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To:
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From:
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Subject:

Proposed Transit-Oriented Development Strategy (TDS)

For:

Council

Recommendations:
That Council:
1. Approve the proposed Transit-Oriented Development Strategy (TDS)
document, as attached in the report dated July 20, 2012 of the General
Manager Planning and Development, entitled "Proposed Transit-Oriented
Development Strategy (TDS)", and direct staff to proceed with immediate
implementation of the TDS;
2.

Direct staff to apply the Transit-Oriented Development Strategy as criteria for
the review of OCP Amendments near all station areas, superseding the
"Location Criteria for Official Community Plan Amendments in the Vicinity of
the Future Burquitlam ALRT Station," adopted on March 19, 2012; and

3.

Direct staff to report back to Council with further policy details regarding
Community Amenity Contributions (CACs), rental housing in Burquitlam and
parking requirements in TDS areas.

Report Purpose:
To provide an overview of the attached Transit-Oriented Development Strategy
(TDS), and recommend approval of the TDS as a high-level vision document that
will guide future development around Evergreen Line stations.
Strategic Goal:
This report aligns with the corporate objectives of supporting neighbourhoods,
enhancing economic opportunities, innovating to meet changing needs, and
continually improving processes, policies and services.
Executive Summary:
The Evergreen Line is a significant transit investment that provides the
opportunity to shape future growth. The City has developed a Transit-Oriented
Development Strategy (TDS) to act as a high-level vision for new Transit-Oriented
Development (TOD) along the Evergreen Line, involving higher density, mixed-use
and pedestrian-friendly development within walking distance of stations.
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Executive Summary: cont'd/
Developed through a consultation process, the TDS updates the City's existing
TOD policies and provides certainty regarding development objectives along the
Evergreen Line. The TDS will inform area and neighbourhood plan updates, and in
the interim, be used to process development applications in station areas.
The TDS is organized around six key objectives, including: (i) Create Compact
Complete Neighbourhoods; (2) Develop Transit Supportive Density; (3)
Implement High Quality Urban Design; (4) Create Great Places; (5) Promote
Sustainable Transportation Choices; and (6) Manage Parking.
The TDS provides over-arching direction for new transit-oriented development
that immediately supports the transition of station areas towards vibrant new
places in our community. Additionally, there are three key policy areas requiring
further work: (l) Community Amenity Contributions; (2) rental housing; and (3)
parking. Detailed reports will be brought forward to Council on these items in
the near future. Staff recommend adoption of the TDS and direction for further
policy development.
Background:
The Evergreen Line represents a significant long-term transportation investment,
providing a valuable City building opportunity and greater transportation choice
for residents, the local work force and visitors to the community. To capitalize on
the benefits of rapid transit, the City has developed a Transit-Oriented
Development Strategy (TDS). The TDS (Attachment l ) is intended to act as a
high-level vision for guiding new 'Transit-Oriented Development' (TOD) centered
on the Evergreen Line system, and is focused on achieving higher commercial and
residential densities, mixed-use buildings, pedestrian-friendly streets and public
spaces within walking distance of stations.
As established by Council direction, the purpose of the TDS is several-fold:
» Integrate policies that leverage the Evergreen Line and stations as Citywide
assets, enhancing the quality of life for residents across Coquitlam;
» Confirm and recognize the importance of the Evergreen Line system as
»

