
 

 

 

 
CITY OF BURNABY 

 
ZONING BYLAW AMENDMENTS 

 
PUBLIC HEARING 

 

The Council of the City of Burnaby hereby gives notice that it will hold a Public Hearing 
 

TUESDAY, 2019 JANUARY 29 AT 6:00 PM 

 
in the Council Chamber, 4949 Canada Way, Burnaby, B.C. to receive representations in 
connection with: 
A)  proposed amendments to “Burnaby Zoning Bylaw 1965”, and 
B)  proposed retention and protection of historic property seeking Heritage Designation 

 
A G E N D A 

 

 

 CALL TO ORDER PAGE 
  
 ZONING BYLAW AMENDMENTS  
 
A1) Burnaby Zoning Bylaw 1965,  

Amendment Bylaw No. 46, 2018 - Bylaw No. 13970 
1 

   
 Rez. #17-10006 

 
4041 Canada Way 
 
From:     P3 Park and Public Use District  
 
To:    CD Comprehensive Development District (based on P3 Park and 
 Public Use District, P2 Administration and Assembly District, and 
 the Broadview Community Plan as guidelines, and in accordance 
 with the development plan entitled “Schou Education Centre School  
 District 41” prepared by Omicron) 
 
The purpose of the proposed zoning bylaw amendment is to permit the 
facilitation of the heritage designation of the “Schou Street School”, and 
construction of a new adjoining building for the offices of the Burnaby School 
District. 
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A2) Burnaby Zoning Bylaw 1965,  

Amendment Bylaw No. 47, 2018 - Bylaw No. 13971 
10 

   
 Rez. #17-10017 

 
5325 and 5385 Kincaid Street 
 
From:     P2 Administration and Assembly District 
 
To:         R2 Residential District  
 
The purpose of the proposed zoning bylaw amendment is to facilitate 
subdivision of the subject property into 18 single family residential lots. 
 

 

 
A3) Burnaby Zoning Bylaw 1965,  

Amendment Bylaw No. 48, 2018 - Bylaw No. 13972 
17 

   
 Rez. #17-33 

 
2250 Yukon Crescent, 4827, 4829, Ptn. 4828 Dawson Street, 2235, 2285, 
Ptn. 2311 Delta Avenue, and Ptn. 2316 Beta Avenue 
 
From:  CD Comprehensive Development District (based on RM4s and 
 RM5s Multiple Family District) and P3 Park and Public Use District 
 
To:         Amended   CD   Comprehensive   Development  District  (based on  
              RM4s and RM5s Multiple Family Residential District, C2 
 Neighbourhood Commercial District and Brentwood Town Centre 
 Development Plan as guidelines, and in accordance with the 
 development plan entitled “Concord Brentwood Phase 2” prepared 
 by Francl Architecture) and P3 Park and Public Use District 
 
The purpose of the proposed zoning bylaw amendment is to permit the 
development of two high-rise residential buildings, one mid-rise residential 
building, low-rise residential podium, common amenities (super club), and 
street oriented retail uses atop, and fronting, underground and structured 
parking. 
 

 

 
A4) Burnaby Zoning Bylaw 1965,  

Amendment Bylaw No. 49, 2018 - Bylaw No. 13973 
34 

   
 Rez. #17-38  

 
4455 Alaska Street and portion of lane and Willingdon Avenue 
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From:  M1 Manufacturing District 
 
To:      CD Comprehensive Development District (based on RM4s Multiple 
 Family Residential District and Brentwood Town Centre 
 Development Plan as guidelines, and in accordance with the 
 development plan entitled “Alaska Street Residential High-rise 
 Development” prepared by dys Architecture) 
 
The purpose of the proposed zoning bylaw amendment is to permit the 
construction of a 22-storey residential apartment building with ground 
oriented townhouses and underground parking. 
 

 
A5) Burnaby Zoning Bylaw 1965,  

Amendment Bylaw No. 50, 2018 - Bylaw No. 13974 
48 

   
 Rez. #17-41  

 
6909, 6915, 6921, 6931, 6939 and 6949 Balmoral Street 
 
From:  R5 Residential District 
 
To:       CD Comprehensive Development District (based on RM3s Multiple 
 Family Residential District and Edmonds Town Centre Plan 
 guidelines, and in accordance with the development plan entitled 
 “Proposed Townhouse Development” prepared by Eric Law 
 Architect) 
 
The purpose of the proposed zoning bylaw amendment is to permit the 
construction of a three-storey 23-unit townhouse development in the 
Edmonds Town Centre Plan. 
 

 

 
 HERITAGE DESIGNATION  

 
 

B1) Burnaby Heritage Designation 
Bylaw No. 3, 2018 - Bylaw No. 13975 

 

   
 4041 Canada Way 

 
The purpose of the proposed bylaw is to designate the “Schou Street 
School” as a protected heritage site. 
(Please refer to the Council Report attached to Item A1) of this Agenda for 
more information.) 
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All persons who believe that their interest in property is affected by a proposed bylaw shall 
be afforded a reasonable opportunity to be heard: 
 

• in person at the Public Hearing 

• in writing should you be unable to attend the Public Hearing; 
- Email: clerks@burnaby.ca 
- Letter: Office of the City Clerk, 4949 Canada Way, Burnaby V5G 1M2 
- Fax: (604) 294-7537 

Please note all submissions must be received by 4:45 p.m. on 2019 January 29 and contain 
the writer’s name and address which will become a part of the public record. 
 
The Director Planning and Building’s reports and related information respecting the zoning 
bylaw amendments are available for public examination at the offices of the Planning 
Department, 3rd floor, in Burnaby City Hall. 
 
Copies of the proposed bylaws may be inspected at the Office of the City Clerk at 4949 
Canada Way, Burnaby, B.C., V5G 1M2 from 8:00 a.m. to 4:45 p.m. weekdays until 2019 
January 29. 

 
NO PRESENTATIONS WILL BE RECEIVED BY COUNCIL 
AFTER THE CONCLUSION OF THE PUBLIC HEARING 

 
K. O’Connell 

CITY CLERK 
 



Item

Meeting 2018 Dec 10

COUNCIL REPORT

TO: CITY MANAGER 2018 December 05

FROM: DIRECTOR PLANNING AND BUILDING

SUBJECT: REZONING REFERENCE #17-10006

School District 41 Board and Administration Offices

Broadview Community Plan

ADDRESS: 4041 Canada Way

LEGAL: Lots 1-7, Block 47, District Lot 69, Group 1, New Westminster District Plan 1321

FROM: P3 Park and Public Use District

TO: CD Comprehensive Development District (based on P3 Park and Public Use
District, P2 Administration and Assembly District, and the Broadview
Community Plan as guidelines, and in accordance with the development plan
entitled "Schou Education Centre School District 41" prepared by Omicron)

APPLICANT: Colliers International

19"' Floor - 200 Granville Street
Vancouver, BC V6C 2R6
Attn: Gordon Easton

PURPOSE: To seek Council authorization to forward this application to a Public Hearing on
2019 January 29.

RECOMMENDATIONS:

1. THAT a Rezoning Bylaw be prepared and advanced to First Reading on 2018 December
10 and to a Public Hearing on 2019 January 29 at 6:00 p.m.

2. THAT a Heritage Designation Bylaw be prepared and advanced to First Reading on
2018 December 10 and to a Public Hearing on 2019 January 29 at 6:00 p.m.

3. THAT a copy of this report be forwarded to the Bumaby Heritage Commission for
information.
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To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE #17-10006

School District 41 Board and Administrative Offices
Broadview Community Plan

2018 December 05 Page 2

4. THAT the following be established as prerequisites to the completion of the rezoning:

a. The submission ofa suitable plan ofdevelopment.

b. The deposit of sufficient monies, including a 4% Engineering Inspection Fee, to
cover the costs of all services necessary to serve the site and the completion of a
servicing agreement covering all requisite services. All services are to be
designed to City standards and constructed in accordance with the Engineering
Design. One of the conditions for the release of occupancy permits will be the
completion of all requisite services.

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

d. The completion of a Heritage Conservation Plan of the historic "Schou Street
School" within the development site.

e. The dedication of any rights-of-way deemed requisite.

f. The consolidation of the net site into one legal lot.

g. The granting of any necessary Easements, Covenants, and Statutory rights-of-
way.

h. The submission of a suitable Solid Waste and Recycling Plan to the approval of
the Director Engineering.

i. The review of required on-site loading facilities by the DirectorEngineering.

j. The provisionof facilities for cyclistsin accordance with this report.

k. The review of a detailed Sediment Control System by the Director Engineering.

1. Compliance with the guidelines for surface and underground parking.

m. The submission of a detailed Comprehensive Sign Plan.

n. The submission of suitable on-site stormwater management system best practices
to the approval of the Director Engineering, the depositof sufficient monies for its
provision, and the granting of a Section 219 Covenant to guarantee its provision
and continuing operation.
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To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE #I 7-10006

School District 41 Board andAdministrative Offices
Broadview Community Plan

2018 December 05. Page 3

o. The deposit of the applicable GVS & DD Sewerage Charge.

REPORT

1.0 REZONING PURPOSE

The purpose of the proposed rezoning bylaw amendment is to permit the heritage designation of
the "Schou Street School", and construction of a new adjoining building for the offices of the
Bumaby School District.

2.0 BACKGROUND

2.1 On 2017 December 06, Council received the report of the Planning and Building
Department regarding the rezoning of the subject site, and authorized the Department to
continue to work with the applicant towards the preparation of a suitable plan of
development for presentation to a Public Hearing on the understanding that a more
detailed report will be submitted at a later date.

2.2 The subject property is currently occupied by the Schou School constructed in 1914,
which is on the Bumaby Heritage Register. The adjoining aimex was constructed in 1979,
along with surface parking and an open field adjacent Broadview Park. To the north of
the subject site, across Norfolk Street is a ground oriented townhouse development. To
the east across Gilmore Avenue is the Carleton Gardens seniors housing development. To
the south across Canada Way is the Bumaby Ismaili Centre. Directly to the west is
Broadview Park. Vehicular access to the site is from Norfolk Street.

2.3 The protection ofthe "Schou Street School" as an integral component of the development
proposal will be accommodated through the application of a Heritage Designation Bylaw
to provide for its adaptive reuse and long term protection as a designated Heritage Site.
The 1914 "Schou Street School" is listed on the Bumaby Heritage Inventory. The
heritage designation will include detailed a heritage assessment, conservation plan,
restoration and preparation of a maintenance plan prepared by a qualified heritage
consultant. A landscape plan pursuing plant and hardscape materials compatible with the
heritage building design will be required, including retention of the existing Horse
Chestnut trees.

