton Avenue road allowance between Canada Way and Norfolk 
Street to the PS Zoning District. 

5.0 RECOMMENDATION: 

/rd 

It is recommended THAT Council receive the report of the 
Planning Department and request that a rezoning bylaw be 
prepared, and THAT the rezoning he advanced to a Public 
Hearing on October 19, 1976, and THAT the following be 
establsihed as.prerequisites to the completion of the rezoning: 

a) The completion of the requisite Road Closure Bylaw. 

b) The consolidation of that portion of the Carlton Avenue 
road allowance between Canada Way and Norfolk Street to 
be closed with the Carlton Private Hospital site · 
(Block 48, D.L. 69, Plan 3307) situated to the immediate 
east. 

c) The granting of any necessary easements. 

d) The dedication of any rights-of-way deemed requisite. 

e) The Approval of the Department of Highways. 

f) The retention of as many existing mature trees as possible 
on the site. 

PDS :cw 
Attach. 



Item #5 

THE CORPORATION OF THE DISTRICT OF BURNABY 

PLANNING DEPARTMENT 
REZONING REFERENCE #32/76 
SEPTEMBER 20, 1976 

1.0 GENERAL INFORMATION: 

1.1 Applicant: 

1.2 Subject: 

Mr. R. J. Dick 
Lake City Industrial Corporation 
400 The Guiness Tower 
1055 West Hastings Street 
Vancouver, B.C. 

Application for the rezoning of: 

Lot 81, D.L. 59, Group 1, Plan 37737, 
N.W.D. 

From: Residential District (R2) and 
Heavy Industrial District (M3) 

To: Heavy Industrial District (M3) 

1. 3 Address: 2671 Lake City Way 

1.4 Location: The subject site is located at the 
southwest corner of Lake City Way and 
Broadway (see attached Sketches 1 and 2). 

1. 5 Size: The subject site is irregular in shape· . 
with an area of approximately 75,000 square 
feet, a d~pth of 300 feet, and a width · 
of 250 feet. 

1.6 Services: Water and sanitary sewer facilities 

1. 7 Applicant's 

are available and adequate to serve the 
proposed use. Storm sewer facilities 

. are not available. · 

Intentions: The applicant has requested rezoning in 
order to bring the northwest corner of 
the sita intn conformity with.the M3 
zoning of th~ area for the purposes of 

~ constn1ct..i.nq un industrial faoili ty. 

2.0 SITE OBSERVATIONS: 

The subject site is presently vacant with abundant natural 
vegetation throughout and a sliuht northw,~st to southeast 
slope. Located to the north beyond Broadway is the Burnaby 
Mountain Municipal Golf Course adjacent to a large undeveloped 
parcel of land. To the south unci west lie several large 
well maintained industrial fa0ilities characteristic of the 
Lake City Industrial Park. To the wost of the site lies 
a strip of undeveloped (Municipally owned) lands designated 
for park/trnil use, beyond which lieR a fairly recent single 
family residential subdivision. Lake City Way is deyeloped 
to full municipal standord8 ~nd provides vehicular access to 
the subject site. 
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3.0 GENERAL COMMENTS: 

The subject site is located at the northwest corner of the 
Lake City Industrial Park, a large heavy industrial area 
covering approximately 400 acres north of the Lougheed 
Highway between Lake City Way and Gaglardi Way. At the 
present time, a major portion of this industrial park has 
been developed to accommodate a variety of large, primary 
and secondary high quality industrial facilities. However, 
several sites of varying size remain undeveloped. 

The subject site, which has a comparatively small area in 
the context of the industrial park, is split zoned between 
M3, the predominant zoning designation for the area, and 
R2 Residential (see Sketch 1). The boundary of the R2 
portion of the site which follows the historical alignment 
of Broadway has become redundant since the ravine area 
designated for park/trail use (as adopted by the Parks 
Commission and known as the Eagle Creek Trail System) lies 
to the immediate west of the site and forms an appropriate 
buffer for the nearby single family residential subdivision 
(see Sketch 2}. Furthermore, all property required for park/ 
trail purposes in this area have been acquired by the 
Municipality. 

The applicant proposes to lease the subject site to a 
client who wishes to construct an industrial facility. 
However, ir. order to enable the site to be utilized effectively, 
it has become advantageous to extend the M3 zoning designation 
to correspond to the existing legal property lines, thereby 
removing the existing R2 zoning of the northwest portion of 
the site (see Sketch 1). 

The Planning Department advises that the subject rezoning 
request is consistent with ~he general industrial development 
of the immediate area. It will provide for an effective 
industrial use of the subject site, as well as a logical 
zbning boundary for .the western edge of the Lake c;ity 
Industrial Park. Further, the subject rezoning will not 
affect the development of the adjacent park/trail link 
which will provide an effective b1.1ffer for the nearby 
residential enclave. However, in order to ensure that 
an effective buffer is cstablii:hGd between the subject 
facility and the nearby resident::lnl area, it will be 
necessary to provi~e appropriate lnndscaping on the western 
boundary of the site whe:t:'f! nr::-::ess c1.ry to be reflected in the 
suitable plan of development. 

