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ABSTRACT

The pattern of land subdivision is a determinant of
the quallity of the physlcal environment. There appear to
be areas of many British Columbia municipalities where sub-
division design getracts from the quality of the environ-
ment, Since comﬁunity planning 1s concerned with impro-
ving thé environment, deficient subdivision is a signifi-
cant planning problem, and there is need for effective
implementatlion techniques to émend existing subdivision
patterns. Commonly used implementation techniques such as
subdivision controls, plans cancellation and public land
acquisition are of limited value 1in dealing with this

problenm.

It is hypothesized that replotting 1s an effective
implementation technique for improving the physical pattern
of urban land subdivision as part of the community planning

process in British Columbia.

The British Columbia replotting legislation, found
in the Municipal Act, allows a municipal Council to define
any area of the municlpality as a Replotting District. If
owners representing seventy per cent of the assessed value
of land in such a District consent, the land may be

resubdivided, and owners of -former parcels receive a new
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parcel of equal value in exchange, or eoﬁpensation in
money. All charges and encumbrances against former parcgls
are transferred to the new parcels. The legislation pre-
scribes the procedures to be followed, the basis for

compensation, and the rights of appeal.

The research method used is the case study. The
case study is conduétted in the District of North Vancouver,
a British Columbia municipality which has used replotting
extensively. The topography in North Vancouver is hilly,
any most developable areés were lald out prematurely in a
grid pattern unsulted to the topography. The'community
'plannins process is now well established in the Distriect.
The general use of replotting in fhe Districf is outlined,
and the administrative procedufes followed are described.

Four typical.replotting schemes are then examined in detail.

An evaluatgon of the use of replotting in the Dis-
trict of North Vancouver indicates that replotting has been
successful in improving the contribution of subdivision
design to the quality of the environment; that replotting
appears to be an economical procedure; that the technique
has won public acceptance; and that it has been possible to
integrate replotting successfully into community planning

administration in the District.

It is concluded from the case study that, subject to

certaln qualifications, replotting is an effective
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implementation technique for improving the physical pattern
of urban land subdivision as part of the community planning
process in British Columblia. Replotting has a number of
speclfic advantages and also some limitations as a technique
for altering existing patterns of subdivislion; further areas
of research are indicated, which would help to delimit the
preclse parameters within which replotting is most
effective. While there have been_some indications of wider
interest in the technique recently, at presént the District
of North Vancouver i1s the only British Columbia
municipality makling extensive use of replotting. It 1is
recommended that other municipalities having the required

staff skills conslder the use of replotting.
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CHAPTER 1

THE PROBLEM: THE NEED FOR EFFECTIVE MEANS TO
ALTER DEFICIENT SUBDIVISION PATTERNS IN
BRITISH COLUMBIA

1. THE PROBLEM IN PERSPECTIVE

Man's use of land has since early in history
entailed dividing the land into defined parcels and rights-
of-way for access. As progressively more intensive uée is
made of land, larger parcels are subdivided into smaller
lots. Urbanization has accelerated this process of land
subdivision; as urban communities grow, vacant or agricultu-
ral land at the perliphery 6f the community is subdivided
into streets and urban-sized lots. Subdivision has also
become a speculative activity, with subdivision often

occurring years before the land is actually developed.

Subdivision has a fundamental influence on the quality
of the physical environment in urban communities. The
patterns created by street, block, lot and easement lines
is the spatial framework within which further development
of the land will occur.

“In planning a subdivision, the designer con-
trols the position of roads, paths and utilities,
~the location of public facllitles and public open

space, the shape and position of lots, and perhaps
also such features as landscaping, grading and



detall.-~~-It is a strategic juncture at which a

designer can often achieve a permanent effect

quite easlily.---Good subdivision design.can pre-

vent the worst (and) insure good circulation,

adequate facilitles, sufficient open space, and

a basic order,l

Furthermore, the effects of a subdivision on the

quality of the environment tend to persist over time,
because once a subdivision has become established, it is
difficult to alter its boundaries. Lots may become encum-
bered with a variety of charges such as mortgages, leases,
easements and rights-to-purchase. In order to change the
subdivision boundaries it is necessary to deal with these
legal relationshilps, wﬁich can be a complicated and
protracted process. If development has already taken place
on some of the lots, it may be necessary to move buildings

or other improvements in order to change the subdivision

pattern, so that considerable expense is involved.

There are clearly areas in many communities in
British Columbla where the subdivision.pattern is deficient
in terms of its contribution to the quality Qf the'
environment. "The historical land subdivision pattern in
in the West was anchored to meridians. The land was divi-

ded into mile sections, and further divided into quarters.”2

lKevin Lynch, Site Planning (Cambridge, Massachusetts Ins-
titute of Technology Press, 1962), pp. 103-105.

2Mary Rawson, Subdivision Casebook (Vancouver: Planning
Institute of British Columbia, 1963), p.5.
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This initial rectaﬁguiar subdivision encouraged later sub-
divislon into streets and lots on a grid pattern.
Unfortunately,'the grid pattern 1is pobrly suited to the
4ifregu1ar topography which 1is typicai of‘Brlfish Columbia,
so that the use of grid subdivision has..often resulted in
streets with excesslive grades and lots that ére unduly
expensive to develop and servipe. Piecemeal and haphazard
subdivision, without the benefit of blahning, has also left
a 1eéacy of deficiencies: - awkward and unsafe street inter-
sections, odd-shaped parcels whichrare difficult to utilize,
inconvenient streét patterns, and double-fronting lots.
Examples of typicél'subdivision deficlencies are illustrated

1n_Figures 1 to 4, on pages 4 and 5.

Furthermore, even thbugh a pattern of subdlivision
may be fully>adequate at the ﬁime it is established, a
change in'land'use. or in the 1ntensitj‘with which ;the
land is used, may render that pattern obéolete. The West.
End area of the u?ity of Vancouver, B.C., where high-density
apartmenthhousing_is replacing the original single-family
housing, illustrates such obsolescence:

The WestiBEnd was subdivided and developed for
one-family dwellings at the turn of the century.
Although the subdivision was above average for the
purpose at the time, it is not ideal for high-
density apartments---the existing »street and lane
subdivision and ownership pattern impose severe
limitations on the depth of sltes, which in turn
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FIGURE 1 .
FXAMPLE OF DEFICIENT - SUBDIVISION. - N. VANCOUVER, B.C.

NOTE GRID PATTE RN, UNRELATED T0 TOPOGRAPHY, N

AND: EXCESSIVE STREET GRADES

" /
‘SCALE-] =400
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limit the attainment of desirable standards of
daylighting, sunlighting, view, appearances, etc,

The purpose of community planning has been defined
as "to improve theqphysical environment of the community
- 8s.a setting for.human éctivities - to make 1t more func-
tional, beautiful, decent, healthful, interesting and
_efficient".u As part of the community planning process,
therefore, it may be desirable to alter the plan of subdi-
vision in areas where subdivision design detracts from the

quality of the physical environment.

To alter the exlsting plan of subdivision will in
turn require effective implementation techniques. The pro-
blem which has given rise to this thesis, then, 1s the need
to improve deficient subdivision patterns as part of the |
communlity planning process, and the need to find effective

implementation techniques to bring about the desired changes.
II. SOME ALTERNATIVE SOLUTIONS TO THE PROBLEM

As community planning has evolved in Canada, a number
of implementation techniques have come into common usage,

whereby planning objectives are put into effect. Several

3Technical Planning Board, City of Vancouver, Proposed
Revisions to Apartment Zoning Regulations (Vancouver:
Technical Plenning Board, 1965), pp. 24,25.

bp, J. Kent Jr., The Urban General Plan (San Francisco:
The Chandler Publishing Company, 196%), p.25.




of these appear to be of relevance to the problem, and

therefore bear examination.

' Subdivision Controls

In many Jurisdictions in Canada, subdivision
control by-laws, defining minimum allowable standards of
subdivision have been adopted. Section 711 of the British
Columbia Municipal Act5 gives most B.C. municipalities the

following powers:

(1) The Council may regulate the sﬁbdivision of
land, and for that purpose may by by-law

(a) regulate the area, shape and dimensions
of parcels of land and the dimensions,
locations, alignment, and gradient of
highways in connection with the subdi-
vision of land, and may make different
regulations for different uses and for
different zones of the municipality;

(b) prescribe minimum standards with res-
‘ pect to the matters contalined in
clauses (a) and (4);

(c) require that the proposed subdivision

(1) be suited to the cénfiguration
of the land beilng subdivided;
and

(11) be suited to the use to which
it 18 intended; and

(111)shall not make impracticable
the future subdivision of the
land within the proposed sub-
division or of any adjacent
land;

SMunicipal Act, Revised Statutes of British Columbia,l964,
c.33.
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(d) require that the highways within the

subdivision be cleared, dralned, and
surfaced to a prescribed standard, but
excluding the construction of side-
walks and boulevards.

These powers appear adequate to allow municipalities
to prevent subdivision deficiencies in the future such as
those which have occurred in the past. However, they
are regulatory powers, and are of little use in correcting

subdivision deficiencies which are already in existence.

Indirect controls over subdivision are also avail-
able. In Canada, the Central Mortgage and Housing Corpora-
tion sets subdivision requirements which must be met before
National Housing Act loans will be made for house
construction. The municipality may influence subdivision
by extending or withholding water, sewer and drainage servi-
ces and rQads. If there 1§ enabling 1eg;slation,-the muni-
cipality may require that subdivision be compatible with an
adopted community plan. Agaln, these are basically regula-
tdry controls, which while they can help to prevent future
abuses, are of little value in altering established

subdivision patterns.

Plans Cancellation Act and Resubdivision

The British Columbia Plans Cancellations Actb states

6Plans Cancellation Act, Revised Statutes of British
Columbia, 1960, c.286.
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that:

(3) A plan of subdivision registered in a Land
Registry Office may be cancelled or amended,
in whole or in part, upon an application
being made to the Beglistrar by the owners of
all the lands covered by the plan or the
part proposed to be cancelled or amended,or
the owners of land representing sixty per

centum of the assessed value of the lands
covered by the plan or the part thereof
proposed to be cancelled or amended.

This legislation clearly makes possible the amendment
of unsatisfactory subdivision plans, but it also has several
drawbacks for that purpose, It does not lay down a specific
procedure for handling all the various charges, claims and
rights other than Fee Simple that may be held agalinst the
lands involved, and thus lengthy negotiations might well be
necessary before resubdivision could proceed. It makes no
specific provision for allocating costs where resubdivision
would require moving buildings or other improvements, and
again this might require negotiation. Where an owner whose
property 1s affected objects to resubdivision, quite costly
compensation i1s potentially involved, according to Section
8 of the Acti-

(8)If any person other than the petitioners is the

owner of any lands covered by the plan --- and

objects to the cancellation or amendment, the

Beglstrar shall decide whether the land and

rights of such owner are prejudicially affected

by the proposed cancellation or amendment, and

if he decides that they are, he shall by order

call upon the petitioners to elect between

abandoning the application and exercising the

right of compulsory purchase «--, If the
petitioners elect to purchase the land of the
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objecting owner, the Regilstrar shall take
evidence as to and determine the value of his
titles in the land; and the Registirar may by
order direct that a sum equal to double the
amount of the value so determined --- be
tendered by the petitioners to the owner.

For these reasons, use of .the Plans Cancellation Act

specifically to improve deficient subdivision appears to be
Infrequent. The_Aci is Quite ﬁseful, of course, in altering
a subdivision where the lands have been consolidated.in one
ownership; but where ownership of the land to be resubdi-
vided is divided, there is the problem of winning agreement

between parties holding an interest in the land,

Public Land Acquisition

Divlided ownership of the land involved can obviously
be an obstacle to resubdivision. In Canada, municipal corpo-
rations genérally have the power to expropriate land for
publlic purposes. Conceivably, a municipal corporation could
therefore purchase the properties 1n:an area of poor
subdivision, using powers of expropriation where necessary,
for the public purpose of improving the pattern of subdivision
once the land has been consolidated under one ownership, and
the land could be resold after the subdivision improvement
has been effected. Although there appear to be no examples
of such use of expropriation powers for resubdivision it may
be that thg courts would uphold this use of expropriation

powers as being in fact for a public purpose. Expropriation
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powers have been used extensively in urban renewal
schemes, indicating that improvement of the environment

can be considered a public purpose.

While public land acquisition would meet those
difficulties created by divided land ownership, it would )
also have several drawbacks as a means of 1mp1emeht1ng im-
proved patternscof subdivigion. One of these drawbacks is
cost, for while the purchase price of the land could in all
probability be recouped from the eventual sale of the land
after resubdivision, large amounts 6f capltal would be tied
up for the duration of the projecf, with consequent interest
costs. Another drawback would be the question of how any
peréons or businesses resident on the land acquired‘would
be dealt with. va.they.are férced to relocate elseﬁhere,
considerable disruption could result., If the resubdivision
required no drastic alteration to existing 1mprovements on
the land, presumably previous owners could be glven first
option to purchase the resubdivided parcel containing their
former improvements, but this would be a cumberéome

drrangement,

Conclusions

Subdivision controls, whether direct or indirect, are
regulatory measures, which are of little use in altering es-
tablished deficient subdivision patterns. The Plans

Cancellation Act is more useful, but has limitations where
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the ownership of the land to be resubdivided is split, and
where various charges, rights and 1mproveménts are
involved. Public land acquisltlion has the drawbacks of
potentlially high costs and potential disruption to :esi-
dents., There is still a need, then, for an effective im-
plementation technique for resubdivision beyond those which

have been discussed.

IITI. REPLOTTING AS A SOLUTION TO
THE PROBLEM

Hypothesis
Replotting is a relatlively little used legal proce=-

dure whereby a local government may take the initlative and
change the existing plan of subdivision in an area to one
that 1s more desirable from the community's point of view.
It 1s the hypotheslis of this thesis that replotting is an
effective impleméntétien technique for improving the physi--
cal pattern of urban land subdivision as part of the

community planning process in British Columbia.