2.4 The applicant has now submitted a plan of development suitable for presentation to a
Public Hearing.

-3-

1) 



To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE #17-10006

School District 41 Board andAdministrative Offices
Broadview Community Plan

2018 December 05. Page 4

3.0 GENERAL COMMENTS

3.1 The proposed development plan is for the revitalization of the historic Schou Street
School to accommodate the School District 41 Board chambers and offices, international
student programming. Information Technology and computer training lab. The existing
annex buildingwill be demolished and replaced with a new signature buildingcormected
to the heritage structure, which will house the School District 41 offices. Some of the
key elements in the heritage restoration is the removal of the exterior stucco, to be
replaced with cedar shingle siding consistent with the original siding material, as well as
the replacement of the original cupola that was removed as part of subsequent
renovations. Other key elements will be retained and restored including the front entry
porch and stairs. A detailed heritage conservation plan has been received by Donald
Luxton and Associates Inc. with several recommendations for retention, restoration and
replacement. A detailed set of architectural conservation plans will be provided as part of
the Building Permit submission prior to Third Reading of the Rezoning Amendment
Bylaw.

The required parking and loading for the site is based on office uses of1space per 46m^
(495.16 sq.ft.). This results in a parking requirement of 63 stalls and loading
requirements of 2 loading bays. Given the anticipated demand by School District 41
employees, board chairs, visitors and patronsthe provisionof parking has been increased
to 120 spaces. 20 parking spaces are located under the new building, with 100 parking
stalls located at surface along Norfolk Street and adjacent Broadview Park.

3.2 The Director Engineering will assess the needfor any further required services to the site,
including, but not necessarily limited to:

• construction of Canada Way across the development frontage to its final Arterial
Secondary standardwith a separated sidewalk, street trees, and street lighting;

• construction of Gilmore Avenue to its final Local Road standard with separated
sidewalks, street trees, and street lighting;

• construction of Norfolk Street to its final Local Road standard with separated
sidewalks, street trees, and street lighting; and,

• storm, sanitary sewer and water main upgrades as required;

To support the foregoing servicing requirements, an approximate 1.5 m (5 ft.) dedication
will be required as part of the subject rezoning application.

3.3 Any necessary easements andcovenants andstatutory rights-of-way for the site are to be
provided, including, but not necessarily limited to:

• Section 219 Covenant guaranteeing the provision and ongoing maintenance of
stormwater management facilities; and.
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To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE #17-10006

School District 41 Board andAdministrative Offices
Broadview Community Plan

2018 December 05 Page 5

• Section 219 Covenant guaranteeing the ongoing maintenance of heritage
components in accordance with the approved Schou Street School heritage
conservation plan.

3.4

3.5

3.6

3.7

3.8

3.9

4.0

4.1

4.2

A suitable engineered design to the approval of the Director Engineering will be required
for a site specific on-site stormwater management system in line with best practices, as
well as a Section 219 Covenant to guarantee its provision and continuing operation. The
deposit of sufficient monies to guarantee the provision of the stormwater drainage and
landscape features will be required.

Engineering Environmental Services Division will need to review a submission of a
detailed plan ofan engineered SedimentControl System prior to Final Adoption.

Bicycle storage space and surface parking racks are to be provided for the office users
and visitors is required.

The submission of a suitable Solid Waste and Recycling Plan for to the approval of the
Director Engineering is required.

The submission of a detailed loading management plan to the approval of the Director
Engineering is required.

The GVS&DD Sewerage Charge is applicable.

DEVELOPMENT PROPOSAL

Site Area

Gross Site - 7,672.00 m^ (82,581 sq.ft.)
(subject to detailed survey)

180.99 m^ (1,948 sq.ft.)
(subject to detailed survey)

7,491.01 m^ (80,633 sq.ft.)
(subject to detailed survey)

Permitted and Provided

0.38 FAR

2,900 m^ (31,215 sq.ft.)

Dedications

Net Site

Densitv

Floor Area Ratio (FAR)

Office/Institutional Gross Floor Area (GFA)
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To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE §17-10006

School District 41 Board andAdministrative Offices
Broadview Community Plan

2018 December 05 Page 6

4.3 Height (above grade)

4.4 Parking

Vehicle Parking

Parking

2,900.00 @ 1/46

Loading

Bicycle Parking

Commercial - 10% of required parking

Lou Pelletier, Director
PLANNING AND BUILDING

JBS:tn/rh

Attachments

cc: City Solicitor
City Clerk

2-3 storeys

Required

- 63

2

Provided Spaces

120

2

Required and Provided Spaces

10 in lockers

- 2 in racks

P:\49500Rezomng\20Applications\2017\l7-10006 4041 Canada Way\CouncilReports\RezoningReference 17-10006PH Report 20181210.Docx
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To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE #17-10006

School District 41 Board and Administrative Offices
Broadview Community Plan

2018 December 05 Page 6

4.3 Height (above grade)

4.4 Parking

Vehicle Parking

Parking

2,900.00 @ 1/46

Loading

Bicycle Parking

Commercial - 10% of required parking

etier, Efirector
ANNING AND BUILDING

JBS:tn/rh

Attachments

cc: City Solicitor
City Clerk

2-3 storeys

Required

- 63

2

Provided Spaces

120

2

Required and Provided Spaces

10 in lockers

2 in racks

P:\49500 Rezoning\20 Applications\2017\l 7-10006 404i Canada Way\Council Reports\Rezoning Reference 17-10006 PH Report 20181210.Doox
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Meeting 2018 Dec 10

COUNCIL REPORT

TO: CITY MANAGER 2018 December 05

FROM: DIRECTOR PLANNING AND BUILDING

SUBJECT: REZONING REFERENCE #17-10017

Rezoning and Eighteen Lot Subdivision

ADDRESS: 5325 and 5385 Kincaid Street (see attached Sketch #1)

LEGAL: Lots' 13, 14, 15 Except; Part Dedicated Road On Plan 36222; District Lot 80,
Group 1, New Westminster District Plan 10063

FROM: P2 Administration and Assembly District

TO: R2 Residential District

APPLICANT: Colliers International Consulting
19"^ Floor - 200 Granville Street
Vancouver, BC V6C 2R6
Attention: Gordon Easton

PURPOSE: To seek Council authorization to forward this application to a Public Hearing on
2019 January 29.

RECOMMENDATIONS:

1. THAT a Rezoning Bylaw be prepared and advanced to First Reading on 2018 December
10 and to a Public Hearing on 2019 January 29 at 6:00 p.m.

2. THAT the following be established as prerequisites to the completion ofthe rezoning:

a. The submission of a suitable plan of development.

b. The deposit of sufficient monies including a 4% Engineering Inspection Fee to
cover the costs of all services necessary to serve the site and the completion of a
servicing agreement covering all requisite services. All services are to be designed
to City standards and constructed in accordancewith the EngineeringDesign. One
of the conditions for the release of occupancy permits will be the completion of
all requisite services.
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To: City Manager
From: Director Planning and Building
Re: Rezoning Reference #/ 7-10017
2018 December 05 Page 2

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

d. The submission of an xmdertaking to remove all existing improvements fi-om the
within six months of the rezoning being effected.

e. The completion of the necessary subdivision is required.

f. The granting of any necessary dedications, statutory rights-of-way, easements
and/or covenants deemed requisite.

g. A tree survey and arborist's report for the site will be required to determine
whether any existing trees are suitable for retention. The removal of trees over 20
cm (8 inches) in diameter willrequire a tree removal permit.

h. The reviewof a detailed Sediment Control System by the Director Engineering.

i. Thedeposit of the applicable Parkland Acquisition Charge.

j. The deposit of the applicable GVS &DD Sewerage Charge.

k. Thedeposit of the applicable School SiteAcquisition Charge.

REPORT

1.0 REZONING PURPOSE

The purpose ofthe proposed rezoning bylaw amendment is to facilitate subdivision ofthe subject
property into 18 single family residential lots (see attached Sketch #2).

2.0 BACKGROUND

2.1 On 2018 January 24, Council received the report of the Planning and Building
Department regarding the rezoning of the subject site and authorized the Department to
continue to work with the applicant to prepare a suitable plan of development with the
understanding that a further and more detailed report would be submitted at a later date.
The applicant has now submitted a plan of development suitable for presentation to the
Public Hearing.

2.2 The subject property is located on Kincaid Street, between Royal Oak Avenue and Davra
Avenue. This property is located within the Douglas - Gilpin neighbourhood and is
designated Single Family Suburban in the Official Community Plan (OCP). Zoned P2
Administration and Assembly District, it currently accommodates the School District #41
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To: City Manager
From: Director Planning and Building
Re: Rezoning Reference#! 7-10017
2018 December 05 Page 3

administration offices, which are intended to be relocated to 4041 Canada Way.
Appearing elsewhere on Council's agenda is a further report under a separate rezoning
application for 4041 Canada Way (Rezoning Reference #17-10006).

2.3 Predominantly surrounding the site to the north, east, south and west are single-family
dwellings of varying ages, developed under the R2 Residential District. To the south
across Kincaid Street is a place of public worship (church). To the west beyond Royal
Oak Avenue is the Forest Lawn Cemetery.

2.5 Given the proposed change from institutional to residential uses, as a result of this
rezoning application, the applicant hosted a neighbourhood open house in advance ofthe
application proceeding to a Public Hearing. The applicant hosted a Community
Information Meeting on 2018 May 29 from 3:00 to 7:00 p.m. Notifications ofthe meeting
were sent to 182 properties in the immediate area boimd by Royal Oak to the west,
Canada Way to the north and east, and Spruce Street to the south. The notification was
alsopublished in the Bumaby Now on 2018May23.

2.6 According to the applicant, 79 people attended the Community Information Meeting. At
the meeting, a comment cards were provided to gauge the neighbours' support for the
proposed development. In general, attendees were in support of the proposed single
family development. However, some concerns were raised concerning the potential size
and scale of dwellings, and the loss of trees on site. The proposal is consistent with the
City's Official Community Plan.

Further, Bumaby's Economic Development and Social Sustainability Strategies, in
addition to the Official Community Plan, encourage: a varied range of housing options
(including single and two-family dwellings); improved neighborhood livability, stability
and accessibility; transit access and alternative forms of transportation. Finally, the
City's Corporate Strategic Plan provides a vision for a world class city committed to
creating and sustaining the best quality of life for our citizens; and one which is
supported by goals for a safe, connected, inclusive, healthy and dynamic community.

3.0 GENERAL COMMENTS

3.1 The applicant is seeking to rezone the property from the P2 Administration and Assembly
District to the R2 Residential District to facilitate subdivision of the property into 18 lots
for the development of 18newsingle family dwellings.