4.0 RECOMMENDATION: 

It is recommended THA'I1 Council r.0cr:::iv12 the report of the 
Planning Department and requcut th • t D rezoning bylaw be 
prepared, and THAT the rezonin9 bec• ;-1:·lvanc::ecl to a Public 
Hoar:l.ng on Octobe:t· 19, 1976, ,;,uJ 'I'HNl' the followin~1 be 
established as prorequisites to tile completion of rezonin9: 

a) The rrnbmiss:1.on of a £:llli trt')lo plan of development 
:Lncorporfft::i.ng the buff111·in~r corworns outlined above. 
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b) The granting of any necessary easements. 

c) The dedication of any rights-of-way deemed requisite. 

d) The deposit of sufficient monies to cover costs of all 
services necessary to serve the site. 

e) The installation of all electrical, telephone and cable 
servicing, and all other wiring underground throughout 
the development, and to the point of connection to the 
existing service where sufficient facilities are 
available to serve the development. 

f) Approval of the Department of Highways. 

PDS:cw 
·Attach. 



THE CORPORATION OF THE DISTRICT OF BURNABY 

Item #6 

PLANNING DEPARTMENT 
REZONING REFERENCE #33/76 
SEPTEMBER 20, 1976 

1.0 GENERAL INFORMATION: 

1.1 Applicant: Mr. G. F. Winter 
Mowhawk Oil Co. Ltd. 

1.2 Subject: 

1.3 Address: 

1.4 Location: 

1.5 Size: 

1.6 Services: 

1.7 Applicant's 
Intentions: 

2.0 SITE OBSERVATIONS: 

#130 - 6545 Bonsor Street 
Burnaby, B.C. 

Application for the rezoning of 

Lot 1, Block 9, D.L. 199 El/2, 
Plan 2855 

From: General Industrial District (M2) 
To: Light Industrial District (MS) 

4306 Dawson Street 

The subject site is located at the 
southeast corner of Dawson Street and 
Madison Avenue (see attached Sketches 1 
and 2). 

The subject site is rectangular in shape 
with an area of 7,771 square feet, a 
width of 63.7 feet.and a depth .of 
122 feet. · 

All services are available and adequate 
to serve the subject site. 

The applicant has requested re~oning in 
order to permit the existing building to 
be utilized by a wider array of office 
tenants. 

The subject site is pres11ntly ()CCllpied by a two storey 
concrete block building with an aaphal.ted parking surface on 
the west and rear portions of thra property. Three older 
poorly maintained single family re£-iirfonces on small lots 
fronting Dawson Street lie to tha east of .the site. To the 
west beyond Madison Avenue li8s the Commings Diesel facility 
comprising a large concrete block stt·ucture, Two similar 
industrial facilities occupied by Williams Moving and Storage 
and J, M. Schnieder Inc. lie to the north of the site across 
Dawson Street. To the south lies a lclrgo new industrial 
fnoilit;y occupied by Robj.nson Electric and Century Sales and 
Controls Ltd. Dawson Street and Madison Avenue are both 
developed to interim standards. Access to the site is via 
Madison Avenue Ernd fr<:,m a pavcJd lane located to tho i.m.rncdiate 
south of tha site. · 
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3.0 GENERAL OBSERVATIONS: 

The subject site is located within the central industrial 
valley area of the Municipality and, more specifically, 
within a predominantly heavy industrial enclave zoned 
M2 situated between Dawson Street, the 401 Freeway, 
Rosser Avenue and Gilmore Avenue. Other lands in the 
immediate vicinity are zoned Ml Manufacturing District. In 
essence, properties in the central industrial valley between 
the Lougheed Highway and the 401 Freeway serve a variety of 
heavy and light manufacturing and industrial uses primarily 
as a result of its relative proximity to the urban markets 
and its convenient access to nearby major rail and truck 
routes. In this sense, this area has experienced an 
abundant growth of viable industrial and manufacturing 
activity. 

At the present time, the majority of the M2 industrial lands 
in this area are occupied by substantial industrial facilities 
situated on relatively large sites, well over the minimum 
site area requirements of the M2 district. However, as a 
result of historical circumstances, the subject site along 
with five adjacent properties to the immediate east remain 
comparatively small, with areas of 7,686 square feet and 
frontages of 63 feet. In this respect, these properties 
do not satisfy the minimum lot requirements of 10,000 square 
feet as per the M2 zoning district. Nevertheless, they have 
the status of legal non-conformity since the lots were 
described on the official records on file in the Land Registry 
Office prior to the adoption of the Burnaby Zoning Bylaw 
1965 and can be legally rezoned to the MS zoning district. 

At the present time, the building occupying the subject site 
is used primarily as an office facility for Mowhawk Oil 
Co. Ltd. and its subsidiaries which employ approximately 
40 people at this location. The building is also utilized 
for limited storage and warehousing of service station 
equipment and related items. The applicant has r~quested 
rezoning to MS for the purposes of leasing the premises to 
a wider range of office tenants since the M2 district is 
relatively restrictive for nffice uses. 

'l'he Planning Department advises that the subject rezoning 
would result in the introduction of vn isolated general 
office use which is unrelated and out of context in a 
predominantly heavy industrial setting. As a result, a 
spot zoning situation would be created which would promote 
similar rezoning requests ,9n other p~operties in the 
immediate r.1r~a. More specifically, the five adjacent 
legally non-conforming properties to the east, presently 
occupied by older single family dwellings and other scat
tered sites throughout the M2 area, could foreseeably 
request rezoning of their inspective nitcs for similar 
office uses. As a result, u number of small office facilities 
on legally non-conforming rrorortios could be developed in 
this area. 

