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For:

Council

Recommendation:
That Council:
1. Give first reading to the City of Coquitlam Citywide Official Community Plan
(OCP) Amendment Bylaw No. 4818, 2017;
2. In accordance with the Local Government Act, consider Bylaw No. 4818, 2017,
in conjunction with both the City of Coquitlam 2017 Five-Year Financial Plan
Bylaw No. 4706, 2016 and the Regional Solid Waste Management Plan;
3. Having given consideration to the requirements of Section 475 of the Local
Government Act, and having previously requested staff to consult with
potentially affected agencies, direct staff to send copies of Bylaw No. 4818
2017, to the following external agencies prior to Public Hearing:
a. Urban Development Institute (DDI), and
b. Greater Vancouver Home Builders Association.
4. Give first reading to the City of Coquitlam Zoning Amendment Bylaw
No. 4808, 2017] and
5. Refer Bylaw No. 4818, 2017 and Bylaw No. 4808, 2017 to Public Hearing.
Report Purpose:
This report presents the proposed amendments to the Citywide Official
CommunityiPlan Bylaw and,Zoning Bylaw text amendments for first!read ing and
referral to Public Hearing as part of the Housing Affordability Strategy
Implementation program.
Strategic Goal:
This report supports the City's corporate objectives of'Strengthening
Neighbourhoods' and 'Enhance the Sustainability of City Services' and
infrastructure.
Executive Summary:
This report provides an overview of work completed on the Housing Affordability
Strategy (HAS) Zoning Bylaw update and related, recommended OCP
amendments. The bylaw updates stem from the directional policies in the HAS
that identified actions in the initial two-year implementation phase to explore
ways to create incentives and regulations that encourage housing solutions.
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Executive Summary: cont'd/
Staff has examined options related to all identified bylaw actions of the HAS
including reviewing parking requirements, amenity relaxations, density
incentives, density bonus contributions and housing definitions. The report and
associated bylaws recommend OCP and Zoning Bylaw changes that will assist in
advancing successful implementation of the Housing Affordability Strategy.
Background
The Housing Affordability Strategy (HAS) implementation is a "A" Priority in
Council's 2017 Business Plan. Adopted in December 2015, the HAS has
experienced considerable success with nine of the 'top ten' initial two-year action
plan priorities now completed, resourced or on-going and over 1,200 new market
rental and non-market rental units in the development process.
The last remaining HAS 'top-ten' priority is to "review the Zoning Bylaw related to
density, parking, amenity space and other requirements to encourage the
development of purpose-built rental housing."
From 2007-2015 Coquitlam had little market rental housing development. City
efforts in combination with BC Housing were able to produce three significant
non-market projects but private and other leveraged market rental opportunities
were very limited. It was within this context that the HAS rental incentives were
created. The rental incentives are discretionary in nature suggesting
opportunities for private participation in the production of rental and below
market units but do not outline specific expectations or requirements. The HAS
Zoning Bylaw Review is intended to provide greater clarity for applicants and
staff to improve certainty for prospective developers.
Staff have initiated the HAS Zoning Bylaw Review through workshops with an
interdepartmental working group to develop and review options. A survey of
best practices and assessments of recent housing affordability development
applications was completed in support of this work. Additionally, numerous
j meetings with developers and housing operators were Ijield to seek input into the
i process. A consultant was retained to assist staff in thejdetailed review of the
' City's bylaws as well as researching approaches taken by other municipalities in
this policy area. Detailed discussion of these finding can be found in the
Attachment 1Urban Systems Ltd. report. As part of the formation of the Bylaw,
material was also presented to UDI in September 2017 in order to gain feedback.
Discussion:
The HAS Zoning Bylaw review work has inventoried all "directional policies" of
the HAS; these "directional policies" are those policy statements where staff have
been directed to explore ways to encourage housing solutions and create
incentives. Each of these areas were identified, best practices compiled and input
sought from Development Services and Transportation planning staff, housing
providers and developers. Staff has examined options related to all identified
bylaw actions of the HAS including reviewing parking requirements, amenity
relaxations, density incentives, density bonus contributions and housing
definitions. Each directional policy and the associated recommended changes are
summarized below and discussed more thoroughly in Attachment 1.
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Discussion: cont'd/
Purpose Built Rental Definitions
HAS policy directs incentives for a number of new unit types. As our current
Zoning Bylaw does not define many of these unit types, implementation of
directional polices requires definitions for new terms (such as "lock-off units") to
be incorporated into the Zoning Bylaw for clarity and to create a common
language when discussing housing affordability. Several of these new definitions
apply to multiple amendments and new rules and limits need to be established
for such unit types. Specifically definitions have been developed for:
• Accessible Residential;
• Adaptable Unit;.
• Below-market Rental;
• Lock-off Units;
• Non-market Housing (current definition in Zoning Bylaw);
• Priority Unit Types;
• Purpose-Built Rental;
• Strategic Housing; and
• Three Bedroom Rental Unit.
These definitions relate to the overarching goals of the HAS. Policy refinements
focused on these definitions is discussed further below in the relevant sections of
the Attachment 1report.
Section 510 (Affordable and Special Needs Housing), Zoning Bylaw
In order to enable the proposed Zoning Bylaw amendments, administrative
changes are required to Section 510 of the Zoning Bylaw. The current bylaw
requires the use of the term 'Affordable Housing or Special Needs Housing' for all
rental housing projects utilizing HAS density incentives. The new definition
under the term "Strategic Housing" was chosen as a broader one that
encompasses Affordable and Special Needs Housing and expressly includes
Purpose-Built Rental as a type of affordable housing. A section on Strategic
Housing will be added to each zone as applicable.