Under the R2 District, each lotwith a single family dwelling shall have anarea ofnot less
than 668.88 m^ (7,200 sq. ft.) and a width ofnot less than 18.28 m(60.0 ft.). The subject
property has an area of 12,775.57 m^ (137,515 sq. ft.) after necessary road dedications,
and an average width of 176.02 m (1,895 ft.). The applicant proposes to create 18 lots
with an average lot area of710.09 (7,643 sq. ft.), ranging from 692.60 m^ (7,4558 sq. ft.)
to 8975.10 m^ (9,420 sq. ft.). The proposed lots have an average lot width of19.55 m(64
ft.), ranging from 19.00 m (62 ft.) to 23.98 m (79 ft.). The proposed lots meet the
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To: City Manager
From: Director Planning and Building
Re: Rezoning Reference#17-10017
2018 December 05 Page 4

minimum area and width requirements of the R2 District. The proposed subdivision is
required to meet all the requirements of the R2 Residential District for the subdivision
approval.

3.2 The Director Engineering will be requested to prepare an estimate for all services
necessary to serve this site. The servicing requirements will include, but not necessarily
be limited to:

• the dedication of 2.13 m (7 ft.) along the Shelby Court frontage;

• the construction of Shelby Court to its final standard, complete witha 1.8 m (6 ft.)
front boulevard with street trees and street lighting, a 1.5 m (5 ft.) concrete
separated sidewalk, and a 1.2 m (4 ft.) back boulevard, across the development
frontage;

• the construction of Kincaid Street to its final standard, complete with a 1.8 m (6
ft.) front boulevard with street trees and street lighting, a 1.5 m (5 ft.) concrete
separated sidewalk, and a 1.2 m (4 ft.) back boulevard, across the development
frontage;

• all necessary dedications will bedetermined bya detailed road geometric; and,
• the installation of sanitary sewer, storm sewer and waterline upgrades along

Shelby Court and Kincaid Street, as necessary.

3.3 Development Cost Charges:

• Parkland Acquisition Charge
• School Site Acquisition Charge
• GVS & DD Sewerage Development Cost Charge

3.4 Engineering Environmental Services Division will need to review the submission of a
detailed plan ofanengineered Sediment Control System prior to Final Adoption.

4.0 DEVELOPMENT PROPOSAL

4.1 Site Area

Gross Site - 13,119.97 m^ (141,222 sq.ft.)
Dedication - 344.40 m^ ( 3,707 sq.ft.)

Net Site - 12,775.57 m'(137,515 sq.ft.)

4.2 Proposed LotYield - 18Lots
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To: City Manager
From: Director Planning and Building
Re: Rezoning Reference#! 7-10017
2018 December 05 Page 5

4.3 Development Area. Bulk and Massing

Development area, bulk and massing, including, but not limited to: minimum lot area, lot
coverage, density, gross floor area, building height, required parking, and required
landscaping would be in accordance with conditions of the Bumaby Zoning Bylaw R2
District.

Pelletier, Director
PLANNING AND BUILDING

JBS

Attachments

cc: City Solicitor
City Clerk

P:\49500 Rezoning\20 Applications\2017\l 7-10017 5325 and 5385 Kincaid Street\Council ReportsVRezoning Reference 17-10017 PH Report
20181210.docx
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COUNCIL REPORT 

 
TO:  CITY MANAGER       2018 December 05 
 
FROM: DIRECTOR PLANNING AND BUILDING 
 
SUBJECT: REZONING REFERENCE #17-33 
  Woodlands (Concord Brentwood) Phase 2 
  Brentwood Town Centre Plan 
 
ADDRESS: 2250 Yukon Crescent, 4827, 4829, Ptn. 4828 Dawson Street, 2235, 2285, Ptn. 

2311 Delta Avenue, and Ptn. 2316 Beta Avenue (see attached Sketches #1 and 
#2) 

 
LEGAL: See Schedule A 
 
FROM: CD Comprehensive Development District (based on RM4s and RM5s Multiple 

Family District) and P3 Park and Public Use District 
 
TO:  Amended CD Comprehensive Development District (based on RM4s and RM5s 

Multiple Family Residential District, C2 Neighbourhood Commercial District and 
Brentwood Town Centre Development Plan as guidelines, and in accordance with 
the development plan entitled “Concord Brentwood Phase 2” prepared by Francl 
Architecture) and P3 Park and Public Use District 

 
APPLICANT: Concord Brentwood (Nominee) Ltd. 
   9th Floor – 1095 West Pender Street 
   Vancouver, BC  V6E 2M6 
   Attn: Matt Meehan 
 
PURPOSE: To seek Council authorization to forward this application to a Public Hearing on 

2019 January 29.  
  
 
RECOMMENDATIONS: 
 
1. THAT a Rezoning Bylaw be prepared and advanced to First Reading on 2018 December 

10 and to a Public Hearing on 2019 January 29 at 6:00 p.m. 
 

2. THAT the sale be approved in principle of City-owned property for inclusion within the 
subject development site, in accordance with the terms outlined in Section 3.6 of this 
report, and subject to the applicant pursuing the rezoning proposal to completion.  

 
 
 

Item .............................................................   
Meeting ........................................  2018 Dec 10 
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3. THAT the following be established as prerequisites to the completion of the rezoning:

a. The submission of a suitable plan of development.

b. The deposit of sufficient monies, including a 4% Engineering Inspection Fee, to
cover the costs of all services necessary to serve the site and the completion of a
servicing agreement covering all requisite services. All services are to be designed
to City standards and constructed in accordance with the Engineering Design.
One of the conditions for the release of occupancy permits will be the completion
of all requisite services.

c. 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.

d. The submission of an undertaking to remove all improvements on 2316 Beta
Avenue prior to occupancy.

e. The utilization of an amenity bonus through the provision of a cash in-lieu
contribution in accordance with Section 3.3 of this report.

f. The completion of the sale of City property.

g. The dedication of any rights-of-way deemed requisite.

h. The consolidation and re-subdivision of the net site into two legal lots.

i. The granting of any necessary Covenants, including, but not necessarily limited
to:

• restricting the enclosure of balconies;
• guaranteeing provision and maintenance of public art;
• ensuring that the development density of individual parcels, air space

parcels and strata lots comply with the approved CD Zoning for the
site, and to ensure that the overall site continues to function as a single
integrated development;

• guaranteeing the provision and continued operation of stormwater
management facilities;

• ensuring compliance with the approved acoustical study;
• restricting commercial/retail uses on Dawson Street and Yukon

Crescent from having obscured fenestration;
• for the provision and ongoing maintenance of the Stickleback Creek

Streamside Protection and Enhancement Area (SPEA);
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• ensuring that handicap accessible parking stalls in the underground
residential parking areas be held in common property to be
administered by the Strata Corporation;

• ensuring the protection of suitable trees on-site during construction;
• ensuring that the site can be used safely in accordance with the

approved geotechnical report, and that the project does not draw down
the water table; and,

• guaranteeing the provision and maintenance of identified public
greenways.

j. The granting of any necessary easements and statutory rights-of-way, including,
but not necessarily limited to easements and statutory rights-of-way:

• guaranteeing access to public open spaces fronting the development on
Dawson Street and Yukon Crescent;

• guaranteeing access to public greenways; and,
• guaranteeing access to common amenities (super club).

k. The execution of an indenmity agreement by the developer saving the City
harmless from all liabiUty associated with this development in relation to its
geotechnical and hydrological (including any potential contaminated
groundwater) impacts to surrounding infrastructure (including the BNSF/CN
Railway), and other nearby development.

1. The design and provision of units adaptable to persons with disabilities with
allocated handicap parking spaces protected by a Section 219 Covenant.

m. Compliance with the Council-adopted sound criteria.

n. Submission of a Site Profile and resolution of any arising requirements.

0. The provision of covered car wash stalls and adequately sized and appropriately
located garbage handling and recycling material holding space and a commitment
to implement the recycling provisions.

p. The submission of a suitable Solid Waste and Recycling Plan to the approval of
the Director Engineering.

q. The review of on-site commercial and residential loading facilities by the Director
Engineering.

r. The provision of facilities for cyclists in accordance with this report.

s. The review of a detailed Sediment Control System by the Director Engineering.
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t. Compliance with the guidelines for underground parking for visitors.

u. The submission of a detailed Comprehensive Sign Plan.

V. The submission of a detailed Public Art Plan.

w. The submission of a suitable on-site stormwater management system to the
approval of the Director Engineering, the deposit of sufficient monies for its
provision, and the granting of a Section 219 Covenant to guarantee its provision
and continuing operation.

X. The deposit of the applicable Parkland Acquisition Charge.

y. The deposit of the applicable GVS & DD Sewerage Charge.

z. The deposit of the applicable School Site Acquisition Charge.

aa. The submission of a written undertaking to distribute area plan notification forms,
prepared by the City, with disclosure statements; and, to post area plan
notification signs, also prepared by the City, on the development site and in the
sales office in prominent and visible locations prior to Third Reading, or at the
time marketing for the subject development commences, whichever is first, and
remain posted for a period of one year, or until such time that all units are sold,
whichever is greater.

REPORT

1.0 REZONING PURPOSE

The purpose of the proposed rezoning bylaw amendment is to permit the development of two
high-rise residential buildings, one mid-rise residential building, low-rise residential podium,
common amenities (super club), and street oriented retail uses atop, and fronting, underground
and structured parking.

2.0 BACKGROUND

2.1 On 2016 June 13, Council gave Final Adoption to Rezoning Reference #13-20, which
established a Conceptual Master Plan framework, companion Design Guidelines and a
detailed first phase of development for the subject site. The intent of the Master Rezoning
was to provide a framework for land use and built form to guide site specific rezoning
applications for the overall Woodlands site.
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2.2 On 2017 October 02, Council received the report of the Planning and Building
Department regarding the rezoning of the subject site, and authorized the Department to
continue to work with the applicant towards the preparation of a suitable plan of
development for presentation to a Public Hearing on the understanding that a more
detailed report will be submitted at a later date.

2.3 The site is comprised of portions of eight lots (see Sketch #1 attached). The portion of
the site to be developed is currently vacant, while the portion of the lot to the south at
2316 Beta Avenue is improved with several older industrial buildings and outdoor
storage uses. Directly to the north is Phase lb of the Woodlands Site Master Plan, which
has been approved for the development of two high-rise multiple-family buildings
(Rezoning Reference #16-25). To the east and west of the subject site are recent high-rise
and low-rise multiple-family buildings developed under Rezoning References #04-19,
#06-40 and #06-60. To the northwest, across Yukon Crescent is Phase la of the
Woodlands Site Master Plan. To the south are future phases of the Woodlands Site,
including a new City-owned park, with the Burlington Northern Santa Fe (BNSF) Rail
Tracks beyond. Vehicular access to the site is from both Yukon Crescent and Dawson
Street.