In this respect, general officu fn~ilities ns proposed 
should be encouraged to locn 1·.o in tho established cornrne:r.cial/ 
off:i.ca centr1;1s of Burnaby who.r.,.\ nncillary sm:vicos nnd 
amonitios nrc i.n cloi:rn p1:o:d.?T1:l l:y. l~ur.thor, the subj.eel:. 

... -·-·-· .... ·••-" .,_.,, ,.,, . ..,, •• ,,..,.,..,_,,. .. 'f~•· .N .. •--~·• •·-· .. ·-• .. ~~-- _.,. ........................ _,,_, ... ,, .. '" .,~, ~ 

I) '3 t• 
t)' ' 
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rezoning request would promote the use of relatively small 
parcels of land for industrial development, thereby con
siderably restricting the flexibility of industrial needs. 
In this respect, policy has regarded the minimum lot 
requirements outlined in the zoning bylaw as a general 
guideline, whereas larger site assemblies have been 
encouraged in order to provide the degree of flexibility 
most essential to existing industrial interests. 

4.0 CONCLUSION: 

In summary, the Planning Department cannot support the 
requested rezoning since the proposed office use is out of 
context with the existing industrial uses of the area, 
would result in spot zoning, and would promote the use of 
undesirable small sites which preclude building and 
user flexibility. Nevertheless, numerous areas of the 
Municipality.are·suitable for general office purposes, 
whereas the existing facility can be utilized by bona fide 
office uses pemitted in the M2 district. 

5.0 RECOMMENDATION: 

M 

It is recommended THAT Council not give favourable con~ 
sideration to the subject rezoning request. 

PDS:cw· 
Attach. 



THE CORPORATION OF THE DISTRICT OP RTTRNJ:\ lW 

PLANNING DEPARTMENT 
REZONING REFERENCE #34/76 
SEPTEMBER 20, 1976 

Item #7 

1.0 GENERAL INFORMATION: 

1. 1 Applicant: 

1. 2 Subject: 

Mr. Geoff P. Gilbert 
Projects Supervisor 
Narod Development Ltd. 
1672 West 2nd Avenue 
Vancouver, B.C. 

Application for the rezoning of: 

Lot 217, D,L. 80, Plan 34884, and 
Parcel 1 of Lot "B", D~L. 80, Plan 5296 

From: Residential District (R4) 
To: Comprehensive Development 

District (CD) 

4880 and 4892 Canada Way 1.3 Address: 

l. 4. Location: The subject site is located on the north 
side of Canada Way between Norland 
Avenue and Douglas Road between the 
Dania Home and the new Cedar Park 
Senior Citizens apartments. 

1.5 Size: 

1.6 Services~ 

1.7 Applicant's 
Intentions: 

2.0 SITE OBSERVATIONS: 

The subject site is irregular in shape 
with a large frontage on Canada Way and 
it has a gross area of 3.40 acres. 

Existing services are located nearby 
on Canadu Way and Godwin Street. The 
Municipal Engineer will be requested to 
submit the estimate cost of the required 
services. 

The appJ .. icnnt: requests rezoning in order 
to COll['l l;:r.1.rnt CMHC sponsored limited 

, divi<lcnc.l r:nnjor citizens apartments 
similar to the Cedar Pnrk project. 

The subject site is largely unr:foveloped with an old white 
two storey residence r.ema:Lniriq cin the fJOutherly portion of 
tho site adjacent to Canada Wny, The site slopes down to 
the east and commands a broc1cl view of t:he Central Valley and 
B1Jrnahy Mountain, The site hc1.~1 mm1y large c1nc.l valuable 
trees, both deciduous and coniforous, which lend a park-like 
character to the area and act .:1r-1 n b1.1f.f.cr for tho Dania Hom0 
and the Cedar Park apartmentn. To the north is vacant treed 
land owned by the Municipality onrl to the south acrosa 
Cr.ma.da Way is an ostabJ.ishc:d rd.r:\J lo fornily dwelling area 
Coco ~ttachod air photo). ---·--·-

·--·--~ ... ""'-·"·•--.. ~ ,, ___ , ...... , ... , .. ____ .. ,, •... _.,,., --•"~· .. -·~ ····•"·' . 

') 1 '' t) ~ ,:., 
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3.0 GENERAL OBSERVATIONS; 

3.1 The subject site falls within the Central Administrative 
Area Plan which Council adopted on March 25, 1974. The 
plan calls for the establishment of Community Institutional 
development utilizing Comprehensive Development (CD) 
Zoning based on the PS Zoning guidelines. 

3,2 Planning criteria and guidelines for the detailed 
planning of this site should be sensitive to the 
unique character of the property and the inherent 
conditions which exist in the immediate area: 

(a) The site is sloping and the easterly portion of 
the site is steep. Pedestrian circulation and 
outdoor spaces must be designed to not physically 
hamper senior citizens' activities. 

(b) The maximum number of valuable mature trees on this 
site must be preserved and attractive landscaped 
grounds developed which are usable by the occupants. 

