
r ITEM 12 
MANAGER'S REPORT NO. 83 
COUNCIL MEETING 1979 12 l 0 

RE: REZONING REFERENCE #22/79 
LOTS 19, 20, AND 21, EXPL. PL. 43158 OF BLOCK 29 
D.L. 121, PLAN 1054; LOT 22, BLOCK 29, D.L. 121, PLAN 1054 
975 WILLINGD0N AVENUE AND 4481 PARKER STREET 
(ITEM 8, REPORT NO. 81, 1979 NOVEMBER 26) 

Following is a further report from the Director of Planning on Rezoning Reference 
#22/79~ . . 

. RECOMMENDATION: 

·· · 1. THAT the recommendation of the Director of Planning be adopted. 

* * * * * * * 

DIT.{ECTOR OF PLANNING 

. . : ·_.· 

PLANNING.DEPARTMENT. 
197g DECEMBER 03 

' ., . . 

•. REZONINGREFERENCE#22/79. . ',· ·.·• .·· ,, .. · ... · .... <> ,·. 
'LOTS J 9; 20 AND 2l, EXPL. Pl. 43158 OF BLOCK 29'/ 
D~L. 121, PLAN 1054; L0l22, BLOCK 29, D.L.121, PLAN 1054. 

· 975 WILLINGD0N AVENUE AND 4481 PARKER STREET 

. REC:OMMENDATION 

.'. L ,THAT 'Burnaby Zoning By-law·l965, Amendment By..;law No.33, 1979'. By:--Law 
No. 7399, b:e 1 ifted from the table .. and abandoned. 

REPORT 

On .1979 November 26, Council retabled the Bylaw covering the subject 
' ·. rezoning and requested that staff provide a definitive. indication of the 

· applicant's intentions of proceeding with the proposed self-serve gasoline 
service station if Lot 22, Block 29, D.L. 121, Plan 1954 was excluded 
from :t.he rezoning application. · For Council's reference, a copy of the 
197.9 November 2.6 report on this matter has been attached. 

Pursuant to Council's request, the Planning.Department is in receipt 
of a 1etter from the ·applicant, dated 1979 November 28, which specifically 
states that they can foresee no circumstances, either now or at any 
foreseeable .future date, when they would make the cap'ital investment 
in.rebuilding the existing service station without the benefit of consoli
dating their existing land holding with the adjoining residential lot. 
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Notwithstanding the statement made by the rezoning app1 icant, the 
Planning Department maintains its previous opinion that rezoning _the 
westerly .lot for _the purposes of rebuilding a new self-service facility. 

· would_ permif an inappropriate extension of commercial activity into .. 
a residential neighbourhood. · As a result, we would confirm our 
support for converting the existing full-service gas station to self
.service conditional upon excluding the westerly property {Lot 22,) in 
the. conver:s ion~ · · · · 

However, inasmuch asJhe ~pplicant has Clearly stated that rezoning 
to convert the gasoline station would not b'e pursued without ·the. 
westerly Jot, ·we woylf,recommend that the rezoning be, abandoned.: . 
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RE: REZONING REFERENCE #22/79 
LOTS 19, 20, AND 21 EXPL. PLAN 43158 OF BLOCK 29, 
D.L. 121, PLAN 1054; I.OT 22, BLOCK 29, D.L. 121, PLAN 1054 
975 WILLINGDON AVENUE AND 4481 PARKER STREET 
(ITEM 7, REPORT NO. 77, 1979 NOVEMBER 13) 
(REZONING APPLICATIONS REPORT, ITEM 3, WHICH COUNCIL RECEIVED 
ON 1979 JULY 16) 

Following is a report from the Director of Planning.regarding Rezoning Reference 
#22/79. 

The attached report which Council considert'ed on 1979 July 16 contains further 
background information on this· matter. 

RECOMMENDATlONS: 

l. · THAT the recomm~ndations of the Director of Planning 

TO:'·' 

FROM: 

.·SUBJECT: 

* * * * * * * 

· .. : .... : '.. . ', ,: .. . . 