2.4 The Brentwood Town Centre Development Plan, Woodlands Site Master Plan and
executed density allocation covenant permits a blended residential floor area ratio (FAR)
of 1.7 FAR (RM4), 3.6 FAR (RM4s) and 5.0 FAR (RM5s) across the master plan area.
The master plan also permits 4,645.15 m^ (50,000 sq.ft.) of commercial floor area under
the C2 Neighbourhood Conunercial District within Phase 2. As a result. Phase 2 has a
proposed residential FAR of 4.72 on the net site and a proposed commercial FAR of 0.25.

2.5 Burnaby has and continues to benefit from some very sound planning principles
established early on in the City's development. Key to these is the Official Community
Plan's designation of four Town Centres areas within the City which have and are
intended to continue to accommodate a significant portion of the City's population and
job growth, and which provide locations for the provision of community amenities going
forward.

The creation of Town Centres at Metrotown, Brentwood, Edmonds and Lougheed have
served the City well in protecting single- and two-family residential neighbourhoods
from pressures to accommodate new growth, and have also allowed the City to preserve a
significant component of its land base for park and open space. At the same time, they
contribute to Regional Planning objectives, established by Metro Vancouver in the
Regional Growth Strategy, that are of benefit both locally and more broadly. Within
Burnaby, and other neighbouring cities. Town Centres are helping to meet regional goals
to reduce pressures for development of habitat and agricultural lands; to focus jobs,
people and services in walkable neighbourhoods that are and can be efficiently served by
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transit; and to reduce overall demands for travel by car with direct benefits to the
environment, economy and the quality of life in the Region.

Further, Burnaby's Economic Development and Social Sustainability Strategies, in
addition to the Town Centre Plan, encourage: a varied range of housing options
(including ground orientation); improved neighborhood livability, stability and
accessibility; transit access and alternative forms of transportation; as well as green
building policies. Finally, the City's Corporate Strategic Plan provides a vision for a
world class city conmiitted to creating and sustaining the best quality of life for our
citizens; and one which is supported by goals for a safe, connected, inclusive, healthy and
dynamic community.

2.6 The applicant has now submitted a plan of development suitable for presentation to a
Public Hearing.

3.0 GENERAL COMMENTS

3.1 Phase 2 of the Woodlands Master Plan development is located within the "Flatlands"
character area. The site measures approximately 18,954.90 m^ (204,029 sq.ft.) in area
(subject to detailed survey) and fronts the future Dawson Street and Yukon Crescent.
Phase 2 consists of two high-rise residential buildings, one mid-rise residential building, a
low-rise residential podium, common amenities (super club), and street oriented retail
uses atop, and fronting, underground and structured parking. The Master Plan identifies
the maximum building height of Tower 6 as between 40 and 50 storeys, Tower 5 as
between 35 and 45 storeys, and two terracing mid-rise buildings of between 4 and 18
storeys. As part of Phase lb, considerations of the design were made to ensure sightlines
from Lougheed Highway and the grand stair, toward the Metrotown skyline and the new
Brentwood South park site. As such, the terracing mid-rise forms have been removed and
gross floor area arranged as proposed in order to maintain these southern sightlines, as
well as to reduce shadowing of the Stickleback Creek public pedestrian pathway. In this
regard, under the subject application. Tower 5 (west) measures 45 floors in height, and
Tower 6 (east) measures 50 floors in height and the mid-rise measures 18 floors in height,
inclusive of the four storey commercial/residential podium below. The proposed building
heights and massing are in accordance with the approved Master Plan and executed
density allocation covenant.

Overall, the subject proposal is considered to embody exceptional urban design sind
architectural expression in terms of the building's siting, massing, pedestrian orientation
and materiality; thus meeting the high standard for such development in the City's town
centre areas. One of the key components of this phase is its relationship to the future
Brentwood Park South located across Dawson Street, and the Stickleback riparian
corridor and trail.
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To maximize the setbacks to the approved multiple-family development to the north in
Phase lb, a greenway/urban trail connection between Yukon Crescent and the
Stickleback Creek riparian walkway has been provided. To animate this northern fagade,
and provide improved visibility of the trail connection, the entrance to the common
amenity (super club) has been located at the north side of the building, expressed with a
highly glazed fa9ade. On the west side on Yukon Crescent, and the south side on Dawson
Street are commercial retail units, which could acconmiodate cafes and restaurants, as
well as the entrance to a locally serving grocery store. On the east side of the site are
individually access townhomes fronting the Stickleback Creek riparian area and public
access walkway.

3.2 A total of 804 apartment units and 21 townhouse units are proposed for Phase 2.
Commercial loading will be provided at-grade, but enclosed by residential, amenity and
commercial uses. Four levels of commercial and residential parking is also provided
underground. This phase is proposed to provide the broadest mix of housing types, with
a majority of units being 2-3 bedroom units, to suit the space and location needs of all
residents across the demographic spectrum.

The development proposal meets the required Burnaby Zoning Bylaw parking ratio of 1.1
spaces per residential unit (0.1 of which is for visitor parking). To support the residential
and commercial parking ratio, the developer has also provided for transportation
alternatives. First, given the subject site's proximity to the Brentwood and Holdom
SkyTrain Stations, the developer is providing 135 (15% of total residential units
provided) transit passes (two zones) for two years to be made available to residents
seeking an alternative to car use and ownership. Second, the proposed development is
providing twice the required secured bicycle parking. Finally, the development will
provide a minimum of 825 Electric Vehicle (EV) plug-in stations (100% of off-street
resident parking) as per Burnaby Zoning Bylaw requirements. Further, opportunities for
car share on-site will be pursued, where feasible. This arrangement would provide
greater access to alternative transportation for a greater number of residents in that the
cars would be for the exclusive use of the development's residents, with ownership
resting with the strata corporation. Moreover, by providing EV plug-ins for every parking
spot, electric vehicle ownership in a multi-family context is facilitated, thus further
enabling sustainable transportation choices. A Section 219 Covenant and sufficient
security will be required to guarantee the proposed alternative transportation options.

The developer is also proposing to pursue green building design by committing to
achieve a Leadership in Energy and Environmental Design (LEED-ND) Gold rating or
equivalent for the site as a whole, and LEED Silver rating or equivalent for the individual
residential buildings.
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3.3 Given the site's Town Centre location, the applicant is proposing to utilize the available
supplemental density provisions indicated within the Zoning Bylaw, and as outlined in
the executed density allocation covenant. In so doing, the applicant would achieve an
additional 26,819.53 (288,683 sq.ft.) of bonused gross floor area (GFA) included in
the development proposal. The Realty and Lands Division of the Public Safety and
Conamunity Services Department would be requested to initiate with the applicant on the
amenity bonus value. A separate report detailing the value of the density bonus will be
forwarded to Council for consideration and approval prior to the subject amendment
bylaw receiving Third Reading. Council approval of the density bonus value is a
prerequisite condition of the rezoning.

Under the Priority Amenity Program, the community benefit funds received will be
directed into the Brentwood Town Centre Account to be utilized in the future to achieve

priority amenities, as established by Council, including a proposed Brentwood
Community Centre.

In accordance with Council's adopted policy, 80% of the cash-in-lieu contributions are
applied toward the appropriate Town Centre Financial Account and 20% to the City-wide
Housing Fund.

3.4 As a master planned neighbourhood, each individual phase will be provided with on-site
amenities such as guest suites, multi-purpose, study, music and games rooms to meet the
needs of residents. However, in addition to the provided on-site amenities within each
phase, combined amenities (super club) to serve all phase residents are proposed within
Phase 2. The super club, measuring 2,868.66 m^ (30,878 sq.ft.), encompasses sports and
leisure facilities, such as a fitness studio, ping pong room, half court basketball gym, and
swimming pool and spa. In order to achieve the range of amenities provided across all
three phases, the total allowable amenity exemption of 5% of gross floor area has been
redistributed by way of a density allocation covenant and master easement agreement.

3.5 A master phasing and servicing covenant for the Woodlands Master Plan has been
executed and outlines the required servicing for each phase of development.
Notwithstanding, the Director Engineering will be requested assess the need for any
further required services to the site, including, but not necessarily limited to:

• construction of Dawson Street across the development frontage to its final Town
Centre collector standard with a separated urban trail, street trees, street and
pedestrian lighting, and related pubUc amenities;

• construction of a bridge connection on Dawson Street across Stickleback Creek;
• construction of Yukon Crescent to Town Centre to its final local road standard with

separated sidewalks, street trees, rain gardens, and street and pedestrian lighting;
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• construction of the Douglas Road/Delta Avenue and Lougheed Highway intersection
with street and pedestrian lighting, an updated traffic signal, left turn lanes, and
pedestrian and cycling crossings on all legs of the intersection. The required works
are to maintain and improve the functionality of the existing intersection.

• construction of a new asphalt public pedestrian walkway with cycling provisions
adjacent along the north property line adjacent Phase lb;

• construction of a new crushed granite public pedestrian pathway within the
Stickleback Creek Riparian corridor adjacent the east property line;

• storm, sanitary sewer and water main upgrades as required;
• proportionate contribution toward replacement of the Beta Avenue sanitary pump

station; and,

• proportionate contribution toward proposed Beta Avenue pedestrian and cycling
overpass.

To support the foregoing servicing requirements of Phase 2, an approximate 25 m (82ft.)
dedication for the construction of Dawson Street is required.

3.6 The consolidation of the proposed development site includes portions of three City-
owned properties at 4827, 4829 Dawson Street and 2285 Delta Avenue (former road
right-of-way). Given that the dedications for Lougheed Highway, Yukon Crescent and
Dawson Street, measuring 8,718 m^ (93,839 sq.ft.), exceeds the road closure area within
the Woodlands Site, measuring 8,485 m^ (91,332 sq.ft.). Council in a report dated 2015
June 30 approved the transfer of road closure areas to the applicant at no cost through
each site specific rezoning application. Based on this, 4827, 4829 Dawson Street and
2285 Delta Avenue will be transferred to the applicjint at no cost, with the exception of
document and registration fees, and Provincial Property Transfer Tax.

3.7 The developer is required to provide 165 adaptable units (20% of total number of single-
level residential units), in line with the Council-adopted Adaptable Housing policy.
Additional adaptable units have been provided and are subject to Building review. A
total of 9 handicapped parking stalls will be provided in relation to the residential
components of the development. All of the handicapped stalls are located within the
underground residential parking areas. Residential handicap parking stalls will be
protected by a Section 219 Covenant as common property to be administered by the
Strata Corporation.