i

HAS 1.2.3 Common Amenity Space
I
In addition to allowing extra density for rental units, HAS Policy 1.2.3 directs staff
to consider reductions in the provision of Common Amenity space within a
development. As detailed in Attachment l, it is recommended that the OCP be
amended by adding a new policy section to provide incentives for developers and
criteria for staff to consider reductions in common amenity area through the
development application process of up to 20% for market rental units and
greater than 20% for non-market and below market units (dependent on the
degree of affordability and proximity to existing public amenities).
Innovative Unit types
HAS Policy 1.2.5 directs efforts to "encourage development / building designs with
a variety of innovative unit types (studios, lock-off suites, micro suites, accessible/
special needs suites)." Clarification of definitions and use rules will help advance
these unit types.
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Discussion: cont'd/
Adaptable Units
In order to further encourage the construction of Adaptable Units staff
recommends removing an existing disincentive to adaptable units. Home
builders and recent studies confirm that adaptable units are slightly larger
(approximately 1.6 square meters) than a non-adaptable units in order to provide
necessary functionality. The slightly larger unit size can detract from a
developer's density utilization. The subject bylaw therefore proposes changes to
remove this disincentive by updating the Zoning Bylaw to exempt 2.0 m^ from
floor area calculations for each adaptable unit, applicable to up to 20% of units.
Three Bedroom Rental Units
While not specifically identified in the HAS, the Bylaw review team identified the
need to include additional provisions in order to encourage three-plus bedroom
rental units by including them as a "Priority Unit Types" in exchange for
additional density.
Micro-suites
HAS policy 1.2.5 further directs that the City should "encourage development /
building designs with a variety of innovative unit types, such as studios and microsuites, subject to detailed design review."
Currently, the City of Coquitlam's Zoning Bylaw does not have minimum unit
sizes, only minimum lot sizes. This indicates that micro-suites would already be
allowed based on existing bylaws. In order to create greater clarity and provide
criteria related to these units, changes are proposed to the Zoning Bylaw
including introducing a minimum unit size of 29 square metres. This
recommended size is based on best practices and corresponds with the minimum
Provincial requirement to charge DCC's. These changes should encourage the
development of such units by reducing development processing confusion and by
establishing clearer expectations.
A further rule, through experience in other municipalities, suggests that a
maximum of 30% of the units in any one building be studio apartments.
Lock-off Units
In order to allow for these types of units, a new definition and use rules are
required for "Lock-off Units." Through the review process it is proposed to update
the Zoning Bylaw by adding a definition and regulations for Lock-off Units. The
definition and use rules were developed through best practices experience in
neighboring communities and staff working sessions.
Priority Unit types
The HAS creates a series of incentives for multiple unit types. Incentives related
to market rental units will be aided by creating a definition for purpose built
rental and clarifying the applicable incentives. Additionally, in order to best
enable incentives directed by the HAS for other housing types it is recommended
that "Priority Unit Types" be defined and tied to existing HAS incentives.
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Discussion: cont'd/
Priority Unit types cont'd/
The units suggested as "Priority Unit Types" include Accessible Rental Units,
Three-plus Bedroom Rental Units, Below Market Rental Units and Non-Market
Rental Units.
The Bylaws presented through this process seek to incentivize these unit types by
connecting them to existing HAS incentives. By creating "Priority Unit Types" the
intent and course of the HAS directional policies is continued but additional
clarity and certainty is provided.
Policy 1.2.4 Extra Density Incentive
The most utilized HAS development incentive to date. Policy 1.2.4 states "Exempt
rentalfioorspacefrom maximum density aiiowances, in cases, where maximum
density has been achieved up to l.O FAR in RM-4, RM-5, R/V\-6, C-4, C-5, and C-7
zones."
Developers, operators and staff have expressed a strong desire for greater clarity
related to this policy direction. Developer feedback has indicated a willingness to
provide both market rental units and some portion of affordable units provided
(l) greater clarity of the obligation was understood in advance and (2) sufficient
operators being available to partner with to own and operate the below market /
non-market units.
Practice to date has been to require achieving the maximum allowable density on
the site and payment of full Density Bonus contributions prior to considering the
additional density exemption. Recent applications have varied from providing
solely market rental to those providing both market rental and below market /
non-market rental units.
