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Re: TRIANGULAR AREA BOUNDED BY 
BOUNDARY AVENUE/CLYDESDALE/TRANS CANADA HIGHWAY 
(ITEM 7, REPORT NO. 44, JUNE 28, 1976) 
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(ITEM 7, REPORT NO. 62, OCTOBER 4, 1976) 
COUNCIL MEETING Jan. l0/7? 

Following is a report from the Director of Planning regarding the ::;ubject 
triangle of land • 

.. RECOMMENDATION: 

1. THAT a copy of this report be sent to all of tlw residents and 
property owners in the area referred to in tht.~ rcp.:irt; 

/~lil~1~~1q~;: 
lf ~1J~'.!!'.sf ~~~~T,.\~~~~~~J:!~~~!TRANS .. ·• .. · ... ·.·• .. •········.••.·· .. •·· ···••i·••·· .. ••···••······ 

;./:?,:;;/''i;.\./'.}'he,;following.:is aprogre.ss r,eport .to inform members. of. Coun9J1 .. · .. , ·.·· 

; tJ°(fI:1/)i t:f g;::1::e:::~:::: :: ~:t::::t :::c:f t:c::::t: ;· t.::~:u:~~!?11::a. • 
.":}:.::;:, },: / '•d'Director, of Planning had corresponded with the, >Various provincial 
:_;,,>·:,:, , .. : .. _and ~ederal departmerits·_and agenqies giving the1n. ii1fol'mati'oiion · · 

<the 'subject area and requesting their advice on .the appropriate 
procedur~ tc,· be followed by' the municipality hi makii1g formal .appli.:. 

· cati~n for. fun.ding to acquire and redevelop th.e area/ · · ·· 
. ·.···' ',; ' ''-;· . ,·-, ., ' ' ' ' ''• .,, . ",' ' . ' ' 

Following that report meetings were held. betwe.en the. Muuicipali ty and 
th.e British Columbia Development Corporation in 01•der to pursue .t.he 
·possibility of shared Provincial/Municipal development of the land, ·· 
' ., ., ,,. ''/ - ' ' . '. ' ' ' ' . 

Lt had been anticipated that the subject would be presented by B.C, 
.Development Corporation staff to the October .29 meeting of the B.C, 
Development Corporation's Board. However.for various reasons it wn.s 
not presentecl,at that time and on December 21 1976 on tho occasion 

, of the Specj,nl Cabinet meeting held in Burn.aby 1 Mayor Constable, 
Alderman Lawson, and the Municipal.Manager wore nble to meet with 
the Hon. D. Phillips, Minister in charge of the T3,C. Development 
Corporation, and the Hon. Alex Fraser, Minister of Highwnys, with 
reference to Provincial. Government consideration of tho mnttor, At 
that time it was agreed that tho Municipality would furnish the Hon, 
Mr. Phillips, as Chairman of tho Board, with an in:!'ormntion pnclrngo 
giving pnrticulnrs of the problem that exists in the nron nnd rc
lntod site specific dnta. 

The requested mator:t.nl was forwn1•clod to Mr, Phil l:lps hy tho Munj,ei.pnl 
Mnnngor on Docombor 17 1 1976 (copy nttnchod for information), and wo 
hnvo been ndvisocl by tho Mi.nistor tniif:"7:noinformn.tion hnR boon :r.o,~
wnrded to Mr. Donald A, Duguid, Prosidont of tho B,C, novolopmont 
Corpornt:l.on, nnd that Mr, Phillips looks :r.orwn.J:"cl to lrnvin~! tho mnti:ot• 
d:l.s<mssod n:t a :ruturo Board moot int~. 

1 ') fl 
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Your staff will be continuing to work with representative of the 
British Columbia Development Corporation and hope to advise Council 
of the outcome of the Boa1·d' s consideration at an early date • 

. ~A .. ' 
qif~ 

A; L;,:Parr,. 
DIRECTOR OF 
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THE CORPORJ\TION OF TftE DISTRICT OF BURNABY 
MUNICIPAL HALL 

4949 CANADA WAY 
BURNABY B.C, V5G 1M2 

294-7110 

· . Office of the Manager 
December 17, 1976 • 

. The Honourable. Dori Phillips, 
Chai:rman, ' ' 

. Board of B~ c. Development Corporation,. 
·. 2qo.:Granville S~reet, 

B.-c. 