paramount to Coquitlam's approach to sustainable urban development;
Create clear expectations for the local community and the development
industry by presenting the City's vision and objectives for lands around the
Evergreen Line network; and
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Background: cont'd/
» Align and update existing policies and guidelines for TOD in order to best
guide the evaluation and processing of development applications and
updates to Area and Neighbourhood Plans.
TDS Development Process
Development of the TDS began in late March 2012, with a comprehensive review
of adopted City TOD policy and North American best practices.
Staff inventoried and analyzed approximately ISO existing TOD related City
policies and strategic directions, working to consolidate, strengthen and
streamline these directions into roughly 45 over-arching TDS strategies that
could be applied to all station areas. In addition, several existing neighbourhood
specific policy directions were also integrated into the TDS and strengthened
with new policy, where appropriate, to emphasize key considerations and provide
guidance for unique needs within the rapid transit corridor.
Conceptual 3D modeling of potential build-out of existing land use plans in
station areas was also done to better understand the policy details needed in the
TDS. This analysis, while conceptual, allowed the City to visualize and test the
anticipated impact of existing policy, identify opportunities to strengthen the
City's land use response to transit, and assist in modifying policies accordingly.
TDS Consultation Process
A multifaceted consultation process was undertaken to inform TDS content and
gain feedback from Council, staff, key stakeholders and the public.
Council and Interdepartmental Working Group - Council input on the TDS scope,
process and policy content was received through a combination of four meetings
with Council/Committee held between March 19 and July 9, 2012. The TDS
process also involved a cross-departmental staff working group to provide input
on TDS policy content, document organization and considerations for effectively
applying the strategy. This approach also ensured that the TDS is comprehensive
in scope and collectively reflects the goals and mandates of the City's
departments.
Public Open Houses and General Outreach - Despite the fact that several policies
in the TDS are rooted in the City's Council-adopted plans, it was important to also
consult with key stakeholders and the public regarding TDS policy components.
General project outreach included use of a project webpage, newspaper
advertisements, email bulletins and social media posts.
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Background: cont'd/
TDS Development Process cont'd/
Two Public Open Houses were held on June 21, 2012 (Burquitlam) and June 23,
2012 (City Hall) to obtain public feedback on proposed TDS components.
Representatives from the development industry, community organizations and
other external agencies were invited to the public open houses through direct
mail letters. Staff also consulted with TransLink early in the process to obtain
feedback on TOD best practices and consistency with regional transit-oriented
development objectives.
Additional consultation with the development industry and Community
Associations was undertaken to obtain feedback on specific TDS policy
components related to the RM (high density apartment zones) and C-7 zone
review. The financial feasibility of Community Amenity Contributions (CACs) was
also discussed with members of the development community.
As noted in the July 9, 2012 TDS update report to Council, feedback from the
public open houses, along with input from other consultations, indicates support
for the TDS Key Objectives and related policies.
However, it is important to note that several key concerns were raised during the
consultation process, including:
1. development pressure on rental housing sites in Burquitlam;
• 2. amenity needs in neighbourhoods around stations;
. 3. uncertainty around extent of potential land use change and implications
for maintaining properties in advance of neighbourhood plan updates; and
4. building form transition in areas experiencing redevelopment and
potential increases in height and density.
While the TDS does include high-level policy direction to address these issues (as
described below), further more detailed policy development and future
neighbourhood planning processes will be undertaken to more fully respond to
concerns one (l), two (2) and three (3) above. Additional changes to the TDS were
integrated into Sections 2.2.1 and 2.2.2 (pages 13-14) to address height and
density transition.
TDS - Providing Interim Direction and Guiding Future Planning
The TDS is a high-level vision that will direct transit-oriented development
around Evergreen Line stations, identify city-wide objectives that establish clear,
consistent development expectations, and guide future area and neighbourhood
plan updates.
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Background: cont'd/
TDS - Providing Interim Direction and Guiding Future Planning cont'd/
In the interim, and advance of area and neighbourhood plan updates, the TDS
will be used to evaluate and process development applications in Evergreen Line
station areas, includingthe Burquitlam area. The TDS would now replace
Council's interim criteria of March 19, 2012, and provide additional guidance and
requirements for applications to conform to the intent of TDS policies, as well as
existing adopted Neighbourhood Plans.
Discussion/Analysis:
TDS Document Overview
The proposed TDS document contains four sections:
Section 1 - Introduction: Outlines the purpose of the TDS and identifies its role in
guiding interim development applications and future local area planning.
Section 1 also identifies 'TDS Focus Areas' around Evergreen Line stations where
TDS policies apply, and delineates the following three key 'areas of influence':
»
»
»

Core Station Areas (typically within a 5 minute walk of stations)
Shoulder Station Areas (beyond core, but within ten minute walk)
Transit Corridor (key corridors connecting to the stations)

Section 2 - Key TDS Objectives: Outlines the six Key TDS Objectives and
supporting policy groups that apply across all station areas (see pages for details):
1. Create Compact, Complete Neighbourhoods (pages 10-12)
• Transit Supportive Land Use Strategies
•
Employment Strategies
•
Interim Rental Housing Strategies
2.

Develop Transit Supportive Density (pages 13-15)
•
Land use intensity
•
Building Transition - Height and Density
•
Servicing (of new development)

3.

Implement High Quality Urban Design (pages 16-17)
•
Streets for People (pedestrian-friendly development principles)
•
Unique Identity
•
Guideway (Evergreen Line) integration

