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Council

Recommendation:
That Council:
1. Give fourth and final reading to City of Coquitlam Zoning Amendment Bylaw
No. 4469, 2014; and,
2. Approve the signing and sealing of Development Permit 13 014608 DP
(520 Como Lake Avenue) and that the Mayor and City Clerk be authorized to
execute this Permit on behalf of the City of Coquitlam.
Report Purpose:
This report presents for Council's consideration, fourth and final reading to
Zoning Amendment Bylaw No. 4469, 2014 and authorization of a Development
Permit (DP) to accommodate a high-rise apartment building under the RM-6
Multi-Storey High-Density Apartment Residential zone and seven (7) non-market
townhouse units at 520 Como Lake Avenue.
Strategic Goal:
This application upholds the corporate objective of strengthening neighbourhoods
and encouraging a suitable mix of housing in our neighbourhoods.
Executive Summary:
The subject site is located near the future Burquitlam Evergreen Line station and
is within the "Core Area" of the Transit-Oriented Development Strategy (TDS) in
the Burquitlam Neighbourhood Plan (BNP) area. The proposed rezoning to C-7
Transit Village Commercial would facilitate the development of a market highrise apartment building and new non-market housing units.
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Executive Summary cont'd/
The rezoning is consistent with the BNP, and the Transit Village Commercial
Official Community Plan (OCP) designation. The proposal also supports a number
of OCP and TDS policies intended to create high-quality pedestrian-oriented
development and transit-supportive densities in core transit areas consistent
w i t h the intended vision for the Transit Village Commercial area in the BNP. Staff
is therefore recommending that Council grant fourth and final reading to Bylaw
No. 4469, 2014 and authorize the Mayor and Clerk t o execute Development
Permit 13 014608 DP.
Background:
Site Context
The subject property is located at the southeast corner of Como Lake Avenue and
Farrow Street (Attachment l ) and is within 100m of the under-construction
Burquitlam Evergreen Line station. The property is presently zoned CS-l Service
Commercial (Attachment 2) but is designated Transit-Village Commercial in the
Burquitlam Neighbourhood Plan (BNP) of the Southwest Coquitlam Area Plan
(Attachment 3). Since adoption of the BNP in 2002, this property has been
designated Transit Village Commercial. The adjacent property to the south, which
is also designated Transit Village Commercial, has t w o high-density apartment
buildings that are 19 and 13 storeys in height.
Table l : Adjacent Properlty

Existing Land
Uses
North

West

East
South

Apartment and
One-Family
Residential
Apartment and
Townhouse

Service
Commercial
High-Density
Apartment

Characteristics
Zone(s)

RM-6 Multi-Storey High Density
Apartment Residential and RS-l
One-Family Residential
RM-2 Three-Storey Medium
Density Apartment Residential
and RM-3 Multi-Storey Medium
Density Apartment Residential
CS-l Service Commercial
RM-5 Multi-Storey High Density
Apartment Residential

OCP Land Use
Designation($)
Transit Village
Commercial and OneFamily Residential
Medium Density
Apartment Residential