3.8 Any necessary easements and covenants and statutory rights-of-way for the site are to be
provided, including, but not necessarily limited to:

• Section 219 Covenant restricting enclosure of balconies;
• Section 219 Covenant guaranteeing the provision and maintenance of public art;
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• Section 219 Covenant ensuring that the density of the density of development of
individual parcels, air space parcels and strata lots comply with the approved CD
Zoning for the site;

• Section 219 Covenant guaranteeing the provision and ongoing maintenance of
stormwater management facilities;

• Section 219 Covenant ensuring compliance with the approved acoustical study;
• Section 219 Covenant restricting commercial/retail uses on Dawson Street and

Yukon Crescent from having obscured fenestration;
• Section 219 Covenant for the protection and enhancement of the Stickleback

Creek Streamside Protection and Enhancement Area (SPEA);

• Section 219 Covenant ensuring that handicap accessible parking stalls in the
underground residential parking areas be held in common property to be
administered by the Strata Corporation;

• Section 219 Covenant to protect existing on-site trees during construction;
• Section 219 Covenant for the provision and ongoing maintenance of on-site car

share vehicles and parking stalls;
• Section 219 Covenant ensuring that the site can be used safely in accordance with

the approved geotechnical report, and that the project does not draw down the
water table;

• Section 219 Covenant and Statutory right-of-way Covenant guaranteeing the
provision and maintenance of identified public greenways;

• Statutory right-of-way providing public pedestrian and fire access to open spaces
fronting Dawson Street; and,

• Easement providing resident access to the on-site common amenity (super club).

3.9 Due to the proximity of the subject site to the Millennium SkyTrain Line and Lougheed
Highway, the applicant is required to provide an acoustical study showing that the
proposed development would meet the Council-adopted noise criteria.

3.10 Provision of nine separate car wash stalls is required.

3.11 As the site will be extensively excavated for the proposed development and site
remediation, an arbourist's report and tree survey will be required prior to Final Adoption
identifying on-site trees to be removed or retained. The applicant will be required to
obtain a tree removal permit for all trees over 20 cm (8 inches) in diameter. Any trees to
be retained will be protected by Section 219 Covenant. A detailed landscape and tree
planting plan has been provided as part of the suitable plan of development to replace
existing trees to be removed from the site.

3.12 A suitable engineered design to the approval of the Director Engineering will be required
for a site specific on-site stormwater management system in line with the approved
master storm water management plan, as well as a Section 219 Covenant to guarantee its
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provision and continuing operation. The deposit of sufficient monies to guarantee the
provision of the stormwater drainage and landscape features will be required.

3.13 Engineering Environmental Services Division will need to review a submission of a
detailed plan of an engineered Sediment Control System for Phase 2 prior to Final
Adoption.

3.14 The review of a site profile application and resolution of any resultant conditions is
required.

3.15 Bicycle storage space and surface parking racks are to be provided for the residential
tenants and visitors of the Phase 2 development.

3.16 The submission of a suitable Solid Waste and Recycling Plan for Phase 2 to the approval
of the Director Engineering is required.

3.17 The submission of a detailed commercial and residential loading management plan for
Phase 2 to the approval of the Director Engineering is required.

3.18 The following development cost charges apply:
a) Parkland Acquisition Charge
b) School Site Acquisition Charge
c) GVS&DD Sewerage Charge

4.0 DEVELOPMENT PROPOSAL - PHASE 2

4.1 Site Area

Phase 2 Net Site

4.2 Density

Floor Area Ratio (FAR)

Residential Floor Area Ratio (FAR)
Commercial Floor Area Ratio (FAR)
Combined TOTAL FAR

Residential Gross Floor Area (OFA)

18,954.90 m^ (204,029 sq.ft.)
(subject to detailed survey)

Permitted and Provided

4.72 FAR

0.25 FAR

4.97 FAR

89,398.27 m^ (962,275 sq.ft.)
(inclusive of 288,263 sq.ft.
amenity bonus)
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Residential Amenity Space

Phase 2

Super Club

Adaptable Unit Exemption

Commercial Gross Floor Area (GFA)

Combined TOTAL GFA

4.3 Height (above grade)

4.4 Residential Unit Mix

Mid-Rise

1,271.00 m^ (13,681 sq.ft.)

2,868.66 m^ (30,878 sq.ft.)
(exempted from FAR)

356 m^ (3,840 sq.ft.)

4,645.15 m^ (50,000 sq.ft.)

94,443.42 m^ (1,012,275 sq.ft.)

18 storey mid-rise apartment
fronting Yukon Crescent

45 storey high-rise apartment
fronting Dawson Street

50 storey high-rise apartment
fronting Dawson Street

4 storey commercial/
residential/amenity podium

12 1 Bedroom 601 sq.ft.
13 1 Bedroom (Adaptable) 697 sq.ft.
36 2 Bedroom 896 - 925 sq.ft.
12 2 Bedroom (Adaptable) 872 sq.ft.
24 3 Bedroom 1,191 - 1,199 sq.ft.
1 1 Bedroom + Den Penthouse 1,378 sq.ft.
4 2 Bedroom Penthouse 1,752- 1,982 sq.ft.
2 3 Bedroom Penthouse 2.166- 2,216 sa.ft.

MID-RISE TOTAL: 104 Apartment Units

Tower 5

39 1 Bedroom (Adaptable)
65 1 Bedroom + Den

13 2 Bedroom

40 2 Bedroom (Adaptable)

604 sq.ft.
620 sq.ft.

838 - 940 sq.ft.
853 sq.ft.
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19 2 Bedroom + Den

78 3 Bedroom

1 1 Bedroom Penthouse

3 2 Bedroom Penthouse

2 3 Bedroom Penthouse

TOWER 5 TOTAL: 320 Apartment Units

1018 sq.ft.
1,203 - 1,272 sq.ft.

1,279 sq.ft.
1,600 sq.ft.

L600-2.000 sq.ft.

Tower 6

44 1 Bedroom (Adaptable) 606 sq.ft.
70 1 Bedroom + Den 620 sq.ft.
18 2 Bedroom 838 - 940 sq.ft.
44 2 Bedroom (Adaptable) 853 sq.ft.
88 2 Bedroom + Den 1018 sq.ft.
88 3 Bedroom 1,269- 1,307 sq.ft.
1 1 Bedroom Penthouse 1,131 sq.ft.
3 2 Bedroom Penthouse 1,600 sq.ft.
2 3 Bedroom Penthouse 1.600 - 2.000 sq.ft.

TOWER 6 TOTAL: 358 Apartment Units

Podium

4 2 Bedroom Garden Apartments
1 1 Bedroom Apartment
9 2 Bedroom Apartments
8 3 Bedroom Apartments
7 2 Bedroom Townhouse

14 3 Bedroom Townhouse

PODIUM TOTAL: 43 Podium Units

PHASE 2 TOTAL UNITS: 825 UNITS

4.5 Parking

Vehicle Parking

Residential Parking

825 Units

(Required 1.1 spaces/unit)

864 sq.ft.
603 sq.ft.

898- 1,123 sq.ft.
1,123- 1,250 sq.ft.

1,369 sq.ft.
1.430 - 1823 sq.ft.

Required Provided Spaces

- 908 1001

(inclusive of 86 visitor spaces, 9
handicapped parking stalls)
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Woodlands (Concord Brentwood) Phase 2
Brentwood Town Centre Plan
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Car Wash Stalls

Car Share Stalls

Residential Loading

Commercial Parking

Retail 1,487 m^ @ 1 space / 46 m^
Grocery 3,159 m^ @1space / 14 m^

Commercial Loading

Bicycle Parking

Resident Lockers - 2/unit @ 825 units

Visitor Lockers/Racks - 0.2/unit @ 825 units

Commercial Racks - 10% of required parking

9

9

5

Required

33

226

Required

1,650
165

26

10

9

5

Provided Spaces

36

226

Provided Spaces

1650

165

26

4.6 Communal Facilities

(Excludedfrom FAR Calculations)

Phase 2 specific amenities facilities are located on the all four floors of the podium.
Amenities include amenity lobbies with seating area and concierge; multi-purpose rooms
and guest suites. There are also two large outdoor amenity area on the roof of the podium
and below the elevated towers. The lower courtyard provides areas for children's play,
outdoor seating, and lounge/BBQ area. The upper podium deck provides an outdoor
fitness circuit and running path, putting green, and overlook areas of the Park and
Stickleback Creek riparian area. The master plan amenity (super club) accommodates
fitness and leisure facilities for all phases of the development, including a bowling alley,
fitness gym, V2 court basketball, ping pong area, and indoor swimming pool and spa. The
total internal amenity area within Phase 2, including the super club, measures 4,139.67

(44,559 sq.ft.), which is less than the permitted 5% or 4,469.94 m^ (48,114 sq.ft.)
permitted to be excluded from Gross Floor Area (GFA) by the Zoning Bylaw.

Pelletier, Director

PLANNING AND BUILDING

JBS:tn

Attachments

cc: City Solicitor City Clerk
P:\49500 Rezoning\20 Applications\2017\17-33 Concord Woodlands Ph 2\Council Reports\Rezoning Reference 17-33 PH Report 20181210.Docx
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SCHEDULE A 
 

REZONING 17-00033 
 
 
ADDRESS LEGAL DESCRIPTION    PID 
 

2250 Yukon Crescent Lot 124 District Lot 124 Group 1 New Westminster  002-853-051 
District Plan 36610  

 
4827 Dawson Street That Part Of District Lot 124 Group 1 New Westminster  029-890-217 

District Shown On Plan Epp56449 As Parcel 3 
 

Ptn.4828 Dawson Street Block 86, Except: Firstly; Part In Plan 13192,   025-313-266 
Secondly; Part In Plan Bcp20675, District Lot 124  
Group 1 New Westminster District Plan 3348 

 
4829 Dawson Street  Lot A, Except Part In Plan 13192, Of Block 85 District 025-313-207 

Lot 124 Group 1 New Westminster District Plan 3348  
 

2235 Delta Avenue  Lot B, Except Part In Plan 13192, Of Block 85 District 026-056-207 
Lot 124 Group 1 New Westminster District Plan 3348 

 
2285 Delta Avenue  Lot "D", Except Part In Plan Bcp20675 District   010-995-889 

Lot 124 Group 1 New Westminster District Plan 3348 
 

Ptn.2311 Delta Avenue  Parcel "One" (Explanatory Plan 13194) Of Parcel  007-313-039 
"E" (Reference Plan 5276) District Lot 124 Group 1  
New Westminster District       

  
Ptn. 2316 Beta Avenue  Parcel "E" (Reference Plan 5276) District Lot 124 Group 001-506-986 

1 Except Parcel 1 (Explanatory Plan 13194) New  
Westminster District    

 
 
 
P:\REZONING\20 Applications\2017\17-33 Concord Woodlands Ph 2\Schedule A 17-33.docx 
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Burnaby

TO: CITY MANAGER

FROM: DIRECTOR PLANNING AND BUILDING

Item,

Meeting 2018 Dec 10

COUNCIL REPORT

2018 December 05

SUBJECT: REZONING REFERENCE #17-38

High Rise Apartment Tower with Street-Oriented Townhouses
Brentwood Town Centre Plan

ADDRESS: 4455 Alaska Street and portion of lane and Willingdon Avenue (see attached
Sketches #1 and #2).