Definition of Reg;btting
For purposes of this study, replotting is defined as

a legal prbcedure, lald down by enabling legislation,
whereby a municipality may, in..an area of 1ts jurisdiction
defined for that purpose, cause the existing plan of

subdivision to be cancelled and to be replaced by a different
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.130

In order to distinguish replotting from othér

implementation techniques, the following further distinc-

tions are made:

1.

Owneis.of land in replotting area receive in
exchange for real property held before replot-
ting a new parcel equal in value to the old
parcel, and while equalizing compensation may
be paid if the new parcel 1is of lesser value
or if no new parcel is allotted, the basic

principle is one of exchange.

An element of compulsion isiinvolved, in that
the municipality need not obtain the consent
of every owner of real property in order to

proceed with a replotting scheme.

All charges agalinst or interests in a former
parcel are deemed to be transferred to the
new parcel for which the former parcel is

exchanged.

Provision 1s made for éompensation, and for
allocating the costs of compenéation, where
it is necessary to move or demolish buildings

or other improvements,
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The Relationship of Replotting to the Community Planning
Process

While it 1s not considered to be within the scope of
this study to quantify the occurrence of deficient subdivi-
sion in British Columbia, the problem is obviously a common
one, and because of 1ts effects on the quality of the physi-
cal environment, 1s a significant area of interest for
community plamning. To the extent that the hypothesis of
the thesis is proven to be correct, therefore, replotting 1is
a valuable item in the "tool-chest“ of avallable implementa-
tion techniques, particularly in view of the éhortcomingé
of other techniques in dealing wlth unsatisfactory

subdivision patterns.

There are,howevér, two consliderations which delimit
the role of replotting in the community planning process as
a whole. PFirst, it can clearly be of use in improving the
quality of the environment only where an existing deficien—
cy in subdivision layout is at fault; other factors may also
contribute to a poor environment, and may require treatment
at the same time. Second, replotting is an implementation
technique, and presupposes some objective or objectives
which it is desired to implement. The total community plan-
ning process consists of a number of steps, including pro-
blem ldentification, research, analysis of alternatives,

decision, implementation and evaluation of results.
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Implementation is but one step in a total and continuing
process, Its effectiveness in the long run is tied to
quality of the process as a whole, and the valldity of the

objectives which are set.
IV. ORGANIZATION OF THE STUDY

Objectives of the Study

The principal objective of the study is to tést the
above hypotheslils and reach concluslions regarding the,éffect-
iveness of replotting as a community blanning 1mplementation
technique in British Columbia. In dealing with this central
concern, attention is also directed to the corollary
considerations of the limitations of replotting and the op-

portunities, 1f any, for expanded use of the technique.

Methodology of the Study

The case study method is used to test the _hypothe-
sis of the thesis. The case study is based on the District
of North Vancouver, a British Columbia municlipality which
has made extenslive use of replotting 1nla variety of situa-
tions. Both the general procedure ﬁsed by the District in
replotting and specific examples of replotting schemes are

described.

The effectiveness of replotting in the District of

North Vancouver 1s then evaluated in terms of improvement
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to subdivision design; costs; public acceptance; and admini-
strative requirements. The selection of these particular
tests is related to the discussion in the first two sections
of this chapter, in which the need for an adminlstratively
efficlent implementation technique capable of improving sub-
division patterns in terms of thelr contribution to the
quality of the environment, at reasonable costs and with
minimum disruption, was outlined. General conclusions'are
drawn from the case study, within the limitations posed by

the case study method.

Scope and Limlitations

Since literature on replotting 1s scanty, research
on the subject requires extensive recourse directly to muni-
cipal flles. For this reason, it was decided to use the
case study method and to limit the scope of the thesis to
British Columbia. Thus, the conclusions that can be drawn
from the study are based on a speciflic context of physical
problems, legislation, and planning administration, and are
to that extent limited in thelr generality and applicablility
to other situations. Furthermore, while it was hoped to
examline replotting in relation to subdivision for a wvariety
of land uses, the replotting schemes carried out in the Dis-
trict of North Vancouver have mainly dealt with subdivision

for single-family homes. These limitations are at least
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partially offset by the opportunity for study in depth
which the case study method offers. Also, an attempt 1is
nade throughout to ilndicate those circumstances which are

uniquely local.

Organization of the Balance of the Study

Since the specific context of the case study quali-
fies the conclusions that can be drawn, Chapter II of the
thesls outlines this context. The enabling leglslation
under which the District of North Vancouver conducts replot-
ting 1s first reviewed. A short description of the Munici-
pality is then given in terms of historical and physical
factors relevant to this study, and in terms of planning ad-
ministration in the District. Finally, the use of replotting
in the community is described and placed in the context of

the community planning process in the District.

In Chapter III, selected examples of replotting
schemes 1n North Vancouver are examined in depth. These
examples are selected as being typical of the use of replot-

ting in the District.

The effectiveness of replotting in terms of the
criteria outlined above is evaluated in Chapter IV, and the

final conclusions of the study are presented in Chapter V,
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including evaluation of the limitations of replotting, and

the potential for its wider use.
V. SUMMARY

The pattern of subdivision 1s a fundamental deter-
minant of the quality of the physical environment. There are
areas in many British Columbla communities, where the pat-
tern of subdivision detracts from the quality of the envi-
ronment. Since community planning is concerned with improving
the environment, deficient subdivision 1s a significant
planning problem, and effective implementation techniques
are needed to amend existing unsatisfactory subdivision.
Commonly used implementation technigues such as subdivision
controls, plans cancellation procedure and public land
acquisition are of limited value in dealing with the

problem.,

It is hypothesized that replotting 1is an effective
implementation technique for improving the physical pattern
of urban land subdivision as part of the community planning

process in British Columbia.

The method of research used is the case study, which
while it imposes certain limitations on the generality of

the concluslions that can be drawn, does allow study in depth.



CHAPTER II
THE CASE STUDY: REPLOTTING IN THE
DISTRICT OF NORTH VANCOUVER

I. THE LEGISLATIVE CONTEXT

Constitutional Basis

Canada is a federal state, and in the division of
powers between the federal parliament and provincial legis-
latures, the power to legislate in respect of municipal in-
stitutions has been assigned to the provinces by Sectlion 92,
Subsection 8 of the British North America Act, as has the

power to leglslate in respect of property and civil rights
by Section 92, Subsection 16.1 Municipal powers therefore
derive froﬁ provincial enabling leglislation. The leglisla-
tion whereby the municipallity of the District of North
'Vancouver is enabled to carfy on replotting is found in
Sections 823 to 856 of the British Columbia Municipal Act.2
The Municipal Act delegates legislative power to replot to

municlipal councilsl as follows:

“824., The Council may, by :by-law adopted by

1pritish North America Act, Great Britain Stat., 1867, 30
Victoria, c.3.

2Municipal Act, Revised Statutes of British Columbia, 1960
c.255.

3That is, to all municipal councils in the Province of Bri-
tish Columbia, with the exception of the Councll of the
City of Vancouver, The City operates under a separate
Charter, rather than the Municipal Act. The Charter at
present contains no replotting powers.
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an affirmative vote of at least two-thirds of all
the members thereof, define any part of the muni-
clpality as a district fori:the purpose of replot-
ting, and authorize the preparation of a schenme,
including incidental preliminary surveys, for the
replotting of the district.”

834, (1) Within four months after the ini-

tiation of the scheme, the council shall by
resolution elther

(a) discontinue the undertaking; or

(b) authorize the completion of the

scheme and putting into effect
the scheme of replotting.”

The Torrens system of land registration is used in
British Columbia; that is, all interests in land such as
title, mortgages, llens, easements, leases over three years
duration, covenants, etc., and all transactions such as
transfers or subdivisions, must be reglstered at Land Regls-
try Offices, and in general only have effect if so
registered. Beglstration is governed by the British Columbia

Land Reglstry Act.Y

Principles of the Replotting Legislation

Scope. The replotting powers delegated to municipal
councils by the Municipal Act are subjecﬁ to prescriptions
on procedure, the consent of affected owners, compensation

and appeal, but there is no restriction as to the number of

4Land Registry Act, Revised Statutes of British Columbia,
1960, c.208,
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and size of replotting schemes, or the repeated replotting
of part or all of an area that has been replotteds. A munici-
pal council may, of course, only initiate replotting schemes

within the area of the municipality.

The common mass. For‘the purpose of the replotting

scheme, all parcels of real property including street allow-
ances within the boundaries of'the replotting district as
defined by the councll by-law initiating the scheme, are
consolidated to form one parcel réferred to as "the common
mass". If the municipal council resoives ﬁithin four months
of initliation to proceed with the scheme, the munlcipality
assumés title in trust to the common mass, thus extingui-
shing all previous title to the land. The new plan of
subdivision is then registered, vesting title to the newly

created parcels in the right of the owners.>

Allotment of new parcels. The legislation states

that new parcéls are'to be alloted from the_commonAmass so
that owners of former parcels recelve new parcels equal in
value wherever possible to the former parcels, and so that
parcels with bulldings or other structures are, subject to

the necessary boundary changes, returned to their former

SMunicipal Act, op.cit., Sections 826, 834,
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owners wherever possible. Compensation in money may be
made to an owner of a former parcel in lieu of the allot-
ment of a new parcel. Any surplus of land left after the
allotment of new street allowance and new parcels may be

sold or retained by the municipallty.®

Transfer of ownership and charges. "All rights,

obligations, and incidents of ownership of the owner of a
former parcel or of an interest therein, and all public and
private legal relationshlps whatsoever with respect to a
former parcel"” are deemed to be transferred to the new
parcel allotted to the owner of the former parcel. The one
exception is that the municipallity may purchase any charge
agalnst é former parcel and hold it as a charge against the

new parcel allotted in the stead of the former parcel.?

For example, where a former parcel 1s encumbered by
a mortgage, the municipallity could purchase this mortgage
from the mortgagee and hold the mortgage, in the name of

the municipality, as a charge against the new parcel.

Consent of owners. For a replotting scheme to pro-

ceed, the consent of owners representing seventy per cent of

the total assessed value of all the land in the replotting

6Ibid., Sections 826, 827.

71bid., Sections 828, 835.
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district must be obtained. The further consent of any
other owners in the district is not necessary in order to
complete the replotting scheme. In the cé;; of a pa;cel
against which one or more charges are held, or which 1s
held in tenancy for life, joint tenancy or multiple owner-
ship, the legislation prescribes formulae for determining
the value of interests in the parcel for purposes of obtaln-

ing consent. For purposes of ascertaining consent, only the

value of land and not of improvements, is considered.8

Compensation. If a new parcel of lesser value is

allotted to an owner of a former parcel, or if no new parcel
is allotted in exchange for a former parcel, equalizing com-
pensation in money may be granted, to be paid fromi:the pro-
ceeds of the scheme. If the value of a new parcel is greater
and the owner agrees, he may make payment into the scheme
for the difference in value. Consenting owners are bound
by the compensation or payment to which they may agree. Non-
consenting owners may claim compensation only for loss of
value of the former parcel insofar as adequate compensation
is not afforded by the allotment of a new parcel; for the
cost of moving bulldings or other improvements on the

former parcel; and for the loss of income from the use of

buildings or the use of the former parcel caused by the

8Ibid., Section 830.
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replotting scheme. No compensation for other causes is

provided for by the legislation.?

Rights of Appeal. The legislation makes provision

for hearings to be held before a Commissioner appointed by
the Supreme Court, to hear appeals perﬁaining to a replotting
scheme, Either the municipality or a non-consenting owner
may petition for the appointment of a Commissioner and the
holding of hearings. Hearings before the Commlssioner are
limited to ruling on the sufficiency of notices given under
theArequirements of the»legislation,.and the adequacy of
compensation offered to non-consenting owners., The Com-
missioner's decision may be appealed toAthe Supreme Court,
and disputes with regard to interpretation of the leglsla-
tion or the validity of proceedings under the leéislation

may be referred directiy to the Supreme Court.10

Apportionment of cost. Section 849 of the Munici-

pal Act sets out how the net costs of the scheme are to be
apportioned, the net costvbeing defined as the expenses of
the scheme.and any compensation payments, minus the value

of any surplus lands allotteq to the mﬁnicipality. and minus
any money pald to the municipality by a consenting owner for

increased value of his holding as a result of the scheme.

91bid., Sections 828, 838 and 839.

101p14., Sections 840-846, 854,
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The scheme may make any apportionment of the net costs of
the scheme between the municipality or owners, or if no
explicit apportionment is made, the net cost is to be
shared in thé same ratio as the ratio in value between the
owners' lands and the municipallity's lands 1n the replotting
district upon completion of the scheme. Any'awérds made by
a Commissioner upon successful appeal by a nbn-consenting

owner are pald by the municipality.

The municipality's share of costs need not come from
general revenue. Authority 1s given to raise the cost by
speéial rates,llevied on all taxable land and improvements
in the municipality to pay the municipallty's share, and
levied on’all taxable lands in the replotting district to
pay the owner's share. Authority 1s_also glven to raise
the required amount by borrowing on debentures, to be repay-
able within ten years of issue through speclal rates levied

as above.