Transit Village
Commercial
Transit Village
Commercial

Proposed Development
The applicant is requesting to rezone the site from CS-l Service Commercial to
RM-6 Multi-Storey High-Density Apartment Residential, which is a corresponding
zone to the Transit Village Commercial land use designation, in order to permit
the development of a 26-storey apartment building containing 180 units and a
three-storey townhouse building comprising seven (7) non-market family
housing units (Attachment 4).
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Proposed Development cont'd/
The new proposed non-market units are to be additional, slightly larger
townhouses for the adjoining YWCA facility to the northeast at 528 Como Lake
Avenue and have been designed according t o the needs and input of the YWCA.
The proposed townhouse unit layouts are deemed desirable by the YWCA and the
overall design of the building will match the existing YWCA building as well as
the design of the new market tower. In addition to the new non-market units, the
project includes a new indoor amenity space adjacent t o the new townhouses for
the YWCA that will be shared between the existing units at 528 Como Lake
Avenue and the new units.
Density Transfer:
The existing YWCA non-market housing facility at 528 Como Lake Avenue is on
property owned by the City of Coquitlam and leased t o the YWCA to operate the
facility. As was noted in the earlier staff report on this application, that site is
zoned RM-6, and though the zone permits buildings at high densities with no
height limits, the YWCA building did not utilize all available density on-site. In
total 4,096m2 of density has not been utilized on the YWCA site. The RM-6 zone
contains provisions that permit density sharing between contiguous sites that
are developed comprehensively. The applicant is seeking to use the provisions
within the RM-6 zone to purchase the unutilized density from the 528 Como Lake
Avenue site and form a partnership with the YWCA to expand the YWCA's
housing supply in this project. The proposed new non-market units would
account for 6l3m2 (6602 sq.ft.) of the floor area, while the remaining 3483m2
(37,490 sq.ft.) would be incorporated into the tower.
The existing YWCA facility at 528 Como Lake Avenue is predominantly smaller
one- and two-bedroom units. The YWCA has experienced a demand for additional
t w o - and three-bedroom family-oriented units. Beedie Living will construct and
sell these new units to the YWCA at a reduced cost. The new units will be sited
close t o the existing YWCA facility, creating operational efficiencies that are
essential t o the success o f the YWCA's operation. If this proposed partnership and
the density transfer did not proceed, the YWCA would not be able to increase
their service levels in this location.
Without the density transfer, the subject site could be developed as a twentystorey apartment tower, though there is no height limit within the RM-6 zone.
Jointly the sites will comply with the density regulations and density sharing
provisions of the RM-6 zone and transferring the unutilized density from the
YWCA site will enable the provision of these additional non-market family
housing units.
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Public Hearing
At the March 31, 2014 Public Hearing, neighbouring residents expressed
concerns with the project and the potential impact it may have on their privacy
and views, as well as access to and from the site and the amount of traffic in the
lane. At the Regular Council meeting following the Public Hearing, Council
directed staff to work with the applicant to address several concerns, including
the following:
• Reduce the impacts on overlook between the existing tower to the south and
the proposed tower;
• Improve the overall operation and function of the current one-way lane
system from Como Lake Avenue to Clarke Road, in the interim until the
ultimate road network for the neighbourhood can be achieved;
• Improve multi-modal access and egress to and from the site as well as
through the rest of the lane.
Staff have met several times with the applicant and their consultants to seek
resolution on these matters. Details of the resolutions are summarized below:
Privacy/Overlook Concerns
The first reading report noted that the applicant's architect developed the site
layout in consideration of numerous factors, including Zoning Bylaw setbacks,
the DP Guideline for 25 metre tower separation, parking and emergency vehicle
access, topography, sun shading, views, and adjacent context. These factors
resulted in a limited portion of the site where the proposed tower, podium and
YWCA buildings could be located. Staff continued to work with the applicant and
their architect to explore the feasibility of changing the orientation of the
building to be diagonal from the neighbouring tower or slightly shifting the
tower on-site. In addition to the'above factors, the applicant's architect provided
the following rationale regarding the difficulties of further offsetting the tower
or siting it diagonally relative to the existing apartment tower to the south:
•