Staff are recommending adding clarity to this policy through zoning bylaw
amendments that would require 20% of the units within the additional 1.0 FAR to
be composed of "priority units" (i.e., below market, non-market, accessible and
three-plus bedroom rental units). While industry is currently aware that the 1.0
FAR requires some form of additional contribution, staff recommend adding a
one year lead clause to allow industry additional notice of this clarification.
Policy 1.2.4(a) - CD Zone Incentive
Considering the success of the current HAS extra density incentives, staff are
recommending an option to further incentivize Priority Unit Types through
additional density incentives. Specifically, the proposed OCP amendment will
signal an additional 0.5 FAR density bonus (in addition to the existing 1.0 FAR
density bonus) may be considered through Comprehensive Development (CD)
zoning for a greater portion of below market and non-market rental units.
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Discussion: cont'd/
Policy 1.2.4(a) - CD Zone Incentive cont'd/
As proposed in the recommended bylaw amendment, the criteria suggest that
40% of the additional 0.5 FAR be Priority Unit Types. Under this approach it is
envisioned that CD zoning would be an "overlay" onto the proposed zoning
applied for where the subject property would remain consistent with the OCP
land use designation.
Density Bonus Contributions
Policy 1.2.7 - Affordable Housing Reserve Fund Contribution
HAS Policy 1.2.7 states "Consider waiving the affordable housingfund density
bonus contribution that applies to rentalfloorspace, subject to the amount of
rental units proposed."
This direction set out by the HAS was intended to allow a developer to reduce
their density bonus financial contribution through an in-kind contribution if the
amount of rental units provided in return created sufficient value or affordability
to warrant the exemption. As potential developers have made inquiries
regarding what would be required to waive this bonus density contribution, staff
feel additional clarity would be beneficial.
Currently half of Step 3 of the Density Bonus contribution is directed to the
Affordable Housing Reserve Fund (AHRF). Policy 1.2.7 suggests that some or all of
this contribution could be provided in-kind if the City deemed the return
appropriate. In order to clarify what is considered as an "appropriate return" the
recommendations propose changes to both the Zoning Bylaw and the OCP.
Specifically, it is proposed that the in-kind AHRF contributions be restricted to
below market and non-market rental units that are managed by a third party
housing partner. Second, that in order to quantify direction to staff and
expectations of developers, the value of the eligible in-kind contribution will be
equal to the value of the below market or non-market housing units provided.
In this manner, funds destined for the AHRF could be more rapidly directed to the
immediate provision of below market and non-market rental units.
Policy 1.2.8 - Amenities Fund Contribution
HAS Policy 1.2.8 states "Consider waving the 3.5 to 4.0 FAR density bonus
contribution towards amenities beyond the affordable housingfund contribution,
if the developer is providing a significant amount of new on-site purpose-built
rental units based on specific performance criteria or combination thereof such as
providing stand-alone rental buildings, units with below market rents, significant
strata rental covenants, among others."
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Discussion: cont'd/
Policy 1.2.8 - Amenities Fund Contribution cont'd/
This policy suggests that the density bonus contribution towards amenities could
be provided in-kind if the developer constructs certain types of purpose-built
rental units. While this policy has not yet been utilized, the HAS bylaw review
recommends providing additional clarification in both the OCR and Zoning Bylaw:
• Restrict this in-kind contribution to below-market and non-market rerital
units;
• In-kind contributions will only be considered a/ter Affordable Housing waiver
(Policy 1.2.7) is maximized; and
• Clarify that in order to qualify the developer must provide extraordinary
affordable housing in-kind benefits equal to $1.20 of value provided for every
$1.00 of amenity contribution reduced (i.e., creating clarity that greater
benefit is expected).
Parking Rates
The HAS directs a review of "the Zoning Bylaw in order to consider amendments
that support purpose-built rental unit development, such as ojf-street parking
reductions, based on local neighbourhood and market context, vehicle ownership
data, and transit service levels."
Community Planning and Transportation Planning staff reviewed recent best
practices, vehicle ownership rates, parking usage studies, and recently approved
development applications in orderto determine an appropriate approach.
The current bylaw has standard parking requirements with no reductions for
Purpose-Built Rental. Based on recent approvals and their related parking
studies, staff recommend that the Zoning Bylaw be amended in orderto better
reflect parking requirements of different users with lower parking requirements
for market rental units and even lower requirements for below market units and
non-market units along with separate rates for projects within transit-oriented
areas.
I