MUNICIPAL ,MANAGE:R 

. DIRECTOR 10:F PLANNING 
'·.· ,' . . ·. 

·· ITEM .. · 

MANAGER'SREPO.RT NO. 

COUNCIL MEETING·.·: 1979 ·, 2 10 
: • • •.• • C •• ., 

. PLANNING 
1979 Noverrib~r, 20 ·.·.· 

REZONING REFERENCE#22/79 
LOTS '19, 20 AND 21 EXPL.PLAN 43158 OF BLOCK. 29, . 

. D.L. 121, PLAN 1054; LOT 22, BLOCK 29, D.L . 
. 121, PLAN 1051 
975 WILLINGDON AVENUE AND ~481 PARKER STREET 

RECOMMENDATIONS: 

1. TIIAT Rezoni.ng Reference #22/79, Bylaw No. 7399, 
Amendment No, 33 (1979), be lifted from the table 
and advanced to First and Second Readings. 

2. THAT Lot 22, Block 29, D,L. 121, Plan 1054 be 
·excluded from the rezoning bylaw amendment. 

3. 'l'II/\T the prerequisite cond:i t ions t:o rm~ont ng as 
outlined in the 1979 July 16 Rezoning Report be 
eon firmed. 

REPOH'l' 

l. O BACKGROUND INFOGHNrION: 

1.J. On lf)'7D ,July 16, Council gnvo .fnvournble coiisi.d0.rnt'inn 
to tho sub.joct uppl:icnU.on whtch jnvoJv<'lci a request 
to rnzono tho sHo from R5 Hostdont:1.n] Distrlet n11cl 
CG Grtsol:i.no Sorv:icr,l Strtticrn Dl.str:ict - ffo]f Servo Jn 
order to construct u nnw solf-sorvo ~as station. 
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1.0 Background Information - Cont'd. 

1.2 In view of the concerns expressed at the 1979 August 
14 Public Hearing, Council tabled the rezoning 
bylaw on 1979 August 27 pending a further report 
from the Planning Department addressing the matters 
that were raised. 

2.0 GENERAL DISCUSSION: 

The Planning Department has held discussions with the 
applicant regarding the items of concern expressed at 
the Public Bearing. The foliowing comments relate to 
the status on these matters: 

(a) Ret~ntion of the existing R5 Zoning on the westerly 
lot of the four (4)'lots. proposed to be rezoned to 
C6A. 

As outlined in the 197.9 July 16 · rezoning report, the· 
Plinnirig Department was of the opinion thit. rezoning 
the westerly .lot as requested would a11ow for. an · 
unwarranted expansion of commercial activity into an 
established restdentia.l llrea. As a result, a recom
menda ti6n .· excluding the westerly> lot from the· rezon}ng 
was advanced by Plan.ning which was subsequently amended . 
~y Coun6il to ih6lude th~ s~id lot~ ·· · 

The·. applicant .has stat~d that' the. westerly lot is 
necessary to be included in the rezonings in order· . 
to construct a: new facility that is .econornica1ly .. 
feisible~ As sii6h;~he 1~cilittrequirements 6f the: 
proposed se lf~se:rve . stat ion ( cannot be satisfied vf a ' 
utilization o:f the three (3) lots alone in the appltc'ant opinion. · · · ·· · · · 

(b) Direct access from the gas stat ion site to th.e lane 
located imm~diately north. 

The applicant ·will be required to remove the present 
access to the lane ~nd provide a 1.8 m (6 ft.) lands
caped strip and a 1.8 m solid fence adjacent to the 
north property line. The applicant has agreed to 
satisfy this Tequirement as Outlined in a letter 
dated 1979 October 18 which will be reflected in the 
requisite suitable plan of development. 

The applicant will also be required to exterid this 
landscape and fence screen adjacent the west. property 
line of the site. 

(c) Use of the rear portion of the service station. 