Replotting procedure. The Municipal Act. is
explicit about the procedﬁres which the municipality is to
follow in administering a replotting scheme. It prescribes
the matters which é replotting scheme shall encompass; the
way in which new parcels are to be allotted; the manner in
which affected owners are to be notified; the manner in

which percentage of assentling owners 1s to be determined;
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the procedure'for registering with the Provincial Regls-
trar of Titles, initiation of the scheme, the common mass,
the revised plan of subdivision, and title and all other
interests 1in new parcelé; how costs are to be accounted and
apportioned; and how appeals are to be conducted., This de~
tailed prescription of procedure has resulted in lengthy and
compleX‘legislétion. iBy contrast, the-replotting‘provislons
of' the Alberta_Planning"égg,ll while in principle very simi-
lar to the,British Columbia leglslation, leave most of the
detalled procedure to be prescribed by Order-in-Council, as
follows:
30. The Lieutenant-Governor in Counéil, upon
the advice of the (Provincial Planning) Board, may
make regulbtions relating to

(a) the menner and form in which replotting
schemes are to be prepared,

(b) the manner in which negotiations with
any person having a reglstered interest
in the land affected by a replotting
scheme are to be conducted,

(c) the manner in which the consent or dis-
- sent of persans affected by a replotting
scheme 1s to be evidenced,

(d) the notices to be given to persons
" affected by a replotting scheme, and

(e) the keeping of accounts of the costs of
replotting schemes and the apportion-
ment of costs,

rand generally as to the procedures upon any replottiﬁg
scheme.

1lThe Planning Act, Revised Statutes of Alberta, 1963, c.43.
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The advantages of the British Columbia legislation

appear to be that 1t'1s a complete instrument which can be
used without reference to auxiliary regulations; énd that

because of its comprehensiveness, it leaves few loose ends.

Replotting Legislation and the Courts

British Colﬁmbia has had replbttiné legislation
since 1928, the leglislation being revised to its present
form in 1957. It was used several times by the Municlipallity
of Point Grey when it first appeared, and since that time
the legislation has‘seen little use other than the extensive
replotting carried out by the District of North Vancouver.
Alﬁhough ten hearings have been held before a Commissioner
to adjudicate on the sufficlency of compénsation,12 the
legislation itself has not been contested in the courts
and there 1is a pauclty of case law pertaining to replotting.
Saskatchewan replotting legislation has been before the

courtsance. In Re Regent Park RBeplotting Scheme,13 decided

in Saskatchewan District Court in 1959, the Court ruled that 
in replotting, the basls for valuation in determining compen-
sation is that baslis applying generally in expropriation

proceedings, and not "bare" value of the parcels, as

12pruce Young, "Grid Systems Scuttle Land Planning, But
There's a Way Out’: BRe-plotting”, Clvic Administration,
~ LII (March 1967), 51,52.

1339 Regent Park Replotting Scheme, 30 Western Weekly
Reports 258 (1959).
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maintained by counsel for the municipality. It 1is unclear
if this affects the British Columbia legislation, since

Section 839 of the Municipal Act is explicit about the basis

for‘Compensationz
839(1) In deterﬁining the amount of compensation,

(a) a former parcel shall be valued at its
market value at the time of the initi-
ation of the undertaking, but any in-
crease 1n the value thereof caused by
the anticipation or ilnitliation of the
undertaking shall not be taken einto
consideration; and

(b) a new parcel shall be valued at its
- market valueuupon completion of the
undertaking.

It is interesting to note that the 1964 Report of

the British Columbia Royal Commission on Expropriation,l4 an
exhaustive examination of expropriatibn in the Province,
makes no mention of replotting, from which one would infer
that replotting was not considered by the Commission to fail

within the ambit of expropriation.

II. THE DISTRICT OF NORTH VANCOUVER

Physical and Historical Factors

Regional position. The District of North Vancouver

1s situated on the North Shore of Burrard Inlet, and is a

part of the Vancouver, British Columbia, Metropollitan Area.

l4rne Honourable J.V.Clyne, Beport of the British Columbia

Royal Commission on Expropriation, (Victoria: Queen's
Printer, 196K).
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Within the metropolitan region, the District functions as a
fesidential suburb, and is connected to the main metropoli-
tan centre of employment, the City of Vancouver, by two
bridges across Burrard Inlet. The location of the District
in relation to the Vancouver Metropolitan Area is shown in

Figure 5, page 30.

Historical Development. The District of North

Vancouver was incorporated in 1891 as a larger areal unit
than it is to-day. In 1907, the western third of the District
broke away to form the separate District Municlipality of

West Vancouver, and.in 1912 the urban core of North Vancouver
broke away to form a separate City. The Distriet of North
Vancouver was left with no urban core and a population of
only 2,000 persons. Growth was slow until 1941 when the im-
pact of the Flrst Narrows Bridge across Burrard Inlet and of
improving economic conditions made‘themsel#es felt. In the
two decades from 1941 to l96i; the District's population grew
from 6,000 persons to 39,000 persons.15 Subdivision occur-
red before this grdwth; "all of the developable areas and a

great many other tracts on the mountainside were chopped

15Property and Planning Dept., the Corporation of the Dis-
trict of North Vancouver, Plan '64 (North Vancouver,B.C:
The Property and Planning Department, 1964), p.3.
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up in a relentless fashion for standard grid-itron
subdivisions".l6 Besidential areas were carved directly
from raw bushland, with no transitlional land use, because

the land 1s unsuilted to agriculture.

Topography. The District has an area of 43,077
acres, of which only about one quarter is economically
suitable for development. The Municlpality extends from
Burrard Inlet about seven miles to the north into mountal-
nous country, and land capable of development is generally
restricted to a narrow serles of benches within several miles
of the waterfront. The Capllano, Lynn and Seymour Rivers
as well as a number of creeks traverse the District from
North to South, so that the general southerly slope of the

land is broken into a complex topography.

Lénd Use, North Vancouver's primary function as a
residential suburb 1ls borne out by the land use patternsi-
in 1963-1964, about 2,160 net acres were used for residential
purposes,17 while only 147 acres were used for commercial

purposes and 329 acres for industrial purposes.l8 ~The

16Ibid., p.47

17The Lower Mainland Reglonal Planning Board, Dynamlcs of
Reslidential Land Settlement (New Westminsterz The -.. .~ =
L.M.R.P.B., June, 19335. P.9.

18P1ann1ng and Property Department, op. cit., Pp.8,9.
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| reslidentlally-used land 1s occupled almost entirely by
single-family residences; apartment construction has
occurred only in the last several years and has taken the
form of low-density éarden apartments. In 1962 there were
10,800 dwellings in the District with a potential for

15,400 more on ultimately available residential land, at
'present.depsities.19 Cqmmer61al development in the Distfict
has been light, because cdmmercial centres in the City of

( North Vancouver, the District of West Vancouver and the City
of Vancouver have dominaﬁed the trading afea. While the in-
dustrial acreage 1is still modest, it has grown by more than
300 per cent since 1947.20 Figure 6, on page 33, :illustrates
land use in the Distriét. It can be seen that the'pattern
of land development and the street system are strongly

oriented toward the two bridgeheads to Vancouver City.

The Community Planning Process 1p North Vancouver

Problems and Opportunities. A number of specific

problems and opportunities have conditioned the community
planning process in the District of North Vancouver. Seve-
ral of the problems stem from the premature subdivision of

much of the District's developable area. Premature

191b1d., p.7.

201bid., P.9.
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subdivision has encouraged a scattered form of development,
except near the bridgeheads, and this form of dévelopmentiis
more expensive to provide W;th services thanIWOuld have been
the case if development hadzoccurred in a compact manner,
(See Figure 6, page 35). Most of this premature subdivision
was laid out on a grid pattern. "However, there are few
places where the pltfalls of the grid system are more evident
thgn in the mountainside community of North Vancouver. Apart
from the system's overall inability to meet the functional
requirements of modern living, it completely disregarded

ravines, cliffs, creeks, and other topographical featureg,"4

The secession of West Vancouver District and of the
City of North Vancouver spawned a further set of problems.
‘The District was left aszan amorphous residential area, with
no central core to give it focus or identify. The areas
‘that remained in the District were the most poorly
servlca&.zz The tax base too was affected; to a larger ex-
tent than in most other metropolitan Vancouver munlcipalities,

property taxes fall on single-~family residences:

2lyoung, op.cit., p. 51

22By interview with M. Chesworth, MUnicipal Planner, District
of North Vancouver.



35.
TABLE I

1964 COMPARATIVE TAXABLE ASSESSMENTS,
LAND AND IMPROVEMENTS*

N.Vancouver N.Vancouver

Dlstrict City Burnaby
Resldential
- Single-family 78.49% 61.01% 61.67%
- Multiple 1.22 11.52 4,16
Commercial : 6.57 10.02 12.28
Industrial 9.42 - 13.92 16.50
Other 4,30 3.53 5.39
Total 100.00% 100.00% 100.00%

*Planning and Property Department, op. cit., D.16

Balancéd agaihst these prqblems are several opportu-
nitlies with which the District has been favoured., Thg
rolling topography and presence of extensive natural vegeta-
tion have led to fhe development of resideﬁtial areas that
are more interesting and pleasant than would have been possi-
ble on level, cleared ground. The District is in the
fortunate position of ownlng extensive parcels of land. These
_are for the most part prematurely subdivided lots which
became munlcipal property during:the Depression years as a
result of tax delinquency. Ownership of this land gives
the District considerable control over development, through
a judiclous sales programme. Municipally-owned lands are

shown in Figure 7, page 36.

Planning Administration. The District of North
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Vancouver embploys a Planning Department, which like other
departments in the municlipal administration, is responsible
to the elected Council through a Municipai Manager. The
Planning Department also reports from time to time to the
Planning Advisory Commission, & nine-member body of cltizens
appointed by Council; which advises Council on planning
matteré. Internally, the Planning Department is divided
into a long-range section, directly under the Municipal Plen-
ner, and an implementation section, supervised by the Deputy
Municipal Planner., The long-range section is responsible
for basic research, policy recommendations and thé District's
general plan, while the implementation section concerns
itself with the detalled administratign and implementation

of planning matters.

A general plan for the District, entitled Plan ;é&,

.was prepared b& the Planning Department in 1964, and while
it has no legal weight, it has been endorsed in principle by
Council. Plan '64 sets out general policies on:-

- theﬁoverali physical structure of the community,

- residential, éommercial and industrial development,

- munlcipal services and facilities,

- the major street network,

- the phasing of development,

- means for implementing the plan proposals.
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In addition tentative subdlvision plane have been prepared
for undeveloped areas of the District. While these subdivi-
sion plans have no official status, an attempt is made to
persﬁade land developers to use them as a guide when

~ developing new subdivisions.

Three by-laws are used to control development in the

District: |
- @& zoning by-law, regulating the use of land

and buildings, the shape, size and location

of buildings, and the provision of parking

and loadling spaces.

- a subdivision by-law, setting out design
- ecriteria and the standard of services which

& subdivider may be required to install.

- &a bullding by-law, requiring that construc-

tion in the District meet the standards of

the National Buildlng Code.

In short, the community planning process is established
in the District of North Vancouver. The District employs '
professlional planning staff, has to some extent defined
planning objectives, and has in operation some controls over

land development.
III. THE USE OF REPLOTITING IN NORTH VANCOUVER

History of Use to Date

The District began to use replotting extensively in
1959. By mid-1967, 40 replotting schemes were completed and

another six were in various states of progress. The location
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and areal extent of the completed schemes are shown in
Figure 8, page 40. Approximately U475 owners of lend other
than the municipality were involved. Only ten non-consenfing
owners exercised thelr right to appeal the compensation
offered. 1In all fen cases, the commissioners before whom
hearings were held ruled that the exchange or compensation

allocated was substantially adequate.

Until 1964, replotting schemes had "Come about in res-
ponse to outside pressures: from developers and subdividers
and from the North Vancouver School Board in the main."2<3
While these schemes dld improve some extensive areas of poor
subdivision and did provide numerous benefits for both the
land owners and the municipality, they were not the outgrowth

of an explicit planning policy.

Such a policy was put forward in Plan '64:

A new positive emphasis 1s requlred --- . Once
the new comprehensive Zoning By-law has been
presented to Council, the Implementation Division
should be empowered to launch upon a positive pro-
gramme of action in the replotting fleld, wlith a
view to the promotion of development in ghe inner
areas (infilling) and the orderly expansion of new
development areas iguaccordanees with the general
and detailed plans.

The Plan '64 document outlines a number of areas where

23P1anning and Property Department, op.cit., p.47.

241114,
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such a replotting policy should eventually be implemented.
The Planning Departmenﬁ also malntalns a list of about
thirty potential replotting schemes, including those set
out in Plan ‘64, and the schemes on the list are ranked by

priorities set in consultation with the Municipal Manager.

North Vancouvg; Replotting Proceduresz5
Beplotting schemes are adﬁinistered by Mr. R. D.
0'Brien, Deputy Municipal Planner, assisted by other members
of the lmplementatlion section of the Planning Department.
The initial suggestion for a scheme may come from sources
external to the Plamning Department, such as the District
School Board, & land owner or developer; or the suggestion
may be the result of studles carried out by the Planning
Department. The need for the suggested replotting scheme,
and the requlrements it would have to meet, are next evalu-
ated within the framework of the District's general plan and
any detalled studies the Planning Department may have carried
out for the area of the proposed scheme. If the scheme
appears called for, it 1s included on the 1list of potential
schemes and given a priority. IMarther work 6n the scheme

is undertaken when 1t has recelved highest priority, and as

25The information in this section of the thesis 1s based on
lecture delivered by Mr.R. D. O'Brien, Deputy Municipal
Planner, to students of the School of Community and Regional
Planning, Univers;ity of British Columbia, at the District
of North Vancouver Municipal Hall on Dec. 5, 1965; and on
various intervliews with Mr. O0'Brien by the author.



L2,
stéff becomes available, The normal procedure 1s as follows:
l. A base map for the area concerned 1is prepared.
the location of bulldings and other improvements
such as septic tanks, drlveways, trees ahd

fences is carefully recorded by a gound survey.

2. A thorough search of title is made for every
property concerned and all charges, incumbran-

ces etc., are recorded.

3. The District's Assessment Department 1s consul-
ted for a tentative appraisal of the value of

the properties involved.