The approach recommends that outside of transit-oriented areas all rental unit
types will require 1.0 stalls per one bedroom dwelling unit and 0.2 stalls for
visitor parking. However within the Evergreen Line Core and Shoulder Station
areas the zoning bylaw will be amended to establish a reduced requirement of
0.86 stalls per purpose built one bedroom dwelling units (market rental) and 0.75
stalls for below market and non-market one bedroom units. No reductions are
proposed for visitor stall requirements. Additionally, a new parking standard has
also been included to require an additional 0.5 stalls per lock off unit.
Next Steps:
Staff recommends first reading of Citywide Official Community Plan Amendment
Bylaw No. 4818, 2017 and Zoning Amendment Bylaw No. 4808, 2017 and referral
of the Bylaws to the next Public Hearing.
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Next Steps: cont'd/
If these bylaws are approved, staff will develop clear, easy to understand,
communication material of a high graphic quality to help implerrient the HAS
Zoning Bylaw review. This will include summaries of key policies and cite best
practices so that potential developers have greater certainty and are encouraged
to take advantage of these policy options. In this manner, our development
application process should achieve greater efficiency and consistency as well.
Financial implications:
If the proposed OCR and Zoning Bylaw amendments are approved, the guidelines
established in the HAS Strategy are more clearly established as policy options and
consistent regulatory incentives. However, as AHRF monies are already targeted
in order to provide an incentive for non-market and below market units, no
significant change is anticipated as a result of Polices 1.2.4 and 1.2.7 being
incorporated into the Zoning Bylaw. Instead, these changes allow for the
potential of a more streamlined process to provide direct "in-kind" contributions
in the form of affordable units as opposed to density bonus contributions. Staff
will continue to present applications to utilize the AHRF for Council's
consideration as they are received.
As discussed above, HAS Policy 1.2.8 allows for consideration of the redirection of
limited density bonus funds from amenities to provide non-market housing units.
While no application of this particular policy direction has yet occurred, staff
recommends monitoring the use of this policy and reporting to Council annually
as part of the budgeting process. Council will continue to evaluate applications
to provide in-kind housing contributions in place of density bonus contributions
on a case-by-case base through the development application process.
Conclusion:
Staff has reviewed the OCR and Zoning Bylaw to find ways to implement HAS
directional policies and explore approaches to create innovative regulations to
encourage housing solutions and create incentives.
Staff has examined options related to all identified bylaw actions of the HAS
including reviewing parking requirements, amenity relaxations, density
incentives, density bonus contributions and housing definitions.
Based on this, staff recommends first reading of OCP Amendment Bylaw
No. 4818, 2017 and Zoning Amendment Bylaw No. 4808, 201/ and referral of the
Bylaws to Public Hearing.