•

In order to accommodate the access and driveway ramp to the underground
parking from the east side lane, the building must be sited further to the
west, which reduces the possible building off-set. Additionally, with access
from the lane, the building's podium had to be pushed further out of the
ground, which increased the overall height of the podium and results in
variances being sought for reduced setbacks for the parking structure.
The architect completed an analysis of the views between the two existing
towers at 730 and 738 Farrow Street, which are sited 25 metres apart and the
existing views from the northernmost tower (Attachments 5a and 5b). The
analysis was completed to evaluate the merits of and compare the proposed
tower's current location and a more westward location as well as a diagonal
orientation. The architect's conclusion was that there was no net benefit in
shifting the building westward or diagonally as the alternative locations
would impact views equally compared to the proposed location.
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Public Hearing cont'd/
Privacy/Overlook Concerns cont'd/
• The architect reviewed the possibility of re-orienting the proposed tower
diagonally tothe neighbouring building (Attachment 6). As demonstrated on
Attachment 6, placing the tower on a diagonal would result in the tower being
sited closer to the neighbouring building. By doing so it would also no longer
comply with the required building setbacks from property line or the DP
Guideline for separation requirements to the existing apartment tower to the
south. Additionally, rotating the building would expose more building wall
face to the neighbouring building (Attachment 7). This change also impacts
the parking layout underground. The rotation of the building would result in
structural changes that would require relocating pillars and negatively impact
parking efficiencies (Attachment 8), resulting in two additional underground
levels of parking. This change would make the building no longer financially
feasible to construct, without adding additional density above what is
currently proposed.
• Attachment 9 shows the potential building footprints that would be
achievable respecting all required setbacks, separation distances, and placing
the new tower completely on an offset diagonal from the neighbouring tower.
The result is that two potential locations were possible. One resulted in a
minimal building envelope of 37lm2 (4000 sq.ft.), the current proposed floor
plate is approximately 650m2 (7000 sq.ft.). The second location would permit a
slightly larger 400m2 (4300 sq.ft.) floor plate, however, this building envelope
would be irregular-shaped and unfeasible to develop. The architect's
conclusion is that neither offset diagonal location is feasible or suitable for
development.
In summary, the applicant's architect reviewed and evaluated multiple
alternatives for siting the building and concluded that the current proposed
location is the most suitable location and moving the building is not technically
feasible when all other siting, design, and project factors are considered. Given
this, the architect, in response to neighbour concerns regarding privacy and
overlook, has proposed the following design changes:
• Oriented the westernmost units to face west away from the neighbouring
southerly tower with balconies and living spaces directing views westwards;
• Recessed the bedroom wall of the middle unit on the southern building face
by 0.6m (2 ft.);
• Reduced the depths of balconies for the middle units to l.2m (4 ft.); and
• Reduced the extent of glazing of the middle units by 60% by creating 'punch'
windows to minimize overlook or privacy concerns.
Lane Operation and Access
The existing one-way lane is currently accessed from Clarke Road and exits at
Como Lake Avenue. Development.Planning, Transportation Planning, and Traffic
Operations staff have met with the applicant, their architect, civil and
transportation consultants to work on an interim solution to improve the
configuration and operation of the lane until the ultimate road network can be
achieved through the redevelopment of other lands adjoining the lane.
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Page 6
July 21, 2014