(c) The subject site is well situated with respect to 
the proximity of public transportation and is 
adjacent to a .72 acre property scheduled for 
parkland acquisition. A pedestrian walkway via 
easement, suitably integrated within the site 
landscaping, must pass through the site to connect 
Canada Way with Godwin Avenue. 

(d) The use of PS Zoning guidelines is applicable here 
in conjunction with the development criteria 
specified within the Central Administrative Area 
Development Concept: 

{i) low site coverage 30 - 35% maximum (F.A.R. 0.8). 

(ii) low profile buildings utilizing natqral materials 
such as cedar and brick and sensitive to the 
natural amenities of the site. 

(iii)lirnited surface parking (10% of net remaining 
site area after buildings in place).· 

(iv) no direct vehicular access to Canada Way, 

3.3 The applicant will bo rAquiroa to dedicate approximately 
10 feet of his prope~ty alnng the entire Canada Way 
frontage for the fut1.1Y.'e 1·1i.d.::inj 119 of Canada Nay, (Th0.se 
details are presentJ.y being worked out by the Transportation 
Planner and the Municipal Rnqinccr,) Further dedication 
of 6 feet is required 0:1J.nnq the north boundary of the 
property for the widen i.nr. 1 of t:llo Kincaid Street right--of
way to 66 feet. 

3. 4 Setbacks to the maju1: ;:11: I· ::n·L.1 J , r·anad1:1 Way, should be a 
minimum of 45 feet aft,,.,r r.)ncl ,:1c ... ti.cation, and the 
avoiclanc0 of long buildinq fr.1c•r:if; p,:1rallel and close to 
this major thorough faro i.fl o:Jflt:.~nu al. 

,, 1 '' 
l) · c.i 
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4.0 PARKL.~ND ACQUISITION LEVY FOR SENIOR CITIZENS: 

All recent senior citizens residential developments were 
submitted to a Public Hearing and given First and Second 
Reading of the bylaw prior to the establishment by Council 
of the levy program on December 29, 1975 and, therefore, 
were exempt from any parkland acquisition levy. In recent 
years, senior citizens residential developments have been 
treated in rezoning procedures in the same manner as any other 
residential proposal and have not been the subject of special 
consideration or subsidization. It is therefore assumed 
that the parkland acquisition levy would also apply to senior 
citizens residential projects, although intermediate care 
ihsitutional developments would be exempted. The subject 
proposal is the first senior citizens development which would 
be affected by the Parkland Acquisition Levy. 

However, it is our opinion that some adjustment should be 
made to the per unit levy as it applies to senior citizens 
developments. The size of senior citizens units is a 
maximum 350 square feet for a Bachelor unit and 500 square feet 
for a !-Bedroom unit. Special care senior citizens units are 
much smaller (125-300 square feet). Special care senior 
citizens are ambulatory, take their meals in centralized 
cornniunal dining rooms and have visiting medical staff 
available. Most current senior citizens developments contain 
approximately 75% of bachelor or single units with the 
balance in !-Bedroom or double units. Larger unit types are 
rare. 

The following information, based on nine projects developed 
in Burnaby, applies to senior citizens housing projects 
which correspond to the various atandard housing type sites: 

Type of Housing 
(standard unit 
densities) 

Single family 
dwelling + 
Townhousing (12 upa-) 
Garden Apartmints 
(RM2) (20 upa-) 
3-storey Apartments 

General Population 
Estimated Persons 
Per Unit -------

,4 

4 

(50 upa±) + 
RM4 High Rise (BO ut>a-) 
RM5 High Riso (100 upa±) 

3.5 

3 
2.4 
2.4 

Senior Citizens 
Estimated Persons 
Per Unit 

N/A 
Suggested 3 

1. 3 

2 
1.2 
1.1 

These figures indicate that· the pnrsons por unit figura for 
senior citizans developmentA is substantially lower, 
approximately 50% on averago, than the persons per unit 
figure for a standard resid0ntial proposal. Since the levy 
is based on the goal of nci~Jhbourbood park provisions of 
2 acres per l, 000 populnt;i0n, it Js our opinion that the levy 
should be reduced for soni0r ~itiznns units to reflect the 
lower pc:r. unit population ,1 1icl t h,tl: thi:..i most c1ppropriato reduction 
ratio <l<;1'"1uced from our st:1.vly ,.,,,ul.r.: be 50~ •• 
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Therefore the following levies would apply: 

Standard Levy 
Housin~ Tiee Per Unit 

Senior Citizens 
Levx Per Unit 

Single Family Dwelling $ 521 per unit (applicable to 
subdivision) 

Townhquse (12 + upa-) $ 528 per unit $264 per unit 
Garden Apartment (20 + upa-) $ 630 per unit $315 per unit 
3-:Storey Apartment (50 upa:!:")$1,125 per unit $562 per unit 
RM4 

RMS 

High Rise + 
·$ 950 unit (80 upa-) per $475 per unit 

High .Rise + $1,080 unit (100 upa-) per $540 per unit 

It is noted that, even with the reduction in the levy for 
senior citizens projects, the aggregate total of levies for 
a given, say, 3-storey senior citizens project will be 
relatively equal to and at times more than the total levies 
assessed on a typical 3-storey apartment. This situation. is 
due to the fact that although the total allowable floor area 

·may be equal, the senior citizens units are much smaller. 
_It is also acknowledged that a levy on senior citizens 
residential units will affect the economic structure of 
senior citizens financing arrangements since, by.definition, 
senior citizens housing is a subsidized product. 