Pursuant to the CGJ\ zoning regulat.i.ons, tho gn,s :=;t:nti.011 
structure is required to observe a 6 m (19.69 ft.) 
setback from the rear or in this case the west prop
erty line and can be no greater than Gm in height. 
In this regard, the applieant has submi.tted a site 
plan (utilizing ihe 4 lots as requested) illustrating 
this setback requirement and has designated the rear 
of the building for loading bny purposes, 
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(d) Hours of Operation. 

The Planning Department advises that the. applicant 
in a letter dated 1979 October 18 stated that· the 
station currently operates from 07:00 h to 23:00 h 
arid that it is not their-intention to operate on i 
24-hour basis. However, he did indicate that 
this statement should not represent. a permanent com
mitment to preclude 24-tour operatibrr in th~ future, 
Notwithstanding the applicant's intent, service 

.stations within the Munic.ipality are permitted to 
operate on· a 24-hour basts. · · 

. ( e) Nature of the retail store area. 

As outlined in the re:wning report to Ccmncil and 
iai the Public Hearing, the propdsal in~ludes a'133:A ~ 2 
{1;435 sq.ft.) internal retai1 area which must be 
restricted to .the sale of _autornobile ;accessories tO 
gasoline purchasers asan·;iccessory use. Pursuant: 
,to the Burnaby Zoning Bylaw. re'gulatlons; th~. sale of 
non-automotive related goods suchigroceries;' etc/,. 
will not ·.be perrni tted. . . 

··.·, : . ' ' .. 

The ippi{~ant is aware~~f thi~~testrittldh ah~ as 
outl1ried in. a letter dated 1979 October 29 agrees to 
observe these r.egulations. 

CONCLUSION: 

:. In view o.f the foregoi~g' the 'I>lanning Department considers 
· that the measures proposed to·be taken do ~ot ~esblv~ the· 

major concern regarding·the expansion of commercial uses 
into an existing residential area. Although the proposal 
involves the development of a modern service station,·. 
it will nonetheless inf;ringe upon the morepassive natm~e 
6f its resid~ntial neighbours. by.s~panding onto pioperfy 
that is presently occupied and surrounded by single family. 
homes. The Planning Departm~nt therefore confirms its 
original recommendation which excludes the westerly of the 
four (4) lots from the rezoning request, thereby permitting 
the. applicant, to utilize the. existing service station site 
for conversion to self-serve. 

\, 
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THE CORPORATION OF THE DTSTRICT OF BUflNABY 
145 

Item # ·3 

PLi\NNING DEPJ\HTMEN'l' 
fiE7,0NING HEFEHENCE //22/7D 

1B70 July lG 

1. 0 GENERAL INFORMATION: 

Applicant: 

Subject:· 

L4 Location: 

· l.p Size: 

1,6 Services: 

1. 7 Applicant's 
Intent1ons: 

Mr. ~laude S. Hazle 
Manager,· Development Division 
Mohawk Oil Co. Ltd. 
#32_5 ~ 6400 Robert.s . Street 
Burnaby, B .. C. ,V5G 4G2 

Ap~Licitio~
0

f6~th~ r~zoriing 

.· ·Lots ,19,·•. 20,···21,·. Expi.P1Y13158 

. of Block. 29, p.1: :121;, '.Plan 1054 
and Lot 22~ Block 29~-:D.L; 121, 
Plan 1054; ·· ·· ·· ··· · ; · 

R~sidentia:1 Dls.trict-and 
,'. Gas'o).1rie. Service\Sfafl.~ri 
· District. - ConventibnaT 

.. ··•··. C6A/G~soline Sefvic~:-·S1:it1on. 
' .. ·,··· .·.,.· .... Dfstrict·•· - -·sel:f:--Se:rve;_</'' . 

. 975 Willingdon A~enue.iand 
4481 Paiker~Str~et 

·.• . . . ·,'', ·, 

The . subject, site is :1ocatec1. Orl . 
· · .the northwest corner of Wi11ingdon 

.. Avenue and Parker Street· .. (refer 
to attached Sketches. #1 and #2). 

i: T~e site is rectangular2 in shape 
with an area of 1,483 m (16,078 ~ 
sq.ft,), a"3~m (121;8 fti) 
frontaFe on Willingdon Avenue and. 
n 40. l m (132 ft.) frontage on • 
Parker Street. 