Public Hearing cont'd/
Lane Operation and Access cont'd/
The applicant's transportation consultant confirmed that the traffic volumes
generated from this development will not negatively impact the lane nor will they
be excessive or problematic. Should the application be approved to proceed, the
applicant has committed to complete the following interim modifications to the
lane until an ultimate road network can be achieved (Attachment 10):
• Reverse the direction of traffic flow to access the lane from Como Lake Avenue
(which would now function for right-in/right-out traffic movements) and exit
onto Clarke Road at the new signalized intersection (scheduled to be operational
by opening day of the Evergreen Line) that will be introduced as part of the
Evergreen Line Burquitlam Station work. At the intersection on Clarke Road,
northbound, southbound, and subject to detailed design confirmation, straightthrough traffic movements will facilitate traffic exiting the lane. This will also
alleviate the current congestion concerns with the lane solely exiting at Como
Lake Avenue and allow better access and egress to the site.
• Widening a portion of the north/south section of the lane through the
acquisition of a statutory-right-of-way from 567 and 571 Clarke Road to
accommodate two-way traffic between the southern extent of the subject
property northward to Como Lake Avenue. A short portion of a one-way
alternating traffic will be established for portions of the north/south portion of
the lane as shown on Attachment 10.
• Provision of a l.5m sidewalk throughout the lane to improve pedestrian
movements and access.
• Suitable lighting of the laneway.
The applicant has registered a covenant on-title that would prohibit building on
the property prior to rights-of-way being registered on-title of the neighbouring
properties to accommodate the proposed lane works complete with a bond for
the value of the required works deposited with the City. This would allow the
application to proceed to a certain stage while providing the City with the
applicant's commitment to not commence building construction until a suitable
solution is implementable. In addition to discussions with City staff, the applicant
has also consulted with neighbouring businesses and has received their
concurrence to the concept of lane reversal.
Shared Landscaping
As noted in the previous report on this application, there is a large mature cedar
hedge between the subject property and the neighbouring property to the south
at 738 Farrow Street. The applicant has surveyed the hedge and determined that
the majority of the hedge is located on the subject property, though foliage is
shared between both properties. The proposed development will necessitate the
removal of the hedge in order to excavate the site to accommodate construction
of the underground parkade. The applicant has had several discussions with the
neighbours and resolved to provide a new cedar hedge entirely on the property at
738 Farrow Street. The size of the hedge has not yet been determined due to
uncertainty of seasonal availability at the time of installation, but it will be a
minimum of 2.5m to 3.0m.
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Design
Overall the proposed development represents a high-quality form and design
(Attachment l l ) and will positively contribute to a vibrant and attractive
redeveloping Burquitlam neighbourhood. In particular, the following elements
have been considered and are proposed by the developer:
• Continuity of the streetscape along Como Lake Avenue by designing the new
YWCA townhouse building to reflect and correspond with the design of the
existing YWCA building (Attachment 12);
• Design variety for differing building facades by creating individual building
elevations for all four building faces of the tower (Attachments I3a, I3b, I3c).
This creates visual interest from all perspectives of the tower;
• The design incorporates a significant amount of glass on the facade, exceeding
the glazing typically provided in many existing high-rise buildings in the City;
• Unique design features have been incorporated into the building, such as a
prominent roof line, architectural fins, and a 'Y' spine accentuated with punch
windows on the south facade reflecting the relationship with the YWCA;
• A courtyard access off of Como Lake Avenue improved with enhanced
pedestrian entry including a partially covered pedestrian drop-off area,
decorative paving pattern, feature tree, water feature, and feature wall is
proposed at the front of the building, adding prominence to the main entry;
and,
• Exterior materials are of high quality, and are appropriate for high-rise
developments, including concrete, glass and spandrel glass.
DP Guidelines:
The proposed development conforms to the Burquitlam DP Area Guidelines. The
project will be a positive addition to the Burquitlam neighbourhood as it will
meet the following DP Guidelines:
Integrated balconies with glass railings to maximize light penetration;
Proposed floor plate size is slightly less than the maximum of 700m2 for
building greater than 12 storeys;
Minimum setback distance of 25m between buildings greater than 12 storeys
in height;
Building facade design with distinguishable building elements;
Continuous residential units along Como Lake Avenue with direst pedestrian
entries and elevated patios;
Enhancing the rear lane with secondary building access and connection to
amenity spaces;
Frontage improvements for all three road frontages;
Building with the slope to manage the grade change and minimize height of
retaining walls by terracing them; and
• Parking accessed from the side or rear of the building.
Zoning Bylaw
The project meets the majority of the Zoning Bylaw requirements of the RM-6
zone (Attachment 14); however the following variances have been requested:
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Zoning Bylaw

cont'd/

New YWCA Building Setback Variances:
•

Section I208(8)(a) - Reduce the interior (southwestern) side lot line f r o m 6.0m
to 1.8m f o r the building and 3 3 m f o r the amenity room. There will be no
major visual impact with the variance as this portion of the building will be
adjacent t o the unenclosed parking spaces of the neighbouring site. Staff
have no objections to this variance.

•

Section 518 - Reduce the building setback along Como Lake Avenue f r o m 8.0m
to 5.95m. In order to maintain a similar building setback t o the existing
YWCA building at 520 Como Lake Avenue, which was also varied, a variance
to reduce the setback is being sought. A road widening right-of-way is being
provided by the applicant and the Zoning Bylaw requires additional building
setbacks to protect the future potential to widen Como Lake Avenue. The
reduced setback will not have a significant impact along the Como Lake
Avenue street frontage, as the widening will be t o increase the width of the
boulevard w i t h a wider sidewalk and landscaping, which will be constructed
by the applicant as part of their frontage improvements. No actual widening
of the Como Lake Avenue roadway in this location is envisioned at this time
or in the foreseeable future.

•

Section 514(2) - Reduce setbacks to allow f o r projecting features such as stairs
and roof overhangs. For the Como Lake Avenue and southern interior setback
lines where the setback is to be reduced by variance, an additional variance is
also required for allowable siting projections.