LEGAL: Lot A District Lot 119 Group 1 NWD Plan 40447 and Portion of Lane and Road

FROM: Ml Manufacturing District

TO: CD Comprehensive Development District (based on RM4s Multiple Family
Residential District and Brentwood Town Centre Development Plan as guidelines,
and in accordance with the development plan entitled "Alaska Street Residential
High-rise Development" prepared by dys Architecture)

APPLICANT; Amacon Construction Ltd

500- 856 Homer Street

Vancouver, BC V6B 2W5
Attention: Chris Quigley

PURPOSE: To seek Council authorization to forward this application to a Public Hearing on 2019
January 29.

RECOMMENDATIONS:

1. THAT a Rezoning Bylaw be prepared and advanced to First Reading on 2018 December 10
and to a Public Hearing on 2019 January 29 at 6:00 p.m.

2. THAT the introduction of a Highway Closure Bylaw be authorized according to the terms
outlined in Sections 3.4 of this report, contingent upon the granting by Council of Second
Reading of the subject Rezoning Bylaw.

3. THAT the sale be approved in principle of City-owned property for inclusion within the
subject development site in accordance with Section 3.4 of this report, and subject to the
applicant pursuing the rezoning proposal to completion.
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To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE #7 7-38

HighRise Apartment Tower with Street-Oriented Townhouses
2018 December 05 Page 2

4. THATthe following beestablished as prerequisites to thecompletion of the rezoning:

a. The submission ofa suitable plan ofdevelopment.

b. The deposit of sufficient monies, including a 4% Engineering Inspection Fee, to
cover the costs of all services necessary to serve the site and the completion of a
servicing agreement covering all requisite services. All services areto bedesigned to
City standards and constructed in accordance with the Engineering Design. One of
the conditions for the release of occupancy permits will be the completion of all
requisite services.

c. 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 areavailable to serve thedevelopment.

d. The submission of an undertaking to remove all improvements within six months of
Final Adoption of the Bylaw.

e. The utilization of an amenity bonus through the provision of a cash in-lieu
contribution in accordance with Section 3.5 of this report.

f The dedication ofany rights-of-waydeemed requisite.

g. The completion of the Highway Closure Bylaw.

h. The completion of the sale ofCity property.

i. The consolidation of the net site into one legal lot.

j. The granting of any necessary Easements, Covenants, and Statutory Rights-of-Way
including, but not necessarily limited to:

• Section 219 Covenant restricting enclosure of balconies;

• Section 219 Covenant guaranteeing the provision and maintenance of signature
art;

• Section 219 Covenant ensuring that handicap accessible parking stalls in the
underground residential parking areas be held in common property to be
administered by the Strata Corporation;

• Section 219Covenant ensuring compliance with the approved acoustic study;

• Section 219 Covenant ensuring the provision and ongoing maintenance of EV
cars and EV plug-in stations;
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To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE #I 7-38

High RiseApartment TowerwithStreet-Oriented Townhouses
2018 December 05 Page 3

• Section 219 Covenant guaranteeing the continued operation and maintenance of
stormwater management facilities;

• Section 219 Covenant ensuring the site can be used safely in accordance with the
approved geotechnical report;

• Section 219 Covenant ensuring that the project does not draw down the water
table;

• Section 219 Covenant ensuring the achievement ofa green building design; and,

• Statutory Right-of-Way guaranteeing public use of and access to the stairway and
associated landings between Willingdon Avenue and Alaska Street;

k. The execution of an indemnity agreement by the developer saving the City harmless
from all liability associated with this development in relation to its geotechnical and
hydrological (including any potential contaminated groundwater) impacts to
surrounding infrastructure (including the BNSF/CN Railway lines) and other nearby
development.

1, Theapproval of the Ministry of Transportation of the rezoning application.

m. The undergrounding of existing overhead wiring abutting the sitewhere feasible.

n. Compliance with the Council-adopted soundcriteria.

o. Submission ofa Site Profile and resolution ofany arising requirements.

p. The provision of covered car wash stalls and adequately sized and appropriately
located garbage handling and recycling material holding space and a commitment to
implement the recyclingprovisions.

q. The submission of a suitable Solid Waste and Recycling Plan to the approval of the
Director Engineering.

r. The review ofon-site residential loading facilities by the Director Engineering.

s. The review ofa detailed Sediment Control System by the Director Engineering.

t. The submission of a suitable on-site stormwater management system to the approval
of the Director Engineering, the deposit of sufficient monies for itsprovision, and the
granting of a Section 219 Covenant to guarantee its provision and continuing
operation.

u. The design and provision ofunits adaptable to persons with disabilities with allocated
handicapparkingspacesprotected by a Section219 Covenant.

-57-

4) 



To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE #I 7-38

HighRiseApartment Tower with Street-Oriented Townhouses
2018 December 05 Page 4

V. Theprovision of facilities for cyclists inaccordance with this report.

w. Compliance with the guidelines for underground parking for visitors.

X. Thedeposit of theapplicable Parkland Acquisition Charge.

y. The deposit of theapplicable GVS & DD Sewerage Charge.

z. Thedeposit of the applicable School Site Acquisition Charge.

aa. The submission of a written undertaking to distribute area plan notification forms,
prepared by the City, with disclosure statements; and, to post area plan notification
signs, also prepared by the City, on the development site and in the sales office in
prominent and visible locations prior to Third Reading, or at the time marketing for
the subject development commences, whichever is first, and remain posted for a
period ofone year, or until such time that all units are sold, whichever isgreater.

REPORT

1.0 REZONING PURPOSE

The purpose of the proposed rezoning bylaw amendment is to permit construction of a 22-storey
residential apartment building with ground oriented townhouses and underground parking.

2.0 BACKGROUND

2.1 On 2017 October 02, Council received the report of the Planning and Building Department
regarding the rezoning of the subject site, and authorized the Department to work with the
applicant towards the preparation of a suitable plan of development for presentation to a
Public Hearing on the understanding that a more detailed report will be submitted at a later
date.

2.2 The subject site is comprised of a single lot, which are currently occupied by an older
industrial building. Directly to the west is the CN Railway with industrial buildings beyond.
To the south is Alaska Street with the BNSF Railway and auto dealerships on Still Creek
Drive beyond which are undergoing a Master Plan Rezoning Process under Rezoning
Reference #17-36. To the east across Willingdon Avenue are older industrial buildings with
Alpha Avenue beyond. Directly to the north, across the lane, is a proposed 23 storey high-
rise residential building with street fronting townhouses at grade under Rezoning Reference
#16-43 (currently at building permit). Vehicular access to the site is from the lane between
Alaska Street and Juneau Street.

2.3 The Brentwood Town Centre Development Plan designates the subject site for high-density
multiple-family residential development based on the RM4s Multiple Family Residential
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From: Director Planning and Building
Re: REZONING REFERENCE #7 7-38

High Rise Apartment Tower with Street-Oriented Townhouses
2018 December 05 Page 5

District asa guideline. In accordance with the Council-adopted policy regarding application
of's' category zoning, the development is subject to there being significant community
benefits, a sustainable redevelopment approach, exceptional public realm improvements, a
high quality urban design and superior architectural expression. This site is also considered
suitable for the proposed development given its strategic location in relation to the
Millennium SkyTrain line andthenearby Brentwood SkyTrain station.

In terms of the governing allowable density for the site, the maximum allowable floor area
ratio would be 3.6 FAR applicable to the net site; this is inclusive of an available I.l FAR
amenity bonus.

2.4 Bumaby has and continues to benefit from some very sound planning principles established
early on in the City's development. Key to these is the Official Community Plan's
designation of four Town Centres areas within the City which have and are intended to
continue to accommodate a significant portion of the City's population and job growth, and
which provide locations for the provision ofcommunity amenities going forward.

The creation of Town Centres at Metrotown, Brentwood, Edmonds and Lougheed have
served the City well in protecting single- and two-family residential neighbourhoods from
pressures to accommodate new growth, and have also allowed the City to preserve a
significant component of its land base for park and open space. At the same time, they
contribute to Regional Planning objectives, established by Metro Vancouver in the Regional
Growth Strategy, that are of benefit both locally and more broadly. Within Bumaby, and
other neighbouring cities. Town Centres are helping to meet regional goals to reduce
pressures for development ofhabitat and agricultural lands, to focus jobs, people and services
in walkable neighbourhoods that are and can be efficiently served by transit, and to reduce
overall demands for travel by carwith direct benefits to the environment, economy and the
quality of life in the Region.

Further, Bumaby's Economic Development, Social and Environmental Sustainability
Strategies, in addition to the Town Centre Plan, encourage: a varied range ofhousing options;
improved neighbourhood livability, stability and accessibility; transit access and altemative
forms of transportation; as well as green building policies. Finally, the City's Corporate
Strategic Plan provides a vision for a world class city committed to creating and sustaining
the best quality of life for our citizens; and one which is supported by goals for a safe,
connected, inclusive, healthyand dynamic community.

2.5 The applicant has now submitted a plan ofdevelopment suitable for presentation to a Public
Hearing.

3.0 GENERAL COMMENTS

3.1 The proposed development concept is for a single 22-storey apartment tower above
stmctured and underground parking, with ground oriented townhousing fronting Alaska
Street.
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3.2 All required parking is proposed to be located below the grade of Willingdon Avenue, with
access taken from the lane north of Alaska Street. Through the site's servicing, upgraded
pedestrian and on-street parking facilities on Alaska Street will be undertaken, including the
provision 3.0m sidewalks, street trees and pedestrian lighting.

The development proposal meets the minimum required Bumaby Zoning Bylaw parking ratio
of 1.1 spaces per unit (of which 0.1 spaces is for visitors). To meet the proposed parking
standard the developerhas also providedtransportation alternatives.

First, given the subject site's proximity to the Brentwood SkyTrain Station, as well as other
transit routes operating in the vicinity of the development, the development is providing a
50% subsidy for transit passes (two zones) for one year to 100% of residents as analternative
to car use and ownership.

Second, the development isproviding twice the required secured bicycle parking, an 8 station
bicycle repair/maintenance area and bike trailer storagearea.
Third, the developer will provide 1co-op car(provided byModo), including required parking
with an individually metered (Level 2 AC) Electric Vehicle charging station, plus an initial
annual car share membership fee for each unit.

And finally the development is providing a communications strategy that provides the
Owners, Strata and Strata Management Company with an understanding of how best to
utilize each of these measures.

In accordance with Section 800.8, Provision of Electric Vehicle Charging Infrastructure, in
theZoning By-law, all parking stalls will beelectrified forelectric vehicles.