4. Create Great Places (pages 18-19)
•
Density Bonusing for Amenities
• Community Amenity Contributions (CACs)
•
Localized Amenity Contributions
•
Urban Parks and Local Amenities
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Discussion/Analysis: cont'd/
TDS Document Overview cont'd/
5. Promote Sustainable Transportation Choices (pages 20-21)
• Multi-modal Transportation Network
• Street standards
6. Manage Parking (Page 22)
• Parking Management Strategies (TOD specific)
Section 3 - Neighbourhood Specific TOD Planning: Reiterates and strengthens
context-specific approaches for key planning areas and corridors along the
Evergreen Line (i.e., Burquitlam, City Centre, Barnet Corridor). This section builds
on the over-arching direction of Section 2, highlighting specific factors necessary
for the success of these distinct areas.
Section 4 - Implementation: Outlines TDS implementation through^identification
of follow-up actions, departmental responsibility and target timelines.
TDS Strategy Highlights
While the content of the TDS is rooted in existing City policy, it is important to
highlight some of the key new policy directions that work to integrate TOD
development into existing neighbourhoods, guide phasing and reflect economic
development goals and realities.
Building Density and Height Transitions (Objective 2, p. 13)
„ The TDS contains guidelines for the transition of densities and heights between
adjacent uses and Core and Shoulder Station Areas, as well as within the overall
Shoulder Station Area:
Core Station Areas: (closest to station)
» Integrate high density, mixed-use commercial and residential development
(minimum 2.5 times the lot area), with high quality building design and
public spaces.
» Continue to provide flexibility in building heights to ensure high quality
urban design.
Shoulder Station Areas: (beyond the core and within walking distance)
» Locate the highest Shoulder Area densities directly adjacent to Core Area,
with a decrease in density and height moving away from the station. The
gradient of transition will also vary dependent on neighbourhood context
and adjacent building types.
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Discussion/Analysis: cont'd/
TDS Strategy Highlights cont'd/
Development Phasing and Applications
Coquitlam has experienced considerable success in the City Centre and benefits
from concentrating initial growth. Focusing the development pattern also allows
key services and activity to energize an area and support a vibrant public realm.
Based on this context, several key phasing policies are included in the TDS to
support early and concentrated activity near Core areas and to decrease land
speculation at the outer edge of the Shoulder area. These polices are designed to
communicate clear expectations to both community and developer interests.
Examples of relevant TDS content include:
»

Preventing leapfrogging of land uses and building form in Shoulder Areas in
advance of Neighbourhood/Area Planning;

»

Postponing land use changes in key areas of Barnet Corridor and near the
loco Station until more detailed planning/analysis is complete.

The TDS also outlines policies and procedures that will enable some
developments, potentially higher in density than what is supported by existing
neighbourhood plans, to proceed in advance of more detailed local area planning.
In these cases, the TDS requires developers to undertake appropriate servicing
studies, provide required services and infrastructure, and demonstrate
compliance with other aspects of the TDS. Additionally, such applications may
also require the developer to undertake additional public consultation on their
development proposals.
Employment Requirements
The TDS reinforces Coquitlam's current employment provisions for new mixeduse development in the City Centre, requiring a minimum 0.5 lot area equivalent
as employment generating floor space. However this standard, while desirable,
may be too high a threshold for developments within the Burquitlam and
Lougheed areas given challenges expressed by the development industry, and
that these more local employment nodes may be more suitable for more local
employment functions relative to the City Centre. Based on this, an employment
standard requiring 0.25 times lot area in employment floor space (half the City
centre requirement) is proposed for Burquitlam and Lougheed.
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Discussion/Analysis: cont'd/
Areas for Further Work
Policies in the TDS contain a level of detail that allow for immediate
implementation. However, staff note there are three key TDS policy areas that
require further work, and some of these only include a general level of policy
detail and/or identify the need for more specific policy.
Transit Supportive Densities and Funding Amenities
Successful transit station areas require sufficient development densities that
support appropriate transit ridership and local commercial uses. These higher
densities must be accompanied by high-quality amenities to ensure new TOD
development is livable and incorporates a unique "sense of place". To support
these objectives and generate funds to support implementation of local
neighbourhood amenities, the following actions are in the TDS:
»

Update the RM-4, RM-5, RM-6 and C-7 zones with increased density limits
and density bonusing, similar to the C-4 City Centre Commercial zone.
Staff note that this initiative is already underway and staff will be
presenting these proposed updates to Council under a separate cover in
the near future.

»

Develop a voluntary Community Amenity Contribution (CAC) program for
multi-family residential rezoning applications not covered by the density
bonus program. This approach would include projects such as low-rise
apartments and the portion of high-rise density not eligible for bonusing,
and would help bridge the funding gap for amenities and facilities that
cannot be provided through Development Cost Charges. The specific,
suggested funding level and approach will be developed and brought back
to Council for consideration in the near future.