. ' :-,···-'.···. ,. ·, . -

Re·.· 
,· •, '. 

I . '. • 

B~undary Avenue/Clydesclal~lTrans Canada High,~~y Area 
Burnaby, B. c~ '., . ' ,' 

Y&u w:tli recall th;t: Mayor Constable, 'A1d~rnL~ri ii~wso~·a~d 
·t,i:-iefly. ,-1ffh The Honourable .Alex.Fraser .. and· yourself ,regarding .the . 

. :/'/'t} ,:e.j!{'.(~il above on the aft~rrioon of 'fuur~day, December 2, }976 while . . . . 
,.·;>"c,:,:.>. ;,, .:;.;,. ;l!leeting :~f Be,C~ I~T~ in Burnaby~ · .. 

\..,;·:,··,·. ____ :·,;, ... ·,•--·,,;,.. .... , -· 
_,.;."' ,.,, ·::,.:,::.'.;:>"'., ····· .. ", .. 

;7.;tf ~i[ J\i,2;"~'.'!li )ii~riOur ab 1~
11:.J8;!:.!t~:~.~"c t:~r:\ ~~~~~{ ;~~if t::i~zi~~ •.• ~tJ:iI~. s. •~ry 

\,i>> (';·' ., ... • ~/important subject, especially, wheri you had such. a busy •agerida'in front~ '.; of you. ' . ' ,. . '. ,,, .. . ' . ' . ' ' 

. ' ' 

··•••.• At the time you asked that·I forward additional. information 
:; you so that you could assess the. situation. In· this connect:ion,' I·am . 

attaching a ·copy of some information material which has been ·prep:1:red by : 
our Planning Department which you can use .in your' assessment. Should you' 
desire additional information, please advise • 

___ ,,._, __ .,. ... , .. 

. We feel quite strongly that if the freeway network hnd continued . 
as originally planned, this triangle of land that has been isolated by high
ways, .would not exist .as it would have been taken up in right-of-wny, or 
what little of it that was not taken up in right-of-wny would hb.ve been 
acquired because it would have been totally isolatedo We therefore feel 
that the Province has a responsibility in assisting with the redcvelopir1cnt 
of the area. We. request that the Bo C, Development Corporation pi:oc~ecl to 
assemble the lnnds in the nrca, and the Province Unnnce whatever short £1111 
might result from the redevelopment involved. · 

At the t:ime of: ou·r meeting on this subject, you tH1ked that :r wd.te 
to you ns Chn:Lrmnn of the Board of the Bo C. Developmnnt Corpor.ntion, uncl 
that you would have t:hn mnt:t:01: considered by the Bon1:cl at Hs Doct1mber · 
meeting if you received the mnterlnl in time. 

/2 
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We appreciate the time that you have .taken to review this 
hearing 1from. you.at,.your earl.iest 

I - , ~ (', 
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BOUNDARY AVENUE/CLYDESDALE/TRANS CANADA HIGHWAY AREA 

BACKGROUND 

The triangular area bounded by Boundary Road, the Freeway and 
Clydesdale Street has been the subject of a number of land use and 
development proposals in the past. Originally included as a.part 
of the designated medium density apartment area between Canada Way 

· and. the Freeway in the Apartment Study, this triangular sector was 
· subsequently deleted from the Community Plan of June 1, 1971. This 
was primarily due to the projected fi•eeway intercluinge system at · 
Clydesdale Street and Boundary Road and the. fact that the .inter-

.. change system and the future road con.nections had not yet been 

.determined in detail. 
,,:. ;,-, . , . ', ., . 

A propos~i:was advanced for rezoning the subject area to the C4 
. · (Service CoJ11mercial) District .category in SeptE?mber, 1971, for 

•motor hotel, auto court and motel.devele>pment (R.Z. Ref. #52/71). 
. Su},seqriently, howeyer,. this application was turned .down by the 
·nepartment•of Hfghwri.ys owing to the traffic generating character 
.:of;the proposed·use .and its anticipated effect on the bounding ' 
arterial C streets. . . . ' . . 