-4, An "ideal”™ design solution 1s worked out, which
would best meet the District's planning require-

ments.,

§. A rough estimate of costs is made, and how the

costs might be allocated.

6. A tentative replotting design is drawn up, usually
representing a compromise with the "ideal" |
solution because of cost factors revealed by the

cost estimates,

7. The District Engineering Department is consulted,

since replotting schemes usually involve the
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moving or installation of services, and
suggestions by the Municipal Engineer may be

incorporated into the tentative design.

Negotiations for consent with owners are now
begun 1n earnest, although some preliminary
contacts may already have been made. Owners
likely to consent are approached first; their
written consent may act as an example to other

owners having reservations about the scheme.

_Occupiers of the land are approached first,

but of course all parties having an interest in
the land must be contacted eventually. Some
adjustments in the tentative scheme'may be
made at the beginning of negotiations, in
order to satisfy owners who would like to see
some minor changes 1n the scheme. In some
cases, successful completion of the scheme
would allow the munlicipality to extend some
services. such as water or sewers to properties
in the scheme earlier than would otherwise be
the case, which can be an added inducement. The
District's subdivision by-law sets out the

standard of services which a subdivider may be

required to provide, and normally serviéing
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requirements are administered under this by-
law. In some cases, where an owner of
unsubdivided land in a replotting scheme is
anxious to proceed with development, servi-
cing agreements are negotiated, whereby the
owner agrees to install or pay for certain
services, and while such servicing agreements
are not dealt with explicitly by the replotting
legislation, it has, 1in such cases, been found
convenient to append these servicing agreements
to the replotting consent agreement. Negoti-
ations are carried out individually with
owners; ﬁhe process of negotiating is a delicate
one, and holding a public meeting to discuss
the scheme with owners collectively has proven

disastrous.

While the District Council should theoretically
pass a by-law deflining the replotting district
before negotiations are undertaken, this step
is often left until negotiations are well under
way, to allow last minute adjustments in scheme
boundaries to be made, After passing such a
by-law, and éfter giving notice to ail owners

involved, when it appears that the consent of
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owners representing seventy per cent of the
value of the land involved 1s forthcoming,
the Municipal Council, if 1t approves by a
two-thirds majofity, passes a resolution to
authorize the undertaking and cempletion of
the scheme. This resolution is filed wilth
the Land Reglistry Offlce.

10.Negotiations are continued with non-consentihg
owners; most of the latter usually consent
when it appears that the scheme will proceed

wilthout thelir agreement in any case.

11l. The scheme 1s prepared in final form, including
plan of resubdivision, cost estimates, alloca-
tion of new parcels, and allocatlion of costs.
Included in the cost estimates 1s an estimate

of the cost to the municipality of adminis-
tering the scheme; since no detalled record is
kept of staff time required for a given scheme,
and since some leeway must normally be left for
unforeseen contingencles, the estimate of admini-
stration costs is a matter of Jjudgment., A
survey is made of the "common mass”z6 and of the

new plan of subdivision. The necessary documents

263¢ce page 21 above.
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to register the “common mass" and to trans-
fer ownership from the "common mass"” to the
new owners are prepared for the Land

Registry Office.

12. A resolution by the Municipal Council now
completes the scheme, and all the required
documents are deposited at the Land
Registry Office. Thlis resolution must come
within four months of 1n1tiatlon of the

schemes.

13. Upon completion of the scheme, any works in-
volved, such asAthe'moving of buildings,
installation of services, etc.,, may be

undertaken.

14, If there are non-consenting owners who wish to
appeal, the Supreme Court is petitioned to
appoint a Commissioner who will thenlhold a

hearing.
IV. SUMMARY

British Columbla municipalities derive replotting
powers from the provincial enabling legislation found in

Section 823 to 856 of the Municipal Act. A municipsal
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council may define any area of the municipality as a
Replotting District. If owners representing seventy per
cent of the value of land consent, the land in the replot-
ting district is ifthrown togéther to form a "common mass",
and a new plan of subdivision 1s reglstered. Owners of
former parcels recelve new parcels of equal value iln ex-
change, or compensation in money. All charges and encum-
brances agalnst the old parcels are transferred to the new
parcels. The legislation is a faitly complete instrument
and prescribes the procedures to be followed, the basls for
compensation, and the rights of appeal. The legislation has

not been seriously challenged in the courts.

The municipality chosen for the case study,the Dis-
trict of North Vancouver, 1s a residential suburb in the
Vancouver, B. C., metropolitan area. The tdpography of the
District is generally hilly and complex. Most of the deve-
lopable area was subdivided prematurely and in grid patterps \
unsuited to the topography. Land in the District is used
predominantly for single-family residential purposes, and
this is reflected in the tax base. The District is fortu-
nate 1n owning considerable land with which 1t can influence
development. The community planning process 1is established
in the District; Council employs a Planning Department, has

accepted a general plan in principle and operates land
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development controls.

North Vancouver has completed 48.replott1ng schemes
from 1959 to 1967, and has begun to integrate replotting
more closeiy into the planning process since 1964, A defi-
nite procedure 1is followed 1in replotting schemes; all
relevant information is first collected, and a tentative re-
plotting scheme 1s designed. This preliminary scheme is
modified to keep costs at é reasonable level, and may be
adjusted as a result of negotiations with land owners.

Negotiations are a critical step in the process.



CHAPTER III

THE CASE STUDY: SELECTED EXAMPLES
OF REPLOTTING SCHEMES IN
NORTH VANCOUVER

I. THE FBAMEWORK FOR REVIEW

Selection of Examples

In this chapter, four replotting schemes completed
by the District of North Vancouver aré examined in depth.
The purpose of thls examination is two-fold: first, to
1llustrate the use of replotting by specific examples; and
second to provide a concrete basis to which criteria can
be applied, for evaluating the effectiveness of replotting

in Chapter IV.

At the time data was belng collected for this study,
there were flles in the office of the District Planning
Department covering forty completed schemes. These forty
files were scanned, and four schemes which appeared to con-
stitute a cross-section of the District's use of replotting
were selected for further study. These four schemes were
selected as belng typical of the problem situations which
have led to replotting in the District,and of the replotting

solutions which have been applied.
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Presentation of the Examples

A small and relatively straightforward scheme ié
discussed first, and then the examinationumoves on to three
more complex schemes. For each of these four schemes, the
problem situation leading to replotting is first discussed,
the replotting solution is then briefly described and any
speclal features of the scheme, such as subsldiary‘servi-
cing agreements, are noted. For each scheme the following
information is also given: |

1. A diagrem of the subdivision before replotting.
2. A diagram of the subdivision after replotting.'
3. A table of land ownership in the scheme. Because_

of space limitations, it was only possible to in-

dicate ownership by letter symbols on the dlagrams

of subdivision before and after replotting. The
full land ownership pattern can be discerned by
relating these symbols to the corresponding symbols
in the ownership table. | |

L, A table of the costs as set out in the scheme, and

how these costs were apportioned.

Except where otherwlise noted, the information in this
Chapter is derived from municipal files for the schemes

described.
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I. REPLOT NO. 32

The Problem

In 1963, when this scheme was undertaken, residential
development had already occurred on the south side of
Carnation Street and west slde bf Berkley Road, (see Figure
9, page 52). Messrs. Lennie, Manner and McCoy, joinf owners
of the parcels marked "C" in Figure 9, wished to subdivide
and devglop thelr land. While thelr land was ripe fof deve-
lopment, the Municipallity did not wish to see development
occur on the existing grid pattern. The existing subdivision
completely disregarded topography; the Lytton Street right-of-
way followed a creek-bed between Carnation Street and Belloc
Street, while north of Keats it recrossed the same creek and
ran up an excessive grade. The exlistence of Keats Street
east of Lytton was undesirable; deveioping e street here
would not only require an expensive crossing over the creek,
it would also mean putting an unnecessary street between the
school site on the east bank of the creek, and a park which
was planned to the north of the school., Many of the lots
held by the Municlpality were too narrow, and :could not be
developed because they were on steep grades or were tra-
versed by the creek. Belloc Street east of Berkley Road

had a temporary gravel surface, but could_not be fully
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developed because the right-of-way was as narrow as 33 feet
at soﬁe points. There were no improvements within the
Replotting District, aside from some dilapidated turkey

'sheds, which were scheduled for demolition in any case.

The Solution

In order to allow the development of the land held
by Lennie, Manner and McCloy to proceed, and in order to
produce a more useful layout for the munlicipally-owned lands
in the area, the replotting solution illustrated in Figure
10, page 54, was worked out by.the District Planning Depart-

ment and 1mpleménted in June, 1963.

The ownership pattern prior to replotting and the
allotment of new parcels in the replotting scheme is shown
by Figures 9 and 10, in connection with the followlng table:

TABLE II '
REPLOT NO. 32 - LAND OWNERSHIP

Former Parcel(s) New Parcel(s)

__Owner | _ (Figure 9) (Figure 10)
Corporation of the Dis- -

trict of North Vancouver A" A"
R.A.Gilson "B" “B"
Lennle, Manner & McCloy uee uwen
Centennial Mortgage Corp. "D" "p"

JeAe & J.M, Lachance "E" "E"
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The replotting solution has produced an improved
traffic circulation pattern by eliminating a potential
intersection and steep grade. The length of road and servi-
ces required to develob the land in the scheme area has been
reduced. Land utillization has been improved by eliminating -
unnecessary street right-of-ways and by redrawing lot lines

so that each lot will constitute a buildable site.,

The Municlipality has obviously benefitted from the
scheme. The east bank of the creek can now be integrated
into the proposed municipal park to the north and east; the
reduced length of street and servkes will result in lower
malntenance costs; and ﬁhose reslidential lots owned by the
municipality, which could not have been developed previously

because of topography, have been reclaimed.

Private owners in the scheme have benefitted also,
particularly Messrs. Lennie, Manner and McCloy. Their hol-
ding wouid have yielded nine lots as shown in Figure 11,
page 56, had replotting not taken place; as a result of
replotting, their holding will eventually yield eleven lots.
In view of the benefits which they derived, Lennie, Manner

and McCloy agreed to pay the total costs of the scheme.
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TABLE III.
 BEPLOT NO. 32 -
€0STS AS SET OUT IN THE SCHEME

EXPENSES
Surveys » $ 830.00
Legal Expenses 70.00
Advertisements . 20.00
Administration & Contingencies 1,080.,00
TOTAL EXPENSES $ 2,000.00
INCOME ‘
Lennie, Manner & McCloy $ 2,000.00
MUNICIPAL SHARE OF COST NIL

In thelr agreement consenting to the scheme, Lennie,

Manner and McCloy also agreed tos

(2) Beserve a right-of-way across. their holding for
Belloc Street, as shown on Pilgure 10, and to
reglister this right-of-way with the Land
Registry Office before subdividing the

unsubdivided portion of their land,

(b) Deposit with the Municipality $5,000.00 to cover
the cost relocating a ditch and-culvert on Belloc
Street, wldening Belloc Street, and extending

water mains.
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These items, while not part of the scheme proper,
would have had to be resolved in any case; including them
in the consent agreement was a coniehient menner of leaving

no loose ends.
III. REPLOT NO. 1

The Problem

Three main factors led the District to consider a
replotting scheme in 1958 for the area shown in Figure 12,
pages59. First, the Northvvancouier School Board required é
school site in the area. While the District owned considera-
ble land here which could be sold to the'Schgol Board, this
land was cut uplby street allowances and 4id not comprise a
suitable site. Second, studies by the Planning Department
indicated that there was need to provide a right-of-way for
an eventual arterlial street through the north-west corner of
the area. Third, the existing grid subdivision was not
sulted to the sloping topography of the:area, and the larger
parcels could, therefore, not be economically further subdi-
vided. In the opinion of the Deputy Municipal Planner:

"The completion of the present road system is impos-
sible in many cases from an englneering standpoint

and will 1nfliit undue expenses on an owner wishing
to subdivide."”

lLetter, R.D.0'Brien to W.J.Barker, (a property owner in the
area), October 10, 1958.
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As can be seen from Filgure 12, there were already
elight houses bullt and a considerable length of road con-

strﬁcted in the area which it was proposed to replot.

The Solution

The replotting solution shown in Figure 13, page 61,
was implemented in 1959. It provides a right-of-way for the
proposed arterlial street; a school silte consolidated into a
suitable parcel; and an improved'framework for further

subdivision.

Despite a very drastic change in the subdivision pat-
tern, e comparison of Figures 12 and 13 demonstrates that the
replotting solution has had little effect on existing improve~
ments., Existing road construction has been fitted into the
new street pattern; existing structures remain in the same
ownership; and most houses retaln thelr originall orientation

toward the streets.

Table IV, page 63 , in conjunction with Figures 12
and 13, relates the ownership pattern before and after re-
plotting. Table 'V, page 64 , shows the costs as set out in
the scheme. The items referred to under "Compensation” in
Table 5 deal with the following matters:

l. "Barker": Barker held two small lots in the
original subdivision, (marked "C" in Figure

12). Since both lots were of marginal value
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because of thelr slope, Barker's interest was
compensated in money, rather than through the

allotment of a new parcel.

2., "Whalen": The replotting scheme involved minor

disruption to improvements on the Whalen property.

3. ‘"Hills": Hills held a right-to-purchase on the
former Murphy parcel, and the District agreed to
compensate him 1n'money for his interest, rather

than transferring the charge to the new parcel.

L, "Corporation of the District of North Vancouver":
The compensation paid to the District is 1ln effect
the purchase of the school site from the District

by the School Board.

The School Board's total payﬁent of $31,000.00 toward
the cost of the scheme inecludes the cost to the District of
providing certain services for the school site. The Schéol
Board's payment can be broken down as follows:

1. Contribution toward general costs of the scheme:
$3,935.00.

2, Cost of road improvements and water services
required for the school site: $4,610.00.