The applicant has submitted a Transportation Study to support the proposed development.

3.3 The developer has agreed to pursue green building practices by committing to achieve energy
modeling and air tightness testing in accordance with BC Building Code requirements; use
active design principles to encourage residents to move from one amenity location to another
using stairs, corridors and connecting paths; diverting rainwater from the storm system
through the use of a series of ponds and channels that cascade down the east property line
adjacent Willingdon Avenue; reduce energy consumption through the use of Low-E gazing,
efficient heating and cooling equipment, motion sensors and providing operable windows and
access to daylight.

3.4 The consolidation of the proposed development site includes the closure of the eastern
portion of the east-west lane north of Alaska Street measuring approximately 595.40 m^
(6,408.90) sq.ft.) and a triangular portion of Willingdon Avenue measuring approximately
129.08 m^ (1,389.4) sq.ft.), which will be achieved through a Highway Closure Bylaw and
required dedications equal 191.70 m^ (2,063.50 sq.ft.) in area on Alaska Street. Dedications
are required on Alaska Street for the Public Realm "Local Road" Standard and comer
truncation at the lane.

-60-

4) 



To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE #/ 7-38

High Rise Apartment Towerwith Street-Oriented Townhouses
2018 December 05 Page 7

3.5 Given the site's Town Centre location, the applicant is proposing to utilize the allowable
supplemental density provisions indicated within the Zoning Bylaw. In so doing, the
applicant would achieve an additional 1.1 FAR in amenity bonus, which translates into
39,852 sq.ft. of bonus gross floor area (GFA) included in the development proposal. The
Realty and Lands Division has initiated discussion with the applicant on the amenity bonus
value. A separate report detailing the value of the density bonus and lane closure areawill be
forwarded to Council for consideration and approval prior to the subject amendment bylaw
receiving Third Reading. Council approval of the density bonus value is a prerequisite
condition of the rezoning.

Under the Priority Amenity Program, the community benefit fiinds received will be directed
into the Brentwood Town Centre Account to be utilized in the fiiture to achieve priority
amenities, as established by Council.

In accordance with Council's adopted policy, 80% of the cash-in-lieu contributions are
applied toward the appropriate Town Centre Financial Account and 20% to the City-wide
Housing Fund.

3.6 The Director Engineering will be requested to prepare an estimate for all services necessary
to servethis site. The servicing requirements will include, but not necessarily be limited to:

• construction of Willingdon Avenue across the development frontage to its final Town
Centre arterial standard with separated sidewalks and bicycle lanes, street trees, rain
gardens, streetand pedestrian lighting, and related publicamenities;

• construction of a staircase / landscaped connection between Willingdon Avenue and
Alaska Street;

• construction of Alaska Street frontage to its final Town Centre local road standard with
concrete curb and gutter, separated sidewalks, street trees, enhanced boulevards, street
and pedestrian lighting across the development frontage;

• consolidation of two overhead transmission lines across the development frontage on
Alaska Street into a single set of lines on a steel tower from Willingdon Avenue, across
the CNRailway, to the BCHydro Corridor on the western sideof the CNRailway;

• a contribution towards the proposed pedestrian and cycling overpasses within the
Brentwood Town Centre across the CN/BNSF Rail Lines; and,

• storm, sanitarysewer and water main upgrades as required.

3.7 In accordance with the City's policy for adaptable units, a total of 42 units (26% of the total
number of apartment units) have been provided meeting adaptable housing requirements of
20%. As permitted under the adopted policy, 20 sq.ft. of each adaptable one bedroom unit
plus 10 sq.ft. of each additional bedroom is exempt from FAR, resulting in a total adaptable
unit FAR exemption of 100.33 m^ (1,080 sq.ft.) As required by the Bumaby Zoning Bylaw
and BC Building Code, two accessible parking stalls are to be provided (one handicap stall
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per 100 stalls). Accessible parking stalls will be protected by a Section 219 Covenant as
common property to be administered by the StrataCorporation.

3.8 It is intended that the overall project would accommodate a broader spectrum of housing
needs. To support this, the one bedroom unit sizes are generally based onthe Zoning Bylaw
minimum unit sizes for such dwellings in the Pile District (SFU), which requires a
minimum area of 50m^ (538.21 sq.ft.). Smaller one bedroom units are intended to provide a
level of affordability for new home ownership, providing access to the market for first time
home buyers. To offset the number of smaller one bedroom units, larger two bedroom and
den, and three bedroom units are proposed.

3.9 Any necessary easements, covenants and statutory rights-of-way for the site are to be
provided, including, but not necessarily limited to:

• Section 219 Covenant restricting enclosure of balconies;

• Section 219 Covenant guaranteeing the provision and maintenance of public art;

• Section 219 Covenant ensuring the provision of a minimum of 2 handicap accessible
parking stalls in the resident parking area for the sole use ofthe required 42 adaptable
units, and that these stalls, as well as any other handicap accessible parking provided
in the residential component of the underground parking, be held in common property
to be administered by the Strata Corporation;

Section 219Covenant ensuring compliance with theapproved acoustical study;

Section 219 Covenant ensuring the provision and ongoing maintenance of EV cars
and EV plug-in stations;

Section 219 Covenant guaranteeing the provision and ongoing maintenance of
stormwater management facilities;

Section 219 Covenant ensuring the site can be used safely in accordance with the
approved geotechnical report;

Section 219 Covenant ensuring that the water table will not be drawn down during
and after development;

Section 219 Covenant ensuring the achievement of a green building design; and.

Statutory Right-of-Way guaranteeing public use of and access to the stairway and
associated landings between Willingdon Avenue andAlaska Street.

3.10 Due to the proximity of the subject site to Willingdon Avenue and the BNSF and CN
Railways, the applicant is required to provide an acoustical study showing that the proposed
development would meet the Council-adopted noise criteria.
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3.11 An indemnification agreement with the owner/developer will be required to hold the City
harmless in the approval of the subject rezoning and all other subsequent permits inregard to
potential groundwater, contamination, and geotechnical concerns.

3.12 As the site will be fully excavated for development, a tree survey will be required prior to
Final Adoption identifying trees to be removed from the site. The applicant will be required
to obtain a tree removal permit for all trees over 20 cm (8 inches) in diameter. A detailed
landscape and tree planting plan has been provided as part of the suitable plan of
development to replace existing trees to beremoved from thesite.

3.13 Provision of an adequately sized and sited garbage handling and recycling material holding
space, aswell, separate carwash stalls arerequired.

3.14 Provision ofone residential loading space is required inconjunction with this application.

3.15 The developer is responsible for the undergrounding ofthe overhead wiring abutting the site
on Willingdon Avenue and combining the high voltages lines on Alaska Street onto a single
pole.

3.16 Asuitable engineered design to the approval ofthe Director Engineering will be required for
the on-site stormwater management system as well as a Section 219 Covenant to guarantee
its provision and continuing operation. The deposit of sufficient monies to guarantee the
provision ofthe stormwater drainage and landscape features will be required.

3.17 Engineering Environmental Services Division will need to review a submission ofa detailed
plan ofan engineered Sediment Control System prior to Final Adoption.

3.18 The submission of a suitable Solid Waste andRecycling Plan to the approval of the Director
Engineering is required.

3.19 Bicycle storage lockers and surface parking racks are to be provided for the residential
tenants, and visitors of the development.

3.20 Asite profile application is required for the subject development site, given its past industrial
use.

3.21 Development Cost Charges include:
a) Parkland Acquisition Charge
b) School Site Acquisition Charge
c) GVS&DD Sewerage Charge
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4.0 DEVELOPMENT PROPOSAL

4.1 Site Area

Gross Site Area:

Alaska Street Dedication

Road Closure Area

Site Area for Calculation of Density

4.2 Density

FAR Permitted and Provided:

Residential

Gross Floor Area Permitted and Provided:

Residential

Residential Amenity Space

Adaptable Unitexemption (20 sq.ft./unit
+ 10 sq.ft. / additional bedroom)

Site Coverage;

4.3 Height (all above grade)

3,086 m^ (33,219 sq.ft.)
191.70 m^ (2063 sq.ft.)

703.00 m^ (7,567 sq.ft.)

3,789 m^ (40,786 sq.ft.)
(subject to detailed survey)

3.6 FAR (inclusive of
1.1 FAR amenity bonus)

13,640.40 m^ (146,824 sq.ft.)
(inclusive of 44,863 sq.ft. amenity
bonus)

maximum 709.59 m^ (7,638 sq.ft.) of
residential amenity space exempted
from FAR calculations

100.33 m^ (1,080 sq.ft.)

25%

3 storeys for ground-oriented
townhouses / amenity area fi^onting
WillingdonAvenue and Alaska Street

22 storeys for the high-rise apartments
fronting Alaska Street
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4.4 Residential Unit Mix

Unit Type

Townhouse Units

6 - 1 bedroom

High Rise Apartment Units

18-Studio

39- 1 Bedroom (Pile)
9- 1 Bedroom (Pile) (adaptable)
10-1 Bedroom (adaptable)
19-2 Bedroom

22-2 Bedroom (adaptable)
29-2 Bedroom + Den

10-3 Bedroom

1 - 3 Bedroom + Den

1 - 3 Bedroom + Den (adaptable)

Total Apartment Units: 158

TOTAL RESIDENTIAL UNITS: 164 UNITS

4.5 Parking

Vehicle Parking

164Apartment& Townhouse Units
(1.1 spaces/unit)

Car Wash Stalls

Residential Loading

Bicycle Parking

Resident - 2/unit @ 164 units

Visitor - 0.2/unit @ 164 units

Unit Size

56 m^ (602.8 sq.ft.)

48.00 m^ (515 sq.ft.)
50m^ (538 sq.ft.)
50 m^ (538 sq.ft.)
60 m^ (641 sq.ft.)
79 - 82 m^ (847.8-882 sq.ft.)
84- 85 m^ (902.5-920 sq.ft.)
85 - 90 m^ (910.2 - 968sq.ft.)
106 - 133 m^ (1,138 - 1,427 sq.ft.)
130 m^ (1,400 sq.ft.)
130m2(l,398sq.ft.)

Required Provided Spaces

181 182

(Inclusive of 19 visitor spaces)

2

1

Required

328 spaces

33 spaces

2

1

Provided Spaces

460 spaces

33 spaces
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4.6 Communal Facilities

(Excludedfrom FAR Calculations)

Primary communal facilities for residential units are located within the first two floors of the
residential tower fronting Alaska Street and accessing the podium level gardens, including an
amenity lobby, mail room, gym, business centre, yoga studio, washrooms and meeting room /
game room / party room with kitchenette walking out to the podium level. The amenity area
amounts to 709.59 m* (7,638 sq.ft.), which is less than the permitted 5% (8,165.22 sq.ft.)
exemption from Gross Floor Area permitted within the Zoning Bylaw. The applicant has
also provided an expansive landscaped court yard, including a children's play area, barbeque
area, and seating, on the podium level accessible from the elevator on the 3 '̂' Floor. At
ground level are various landscape elements located around the site, as well as a signature art
installation to be located in a publically accessible plaza at the corner of Willingdon Avenue
and Alaska Street.