).';'Th~:.~ou119ii, o,n Noyem:ber 1; 1971, approved for further. considera~ . 
, ., /ti.on <the rezoning of the area to M5 · (Light I ndtt'st rial), a .proposal 
.. ; .which 'was''then advaricecf to a public hearing' and given two .readings~ 

· The related by;_.law was abandoned by the Council on April. 2, 1973, 
following another rezoning application for a motor hotel·develop:.. 
ment (R.z; Ref. #67/72). However, this rezoning proposal was with-. 

: drawn by the applicant on May 2, 1974. · 

Subsequently, in response to strong concern registered by .land 
owners in.the subject area, the Council on May 10, 1976 adopted 

· t.he following resolution: 

!'WHEREAS previous Municipal Councils of The Corporation 
of the ~District of Burnaby have considered numerous 
rezoning applications for the triangle of land bounded 
by Boundary Road, 401 Freeway and Clydesdale Street; and 

WHEREAS this triangle of land is bounded by th1·ee major· 
arterial. streets; and 

WHEREAS those arterial streets were created by sonio:t• 
govermnents; 

THEREFORE BE l'l1 RESOLVED thnt the Burnaby Munj,cipn.1 
<5ouncfl set up n mooting with the Provincinl Government 
to discuss ways nncl means of tho M1.1nicipnlity pttrchnsinp; 
tho snicl triangle :fo:r municipnl, pttl'poses; nncl ful'thor, 
that tho pertinent in:1:ormntion in roApoct to lnncl vnluos, 
ownership a.nc.l what tho lnnd could he usocl :for bo brought 
:forwn.rd in a ropo1·t o:r tho itunicipn.1 Mn.nnHor." 134 
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On June 28, 1976 the following motions were adopted by Council in 13 5 
connection with this subject: 

"l. THAT the Council authorize the making of an applica
tion by the Corporation to the appropriate departments 
or agencies of Senior Governments·. (e.g. the B.C. 
Development Corporation) for funding to acquire and 
redevelop the triangular area bounded by Boundary Road, 
401 Freeway and Clydesdale .Street, with the under-

·:·/·.i·..:· 

. standing that submission of such an application is not· 
. intended or to be interpreted as a finn commitment on 
the part of Council to proceed with acquisition and 
redevelopment> at this time; and · · · 

THAT .the Council give approval in principle to the 
designation .. of· the subject area for .future. M5 · (Light 
Industrial) District development; and · · 

. . 

. THAT a ··copy of this report be sent to all of the resi
~Elnts and property owners .. in the subject area. " .. ' .· 

'.i11.pursuirig the direction given 'in .:·(1) above, staff conuniinicatect .. 
wi tn·:various Provincial. and Federal •Departments and Agencies;;,·;_ .:C 
giving:· them information ori the subJect 'area and asking for advf co · -. · . , 

<./'' ·.·.• ·,on•·,:th'e··appropriate procedure to be followed by ·the ·municfpality ·in 
~.;;:}lt/):.;f\.:,;;~~~~;~f<>r~ar applic'ation for .funding ·toacq~i_re,arid, re1.evelop,•· 

· :<_.~itii,iles. w~re .. 
. . ' . . . . 

Mr. R.H~ Marshall . 
Director General, British Columbia 

· Department of·. Regional Economic Expansion 

Mr. J. Nicholls 
Assistant Regional Director 

. Central Mortgage and Housing Corporation 

Hon. D. Phillips 
Minister of Agriculture and Economic Development 

Mr. D.A. Duguid 
President 

· British Columbia Development Corporation 

Mr.. H. F. Sturrock 
Deputy Minister 
Department of Highways 

From these replies it has be::on concluded thnt tho only possible agency 
which may bo nblo to assist the Mun:lcipnl:l.ty :i.s tho British ColmnlJin 
Development Corporation which in the words of the Minister " •••• has 
bean givon special responsibility for coordinnt1on nncl nssistnnco 
with respect to industrinl lnnd dovol.opmont within tho Provinc:o of 
Dritish Columbin ••• " 

... /3 
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The Minister referred the matter tol\lr.·Donald Duguid, President of 
the British Columbia Development Corporation as a result of which 
Mr. •K. Chauncey contacted.the Municipality and entered into discus
sions regarding the disposition of the lands in question. 