3. Compensation to the District for:the school sitex
$22,455,00.

It is not entirely clear from the flles on this
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scheme why the costs of services paid by the School Board

were made a direct part of the scheme.

TABLE IV
REPLOT NO. 1 - LAND OWNERSHIP

Former Parcells) New Parcell)

Owner - (Figure 12) (Figure 13)
Corporation of the
District of North Van. AN HA"
(plus $22,455
compensation)
School Board "B" nwp"
Barker nee $1,916.40
compensation
Whalen "p" "p»
(plus $75.00
compensation)
Lawson "E" "gE"
Barclay ) ) - " F" o F"
J. Hargitt "g" nG"
Drew n H" NH"
Culver “I" “I"
E. Hargitt A nge
Melnechuk "K" "K"
Murphy . ] ;] L " " L [1]

Waller R IIM" "M"




TABLE V
REPLOT NO; 1 - COSTS AS SET OUT IN THE SCHEME

EXPENSES
surveys $ 1,285.00
Legal Expenses , 155.85
Compensation :
Barker . 1,916.40
Whalen 75.00
Hills ‘ 300.00
District of North Vancouver 22,455,00
Services
Water 710.00
Road 3,900.00
Administration 367.75
TOTAL EXPENSES: _ $ 31,165.00
INCOME
School Board $ 31,000.00
Cotton - 30.00
E. Hargitt 75.00
Culver » 60.00
" TOTAL INCOME: $ 31,165.00

MUNICIPAL SHARE OF COST: NIL
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IV. REPLOT NO. 13

The Problem

By 1960, the perimeter of the area bounded by Mt.
Crown Road, Lewister Road, Edgemont Road and Capllano Road
had been almost completely developed, but the interior of
the area remained largely vacant and effectively blooked'
from further development. (See Figure 14, page 66.) While
topography posed no problems, unplanned subdivision in the
past and divided ownership of the land made it 1m§ossible
to devise a further subdivision of the large interiorfpar-
cels that would utilize the land economically. Studies by
| the Planning Department indicated that by use of replotting,
a subdivision for single-family residences could be achieved,
but that servicing costs would be relatively high -- about
$2,200.00 pef lot, because of the length of road needed to
sefviee such a subdivision. It appeared unlikely that the
owners of the interior lots would be able to ralse the
$46,000.00 cost of services as required under the subdivision
by-law, for the proposed single-family subdivision, and
assembly of the land 1lnto one ownership by an outside deve-
loper would be difficult because of the seven separate exis-

ting land ownerships in the interior area.2

2Memorandum, R.D.0'Brien to C. Henderson, August 5, 1960,
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This general area was zoned for single-family resi-
dential use, with the exception of the three lots on the
north side of Edgemont Road marked "(APT.)" in Figure 14,
which were zoned for low-density garden apartments, as were
the adjacent lots on the south side of Edgemont Road. 1In a
. 1959 report on apartment development in the District,3 the
Planning Department had recommended that rezoning of further

land on the north side of Edgemont Road from single-family to

garden apartment use be given consideration.

The District held no land in the proposed replotting
area other than a narrow north-south easement running from
Mt. Crown 3oad almost to Edgemont Road. Road access to the
interior area would have ?o be on Edgemont Road; Mt;Crown
Road was narrow and unpaved, while access to Capllano Road
through the one undeveloped parcel on that road would mean
producing a new intersection too close to the existing busy

intersection of Capllano and Edgemont Roads.

The. Solution -

Replot No. 13 was initiated by By-law on July 12,
1960. The replotting solution, shown in Figure 15, page 68,

further subdivided some of the larger lots on the perimeter

3D13trict off North Vancouver Planning Department, Apartments,
(North Vancouver, B.C., The Planning Department, October,
1959), P.63.
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of the area for single-famlly dwelllng sites, and produced
five garden apartments sites in the interior of the area,
clustered around a cul-de-sac cdnnecting to Edgemont Road.,
It was made a condition of the consent agreements signed by
the owners Kulak, Bain and Lefeaux, who were the owners of
the new interior lots, that the Distriet would rezone these
five lots to a "Speclal Use District“. allowing garden |
apartment development, but at a relatively low bullding den-
sity of one dwelling unit per 3,600 square feet of site ares,
and with buildings to cover no more than fifty per cent of
the site area, 1n order to ensure that apartment development
would be compatible with the surroundng single-family develop-
ment. These owners contracted, also as part of their con-
sent agreements, to deposit $22,350.00 with the District to
cover the cost to the District of servicing the apartment
sites. The change in land ownershlp resulting from the
scheme is shown by Table VI, page 70, in conjunction with

Figures 14 and 15.

At about the same time as the scheme was undertaken
the British Columbia Teachers Federation Co~operative, which
had been seeking a site for a pfoposed apartment develop-
ment, secured an agreement with Kulak, Bain and Lefeaux to
purchase the five interior .parcels, to pay these owners'®

share of the replotting scheme costs and to take
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TABLE VI
REPLOT NO. 13 - LAND OWNERSHIP

Former Parcel(s) New Parcel(s)

Owner ' ' (Figure 14) (Figure 15)
Corﬁoration of the District -
of North Vancouver - “A" Street

: (Easement) allowance
Kulak "B "B"
Lefeaux "cY "cH
Bain ' "D" - "p"
0'Brien "E" "E"
McCloy . g B
' Dinsdale "G" "G"
Mortlock "I Y

(plus $45.00
compensation)
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responsibility for the service deposit, on the condition
that the replotting scheme proceed and that the owners
Acﬁ.u After the scheme was completed, the five apartment
sltes were consollidated, the road access belng revised as
shown by the dashed lines in Figure 15, and the consolida-
ted parcel was purchased by the Teachers' Co-operative.
Since the consolidated parcel proved far less expensive to
service than five separate sites, the Co-operative eventu-
ally received a refund of .$16,450.00 from its servicing

deposit.

The costs as set out in Replotting Scheme 13 are
shown in Table VII, page 72. "Administration and Contingeh-
cles" is byyfar the largest item of cost; the Scheme involved
the District in prolonged negot;ations and the drawing up of
complex agreements with the owners and the Teachers® Co-
operative, and there was also some uncertainty as to what
compensation might have to be paid, since A.N. Mortlock was
a non-consenting owner. Mr. Mortlock appealed against the

scheme, and was, in fact, awarded a token judgment of $45.00.

Ysee page. 8, supra.
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TABLE VII
REPLOT NO. 13 - COSTS AS SET OUT IN THE SCHEME

EXPENSES
Surveys and plans $ 750.00
Legal expense and advertisements » 200.00
Administration and contingencles 3,500.00
TOTAL EXPENSES: $ 4,450,00
- INCOME
0'Brien $ 300.00
Kulak, Bain and Lefeaux ' 4,150,00%
TOTAL INCOME: . $ 4,450.00
MUNICIPAL SHARE OF COST: NIL

#Agsumed by the British Columbia Teachers' Federation
Co-operative.,
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V. REPLOT NO. 24

The Problem

By 1963 the area shown in Figure 16, page_?%, was
ripe for further development. Considerable development
had occurred on the periphery and along Eldon Road, and
several owners of large parcels in the area wished to sub-
divide their land. The exlsting subdivision pattern, how-
ever, verj much limited the possibilities of further subdi-
vision because it bore little relationship to the topography.
In ofder to be able to proeceed with subdivision, these
owners therefore approached the District and requested that

the municipallty undertake a replotting scheme.

The District itself faced several problems in this
area. A school site existed at the western edge of the
area, (lots marked "B" in Figure 16), between Mt. Crown and
Eldon Roads, but the numerous smaller parcels comprising the
site had never been consolidated, and in fact, the school
bullding had been constfuctéd across an unused road right-of-
way. The District held a park site in the eastern tip of
the area, (lots marked "A" in Figure 16), but the potential
usefulness of the sife for park purposes was limited by the
fact that access to the site existed only from Mt. Crown

Road. An easement was needed for a proposed sewer main
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coﬁnection between Eldon Road and Mt. Crown Road east of
Loraine Avenue. Previous Planning Department studies had
indicated that in order to provide an efficlilent traffic
circulation in this part of the municlpality, a road link
between Ruby Avenue and the eastern end of Eldoﬁ Road would

be desirable,

For these reasons, the District had already considered
undertaking a limited replotting scheme south of Eldon Road.
Rather than carry out another separate scheme to meet the
needs of the landowners referred to above, -the proposed
scheme was enlarged to include lands north of Eldon Road.
Once 1t appeared certain that the replotting scheme would
proceed and that thelr lands could be sold at a price reflec-
thg an improved potential for subdivision, three of the land-
owners in the aiea sold thelr properties (lots marked "C" in
Figure 16) to A. Montador, before the scheme was initiated.
Several other owners later also sold all or part of their
holdings to Montador, but this was made part of the scheme;
Montédor making payment through his contribution to the scheme,
and the owners recelving payment in terms of cash
compensation from the schéme. (See Tables VIII and IX,

pages 78 and 79.)
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The Solution

The replotting solution shown in Figure 17, page.??.
was completed in February, 1964. The revised subdivision
gives improved access to the proposed park; provides a
right-of-way for a rdéd and sewer: between Eldon Road and
the.former northerly end of Ruby Avenue; and consolldates
the séhool'site. Since the new road connection makes the
easterly portion of Mt. Crown Road redundaht, the latter has
* been removed., The layout of land between the school site
and park site, and north of Eldon Road, has been revised
drastically to form a subdivision.of single-family residen-
tial lots north of Eldon Road, and to make further subdl-

vision possible in the balance of the area,

Land ownership in the Scheme before and after re-
plotting 1svset out by Table VIII on page 728, together with
Figures 16 and 17. The costs of the replot as set out in
the Scheme are shown in Table IX, page 7?2. The compensa-
tion paild to Mushet obtained the release of a right-to-
purchase that Mughét held on the Clarke property. The com-
pensation pald to Rosenthal, Crompton and Taylor., in effect
represents a purchase by Montador, to which reference has
already been made. Since Montador paid almost the total cost
of the scheme and another private owner paid the balance, the

municimlity achleved 1ts alms at no cost.
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TABLE VIII
REPLOT NO. 24 - LAND OWNERSHIP

' Former Parcel(s) New Parcel(s)
Owner (Figure 16) (Figure 17)

Corporation of the District
of North Vancouver A" A"
School Board "B" “B"
Montador nee nge
(plus $6,300
: compensation)
Rosenthal np" -
($8,000 com-
pensation)
Crompton "E*" "E"
(plus $10,000
compensation)
Tayl or ) L] FH " F"
: (plus $17, 500
_ compensation)
Halmshaw LleLs UTell
(plus $350
compensation)
Bustwell g nygH
Clarke L nn
Fraser nJ" "J"
Marter uygn '
Locke "L" “Lll
Stubbs ) IIM" IIM"
Elllott "N" "N"
White "on non
Chamberlain "p" "p"
Davidson "Q" "Q"
Erlebaoh " Rl! 1" R"
Kay ns " ] -
($1, 580 com-
pensation)

Lindsay ‘ Ll N npn
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TABLE IX
REPLOT NO. 24 - COSTS AS SET OUT IN THE SCHEME
EXPENSES
Surveys $ 2,700
Legal expenses and advertisements 500
Payment to tax sales fund 1,750
Administration and contingencies 5,260
Compensation
. Montador 6,300
Rosenthal 8,000
Crompton 10,000
Taylor 17,500
Mushet 750
Halmshaw 350
Kay 1,540
TOTAL EXPENSES: $ 54,650
INCOME 7
Montador $ 54,500
Elliott 150
TOTAL INCOME: $ 54,650

MUNICIPAL SHABRE OF COSTS:

NIL
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VIi. SUMMARY

The four replotting schemes described in this Chap-
ter were selected as belng typical of the use made of re-
plotting by the District of North Vancouver.> Replotting
Scheme No. 32 was undertaken to adapt subdivision to topo-
graphy and to eliminate redundant road righfs-of—way.
Repldtting Scheme No, 1 provided a school site,arterial
streef right-of-way and a frame work for further subdivi-
sion adapted to topography{ Replotting Scheme No., 13
opened to garden apartment development:. a largely vacant
block interiér area that was effectiveiy blocked from
further subdivision by ﬁrevious development. Replotting
Scheme No. 24 consolidated a school site, improved acéess
to a park site, provided a righﬁ-of—way for a sewer and
rpad}link.yand altered an existing subdiviéion that would
have been difficult to develop because of topography and the

pattern of previous development.



CHAPTER IV.
THE CASE STUDY: AN EVALUATION OFATHE »
EFFECTIVENESS OF BEPLCTTING_IN THE
DISTRICT OF NOBRTH VANCOUVER

1. FRAMEWORK FOR EVALUATION

In the four schemes reviewed in Chapter III, replot-
ting was clearly an effective implementation technique in
the narrow sense of achieving the objectives for which the
schemes were undertaken. A more comprehensivecevaluatlion
of the effectiveness of repldttlng in the District of North
Vancouver requires consideration of at least the following

factors, referred to in Chapter I of this study:-

1. Improvement to Subdivislon Designs-.Does
replottihg actually result in.improved sub-
division design, fromtthe point of view of
the contribution that subdlvision deslign
makes to the quality of the physicél

énvironment?

2. Costss - Is replotting an economical imple-
mentation technique, both from the point of
view of the Munieipality and of the private

owners involved in replotting schemes?

3. Public acceptance:- To what extent is
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replotting accepted as a part of the activi-
ties of municipal government, by the Municl- '

pal Councll and by the geheral public?