The Municipal Engineer has been , 
requested to provide all relevant. 
servicing information. 

The applicnnt has requested re
zoning in order to convert the 
existing full-serve gas station 
to a self-serve ~as station tn be• 
construeted. 
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,. . .. •· .. - '. -~--· . , \, ' ........ , ... ' .... . 

Rezoning Reference #22/79 
1979 July 16 

2.0 SITE OBSERVATIONS:. 

The subject site is pr~sently occupied by a modest 
single~familr home approximately 40 years of age and 
a Moha~k full-serve gasoline station _w~th two pump. 
islands and two .service bays. Numerous well-maintained, 

_sintle~iamily homes_ lie to the north and west of:the site 
fronting Venables Street and Parker Street respectively. · 
To the south lie a' duplex facing Willingdon Avenue and 

·. several: single_'."'.f amily homes facing Parker Street. · To 
the east across Willingdon Avenue lie similar well-

. maintained: h9mes ·. Access to th_e site is from Willingdon 
_Avenue which is developecl to interim standards, an_eaSt
west 1ane located to the iwmedtate north and from Parker 

· Street which is developed to full Municipal. Standards_.-.· 

. 3.0 GENERAL DISCUSSION: 

3.i 

3,2 

. . . 

Tlle<subjHct site is situated within a we11-estabiished 
resldential,, area located. between ·the Hastings S°treet · 

> commercial area and the Brentwood Town ,Cent-re;. As, 
such; the 'existi11g. gas station has, served the. . 
surro·uhding residences since its. opening in 1955. _ 
However~ f?ince that time, this 'general ·sectoi\,9.f the 

. Municipality an~ m0re··particular1y·the.•Brent\VOOd area 
· and'.the'central industria1 va1ley ,t.o the;-.southfof'"_the 
'l,ougheed Highw.ay" has experienced significant grqwth. 

·• ''.and development . 

. The \;ite is also situated at the intersection .of' 
two busy traffi.c. r'cutes ,vhich provide it with 
rel~tively good exposu~e. · 

As outlined in pr':!vious requests to convert gas 
stations from full-serve to self-serve faciliti~s, 
it is the policy of Coqncil to take the following 
factors'into consideration: 

a) 

b) 

c,) 

d) 

location relative to existing self-serve gas 
stations in the immediate vicinity, 

I 
location relAtive to lnnd uses other than 
service stations, 

tra:ffic patterns in the vid.id.ty o.f the 
in tended site, 

oxaminati6n of the servicina function (i.e. 
service bays, etc.) provided by the pr~pos~d. 
!';ervico station in reJ.at'ion tc.> tho n.va1.l.alnl.1 ty 
of othe~ servicing facilities within the 
immediate nro11. 

,& 
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) 
; 
{ 3.0 General Discussion - cont'd. 

3.3 The applicant proposes to convert the existing 
full-serve station to a self-serve facility 

147 l 
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with no s~rvice bays. The residentially-zone~ 
portion of the subjett site has been specifically 
included to construct the type and size of service 
stati6n. facility desired. In reference to the 
applicant's letter of•intent in which-he intends. 
to include.an.adjoining retail store, the Planning 
Department advise~ that the proposed stote. must be 
re~tricted tb the sal~ of automobile acces~ories 
t~ gisoline purcha~ers. 1n this regard, it will 
be necessary to obtain a written statement from 
the owneI"/operator(s) verifying this.intent. 