·Following disc~ssion between Mr. Chauncey on behalf of the British 
Col_umbia Developmen_t Corporation and Burnaby's Director of Planning, 
Oc.:t.<>ber 12, 1976 ,.. it. was. agreed that Mr. Chauncey would place the 
Municipali.ty 's request for. funding to acquire and redevelop the 

. subject area before the. Corporation's Board at their meeting on 
· · Oc"tol:>er 29, 1976. ·· · · · 

> c•-. •,•-• ••' •••••' •,•:.• • •• ,:, ,, :• 

';• ·How~v~r,>,we .urider~tand that·. for various reasons this maferi.ai did· 
'not'.go to the Board. or to the Executive Committee at that time and 

. -therefore • advancing ·this material for your eai~ly considera"." 

~he··.ar~a of. interest is indicated .on Map 11 attached, which shows 
the,boundariesof a·small triangular residential enclave bounded 
by ''Boundary Avenue on .the west, . the Trans. Canada Highway on the · 
·north-east, and the Clydesdale Street freeway access route on the 
south, isolated by, the latter· access route from the large1· resi- · 
.dential area to the south with which the. study aroa has been 
historically associa tod. · 

LAND USE CONSIDERATIONS 

Present development is single family resiclentir~l, which reflects 
the current R5 zoning designation. Thero ni·e iilso a number of 
vacant properties. 

The small and isolated character of tho subject nron, which is sur
roun<.lod by ma,jor urter:l.n.l traffic routes, places clefini to l:i.mi tn
tions on the types of land uses that could be ronsonnbly considered 
for its future rodovolopment. 'l'ho isolation o:f tho nroa nnc.1 the 
noise factor ma.ko :Lt, :Ln our opinion, unsuitable :ror any form o:r 
housing, as woll as institutional uses involving tho provision of 
accommoclnt:1.on (i. o. rest homos, pri vn:to hospi tnls, children's 
institutions, etc.). 

136 • •. /d 
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The problems of increasing traffic volumes and accessibility would 
become even more critical if the area were to be occupied by such 
uses as hotels, motels, auto courts or neighbourhood public houses. 
Similar results could be anticipated from other types of commercial 
development, particularly retail outlets that would attract large 
amount of vehicular traffic. 

Industry would, as a general rule, generate considerably less traf
fic than a high density residential or auto-oriented commercial 
development. Further, the adjoining section of Vancouver is 
industrially zoned and the i~rtle Street are~ on the north side 

. of the Freeway has been proposed for future industrial use .. 

The loca.tion of the .area in relation to major traffic routes and 
.other .land uses would suggest a need. for good quality· development 

: with.high screening and landscaping standards and the avoidance of 
outside storage type ·operations. This. could be best accomplished 

.·. by th€;3. M5 . (Light Industrial) zoning category. Municipal ownership 
· of .the:land would provide an additional .. control with respect·to 
: the,. designation of actual sites, their. sale of prospective deve- .. 
. le:>pers, .and in determining the specific industrial uses that would. 
loqate in the area. These should be of a low• traffic generating 
cha.racter i.e. (research laboratories, storage buildings, regionally. 
oriented offices .which have little contact with the public, etc.)o .. 

LAND-,VALUES AND. OWNERSHIP 

Tll~: ittached Map· l indicates the propert~es wi.thin the study ar~a • 
. that> are held in private ownership, those owned by the Corporaticm 

of the District of Burnaby, and those owned.· by the ·:Provincial·. 
Department· of Highways. Also shown .is an indicat.ion of vacant 
ve.rsus developed properties, existing zoning, and• existing services 
which. abut and serve the· area (Maps 2, 3 and 4 respectively). 

Map 5 indicates in a general way the land in the vicinity of the 
sllbject enclave which is developed for industrial use and areas 
which have been designated for industrial redevelopment. An esti
mate of land value for serviced M5 zoned industrial sites in the 
Myrtle Street/Regent Street area north of the Freeway is in the 
order of $3. 25 to $3. 30 per square foot; th0· 1·ather low values in 
that area reflect soil conditions which are poor in spots, and the 
restricted business exposure of that area, relative to sites within 
the subject• study area south of the Freeway, 

Map 6 illustrates the study area in relation to the major road 
system as it exists abutting the area. 

Attached as Table I is n list of property owners of the lots which 
comprise the study nrca, as ol>tn.ined from Assessment Autho:d ty 
records, together with the year of purchase in tho caso of present. 
prj_ va to owners. 