4, Administrative Requirements: - What demands
does replotting place on municipal admini-
stration generally, and on community
planning administration in particuler, in

the District?
II. IMPROVEMENT TO SUBDIVISION DESIGN

Subdivision design affects the quality of the physi-
cal environment; for example, a subdivision with excessive-.
ly long blocks increases the length of trips necessary for
motorists and pedestrians to circulate within the subdivision,
'and therefore detracts from the convenience of the environ-

ment. Dr. Kevin Cross, in his study Residentiél Land

Subdivision: A Physical Evaluation, has ldentified crite-

ria by which subdivision design can be evaluated.l These
criteria are listed in Table X, pages 84-8§, together with
‘what Cross found to be commonly accepted standards in Canada

for the criteria, and a short note on the potential

lKkevin J. Cross, Residential Land Subdivision: A Physical
Evaluation. (Vancouver, University of British Columbia,
1965), pp. 83, 84,
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significance of each criterion for the quality of the
physical environment. This list of criteria is not an ex-
haustive one, and 1s oriented mainly toward subdivision for
sipgle~-family residential use, but was found by Cross to be

- a useful framework for evalu_ation.2

Cross developed these criteria to evaluate subdivi-
sion designed or proposed as a unit. For use in this study,
where fragments of subdivision are dealt wlth, several of
the criteria are of limited relevanee, and have not been |
used. In Table XI, page 86, the four replotting solutiens
described in Chapter III are compared with the previously
existing subdivislion patterns, and a check mark has been
allocated beside each criterlon in respect to which the

. replotting solution represents a design lmprovement.

It is obvious from Table XI, that in the case of fhe
four schemes described, replotting has achieved conerete in-
provement in subdivision design, in terms of effect on the
quality of the physical environment. At the same time, it
cannot be claimed that the replotting solutions represent an
ideal design; Replotting Scheme No. 24, for example, hes
created two double-fronting lots on the north side of Eldon
Road, an uneconomicaluarnangement which lowers the amenity

of these two lots. However, such deficlencles appear
2Ibid., p. 92. -




TABLE X

SUBDIVISION DESIGN CRITERIA
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COMMONLY SIGNIFICANCE
CRITERION ACCEPTED TO QUALITY OF
STANDARDS ENVIRONMENT
Land Use

% of total land
in streets

% of streets as
collector (arte-
rial) streets

% of total area
in public open’
space (parks, etc.)

Block and Lot
Pattern
Lot size

Lot shape

Easements
through lots.

Block length

30% maximum

30% maximum

5% minimum

Minimum depth
90' (Width
dependent on
local standards)

Irregular
shapes (e.g.,
triangular)
undeslirable.

To be avoided
if possible.

1,200 maximum

Excess street area
is uneconomical,
lowers amenity.

Excess arterial
streets are
uneconomical, lower
amenity.

Public open space
increases amenity.

Adequate lot size
contributes to
privacy, daylighting:
ensures economlcal
building site.

Uneconomical use of
land in terms of
building site.

Excess block length
makes circulation
inconvenient.

(Cont'd)
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SUBDIVISION DESIGN CRITERIA

CRITERION

COMMONLY
ACCEPTED
STANDARD

SIGNIFICANCE
TO QUALITY OF
ENVIRONMENT

Lots abutting
side and rear
yards. '

Buffer strlps

Circulation-
Vehlicular

Intersection
Blind corner

Steep grades

Points of entry
(to a given
subdivision)

Street widths

Lots should not
abut more than
3-4 adjacent
lots on side or
Trear yards.

Planting and
buffer strips
desirable

Not closer than
200°',

No intersection
angles less than
7 .

15% maximum for
local streets,

Should be three
minimum.

66' major
streets-50"
minor streets.

Amenity (view from
subject lot; privacy)

Where residential use
abuts arterial streets
industrial commercial
land uses, etec,, buf-
fering lncreases
amenity.

Safety-closely spaced
intersection increase
accident hazard.

Safety-acute angled
intersection res-
trict viston.,

Safety-steep grades
are hazardous.,

Convenience of access.

Convenience & safety-
excessively narrow
streets hinder circu-
lation, while exces-
sively wide streets
are uneconomical.,




TABLE XI

ANALYSIS OF SUBDIVISION DESIGN IMPROVEMENTS
ACHIEVED IN FOUR REPLOTTING SCHEMES

86,

REPLOTTING SCHEME NO.

CRITERION 32, I, 13, 24,
% of total land area in - X X - ‘-

streets.
Lot size _ X X - -
Lot shape _ - - X -
Basements through lots - - b.4 -
Block 1ength - - - X
Lots abutting side an

rear yards. : - - - -
Buffer strips b4 - - -
Intersections

(spacing and number) b4 X - X
Blind corners - - - -
Steep grades i pd - -
Street width X X X p:4

X = Improvement over previously existing subdivision
pattern.
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minor in relation to the 1mprovements which have been
achieved. Furthermore, the speclflic nature of the criteria
used in Table X masks some of the design improvements of a
‘more general nature achieved by the replotting schemes, such
as the substitution of a residential loop street, with
higher amenity, for the pfevlously existing continuous grid

street system in Replotting Scheme No. 32.
III. COSTS

No implementation technique can be conslidered effec-
tive if the costs exceed the benefit derived. ‘There is not
enough detailed cost information in the municiﬁal files to
allow a rigorous cost-benefit analysis of replotting in the
District of North Vancouver, or systematlic cost comparison
with alternative implementation techrfjues, but the availabie
evidence 1is sufficient to arrive at some tentative -

conclusions regarding replotting costs.

Costs to Municipalltycs

In the four<schemes described 1n}Chapter III, the
District did not contribute directly to the costs of replot-
ting. This 1s typical of the reblotting schemes the Dis-
trict has completed to date; generally other parties than
the municipality have borne the direct costs of the scheme,

except where the municipality has acqulred additional land as
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part of the scheme.

This leaves unanswered the question of whether the
payment to the District under,""Administration"3 in fact
covers the cost to the Diétrict of administering repldtting.'
The "Adﬁinistration" payments 1ﬁ the four schemes Whigh

were_reviewed are typical:

Replotting Scheme No. 32 - § 1,080.00
Replotting Scheme No. 1 - $ 367.75
Replotting Scheme No. 13 - § 3,500,00
. Replotting Scheme No. 24 - $ 5,260.00

The amount set out under "Administration® is based_oﬁ
the Planning Department's judgmént. and ﬁn record is“kept of
the man-hours required to complete schemes. The Deputy Muni-
cipal Planner and an assistant spend a large prdportion of
thelr time on replotting, a part of the drafting and steno-
graphlic resources of ﬁhe Planning Department‘go into replot-
ting, and from time-to-time other'municipal staff such as the

District Englineer contribute some of their time. Usually
several replotting schemes are being planned or implemented

at the same time. Schemes take from several:months to over

3see Tables III, page :57, Table V, page 64, Table VII, page 72
and Table IX, page 79.
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a year to complete; and within the time span required to
complete a given scheme, there 1s considerable fluctuation
in the réte at which staff time is being invested. Without
more speciflc data, however, it is not possible to state
whether the District does in fact recover its costs of ad-

ministration from the scheme payments.

At the same time, the Distriét does receive other
direct and indirect econoﬁic benefits from replotting. In
Replotting Scheme No. 1, for example, the District acquired
at no cost a portion of right-of-way for a needed arterial
street. In several of the schemesAthat were reviewed in
Chapter III, the total length of streets, sewer mains and
water mains required. was reduced. While under the District's
subdivislion by;law, the capital cost of providing roads and
certain services to thelr property is largely the responsi-
bility of subdividers, the District should reallize savings
on maintenance costs in the long run, from having to maintain
less road and service length. In the long run also, it seems
probably that the more econdmical use of land made possiile
by replotting will be reflected in higher assessments and a
stronger tax base. On balance. then, replotting appears to
be an economical procedure for the District of North

Vancouver.,
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Costs tw Private Owners

Sections 828, 838 and 839 of the Municipal Act

.ensure that owners involved in a replotting scheme will re-
celve a new parcel equai in market value to their former
parcei; or cash compensation where a new parcel of lesser

value or no new parcel is allocated; and cash compensation

-~

PR

for the cost of any moving of structures or any loss of re-~
venue from the former parcel or buildings, necessitated by
the replotting scheme. Owners are therefore protected from

any drastic economic loss& due to replotting.

At the same time, owners of land other than the muni-
cipality have generally borne the costs 6f replotting in the
Distriét. It would appéar that the direct economic benefits
of replotting easily justify these costs. In Replotting
Scheme No. 32, for example, the property owned by Lennie,
Manner and McCloy would have yielded only nine lots without
replotting. As a result of replotting, their property will
yidd an extra two lots, which more than compensatésnthese
owners for the $2,000.00 which they paid toward the scheme.

(See Figure 11, page 56).

In Replotting Scheme No. 24, Montador paid $54,500.00
toward the scheme, $45, 500 of which represented purchases of
land from other owners or purchases of surplus land left

over at completion of the scheme, and $9.00Q.OO-of which was
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pald toward the actual costs of replotting. The land held
by Mohtador south of Eldon Road wouid, according to estimates
in the municipal file on this schéme. have yielded'lb lots
without replotting. As a result of replotting, it wlll be
possible to produce 17 lots of approximately equal value.

VIn addition, the schemé also made pésslble a more economic
‘layout of Montador's holdings north of Eldon Road thén would
fhave been possible wlthout replotting, and by making a
number of land purchases part of the scheme, replotting saved
Montador the time and expense of separate negotliations.
Montador therefore seems to have recelved full value‘for.his

payment of $9,000.00 toward the cost of replotting.

In addition, to making possible more economic use of
land, replotting often reduces the length of road and service
required. Since the construction of roads and certain other
services is an expense which the subdivider must normally
bear under the District Subdlivision Control By-law, these
savings are a direct benefit to private land owners in

replotting schemes.

Table XII., page 923, 1llustrates the economic gain
due to more efficient use of land and reduced servicing costs
achieve&‘by Replotting Scheme No. 2, at the ;cornei of Lynn

Valley Road and Rufus Avenue in the Vinedale nelghbourhood.



. ECONOMICS OF DEVELOPMENT - REPLOTTING

TABLE XII.

92.

SCHEME NO. 2
- ORIGINAL
PATTERN AS REPLOTTED
Gross acreage 27 .04 ac. 27 .04 ac,
No. of lots 91 103
School Site 2.33 ac, 2.22 ac,
Length of Road 3,130 ft. 2,870 ft.
Useable Land 83.7% 86.0%
Estimated Gross Value $270,000 $309,000
Servicing Costs $90, 400 $86,000
Replotting Costs - $1,300
Net Value $180, 600 $221,700

BEstimated gain due to replotting -

$41,100

SOURCE

District of North Vancouver Planning Dept.,

Planning Explanatory Pamphlet 4, Replotting, p.5.
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in 1959. The estimated net gain due to replotting is
$41,100.00 over the most economic subdivision that could be
achleved without replotting, While.thehtotal cost of

replotting, paild by private owners, was only $1,300.00.

There are also indirect economic benefits to private
owners. Because of the improvement in the quality of the en-
vironment which it is possible to achieve by replotting,
property in replotting schemes 1s likely to find .a stronger
demand on the market and retain its valﬁe better., In refe-
-rénce to Replotting Scheme No. 1, the Districts' KAssessor,

D. Nichols,vin a memorandum dated October 6, 1958, stated
that in his oplnion:

"From an appraisal standpoint the --- proposed layout
of a contoured subdivision is far superlor to the
former 'grid' plan and would create a better market
and demand a higher price for the lots, and assist
materially in holding the value of the land.”

Replotting, therefore, can be concluded to be an econo-
mic procedure for private owners of land in replotting
schemes, as well as for the municlipality. This conclusion

1s borne out by the willlingness private owners have showniin

vnuierous replotting schemes, to pay the costs or replotting.
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IV. PUBLIC ACCEPTANCE

Land ownership has generally been glven a positive
value in North American culture, and activities by govern-
ment which impinge upon the ;;e;ogative of private land
ownershlip run a risk of political unpopularity. This
.factor presumably exerts particular weight in a community
such as the District of North Vancouver, where there is an
above average proportion of property in the form of oﬁner-
occupied single-famlly residences., For thils reason, it is -
relevant to examine the extent which replotting has found
acceptance with private property owners and the Municipal

Council in the District of North Vancouver,

The evidence is relatively straightforward. That pri-
vate owners have accepted replotting is borne out by the
- fact that in forty completed schemes involving roughly 475
owners, only 10 owners, or slightly more than 2%, exercised
their rights of appeal. This 1s not to say that 98% of
owners immediately agree to a replotting proposal; 1engﬁhy
negotiations are often necessary. However, once the propor-
tion of consenting owners necessary to proceed has been
obtained, (sometimes by a process of "gerrymandering" the
proposed replottihg district boundaries),the hold-outs

usually Jjoin the neighbourhood consensus and agree to consent.,
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The nmunicipal’'Counclil’'s acceptanc;méf replotting is
borne oﬁt by the fact that not only has Council agreed to
about fifty schemes over a period of almost a decade, but
Council has also endorsed in principle the policy of further
extensive replotting as set out in thé Plan ‘64 document.
The municipal Council's acceptance of replotting is no
doubt influenced by the ready acceptance which replotting

has received from private land owners in the District.

The acceptance of replotting in the District of
North Vancouver 1s probably related to three factors. First,
as has been demonstrated 1in Sectloh III of this Chapter,
replotting normally produces concrgte economic benefits for
both the District and private land-owners, in excess of the
cost of replotting. Second, whlle replotting does allow an
element of compulsion to be exercised against a small minor-
ity of non-consenting land-owners, the,process.is basically
voluntary and depends upon consent. The consent of owners
- representing seventy per cent of the assessed value of land
in the replotting district must be won before a scheme can
proceed. Third, it can be seen from the dlagrams and des-
criptions in Chapter III that replotting has not required
any extenslve moving of existing structures, and has caused
little disruption to land-owners. (It might be hypothe-~
sized, however, that hligher levels of disruption would result

had replotting been undertaken in more fully built-up areasl
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V. ADMINISTRATIVE REQUIREMENTS

The replotting procedure prescribed by the enabling
legislation is complex and must necessarily be so:

"---for replotting eats away at the very roots of
our land ownership system., It combines expropri-
ation, exchange and also the power to compulsorally
add land to an unwilling owner. It deals wlth and
indeed it must, all facts of land ownership -rthe
Fee Simple, the Right to Purchase, claims,

notices, and charges, e€.8., Mechanics Liens, Mort-

- gages, Lis Pendens, Restrictive Covenants, Wife's
Protective Act cases, D.V.A. holdings, Rights of
Way and Easements. '

This complexity is due :in large measure to the
fact that replotting deals with a number of
properEies in varying states of ownership at one
time."