'. , . 

5.0 RECOMMENDATION: 

5.1 It is recommended THA'r the Parkland Acquisition Levy 
for Senior Citizens Residential Developments be 
reduced to 50% of the per unit levy established for 
standard residential units. 

5.2 The Planning Department recommends THAT Coundil receive 
the report of the Planning Department and authorize this 
Department to work with the applicant toward• a suitable 
plan of development for th:i.s site incorporating the 
principles outlined in this report, to be the subject of 
a further detailed submission at a later date. 

?fJ. 
SJB:KI:cw 
Attach. 
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THE CORPORATION OF THE DISTRICT OF BURNABY 

Item # 8 

1.0 GENERAL INFORMATION: 

1.1 Applicant: 

1.2 Subject: 

1.3 Address: 

1.4 Location: 

1.5 Size: 

1.6 Services: 

1.7 Applicant's 
Intentions: 

2.0 SITE OBSERVATIONS: 

PLANNING DEPARTMENT 
REZONING REFERENCE #35/76 
SEPTEMBER 20, 1976 

Wm. Sinser Realty Ltd. 
4713 Kingsway 
Burnaby, B.C. 

Application for the rezoning of: 

Lot 28, Block 4, D.L. 96N, Plan 2189 

From: Service Commercial District (C4} 
and Residential District (RS) 

To: Service Commercial District (C4} 

6605 Arcola Street 

The subject site is located on the 
north side of Arcola Street just east 
of the Kingsway/Arcola Street intersection 
(see attached Sketches 1 and 2). 

The subject site is irregular in shape 
with an area of 9,440 square feet, a . 
width of 58.75 feet, and an average 
length of: 160 feet. 

The Municipal Engineer has been 
requested to provide the necessary 
servicin~ inform~tion regarding the 
subjcr.t site. 

The applicant has requnsted rezoning in 
order t.o expand aH exi£ting trailer 
sales facility located to the immediate 
west of the subject site. 

The subject site is presen'!=,,ly ocr.upi0cl by a modest single 
family dwelling approximat~ly 40 year~ of age and in 
reasonably gooa conditio11. To the no~th of the site lies 
the St. Frances de Sales Ch1u~r::h and r~ligious school 
facility fronting Balmornl Strant ndjncent to several new 
wall maintained single fandJ.•1 homm:. A new single f arnily 
dwolling, a surface parkir.q J.ot u t;.i 1 i~~ed by the Frances de 
Sule Church and several 0:1 c'1·n:· r: i.nr; 1 ·, family homes in good 
condition lia to the cast (~t: t:l ,1.- i:;.i.t-c-•. The Dunn Trailer 
Sales facility comprising an old 11oorly maintained structure 
and an outdoor trailer display ~re~ is located to the west 
of the site, beyond which J i.r.~n t:ho i·,:cc•ntly dcmolishec;l and 
vacant Lily Mot(;1l site fronHn11 Tiinq!:lwny. To the south is i'.l 

discount service station, tho Burnaby South High School and 
other sorvicn commercial facilities characteristic of 
Kinq~wny in this immediate uroa. ncc0se to the site is 
proaontly from the lane running parnll0l to Arcola Street, as 
wall as Arcola Stroot, which ia <lovclopod to interim standards. 

, ' 1 (' tl • \l 
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3.0 GENERAL OBSERVATIONS: 

At the present time, the subject site is split zoned with 
C4 service commercial designated on the front one-quarter 
of the site and RS residential on the rear three-quarters 
(see Sketch 2). The service commercial portion of the site 
extending approximately 120 feet north from Kingsway 
originated from the 1948 Zoning Bylaw and was carried 
forward in the current 1965 Bylaw. Although this zoning 
designation does not reflect the legal lot boundaries, 
the 120 foot C4 strip was regarded as providing a suitable 
depth for service commercial development in this area. The 
site is also located immediately adjacent to the Kingsway 
commercial strip found between Apartment Area "N" to the 
west and Area "O" to the east as outlined in the 1969 
Apartment Study. 

A portion of the commercially zoned properties fronting 
Kingsway in the immediate area are occupied by vehicular
oriented strip commercial facilities, such as used car lots 
and drive-in restaurants, some of which tend to present an 
undesirable visual appearance in the urban context. Since 
this site is situated in a transitional area between the 
Metrotown Centre and the Kingsway/Edmonds town centre, it 
i's necessary to encourage high quality lower scaled 
commercial facilities of a permanent nature that are compatible 
~ith adjacent residential neighbourhoods and do not depend 
upon the availability of large surface parking areas that 
tend to promote an undesirable cluttered physical appearance 
and traffic related problems. 

I'n light of this situation, Council, in September of 197 5, 
gave favourable consideration to a rezoning reques~ on the 
rear half of the Lily Motel site to the west of the subject 
site for the purposes of constructing a two storey' professional 
o:ffice and retail commercial building (Rezoning Reference #33/75 -
see Sketch 1). In this case, the subject proposal rep-
resented a substantial upgrc:iding of the si tc with ,the 
introduction of a commercial :facility that had a scale and 
orientation more suited to an urb~n setting. In addition, 
s~bstantial upgrading of this area has been facilitated by 
the recent renovations mac1r'3 to th~ o.l.d Gai Paree facility 
now known as "Severins." 