3. 4 · Relative .to the g~ide1ines ;used· to evaluate self
serve rezoning requests. outlined above, the .• · ••.. 
Planning Department has conducted.a survey of· the 
general aiea iri order t6 determin~.the number of 
fu11:.:.serve .verses self'.":"serve stations and the •. 
a:vailability•.of 'automotive: servicing and'. repair• 

.· facilities~ .. In· this regard, approxima:telyone-ha1f 
pf the seryicest.ations within a· one (l:)···•··kilometre 
r.adius of .the subject site (including stations 
located on"East<Hastings Street and at :the Lo11ghee.d 

· Higfovay/Willingdon. Avenue. intersecJton} offer full•·· 
·. service wi,th service bays. ' .• In.· addition,' a, numb.er ' '' 
of. automotive specialty shops · such as Budget Brake .. 
& Muffler, Minit Tune, Cottman TI'ansrriission, ·etc., 
which providea•full array of.automotive·services 
are located nearby within the Brentwood Automotive 
Ceutre and in the industrial area located south of 
the Loug~eed Highway. · · 

In reference to ~raffic, the Planning Department 
considers that the subject proposal will have little 
or no impact since additional traffic is not expected 
to be generated by the facility bccausn the patterns 
of traffic in this area have been established for 
quite some time. 

3.5 With respect to land use considerations, the subjec~ 
site has been o~cupied by a service station for 
the last 24 years. The conversion of the station 
to self-serve in itself will therefore have little 
impabt on its residential neighbours, but rather may 
improve the situation by removal of the service : 
bay facilities which may often generate considerable 

' I 

noise. 

However, it is important in this situation to examine 
the implications of permitting the westward expansion 
of the service station onto property thnt is presently 
occupied nnd surrounded on t!n·ec sjdes by sin~le :fnmi.ly 
homes. 

I 
I 
I 

i. 
I 

. i 

· 1· 
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MANAGER'S REPORT NO. 83 

COUNCIL MEETING 1979 12 l 0 
3.0 General Discussion - cont'd. 

3.5 cont'd. 

In this-regard, the Planning Department consid~~s. 
that the subject.proposal.would.result in _the 
unwarranted expansion of commercial uses intO. an 
established residential area which would likely 
have a negative impact on the adjacent res_idences. 
As a fesult, this Departfuerit cannot support the · 
proposed rezoning o:f the westerly lot from its 
current R5designation·but can sµpport rezoning 
the three lots currently zoned C6 to C6a a~ 
requested . 

. 4. 0 CONCLUSION: 

In summary, the Plinning I)epartment con~iders that 
conversion of the gas station to self-serve will have 
little or.no impact on_the avaifability. of_n.utomotive 
servicing and repRir facilities required to serve the' 
needs of the surroun~ing residential populace .. Moreover; 
we do not anticipate that the proposal will .have·an.y 

•. impact on the traffic. patterns in. the. immedi.a~e ~rea. 

However, · in order.to prevent the un\yarrantect expansibn ·.• 
of the service. station use :into the adjacenf _ residential 
area, it is recommended that only thosei.threc (3) 10:ts·· .·· 

. that are presently ·zoned C6 which the service station 
presently occupies·be permitted to be rezoned to the 
C6a designation: 

5.0 RECOMMENDATION:· 

5.1 THA'r Council· request that a rezoning bylaw be 
prepared for Lots 19, 20 and 21, Expl.Pl. 43158 
of Block 29, D.L. 121, Plan 1054, that the rezoning. 

• be advanced to a Public Hearing on 1979 August 14, · 
and that tbe following be establj.shcd as prerequisites 
to the completion of rezoning - · 

a) The submission of a suitable plan of development. 

.b) 

c) 

The deposit of sufficient monies to cover the 
costs of all services necessary to serve the site. 
All services arc to be designed and constructed 
to the approval of the Municipal Engineer. One 
of the conditions for the release of occupnncy 
permits will be the completion of all requisite 
services. 

The installation of nll electricnl, tolophono 
and cable servicing, nnd all other wiring undcr
grouncl throughout tho c!ovo1oprncnt and tot.he 

· point of con1wctlon to tho o.x::lst:ing servi.ce whQl'(.) 
su:rr .t c:lrrn I: f ac:i. lit: i.0s nro nvn. U nb :Jo to sorvo tho 
devoloprnont. 
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5.0 Recommendation - cont'd. 

d) . Thi.:? submission of an ,.undertaking to remove 
all ·ex·isting improvementsfrom th.e site . 
within six;months pf the.rezoning· being. 