/
J.L Mclntyre, MCIP, RPR
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Attachments:
1. Urban Systems ltd Zoning Bylaw and OCR changes including Specific Bylaw
amendments, October 2017, (Doc# 2749634)
2. OCR Amendment Bylaw No. 4818, 2017 (Doc# 2723959)
3. Zoning Amendment Bylaw No. 4808, 2017 (Doc# 2723971)
This report was prepared by Bruce Irvine, Manager of Planning Projects with
input from Jim Mclntyre General Manager Planning and Development, and
reviewed by Kathy Ho, Senior Transportation Planner, and Andrew Merrill,
Manager Community Planning.
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ATTACHMENT 1

REPORT
Zoning Bylaw and OCP
Changes, Including
Specific Bylaw
Amendments

October 2017
This report is prepared for the sole use of The City of Coquitlam. No representations of any kind are made by Urban Systems Ltd. or its
employees to any party with whom Urban Systems Ltd. does not have a contract. Copyright 2017.
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1. PURPOSE-BUILT RENTAL DEFINITIONS
BACKGROUND
In order for the various proposed changes to function well, definitions are required for purposebuilt rental, non-market housing (current definition in zoning bylaw), and below-market rental.

BELOW-MARKET RENTAL UNIT means a dwelling unit in a purpose-built rental for which the rent
charged is at least 20% below market rent, as secured by a housing agreement or registered
covenant.
NGN MARKET HOUSING means self-contained, independent living dwelling units targeted to low
and moderate income households such as housing co-operatives and seniors and family non
profit projects, (existing definition, no new definition required.)
PURPOSE-BUILT RENTAL means a building containing four or more dwelling units that is purposely
designed and built to provide a rental form of accommodation that is affordable and that is
subject to a housing agreement or registered covenant that requires that the dwelling units only
be rented, and not individually sold or transferred, during the life of the building.
The bylaw review identified that the term Bachelor Unit could be replaced with the gender
neutral term Studio Dwelling Unit.
STUDIO DWELLING UNIT means a dwelling unit containing one habitable room plus kitchen
facilities and a bathroom. This is the same definition as for Bachelor Dwelling Units, but revised to
gender neutral language.
In addition to these generally applicable definitions, more definitions that are relevant to the
topics in the specific sections have been identified in those specific sections.
AMENDMENT TO ZONING BYLAW

.

In section 201Definitions:
1. Delete the definition of BACHELOR DWELLINC UNIT
2. After the definition of BEDROOM, insert the following definition of Below Market Rental:
"BELOW-MARKETRENTAL means a dwelling that is purpose-built rental, and where the
rents charged for the units are at least 20% below market rents, secured through a
Housing Agreement or Rental Covenant."
3. After the definition of PRINCIPAL USE, insert the following definition of Priority Unit Types:
3
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"PRIORITY UNIT TYPES means below-market rental units, non-market housing rental units,
accessible residential rental dwelling units, and three-plus bedroom rental units."
4. After the definition of PUBLIC SERVICE, insert the following definition of Purpose-built
rental:
"PURPOSE-BUILT RENTAL means a building containing four or more dwelling units that is
purposely designed and built to provide a rental form of accommodation that is
affordable and that is subject to a housing agreement or registered covenant that requires
that the dwelling units only be rented, and not individually sold or transferred, during the
life of the building.
5. After the definition of STRUCTURE, insert the following definition of Studio Dwelling Unit:
"STUDIO DWELLING UNIT means a dwelling unit containing one habitable room plus
kitchen facilities and a bathroom."
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