Upon receiving numerous enc:p1i 1.:-ien r.oq,u-ding development 
potential in this irnmediat0 area ~nd particularly along 
Arcola Street near the Kingaway inter~ection, this Department 
has stuaied the situation rind cone l11d,~d that commercial 
facilities should be restriatod to only those properties 
fronting Kingsway. In thif:1 r.of.lpr>ct, the residential 
character of the north sid~ of Arcola Street would be 
maintained without the int rmd.on of commercial facilities, 
while, at the same time, p1:omoti nq commercial development 
in nppropriutel.y establish0d l<)cationr.:,. Similarly, this 
ra~triction would preclude potcnti~J. traffic hazards 
ar.rnociated with commercial f,1d. J. i tlc.n, t:hat would requlre 
,iccefrn to Kings way vin Arco J a /3 Lr.•"'<.' l:. 

., r-c· 
I,) I) J 
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THE CORPORATION OF THE DISTRICT OF BURNABY 

Item #9 

1.0 GENERAL INFORMATION: 

1.1 Applicant: 

L 2 Subject: 

1.3 Address: 

1. 4 Location: 

1.5 Size: 

1. 6 Services: 

1.7 Applicant's 
Intentions: 

2.0 SITE OBSERVATIONS:~ 

PLANNING DEPARTMENT 
REZONING REFERENCE #36/76 
SEPTEMBER 20, 1976 

Mr. M. McDougall 
13670 Hilton Road 
Surrey, B.C. 

Application for the rezoning of: 

Lot 4, Blocks 12 & 13, D.L. 94, Plan 2723 
and Lot 5, Block 13, D.L. 94, Plan 2723 

From: Special Industrial District (M4) 
To: Service Commercial District (C4) 

6610 and 6630 Royal Oak Avenue 

The subject site is located at the 
sou~heast corner of Royal Oak Avenue and 
Grimmer Street (see attached Sketches 1, 
2 and 3). 

The subject site is rectangular in shape 
with an area of 17,688 square feet, a 
width of 132 feet, and a depth of 
134 feet. 

The Municipal Engineer has been requested 
to prov:i.r.1.e the necessary servicing 
information regarding the subject 
site. 

The applicant has requ~sted rezoning in 
order to construct a Banking-Credit Union 
facility. 

The subject site is presently nccupiec1 by two sing le family 
dwellings approximately 30,,tr:> ~5 y0ar::·. of age and in good 
condition, Several mature evorgrcen species are situated 
on the site and should bn p.i:·Niervoc1 Khercver pC'lssible. To 
the west of the site beyi:,nd nn,•nl c1a·,: lies one modest 
single family dwellin9 in , :ond ccind!.-t::Lon, as well as 
sevcrnl thres storey apa·1·l·•ri'l!':t bni.1.d i rigs fronting Royal. 
Oal< Avenue. l\ modest sii~,:, 1•~ fn111i'.L1,1 dwolling in fnir condition 
lies to the east of the 1):1 t·.(,. 'j': 1 i'.hi;i south lies a single 
family home approximately 10 y0nrA of uge and a recently 
constructed auto body shcp i:,Jr.:i1Hy :f'r•.mting Royal Oak 
Avonua, To the north lies an 0ld ponrly maintained single 
f:amily ros:i.dcncc situatE:d nn n f:a.lrly largo lot. Both 
Hoyal Oak 1\vonue and Gr.imnwr ~itr.·a::it i:ll'.'G developed to interim 
f.\tandar.dn with t• Gp,u·r.1 tcc1 sidnwr1 lkn. 
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3.0 GENERAL OBSERVATIONS: 

The subject site is situated at the northwest edge of a 
light industrial area presently zoned M4 located south of 
the service commercial facilities fronting Kingsway and 
adjacent to the medium density residential area (RM3) west 
of Royal Oak Avenue. Many of the sites in this area are 
presently occupied by older single family homes, a permitted 
use in the M4 district, whereas many of these properties have 
been developed for light industrial uses. 

In November of 1969 Council received and adopted a Planning 
Department report recommending that the C4 Service Commercial 
uses be extended southwards to Lane Street, concluding that 
it was more desirable to have commercial than industrial 
development adjacent to the multiple fa~ily residential 
area west of Royal Oak Avenue. Further, the establishment of 
a low density automobile-oriented service commercial area 
adjacent to a higher density commercial and residential core, 
the Kingsway Town Centre Area, would present a logical and 
complementary land use pattern while relieving the pressure 
of automobile-oriented facilities locating along Kingsway. 

In light of reassessment and confirmation of this situation, 
Council, in June 1976, approved Rezoning Reference #66/75 
on Lane Street (see Sketch 2) just south of the subject 
s"ite requesting rezoning from M4 to C4 for the purposes of 
constructing a two storey office building providing an 
initial step towards the implementation of the adopted land 
u:se pattern. 