Market Tower Setback Variances:
• Section I208(8)(a) - Reduce the setback f o r projecting features f o r the vertical
concrete element f r o m the base o f the building to the roof f o r the southern
property line f r o m 6.0m t o 4 ' 8 m . The architectural fin creates visual interest
and articulation on this building facade and has no impact on privacy,
therefore staff support the variance.
•

Section I208(8)(a) - Reduce setbacks f o r portions o f the underground parking
structure that protrude above finished grade f r o m 6.0 and 4.5m to Om. Due to
the significant grade change from the lane and t o match the condition of the
parking structure on the adjoining property to the south, portions of the
parkade project above finished grade, and therefore would be required to
adhere t o building setbacks. The applicant has attempted t o match the
condition of the neighbouring site but will require variances for the
approximate one ( l ) metre portion of the structure that does not match the
adjoining parking garage as well as along the lane and adjacent t o the
existing YWCA building. Staff supports these variances as they have been
treated w i t h appropriate design treatments, such as enhanced landscaping
and cladding materials on exposed walls, by the applicant in order to
minimize their visual impact
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Market Tower Setback Variances cont'd/
• Section 1208(7) - Vary the buildings per lot provision regarding dwelling units
per building f r o m 103 to 180. The RM-6 zone contains provisions that allows
for multiple buildings to be sited on a lot, however there is a maximum
number of dwelling units permitted in any one building, which is specific only
to the RM-6 zone. No other high-density zone within the City contains a
similar provision. In October 2012, Council adopted changes to the highdensity apartment residential zones to increase the allowable densities in
these zones, which included the RM-6 zone. This provision restricting the size
of a building was inadvertently left in the Bylaw, though it is no longer
reflective of densities achievable through the amendments. Staff are
supportive of this variance as density is controlled by regulating the
permitted buildable area on a lot. Additionally, staff intend to bring forward a
future housekeeping bylaw for Council's consideration that would remove
this outdated redundant clause as well as other minor housekeeping text
amendments to the Zoning Bylaw.
In accordance with the Local Government Act dind the City's Development
Procedures Bylaw these variances have been incorporated as provisions in the
' Development Permit.
Development Permit:
Development Permit 13 014608 DP (Attachment 15) has been prepared for
Council's consideration.
Financial Implications:
The application will result in the payment of Development Cost Charges (DCCs)
(approximately $1.5 million). The proposal will also generate approximately $2.78
million in density bonus money for public amenities and approximately $271,000
in CACs, towards a future community recreational facility in this area of the City.
Bylaw No. 4469, 2014:
Zoning Map Amendment Bylaw No. 4469, 2014 (Attachment 16) has been
prepared for Council consideration. Adoption of this Bylaw would rezone the
area outlined in black as noted.
Conclusion:
Staff support the proposed development and associated amendment Bylaws for
the following reasons:
• The project is consistent with the Transit Village Commercial OCP Land use
designation and meets the intent and vision of this designation;
• The project is consistent with the vision of the BNP, including the
development of this area as a Transit Village Precinct;
• The site is within walking distance of the Burquitlam Evergreen Line transit
station and will increase density at an appropriate scale and type in close
proximity to rapid transit service;
• Adheres to the principles of Transit-Oriented Development within a TDS core
area;
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Conclusion cont'd/
•
Will create new non-market supportive housing within the City meeting an
identified need for family-oriented supportive housing;
• The developer has modified the proposed development to respond to specific
adjacency and interface issues raised by residents t o the south as per
Council's direction from the Public Hearing;
• The development is a high-quality mixed residential project that is sited to
maximize density within walking distance of a future Evergreen Line station;
and,
• The design of the building fits the form and character of development that
the City is seeking within the Burquitlam area.
Staff are recommending Council give fourth and final reading to Bylaw No. 4469,
2014 and authorize the signing and sealing of Development Permit 13 014608 DP
(520 Como Lake Avenue).

J.L. M c l n t y r f MClP, RPP
CJ/lmc
Attachments:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.

Orthophoto
Location and Adjacent Zoning
Existing OCP Land Use Designations
Site Plan
View Analysis (5a, 5b)
Tower Orientation Study
Siting Study (Building Face)
Siting Study (Parking Layout)
Siting Study (Building Footprint)
Lane Concept
Building Rendering
Como Lake Avenue Frontage
Building Perspectives (l3a, I 3 b , 13c)
DP Data Sheet - Doc# 1721833
Development Permit 13 014608 DP - Doc# 1722086
Bylaw4469, 2 0 1 4 - D o c # 1631591; Schedule A - D o c # 1645026

This report was prepared by Chris Jarvie, Development Planner and reviewed by
Erica Tiffany, Supervisor Development Planning and Ian Radnidge, Acting
Manager, Development Services.
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