Furthermore, the process requires a varlety of skills.

Judging from the experience in the District of North

Vancouver, at least the following skills are requlred:

1. Knowledge of property valuation and assessment.

2. Falrly detailed knowledge of land development
economics.,

3. Extensive knowledge of the law relating to land
ownership.

L, Subdivision design skills, including rudimentary
knowledge of cost estimating and subdivision

engineering.
EDistrict of the North Vancouver Planning Department,

Planning Explanatory Pamphlet 4 L, Replotting (North Vancouver,

B.C., The Planning Department, April 15, 1959), p.l.
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5. Drafting and secretarial skills.
6. Of extreme importance, negotiationﬁ skills.
7. A general knowledge of land-use planning, and
particular familiarity with the community
planning prdcess, in the District.

In view of the complexity of the process and the
wide variety of skills required, the question arises, what
demands does :eplotting place on municipal administration
generally, ahd the community planning process in particular,

in .the District of North Vancouver?

To begin with, it should be noted that given the
objective of altering an established pattern of subdivision,
and given the complexity of legal relationships that can
exist in relation to the lands 1nvolved, replotting with
its principle of shifting the legal relationships pertaining
to former parcels to the corresponding new parcels, 1s very
much simpler than thé negotiation of each of these relation-
ships séparately that would likely be required were any
other implementation technique uLto be used. In fact. replot-
tirigflegislation appears to be used in other Jjurisdictions
outside of British Columbia for such relatively simple
matters as street and lane closings, merely because replot-

ting is simpler than using any other technique, even where
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the required change 1s not very complex.5

In the District of North Vancouver, the prime res-
ponsibility for administering replotting lies with the
implementation section of the Planning Department, and
replotting is one of the section's principal activities.

The Deputy Municipal Planner, Mr. R. D. O0'Brien, who heads
the 1mp1émentation section, has from previous experlence
acqulired considerable knowledge of property valuation, land
development economics, and the law relating to land ownership.
Judging from correspondence between Mr. O'Brien and pgivate
land owners, to be found in the municlipal replotting files,
the Deputy Municipal Planner 1s also an accomplished
negotiator. Mr. O'Brien and other members of the Planning.
Department contribute the subdivision design skills required,
and the drafting and secretarlal resources of the Planning
Bepartment are utilized. The framework.df land-use planning
for the Disfrict which forms the context within which
replotting solutions are devised is of course the responéi-
bility of the long-range section of the Planning Department.
The process whereby priorities for replotting schemes are
set, and whereby replotting is fitted into the general

process of community planning in the District, has already

5By interview with ;H. Froelich, formerly Deputy Municipal
Planner, City of Saskatoon, Saskatchewan, March 29, 1967.
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been described in Section III, Chapter II, of this Study.

There is also consultation as required with municipal
staff outside the PTanning Department, chiefly with the
District Manager, the District Assessor, the District
Solicitor and the District Engineér. The demand placed

on these staff members appears to be minor,

It is obvious from discusslon with Mr. O0'Brien that
experience has contributed a great deal to improving the
efficlency of replotting administration. It has been possi-
ble to routinize certain aspects of the procedure and to

avoid difficﬁlties that were encountered in the first schemes.

In conclusion, fhen, it appears that while replotting
1s complex and requires a variety of'skills, the replotting
process does not pléce undue strain on municipal administra-
tidn generally, and 1s well integrated into the processvof
community planning, in the District of. North Vancouver. The
demands placed upon the Planning Department by replotting do
not seem unreasonable in terms of the extent to which
reploﬁting contributes to achleving planning objectives in
the District. At the same time, it must be borne in mind
that the District if fortunate in having Mr. O0'Brien'’s parti-
cular combination of skills at ifs disposal; that the
District 1s large enough to have an assessor, solicltor and

engineer on staff; and that the District already has
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considerable experience in replotting.

VI. SUMMARY

4

While the replotting schemes described in Chapter III
were obviously effective in the sense of achleving the objec-
tives for which they were undertaken, an examination of
whether subdivision design has been improved, costs, vs.
_benefits, piablic acceptance, and administrative requirements
is relevant to a more compreheﬁsive evaluation of the
effectiveness of replotting in the District of North Van-
couver., Replotting has been successful in improving the
contribution of 'subdivision design to the quality of the
physical environment in the case of the four schemes which
were reviewed in detall. _Although there was insufficient data
avallable for rigorous cost-benefit analysis, replotting
does appear to be an economical procedure for both the
municipality and private land oﬁners. There can be little
doubt as to the acceptance of replotting in the District,

on the part of both the municipal Council and land owners.
BReplotting is complex and requires a variety of skills, but
31t has been possible to successfully integrate replotting
.into municipal administration andiinto the recommunity plan-

ning process in :fthe District.



CHAPTER V.,
TOWARD A MUNICIPAL POLICY ON REPLOTTING
1. GENERAL CONCLUSIONS

The case study affirms the hypotheslis of this paper,
i.e., that replotting is an effective implementation tech-
nique for improving the physical paktern of urban land sub-
division as part of the community plahning process in Bri-
tish Columbia. However, this general conclusion must be
qualified since it rests on the specific context of a case

study.

The District of North Vanecouver, where the case study
was conducted, has an established community planning process;
A Planning Department forms part of the municipal staff; a
general plan of policies for physlical development of the
District has been accepted in principle by the municipal
Council; and a zoning by-law, subdivision by-law and building
by-law.are in force. There is, therefore, an existing frame-
work of land-use plann;ng to which replotting can be
oriented, and the staff skllls needed to implement replot-
+ting are available, particularly in the person of Mr. O'Brien,

the Deputy Municipal Planner.

Topography in the District is unusually difficult,
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and accentuates the undesirable effects of poor subdivision
design. Since the District has a comparatively weak tax
base, with an above average proportion of single;famlly
residences, the extent to which the District can undertake
capital expenditures is limited. These circumstances have
probably made replotting seem particularly attractive to the

Pistrict as a means of implementing Planning objectives.

The District's use of replottihg has generally been
confined to areas that were sparsely biailt up at the time
of replotting, and that were originally laild out as single-
family residential subdivisions. Evidence from the case
study as to the effectiveness of replotting in circumstances
other than these 1s qulte limited. It can by hypothesized
that where urban development 1s more advanced and the den-
sity of existing structﬁres is higher, higher replotting
costs, in terms of compensation, moving of bitlldings and
services, etc., would have to be paid, or replotting solu-
tions of a much less effective nature would have to be

accepted.

The District is fortunate in owning a large area of
undeveloped lands. These lands give the municipallity a con-
siderable amount of leverage in utllizing replotting, for
municipal lands<often form a major part of replotting dis-

tricts, and thereby lessen the problem of achieving the
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proportion of consent required for a scheme to proceed.

Even when these qualifications are recognized, it
seems remarkable that the District of North Vancouver 1s the
only. British Columbia municipality tormake extensive use of
reblotting. There appears to beippotential for wider use of

the technique.
II. ADVANTAGES OF REPLOTTING

Based on the case study, and subject ﬁo limitations
_sét out in a foliowing séction of this chapter, replotting
offers the following advantages as an implementation tech-

nique for raltering existing subdivision patterns:

Environment

. It is possible to achieve a varlety of the speci-
fic community p2anning objectives that may arise
“out of the process of planning the urban'environ—
ment. by utlliziﬁg replotting. For example, the
case study demonstrates that it is possible to
acquire rights-of-way for proposed arterial streets;

to c0ns011date'large sites for land uses such as
schools and parks; an§ to change an existing sub-
division pattern to suit a proposed change in
land use, (from single-family residemitial use to

garden apartment use).



2. Replotting is capable of considerably improving

the contribution which subdivision design makes
totthé safety, convenlence and amenity of the

physical environment.

~Economics

3,

Replotting can make possible more economlc use
of land, and can reduce servicing costs, by
reducing the length of roads and services

required.

It is likely that by improving the quality of

the environment, replotting permanently streng-
thens property values in replotting areas, and
as a corollary, also strengthens the municipal

tax baxe.,

The direct costs of_replotting appéar modest,
especlally when consldered relative to the eco-
nomic benefits derived by both private owners

and the municipality.

Administration

6.

Since replotting causes minimum disruption, is
basically voluntary, and produces demoastrable

economlic benefits for both private land owners

104.
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and the municipality, it is likely toffind easy
acceptance with municipal councils and»private

OoWners.

7. Beplotting is a manageable procedure for dealing
with the complex legal relationships that must
be dealt with where changes in existing subdivision

patterns are proposed.

8. Since the replotting legislation allows an

| element of compulslon to be exercised, it is pos-
sible to alter existing subdivision even where
land ownership is divided and a minority of owners

oppose change.

9. Replotting is capable of combination with other
aspects of community planning implementation:-
servicing agreements and rezoning agreements be-
tween the mun1C1pa11ty and private owners are

examples demonstrated in the case study.
- III. LIMITATIOMS TO THE USE OF REPLOTTING

It can also be concluded from the case study that
replotting has a number of limitations: |
1. The effectiveness of replotting is closely tied
to the degree to which there is effective land-

use planning in the community. There must be a
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clear conceptionvqf the future physical frame-
work of the area surrounding a proposed replot-
ting scheme, for example where arterial roads.
wlll be needed, if the replotting solution is to
produce a maximum positive impact. BReplotting is,
after all, an implementation technique and pre-
supposes some definition of objectives.
Replotting legislation 1s complex, as 1s the pro-
cess of replotting. Some streamlining of the
legislation and of replotting.prgcedure may be
possible; this could well be the subject of
further research, but the basic complexity
must remaln since replotting deals with a com-

plex subject, the law of land ownership.

A fairly wlde variety of skills are required;
these sklills may not be avallable in smaller

municipal administrations.

The consent of owners representing seventy per
cent of the total assessed value of all the land
in the replotting district must Be:zobtained
before a scheme can be completéd.‘ Replotting
solutions can, therefore, normally not be

imposed solutlons; careful negotiation between
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the municipality and private 1and'owners is

necessary, and may prove time-consuming.

IV, TOWARD WIDER USE OF BEPLOTTING IN
BRITISH COLUMBIA

The ultimate purpose of community planning has been
defined as improvement of the physlcal environment of the
community as a settingvfor human activities. The planning
process consists of a number of steps, but a critical 1link
in the whole chaln is implementation, for even the best of
Pk ns can have little impact unless there are means of

implementation available.

Replotting is an effective implementation technique
for the purpose of altering existing subdivision layouts
that are deficient in terms of their contribution to the
environment. Problems related to deficliencies in subdivi-
sion design in British Coluﬁbia are obviously not limited
to the District of North Vancouver; since the District is
the only British Columbia municipality making extensive use

of replotting, some comment 1is warranted.l

1Accord1ng to Mr. 0'Brien, planning departments in several
municipalities, including Richmond, B.C., and Surrey, B.C.,
have recently expressed serious interest in the technique to
him. They have not, as yet, embarked on a replotting program.
In addition, Mr. O'Brien has acted as a consultant to the
Municipality of Smithers, B.C., in the completion.:.of one
scheme, and to the Mumicipality of Houston, B.C., in the
preparation of another.
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From discussion with community planners in the/

metropolitan Vancouver area, 1t 1s apparent that one reason
for reluctance to use replotting even where there is a felt
need for altering existing subdivision, is that the replot-
ting legislation and procedures are held to be too complex.
Replotting must by its nature be complex, but 1t may be
possible to simplify the legislation somewhat by redrafting.
It shouldd also be possible to produce a replotting manual,
perhaps using "critical path" analysis, which would be an aid.
in the use of replotting for municipal staff without previous
experience of the technique. Research into these qﬁestions
would be desirable.v The basic complexity of the technique
and the variety of skills needed, however, limit the ﬁse of
replotting in smaller municipalities which have no community
plénning sfaff. Such smaller municipalities might retain
a consultant planning firm to carry on replotting; thefe
seems to be no inherent reason why re%lotting could not be
carried out by a consultant, but it would be desirable for

the same consultant to also be involved in wider land-use

planning for the community.

The case study deals with replotting on the "urban
fringe", i1.e., in areas into which urban development 1is

spreading, but in which urban densities have not yet been -
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achlieved. Although there is no conclusive evidence from
the case study, 1t seems reasonable ﬁo assume that replot-
ting Wouid be more difficult in areas where the density of |
existing structures is higher. Rééearch to test this
assumption would help to define more closely than was pos-
sible in this study, the parameters within which replotting
is more effective than other forms of action. One
approach might be tq design and analyze hypothetical replot-
ting solutions to subdivision problems in a variety of
situations, using density of development and types of land
uses as variables. Another consideration which such research
might include, is the posibility of using replotting where
a chahge in land use 1s proposed or occurring, and where
existing structures will be removed. Where such redévelop-
meht ocecurs, the original subdivision may not be appropriate
-for the proposed land uSe, and the removal of existing
structures might provide an opportunity for replotting at
little cOét. The staging of redevelopment would obviously
be critical; the redevelopment of a falrly 1argé area af.
one time would obviously provide the best opportunity for

replotting.