• \l ~ /5 
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The subject site. covers an area of approximately 5. 90 acres. Current. assessed values (1976) include: 

Land 
Iinprovernents 
Total 

$150,795 
. $221,760 

$372,555 

The Lan.ds Depa:r-tment as of June 1976 estimates the total cost of 
.acquiring .the·. area at $1,305,000, based on an average value figure 
,Of•,.$7 .. 82.persquare foot. A bre~kdown of ownership and estimated· values•is sli:own. below~ 

.•. Corporation 2. properties · O. 34 ·acres 
.. . : Dept. of .Highways 7 iproperties 0.71 acres ( 30,927 sq.ft.) $ 242,0QO 

. , i·/:'~rivate, ; .. : 20 pr?perties · 3 .12 acres (135, 907 s,ci~Jt/J '$1, 063_;.000 . ..,, . ___ , ,' ·:_. -Roads ~d · 1.73 acres 

••··•···· . >;f/i''TC>tais s. 9o acres $.f/365, ooo 

;;0!\til,)'{ .fir'ri.~ t!.rlcii• 1,ie pai'i:l!lent. · pro j Bets that a . ,..; covi>ry f ig4r.e .. · o:C it j:,J)l'CJx;,mat e :iy 
•' ,,,,,, x,, :·'.,$1;156·,668, •. (25'i',()37.5square feet at $4. 50 per square foptLwould 
;'./i:':'C\,i('f.;:r,a.HljE>d. f:i-om. thf sa~e qf. the area· .bY th.e Col'pOration,. tias.ed.,oll/ a 
i,f;>:;.;:, /.'·?,::CLfllture\M5,.(II19:ustr:i.al 'Disti-ict de~ignation. 1 .. I.t. wil.1' <be note,d that' . 

,:;,,.c:::s,1:,this/r,ecovery:, .figure'·: which does riot take. account of any.· servicing' 
>I'{;/Cq§t;S~:"/:is S<>I1iewhat:.1ower than the estimated cost. of . acquis'i t'ion. .· .. 

· _Fu:rther,> any delay in rezoning caused by the Department Of Higlnvays 1

,:co'uld be an added holding cost after acquisi tio1i. . . . , . ·. .. . . . . 

CONCLUSIONS 

, The proble:111s• that have been experienced by property owners. in this 
are~ relate to its isolation· from the services, amenities, . a~d 
social environment associated with the larger residential. area of 

··. which this sub.-area was once a part •. Particular concerns entail 
,the apparent :reduced re-sale value of residential properties i11 the 
area resulting from the reduced attractiveness o:f the location for 
residential .occupancy,. the evident diminishing standards of main
tenance of. private properties in the area reflecting resident's 
concerns and lack of identity with any real gonls for conun1.mity 
improvement, the lack of an identifiable neighbourhood focus or 
an affinity with othe:r. residential dovolopment, and the hnzard 
and inconvenience associated with residents of tho nron physically 
crossing the busy streets abutting tho area in order to nccoss 
schools, parli:s, convonionco shops, nnd other urbn.11 sorv:l.ces. 

As described in tho foregoing, the ronlitios of tho situation m~ce 
it inappropriate to consider future rodovolopmont o:f this nroa for residential purposes, 

Accordingly tho conclusion renchod by Council to dosignnto tho 
area f.01• :future M5 (Light Industx•ial) DiRtJ.•ic:t clovolopmont :l.s 
justified on pln11nin1~ grou1.1cls, nncl tlw tltm:Leipn.l:Lty in soaking· 
ways nucl meam3 o:/! 0Mn:ln:L111; tho n.ss:l.fftnneo :1.n !iloc.mJ.'illf~ i'unc:Unr,; 
to acqu:I.ro nnd x·oclovolop tl10 a1•oa. 138 
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We .. trust that the foregoing explanatory material together with.· 
attachments will assist members· of the Board in coilsidering ,the ;, 
Municipality's request and providing its financial'as~istance,tof 
make possible. the relocation of the residents of this area ani:f · 

.· redevelopment for. an industrial use more compatible with the· 
boun<I.ing traffic· arteria,ls. . . 

·------------"'---···-·-· .. ~-· ... ,---·------------............... -· 
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