·cffect9dbtit not prior to'Third•Reading· 
of .. the Bylaw .. •··. · · -. · ·· · 

. ··,: '. ', ' -. ' 

e) The consolidation ,Qfj1:he· net 
int60ne'1~ga.1pa'rcelo 

:·. _, :,_' '". ·,· . . ... : 

f) .·· Th~ granli11t\of any necessary 

l~im~iM;~tf f ~\'.i~~ if ~ii. i;ighJs,iOt,~\Vay • 
:·, <··.·, .-•·.' ·, '' 

149, 

. fhe<·E:iut1r11is.si6n ·<>t a :statement by:\{11~ .. o~nerl·· . 
... op~ra'tc?_~(:~} of, the .s.ervJce stition<yefify:(ng:•·• .. · 

that'the Internal retail area:will·be --- -
restri'cfE:id to·,.the sale of automobile' to· gai:,oline purch~sers. · .. · - - . 

:: - .... ,.,.' ··' , ,._ ,. 

·"·. ,.,., 

• 
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ITEM 
12 

LE'l''.I'ER OF INTEN' MANAGER.'S REPORT NO. 83 .. 

COUNCIL MEETING 1979 12 10 
Re 975 Willingdon Ave. (Mohawk Service 

and 

4481 Parker Street 

We.seek permission to amalgamate the Parker Street lof into 
the curr.ent Willingdon. Ave. site and rezone the four lot 

··package toC6A to permit redevelopment into a self..;;serve 
servi~e station with adjoinini retail store~ We offer the 

. following comments in respect o:f · our application. 

1. ECONOMICS - The current deve1oprnent being a· two..;bay 
, station with limited retail ~ales•is a thing of the. 

past.· It can continue to function on its present. state . 
indefinitely because it ,is .based on old dosts~ Howe~e;~ 
all it will be· in its present form is a marginal sta . ..; .. 
tion providing a marginal living for an operator. 

• I • • • • • • 

SERVICE BAYS ,.. The de;-'elopment · does. not. have service . 
bays largely because the cost of new construction. could. • 

, . not be recovered in a two bay operation ... The last fev1 . 
. Years• have seen the proliferation .o·Lspeciality auto-· . 

. rnotive shops such as brakes, mufflers and 'ttine
7

ups. 
T_he twc,-bay operator. cannot. compete with these sp~-
cialty shops. · · · · · · · · · 

. Arso au tornobl1e repair ts . becoming m6~e .• complex <i~d. 
··? .. i:-egt1ires ?: ;lf.l,r·g,e .•. i11yes1:ment<in· equipinerit'. This ih~'
.. \resfrnent can oniy be recovered in a minimum 5 cir -6 .· . ·· bay operation. . . 

THE CO.Ml:'LEX .;. The combination of self serve gas. 
and retail store is ·the ·only combination· which will · 
work for Mohawk Oil.· We need the income·from both 
facets and •the staff efficiency which this combiria-
ti6n allows for. · 

4. AEST°IIETICS •· 'l'he rezoning will pe'rmi t us to develop 
a much.more pleasing looking station than is currently 
there. 'l'he design and exterior finish wi 11 blend into 
the residential character of the area. We would be 
pleased to negotiate with Planning Official~ as to 
ext~rior design.· We would also meet or exceed lands-caping requirements. 

The additional lot Joining 4481 Parker Street onto 
the project J.s necessary to meet by-law requir1:m1ents 
such as landscaping, and setbacks. 

5. SUMMARY - Mohc".lwk Oil Co. Ltd. is a wholly Cnn.:.1clinn·• 
ownciac·ompany employing approx.i.rna t:.ely l 00 people in 
Burnaby. We pu.rchusc all our petroleum products from 
Major Oil Companies. Bc~cau:-:,o of t:his w0 havo to oper
ate on a smaller profit maryin and boas efficient as 
possible in land and staff utilizntion. Wo would point 
to ou1: sl:ation on Cunada Way c1nd SrnJ t:h elf:; boin~r an 
cf:fic.ionlly-·run operation which rnout:s tho ncr.nls of tho Community. 
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