The suggested research outlined above would help to
define the potential for wlder use of replotting more

precisely. Nevertheless, there is enough evidence from the
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case study to sﬁpport a recommendation that British Colum-~
bia municlpalities in which the community planning process
is eétabliShed, and which have avallable the necessary staff
skills, should gilve éerious consideration ﬁo the use of
replotting as part of the planning implementation program in

the community.
V. SUMMARY

The evidence of the case study supports the hypothe-
sis that replotting is an effective implementation technique
for improving the physical pattern of urban land subdivision
Jas part of the community planning process in British Colum-
bia. This general conclusion is subject to qualifications

springing from the use of the case study method.

Replotting has a number of specific advantages as an
implementation technique for altering existing subdivision
layouts, and also has definite limitations. Further research
would help to Qelimit the preclise parameters within which
replotting is most effective, and might somewhat simplify

the replotting procesé. The District of North Vancouver 1is
the only British Columbia Municipality using replotting ex-
tensively and it 1s recommended that other municlipalities.

having the required staff skills consider the use of

replotting.



111.

BIBLIOGRAPHY
A. BOOKS

Chapin, F.S. Jr. Land Use Planning. Urbana: University
of Illinois Press, 1965. 98 pp.

Cross, Kevin J. Residential Land Subdivision: A
Physical Evaluation. Vancouver, B.C.: Division of
Community and Reglonal Planning, University of British
Columbia, 1965. 155 pp.

- Kent, T.J. Jr. The Urban General Plan. San Franclsco:
The Chandler Publishing Company, 1964. 213 pp.

Kostka, V.J. Nelghbourhood Planning. Winnipeg: The
Appraisal Institute of Canada, 1957. 160 pp.

Lynch, Kevin. Site Planning. Cambridge, Mass:
Magsachusetts Institute of Technology Press, 1962.

243 pp.

McMichael, Stanley L. Real Estate Shb&ivisions. New York:
Prentice-Hall Inc., 1949. 393 pp.

Rawson, Mary. Subdlivision Casebook. Vancouver, B.C.:
Planning Institute of British Columbia, 1963. 63 pp.

B. ©PUBLICATIONS OF PROVINCIAL GOVERNMENTS,
MUNICIPALITIES AND OTHER ORGANIZATIONS.

American Public Health Assoclation, Committee on the Hyglene

of Housing. Planning the Neighbourhood. Chicago:
Public Administration Service, 1960. 94 PpP.

Alberta Departmentof Municipal Affairs, Provinclal Planning
Advisory Board. "Publlcation No., 2 - A Replotting
Scheme Procedure®. Edmonton: Department of
Municipal Affairs, 1951. 14 pp.

Clyne, the Honourable J.V. BReport of the British Columbia
Royal Commisslon on Expropriation. Victoria, B.C.:
Queen's Printer, 1964. 155,16 pp.

Lower Mainland Reglonal Planning Board. Countryside to
Suburb - Supplementary Study No. 3 to "Land for Living".
New Westminster: Lower Malnland Regional Planning
Board, 1963. 43 pp.

What Price Suburbia?  New Westminster: Lower
Mainland Reglional Planning Board, 1967. 30 pp.




112,

Planning Advisory Service, American Society of Planning
Officials. Information Report No. 172 - Deep Lot
Development. Chicagos American ¢ Soclety of Planning
Officials, 1963. 24 pp.

Planning Department, City of Vancouver, British Columbia.
Proposed Revisions to Apartment Zoning Regulations,
Vancouver, B.C.: The Technical Planning Board, City
of Vancouver, 1965. 37 pp., appendices.

Property and Planning Department, District of North
Vancouver, B.C. Apartments. North Vancouver, B.C:
Property and Planning Department, 1959, 67 pp.

___Plan %4, North Vancouver, B. Cs PPoperty and Planntgg
Department, 1964, 52 pp.

_"Planning Explanatory Pamphlet 4. Replotting".
North Vancouver, B.C: Property and Planning Department,

1959. 7 pp.

Royal Archltectural Institute of Canada. Report of the
Committee of Inquiry Into the Design of the Residential
Environment. Ottawa: The “Royal Architectural
Institute of Canada, 1960. 47 pp.

Town of Mission City, B.C. " A Proposed Stret Plan for
North East Mission City." Mlssion City, B.C: Town of
Mission City, 1967s 8 pp. .

C. PERIODICALS

Crossley, AAlan. "Subdiviéion Planning", Community Planning
Review, Vol. V., No. 3 (September, 1955), pp.71-83.

BRawson, Mary, and R.A. Williams, "Land Expropriation",

Community Planning RBeview, Vol. XII, No. 1 (January,
19665n pPp. 4=0. .

"Re Regent Park Replotting Scheme", Western Weekly Reports,

"Replotting - A Useful Planning Tool", Community Planning,
B. Co’ Vol., II, No. 2. (Sep‘bember, 1960)’ PP. 5 - 80

Young, Bruce. "Grid Systems Scuttle Planning, but There's.
a Way Out - Replotting," Civic Administration.
Vol. LII, (March, 1967% pp. 51,




113.
D. LEGISLATION

"An Act to Amend the Planning Act", Bgv. Stat. of Alberta,
1964, &. 68.

"British North America Act", Great Britain Stat., 1867, 30
Victoria, c.3.

"Commuﬁity Planning Act", Bev. Stat. of Saskatchewan, 1957,
c.48,

"Land Registry Act", Rev. Stat. of Britlsh Columbia, 1960,
0.2080

"Municipal Act", Rev. Stat. of British Columbisa, 1960.
c.255

"The Planning Act", Rev. Stat. of Alberta, 1963, c. 43.

"Plans Cancellation Act", Rev., Stat. of British Columbia,

“Vancouvzr Charter", Rev. Stat. of British Columbia, 1960,
c.186.

"Zoning By-Law, 1958" By-Law No. 2668, Corporation of the
District of North Vancouver, B. C., 1958,

E. UNPUBLISHED MATERIALS

Bhargava, Jagdish P. "Division 2, Part XXVII, Replotting,
of the Municipal Act, B.C." Vancouver, B.C: Unpublished
Planning Administrative Term Paper, University of
British Columbia, 1963, 20 pp. appendices.

Hambrook, R.A. "Replotting in British Columbia", Vancouver,
B.C: Unpublished Land Use Control Seminar Paper,
University of British Columbia, 1964,

Tiessen, Eric. "An Examination of Several Legal Aspects of
Replotting in British Columbia”". Vancouver; B.C.
Unpublished Planning Administration Term Paper
University of British Columbia, 1964, 22 pp. appendices.

F. OTHER SOURCES

Municipal Flles - In addition to the sources listed above,
end numerous interviews with members of the District of
North Vancouver Planning Department, conslderable
recourse was had to files on replotting schemes
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maintained by the District of North Vancouver Planning
Department. A set of files is maintained for each
scheme, and although the format varles, each set
generally covers the followlng matters:

1. Land Registry Office searches of title for
all properties in the scheme.

2, Correspondence and memoranda related to
the scheme.

3. Working notes, e.g. property appraisal
estimates, cost estimates related to the
scheme, design alternatives etc. (These
notes vary from scheme to scheme, as to
subject matter and degree of documentation.)

L, Coples of consent agreements and other legal
documents related to the scheme.

5. Maps of the previously exlsting subdivision,
"the common mass", and of the replotted
subdivision. :
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APPENDIX

Copies of the following documents used for replotting

purposes in the District of North Vancouver are appended:

1. A consent form. '

2. A sample replotting by-law.

3. A sample of the statement sent by the
municipality to land owners in a

replotting district, to give notice

of the scheme.



CONSENT
Pursuant to Section 829 (c) of the Municipal Act

Replotting Schome HCs eesossssces
KNOW ALL MEN BY THESE PRESENTS:
THXT, WHEREAS T, seveeronsrosurassseresasassacansscsessssnssssnscessassss B0 the holder

of a registered interest or estate namely B sceececiereisrcrtcaserscasssstsncscssacenss
registered in the Land Registry Office in the City of Vancouver, Province of
British Columbia under NO. iseecevesssssssensseess in ths following landes

All in Group 1, New VWestminster District (hereinaftor called "the said 1anda").

AND WHKREAS the Corporation ¢f the District of North Vancouver has prepared & pro-
rosed Replotting Scheme as indicated on the plans herewith submitted;

AND WHEREAS I am an "owner" as defined in the Replotting Sections of the Municipal
Act R.5.B.C. 1960 ¢.255 ss. 823-856,

AND WHEREAS I am of the opinion that the exchange in respect of the said lends, upcn
the terms set forth herein, would be beneficial;

KOW THEREFORE I HEREBY CONSENT: -
(1) To the execution of such a Replotting Schems affecting the said lands as

set forth on the said plans;
(2) To the exchange of all my right, title and interest in and to the said lands

for an equivalent right, title and interest in and to & parcel or parcels of
land substantially in the form cutlined in Blue on Map "B" attached hereto
and marked ceeicascscronsscasvaraocss therson.

1 BEREBY FURTHER AGRZE to pay to the Corporation of the District of North Vancouver
the sum 6f § evseuvseecssrssesaees On Or before completion of the said schems.

The true market value of the said property 16 Siieeeecsesecrcssnses and the amount or
proportion thereof which is my interest 18 § s.evseveosensenscsncss

Wherever the singular or masculine is used througnout this instrument, the same shall .
be conatrued as meening the plural or feminine or tody corporate or politic where the
context or the partiss hereto so reguire,

IN WITNESS WHEREOF I have hereunto set my hand and 86al this .seerseccscsess day

Of ceevensoncassnssscnasscons 196 eavens

Signed, sealed and delivered . (5ea1)
in the presence of: . R
Witness: eeseeseccsvssasvenssessonnenes

)

Address: R R R R R P PP P PR

Occupation: siesssevssssssssssscsrsenss

Ths Corporate Seal. of: (Seal)

R R R R PN RN N RERE R EEE REY PR R E RN
aesssesesssrevesencnsntroneses

wes hereto affized in the presence of:
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" THE CORPORATION OF THE DISTRICT OF NORTH VANCOUVER
| BY-LAW

A By-law to define a part of the municipality as a
.district for the purpose of replotting and ‘o auth-
orize the preparation of & scheme for the replotting
of the district. '

WHEREAS pursuant to Section 824 of the Municipal Act, the
Council may by by-law define any part of the Municipality as a
"district™ for the purpose of replotting and may authorize the
preparation of a scheme, including incidental preliminary suxr—

veys, for the replottmg of the district;

: AND WHEREAS the Council deem it desirable to undertake the
replotting of certain lands in the vicinity of Keith Road East, .
Indian Reserve Road, Indian Reserve Number Three and Windsoxr Park
Subdivisn.on, New Westmnster District, '

. . NOW THEREFORE the Council of The Corporation of the Dis~
. trict of North Vancouver enacts the followings:

1. 'This By-law may be cited for all purposes as "DISTRICT OF
: ~ NORTH VANCOUVER REPLOI‘TING SCHEME BY=-LAW 39, 1958"

B ‘2¢  That the lands ahown outlmed in red on Plan "A" attached
" . hereto and forming an integral part of this By-law be de-
. fined as a "district“ for the purpose of replotting,

3 It shall be lawful for The Corporation of The District of
' North Vancouver to prepare a scheme, including prelimin-

. ary.surveys, for the replotting of the "distnct" as shovm
~-outlined in red on Plan "A" hereto,

PASSED by an affirmative vote of at least two-thirds of all the
members of the Council on the day of . ' » 1968,

RECONS]:DERED AND ADOFTED by an affirmative vote of ‘at least two~
thirds of all the members of the Council on the © day of
’. 1968 o . S

Reeve

Lo

- . ' Municipal Clerk
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THE CCRPCRATION OF THE DISTRICT OF NORTH VANCOUVIR

District Municipsl Hall,

Date

980C0C00e0008 090000

STATEMENT PURSUANT TO SECTION 829 OF THE MUNICIPAL ACT

RE: REPLOTTING SCHEME NOsoovesses

This is to advise that:

- 1)

2)

3
L)

5)_

6)

7

8)

9)

It is proposed that the area outlined in RED on Plan MA" attached hereto bs
defined by By-law as a '"District! for the purposes of repiotting in accord-
ance with Section 824 of the Municipal Act; this Plan &lso shewm the
property within the "district" as presently subdivided.

Plan "B" attached hereto shows the "district" as if resplctted in
accordance with the proposed Scheme.

The estimated total cost of the scheme is: 5 J A R

The estimated portion of the cost, to be borns by
the Municipality is: esesesscuivene

The estimated total cost of the scheme to be
borne by owners other than the Municipality is: - Bevesceesconnan

The estimated portion of the cost to be borne
by the above named owner in respect of the new
parcel or parcels mentioned below is: ] $ievervnansooes

It is requested that a cheque for the amount shown
in (6) above be returned with the completed consent form,

The amount shown in (6) above may be paid by
installments as follows: _ .
First Installment -~ enclosed with consent. form $.icevsvscessso
Remaining amount payable upon the First working
day of the first month following the completion
.of the schems and the First working day of every
month thereafter, -

Amount of Installment Payment: Bevcrnscosccans
With interest payable at 6% p.a. on tha unpald balancse
Number of Payments: sscsssvesoecoe

This scheme proposes that the land shown outlined in BLUE and marked
esensees ON Plan "B" attached hereto, be exchanged for .the land
described as Lot 4 Sub,

Block ' s District Lot » Group 1, New
Westminster District, Plan Ho.

NOTE: CERTIFICATE OF TITLE: If the duplicate copy of the title to the

-above described property is not on file in the Land Registry
Office, Court House, Vancouver, we would suggest that it be
deposited as soon as possible or forwarded to the undersigned for
deposit. The Reglstrar of Titles will not issue & new certifi-
cate for the new parcel of land, to either consenting or non-
consenting owners, until the duplicate certificate for the
former parcel has been.deposited,

CHEQUES: Cheques should be made payable to: The Corporation of
the District of North Vancouver. .

R.D. O‘Srien
DEPUTY PLANNER
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