Rental Housing in Burquitlam
The July 9th TDS update to Council elaborated on the issue of increased
redevelopment pressure on existing rental housing properties in Burquitlam, and
proposed rental housing policy options for Council feedback.
Staff anticipate that more specific rental housing policies will be ready for
Council consideration in the near future. However given.that the TDS will guide
development application processing in advance of the Burquitlam
Neighbourhood Plan update, and that redevelopment applications involving
rental properties in Burquitlam may come forward in the meantime, 'interim'
rental housing policies have been included in the TDS document.
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Discussion/Analysis: cont'd/
Areasfor Further Work cont'd/
These interim policies are consistent with those already reviewed by Council, and
will provide broad policy parameters to identify new rental housing options and
help achieve new rental units when properties with existing purpose-built rental
are redeveloped. These policies also provide a flexible 'menu' of options for
developers, the City and other partners, that can be utilized to tailor effective
options and responses to differing redevelopment scenarios and result in creative
rental housing solutions. In brief, these policies include:
»

Requiring developers to submit a site-specific rental housing strategy, that
provides an assessment of on-site rental housing and details their proposed
approach for replacing rental units and relocating existing renters, (see TDS
page 12);
» Utilizing Housing Agreements to protect new rental units as long-term rental
stock;
» Utilizing the portion of density bonusing contributions identified for
affordable housing to help fund rental housing solutions within the
Burquitlam area, including new rental unit development and tenant
relocation assistance;
»• Working with developers of larger sites to develop new on-site purpose-built
rental units;
» Considering incentives to encourage and support the development of new
on-site rental units, including:
• Waiving density bonusing contributions;
• Waiving Community Amenity Contributions (CACs);
•
Exempting new rental floorspace from maximum density allowances,
subject to servicing, traffic and design review; and
•
Parking reductions for new rental units, based on a review of vehicle
ownership data and best practices.
» Pursuing partnerships between developers, senior governments, community
organizations/non-profits and the City to maximize new rental unit
development opportunities and promote creative solutions.
Manage Parking
Rapid transit service creates a unique opportunity to strategically manage
parking in station areas to support rapid transit use, recognize differences in car
ownership and utilization rates in TDS areas, and establish suitable levels of
parking supply. As part of the implementation of the TDS, staff are directed to
explore parking management options including:
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Discussion/Analysis: cont'd/
Areas for Further Work cont'd/
» Updating/reducing parking requirements in station areas based on new
information and data for TDS areas;
»
»

Establishing policies to support shared parking;
Investigating implementation of a "cash-in-lieu of parking" program to allow
more flexible solutions to parking supply and/or reinvestment in
infrastructure as an alternative to entirely on-site parking.

Next Steps: TDS Implementation and Further Policy Development
In order to advance higher density mixed-use and pedestrian friendly
developments, and in response to the need to provide direction for
redevelopment of land in station areas, staff recommend approval of the TDS and
immediate implementation.
TDS endorsement by Council will:
1. Improve coordinated planning for transit station areas in Coquitlam;
2. Establish a clear set guiding provisions for station areas;
3. Allow development applications to proceed in an orderly manner; and
4. Support the Burquitlam Neighbourhood Plan update in coming months.
Additionally, staff recommend that Council authorize the development of specific
policies that will further advance the goals of the TDS, including: Community
Amenity Contributions (CACs), specific rental housing policies and parking
management. These supporting policies will be brought back for Council
consideration in the near future.
Financial Implications:
Given the high level nature of the TDS, at this point there are no immediate
financial implications associated with this report. Any financial implications
associated with TDS implementation will need to be considered and balanced
with other priorities, and will be brought forward with each individual work item.
Conclusion:
The Evergreen Line represents a significant long-term transportation investment,
providing a valuable City building opportunity and greater transportation choice.
To capitalize on the benefits of rapid transit, the City has developed a TransitOriented Development Strategy (TDS), which will act as a high-level vision for
guiding new 'Transit-Oriented Development' (TOD) around the Evergreen Line.
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Conclusion: cont'd/
Organized around six 'key objectives', the TDS will provide an opportunity to
realize higher density, mixed-use and pedestrian-friendly development within
Evergreen Line station areas, and also effectively mitigate development impacts
in these areas. The TDS will also guide future area and neighbourhood plan
updates, and in the interim, be used to evaluate and process development
applications in advance of these updates.
Public consultation to-date indicates support for TDS objectives and supporting
policy components. Staff note that additional consultation may be undertaken
by developers on a case-by-case basis for applications brought forward in
advance of neighbourhood plan updates.
As the TDS provides immediate direction for TOD development along the
Evergreen Line and establishes new guiding policy for a consistent citywide
approach, staff recommend: (l) approval of the TDS; and (2) direction for staff to
proceed with further policy work regarding Community Amenity Contributions,
rental housing and parking management.

J.L Mcln tyre, MClP
BI/RP/ms
Attachments:
1. - Proposed Transit-Oriented Development Strategy (TDS) (Doc# 1281905)
This report was prepared by Bruce Irvine, Project Consultant and Ryan Perry,
Community Planner, and reviewed by Carl Johannsen, Manager Community
Planning and Raul Allueva, Manager Development Services.
Development of the TDS document involved the collaborative input and review of
several City departments, including: Planning and Development, Engineering and
Public Works, Parks, Recreation and Culture, Corporate Communications, and
Strategic Initiatives.
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A Community Building Opportunity
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Planning &
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