The subject applicant has requested rezoning to the C4 
district in order to construct a credit union faci).ity. This 
Department advises that the subject proposal supports the 
emerging land use patterns in this immediate area and will 
provide a. useful service to the nearby residents. : 
Fµrtherrnore, service commerc:l.al uses of this nature will 
also provide a complementn;r.y b11iJ.ding scale with t;he 
e,dsting light industri~.1.J. f;;ci,.i tl.cs in th':! immediate area 
and a suitable upgrading~~ ~h~ general area. 

However, since the subje;c:: r:·it11 h, directly opposite a well 
established medium densi ,-_._. n;.,_·l:;tmP-nt area nnd is situated 
0:.1 a corner lot thereby r·, :i:-1J:~ ,19 both Grimmer Street and 
Roy,"' l Oak Avenue, the f0 1.7 c.v.'.i nq dc,nic;n criteria should be 
implemented through the : .. :ui l:;11, 1 o p·i.~1.n of development: 

1. To promote a suitabJr-i i.n•:cr.fncr-> with the rf)sidential 
clement to the west, til"1 L~ 11rfnco parking should be 
permittad directly in fr~~t of tl1e building flanking 
Royal Oak Avenue and nr:i.n 1rrior s t-r.·,=iat such that the 
external building facr, '10 ;ind .i ntc.,qrated landscape 
scheme can present an :1ppr,::·p.ri.,.1 to physical appearance 
from both otracts. 

2. i\11 surface parking shm1·1c1 bo ,·pprop:r.iately located 
tmrl sui tahly scrcenci<.l .'l n r):,:·c'(C:'r tn avoid undcs irabl~ 
visual impact from Cd.mrnm~ r-.: l:n,,::.d. r.md Hoyal Onk Avenue. 



Page 3 
R.Z. Ref. #36/76 
September 20, 1976 

3. External appearance and scale of the building should 
reflect its immediate surroundings and its relative 
location. 

At the present time, a north-south 10 foot lane allowance 
e~ists adjacent to the east property line of the subject 
site. In order to provide appropriate lane development in 
alignment with the lane to be constructed in association 
with Rezoning Reference #66/75 to the south (see Sketch 3), 
it will be necessary to obtain 10 feet from Lot 14 to the 
immediate east. This required 10 feet may be obtained 
either by dedication should rezoning be requested for the 
site, or by purchase by the Municipality. In any event, 
Lot 14 would not be rendered undevelopable or legally non
conforming as a result of this 10 foot dedication. However, 
the applicant will be responsible to deposit monies in 
trust to go towards the future construction for half of.the 20 foot 
lane adjacent to the east property line of the subject 
site (132 feet}. 

4.0 RECOMMENDATION: 

~ 

It is recommended THAT Council receive the report of the 
P~anning Department and request that a rezoning bylaw be 
prepared, and THAT the rezoning be advanced to a Public 
Hearing on October 19, 1976, and THAT the following be 
established as prerequisites to the completion of rezoning: 

a) 

b) 

c) 

The submission of a suitable plan of development 
incorporating the design criteria outlined in Section 3.0 
of this report. 

The submission of an und~rtald.ng to remove all existing 
improvements from th8 site within six months of the 
rezoning being effected but not prior to Third Reading 
of the Bylaw. 

I. 

Consolidation of th~ site in~o one legal parcel. 

d) The deposit of suffici~nt monies to caver the.costs 
of all services necaasn~y t0 snr~e the site, to 
include monies to be ho.1,1 in tru,_;t for the future 
construction for half. o: -t·.h,~ Im:.::: ndjc·.cent to the east property 
line of the s~bject sit~. 

e) The installation of all oloct~icJl, telephone, and 
cable servicing, and all other wiring underground 
throughout the develo~ment and to any existing service, 

f) The grant.in,;:r of ar.y necennar.y cc.1fH~ments. 

PDS:cw 
Attach. 

-.....----•-·-·-"· .. ··--.... -,...,., .. ,,,.,,.,._ ... , .... ·•· ·,~ .. , , ................. ___ .,.. .......... ~-----~~•······"••·· 
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2.0 SITE OBSERVATIONS: 

The site is relatively flat, sloping slightly down towards 
the Lougheed Highway. The area is mainly zoned A2 Small 
Holdings with the exception of an area of approximately 
138 x 120 feet at the northeast corner·of Bainbridge Avenue 
and Lougheed Highway which is zoned Cl Commercial. A small 
grocery store in poor condition is located on this corner. 
Two single family residences are also located on the site, 
A B.C. Hydro powerline extends across the area in an east
west direction along the north boundary of the site. 

3.0 BACKGROUND AND GENERAL OBSERVATIONS: 

3.1 The subject site falls within Apartment Study Area "F" 
and is 'considered suitable .for low density to,;.mhouse 
development of 10 - 12 units per acre. 

3.2 An application to rezone the site has previously been 
submitted under Rezoning Reference #48/70 for garden 
apartments and townhouses, which Council considered 
premature at that time. A number of reports on the 
subject site have been before Council since 1970, 
including the following: 

(a) Manager's Report No. 35 Item 22, May 12, 1975: 

- Recommended further study by the Planning 
Department including possible acquisition of 
the property with assistance provided ·under 
Section 42 of the National Housing Act. At 
this time, a mon.? detailed plan of proposed land 
use road and subaivision pattern was prepared 
( see Figure B) • 

NOTE: - The Planning Dep~rtment is still pursuing this 
matter and this rezoning appli~ation does not 
adversely affec~ the possible nunicipal acquisition 
of the resident:i.al portion. 