PelletierfDirector
.ANNING AND BUILDING

IW;rh

Attachments

cc:

City Solicitor
City Clerk
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COUNCIL REPORT

TO: CITY MANAGER 2018 December 05

FROM: DIRECTOR PLANNING AND BUILDING

SUBJECT: REZONING REFERENCE #17-41

Townhouse Development
Edmonds Town Centre Plan

ADDRESS: 6909, 6915, 6921, 6931, 6939 and 6949 Balmoral Street (see attached Sketches
#1 and #2)

LEGAL: Lots 17-22, Block A, DL 95, Group 1, NWD Plan 1264

FROM: R5 Residential District

TO: CD Comprehensive Development District (based on RM3s Multiple Family
Residential District and Edmonds Town Centre Plan guidelines and in accordance
with the development plan entitled "Proposed Townhouse Development"
prepared by Eric Law Architect)

APPLICANT: Golden Glory Developments Ltd.
6580 Williams Road

Richmond, BC V7E 1K5
Attn: Qiuying Yu

PURPOSE: To seek Council authorization to forward this application to a Public Hearing on
2019 January 29.

RECOMMENDATIONS:

1. THAT a Rezoning Bylaw be prepared and advanced to First Reading on 2018
December 10 and to a Public Hearing on 2019 January 29 at 6:00 p.m.

2. THAT the following be established as prerequisites to the completion of the rezoning:

a) The submission ofa suitable plan of development.

b) The deposit of sufficient monies including a 4% Engineering Inspection Fee to
cover the costs of all services necessary to serve the site and the completion of a
servicing agreement covering all requisite services. All servicesare to be designed
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To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE 7-41

2018 December 05 Page 2

to City standards andconstructed in accordance with the Engineering Design. One
of the conditions for the release of occupancy permits will be the completion of
all requisite services.

c) The installation of all electrical, telephone and cable servicing, and all other
wiring underground throughout the development (as well as underground
switching and transformer/service boxes in town centre locations), and to the
point of cormection to the existing service where sufficient facilities are available
to serve the development.

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

e) The granting of any necessary statutory rights-of-way, easements and/or
covenants.

f) The utilization of an amenity bonus through the provision of a cash in-lieu
contribution in accordance with Section 3.2 of this report.

g) The granting ofSection 219 Covenants, including but not necessarily limited to:

• restricting enclosure of balconies;

• indicating that project surface driveway access will notbe restricted bygates;

h) The review ofadetailed Sediment Control System by the Director Engineering.

i) The pursuance of Storm Water Management Best Practices in line with
established guidelines.

j) The provision of a covered car wash stall and an adequately sized and
appropriately located garbage handling and recycling material holding space to
the approval of the Director Engineering and a commitment to implement the
recycling provisions.

k) The provision of facilities for cyclists in accordance with Section 4.5 of the
rezoning report.

1) The deposit of the applicable Parkland Acquisition Charge.

m) The deposit of the applicable GVS & DD Sewerage Charge.

n) The deposit ofthe applicable School Site Acquisition Charge.

o) The submission ofa vmtten undertaking to distribute area plan notification forms,
prepared by the City, with disclosure statements; and, to post area plan
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To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE U17-41

2018 December 05 Page 3

notification signs, also prepared by the City, on the development site and in the
sales office in prominent and visible locations prior to Third Reading, or at the
time marketing for the subject development commences, whichever is first, and
remain posted for a period of one year, or until such time that all units are sold,
whichever is greater.

REPORT

1.0 REZONING PURPOSE

The purpose of the proposed rezoning bylaw amendment is to permit the construction of a three-
storey 23-unit townhouse development in the Edmonds TownCentre Plan.

2.0 BACKGROUND

2.1 The subject development site is comprised of six properties and is located on the northeast
comer of Balmoral Street and Griffiths Avenue. The properties are all currently zoned R5
Residential District and each is improved with a single-family dwelling in fair to poor
condition. To the west, across Griffiths Avenue, are single-family dwellings, while to the
north, across a rear lane, are single-family dwellings and an older low-rise apartment
building. To the south, across Balmoral Street, is a fifleen-unit townhouse development
constructed in 1995 under Rezoning Reference #38/92, and an older low-rise apartment
building. Immediately to the east are single-family dwellings with an older low-rise
apartment building beyond.

2.2 On 2017 December 11, Coimcil received the report of the Planning and Building
Department regarding the rezoning of the subject site and authorized the Department to
continue to work with the applicant in preparing a suitable plan of development with the
understanding thata further andmore detailed report would be submitted at a later date.

2.3 Bumaby has and continues to benefit from some very sound planning principles
established early on in the City's development. Key to these is the Official Commimity
Plan's designation of four Town Centres areas within the City which have and are
intended to continue to accommodate a significant portion of the City's population and
job growth, and which provide locations for the provision of community amenities going
forward.

The creation of Town Centres at Metrotown, Brentwood, Edmonds and Lougheed have
served the City well in protecting single- and two-family residential neighbourhoods
from pressures to accommodate new growth, and have also allowed the City to preserve a
significant component of its land base for park and open space. At the same time, they
contribute to Regional Planning objectives, established by Metro Vancouver in the
Regional Grov^h Strategy, that are of benefit both locally and more broadly. Within
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To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE #17-41

2018 December 05 Page 4

Bumaby, and other neighbouring cities, Town Centres are helping to meet regional goals
to reduce pressures for development of habitat and agricultural lands; to focus jobs,
people and services in walkable neighbourhoods that are and can be efficiently served by
transit; and to reduce overall demands for travel by car with direct benefits to the
enviroimient, economy and the quality of life in the Region.

Further, Bumaby's Economic Development and Social Sustainability Strategies, in
addition to the Town Centre Plan, encourage: a varied range of housing options
(including ground orientation); improved neighbourhood livability, stability and
accessibility; transit access and alternative forms of transportation; as well as green
building policies. Finally, the City's Corporate Strategic Plan provides a vision for a
world class city committed to creating and sustaining the best quality of life for our
citizens; and one which is supported by goals for a safe,cormected, inclusive, healthy and
dynamic community.

2.4 The applicant has now submitted a plan of development suitable for presentation at a
Public Hearing.

3.0 GENERAL COMMENTS

3.1 The development proposal is for a three-storey townhouse development. The
development is considered to be appropriately designed to fit in with the residential
context of the neighbourhood, with larger units, pitched roofs and highquality materials.
Vehicular access is proposed from the rear lane and all required on-site parking is
proposed to be located underground.

3.2 Given the subject site's Town Centre location, the applicant is proposing to take
advantage of a portion of the available 0.4 FAR amenity density bonus. The applicant is
proposing to utilize a 0.077 FAR density bonus which would provide an additional 1,831
sq.ft. of floor area (subject to confirmation by site survey). A separate report detailing the
value of the density bonus will be forwarded to Council for consideration and approval
prior to the subject amendment bylaw receiving Third Reading. The report to Council
will be prepared once the Public Safety and Community Services Department - Real
Estate and Lands Division - has concluded negotiations with the applicant. Council
approval of thedensity bonus value is a prerequisite condition of therezoning.

3.3 The Director Engineering will be requested to prepare an estimate for all services
necessary to serve this site. Servicing requirements will include, but not necessarily be
limited to the following:

• the construction of Balmoral Street to a Two-lane Local Road Town Centre
Standard including separated sidewalks, cycle facilities, and street trees setwithin
rainwater management amenity areas;
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To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE #17-41

2018 December 05 , Page 5

3.4

3.5

3.6

3.7

3.8

3.9

4.0

4.1

• the construction of Griffiths Avenue to a Two-lane Collector Town Centre
standard including separated sidewalks, cycle facilities, and street trees setwithin
rainwater management amenity areas; and,

• the construction of the rear lane to its full standard.

Adedication ofapproximately 3.12 malong the Griffiths Avenue frontage isrequired for
separated sidewalk, cycle trackandboulevard improvements.

Section 219 Covenants are required to restrict the enclosure of balconies and to ensure
that;

• all disabled parking spaces remain as common property;
• project surface driveway access will not be restricted by gates; and,
• storm water management bestpractices arecontinuously maintained.

Given the size of the site, being less than one acre, best management practices (BMPs)
are acceptable in lieu of a formal stormwater management plan. A detailed list of the
BMPs with their stormwater control, treatment, maintenance and performance must be
approved by the Environmental Services Division, and the document will be required to
beregistered under a Section 219 Covenant toensure continued maintenance.

Detailed plans for an engineered Sediment Control System for review by the Director
Engineeringwill be required.

Undergrounding of overhead wiring in the lane, abutting the site, will be required. If
undergrounding is determined to be unfeasible, preducting and a cash deposit for future
undergrounding will be required.

Development Cost Charges including Parkland Acquisition Charge; School Site
Acquisition Charge and GVS & DD Sewerage Development Cost Charge will apply.
The applicable fees will be based ontherates at thetime of payment.

DEVELOPMENT PROPOSAL

Gross Site Area

Dedications

Net Site Area

2,207.0 m^ (23,756 sq.ft.)
122.1 m^ (1,314 sq.ft.)

2,084.9 m^ (22,442 sq.ft.)

4.2 Density:

FAR Permitted and Provided
Gross Floor Area (GFA)

1.177 FAR

2,597.8 m^ (27,962 sq.ft.)
(inclusive of 170.0 m^ (l,830sq.ft.)
amenity bonus)
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To: City Manager
From: Director Planning and Building
Re: REZONING REFERENCE #I 7-41

2018 December 05

Site Coverage:

4.3 Height:

4.4 Unit Mix:

23-3 Bedroom units

4.5 Parking:

Required and Provided
23 units @ 1.75 spaces per unit

Page 6

Bicycle Parking Required and Provided
@ 1 per unit and 0.2 spaces for visitors

9u Pelletier,'T)irector
=^LANNING AND BUILDING

DR:rh

Attachments

cc: Director Public Safety and Community Services
City Solicitor
City Clerk

45%

3 Storeys

107.3 - 131.6 (1,155 - 1,417 sq.ft.)

41 EV Ready stalls (including 5
visitor parking spaces) and 1 car
wash stall

23 secured residential spaces and
5 visitor spaces in racks

P;\49500 Rezoning\20 Applications\20n\17-41 6909-6949 Balmoral St\Council Report\Rezoning Reference 17-41 PH Report 2018.12.10.Docx
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