(b) Manager's Repnrt Nn. 10 Item 11, February 16, 1976 
contained the f:c,11.,,·,d.nq recommendations which 
were adopted r.:· 1!•y1·v"!:i ~;_: 

( l) 'rHA'r the 1 ,~v•' 1 •·)::1r~ · !)c advised that the shopping 
centre pr···,1):)f.'.'.,"'. '. :·' ·q· thc:J development of the 
8.2 acre c:i.i:r,} ;• 1 . ~<l11ci northeast corner of 
Bainbridgr:, 11,10•',11(" ,rn-1 Lougheed Highway is 
unacceptah.1.c•. 

(2) THAT the C('!F\·-:•LI i11.lt:: 1!'~'."i.ze the Planning Depart
ment to work w.d·11 tJ1,~ :.1::,,plicant towards the 
cleveJ.opmen !: '."! !; ,, r,! i.,., ,},",ntial project on the 
subject sit-,--, 1 l 1nt w1~.i1 1 ,1 include an integrated 
local conv,.,rd <:• 1 ,:•,:, c:n11n, ·-.: ··cial facility, 

(.'3) Till\T the Co1.1r,.r.:i.1 1:.i,1r''il.H1 its past actions in 
.:tdopting th,~ Jll·_,r: (:r:q:iJ ! 1, ('ommurd.ty Plan, which 
:i.nclude1:1 th0. r,:: 1:,.:l:U.r: 1

: i(;1nt of a community 
level shorm.i.nr• r' :m l:i:r' :- o servo the 1aiui·rnuncHnq 
aren. 
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3.3 The applicant in accordance with Council's recommendations 
will be proceeding with an application to: 

(a) Rezone the commercial part of the site to Com
prehensive Development (CD) within the context of 
an overall community plan for the 7.7 acre site. 

(b) Subdivision of the proposed 1.2 acre convenience 
commercial portion of the westerly end of the site 
and a plan to proceed initially with this 
development. 

(c) Rezoning of the remaining net 6.5 acres ,of the site 
(CD) as a vacant site requiring a later .amending 
CD Bylaw to permit development of this portion in 
accordance with an adopted community plan for the 
overall site. 

3.4 The applicant has been made aware of the necessary 
planning criteria for the subject site including the 
following: 

(a) A 90 foot setback from the Lougheed Highway for 
the residential component and a 45 foot setback 
for the convenience commercial. A further 40 foot 
buffer is required from the future Bainbridge/ 
Phillips corinector. 

(b) No access to the site from the Lougheed'Highway 
including no vehicular drop-off. 

(c) The dedication of the westerly portion of the 
site. Approx5.Mately O. 5 acres would be required 
for road dedication for the proposed Bainbridge/ 
Phillips connector· J.eaving a net site of 
approximately 7.7 aQres. 

(d) Road access to the site will be from Bainbridge 
approximately 380 feet north of the Lou~heed 
Highway and a fub1~e connection will be provided 
from the north tot.he residential component as shown 
in Figure B. A temporary driveiway access will be 
provided by the c.tr.;)veJ.oper from the present 
Bainbridge right-of-way for the access of vehicles 
and pedestrians. A suitable registered easement is 
required' fc,r thin r.7;r.ivowctY over the northeasterly 
sector of the sitA since it will serva as a major 
accP.ss point for. both the commerr.ial and r(~S idcntial 
portions. · 

(e) The commerciu 1 r:<' 1:"·1 1J)'r'!,+: :r1.1st be low profile 
using warm na1·11r ... 1·1. m,;itrn:.i ::11.s such as brick and 
cedar., sloping :•~oof f:o r:rn:i ;ind landscaped pccles trian 
pathways in or,,.·,· ,.,, 1:..1~1.,,n.dc.·• fm integrated overall 
development wii ii iJv) f11 1···r·c• rn::dghbouring residences. 

(f) 1rhe easterly po,~U.nn of Hl(' site may ~xperi.ence 
difficulty beinq flr.:•~v'i.cr-•,1 J.,y the existing gravity 
flow sew0.r. syst,,rn :i 1.1 t:hn ;n"E1n. The applican1: 111L1st 
provide a covcn.:rnt~ tr~ j.n1',1:\:'m any futur,~ dnvolopors 
nr prospective c,wnorn of: tho remaining rr:)sicfontial 
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component of the site of the inadequacy of the 
existing sewer system and the disclosure of the 
problems which may be encountered. Further 
resolution of this situation may be pos~ible prior 
to the submission of this proposal to a Public 
Hearing. 

3.5 It will be the responsibility of the final developer of 
the residential portion of the site to acquire and 
include within the com.i~unity plan a small .418 
triangular portion of property adjacent to the Lougheed 
Highway at the easterly end of the site (see Figure A}. 

4.0 RECOMMENDATION: 

The Planning Department recommends THAT Council receive the 
report of the Planning Department and authorize this 
Department to work with the applicant toward a suitable 
plan of development for this site incorpqrating the 
principles outlined in this report and on the understanding 
that the developer is to proceed with the commercial 
component as a first phase development. The details of 
the applicant's proposal will be the subject of a further 
detailed submission at a later date. 

·~~9' ;J;;b~' 
Attach. 

\. 




