CoQuitlam

For Committee

March 5, 2019
Our File: 13-6480-20/12/1
Doc#:
3198935.V5
To:
From:

City Manager
General Manager Planning and Development

Subject:

City Centre Area Plan - Residential Density and Land Use Transition

For:

Council-in-Committee

Recommendation:
That the Committee receive the report dated March 5, 2019 from the General
Manager Planning and Development entitled, "City Centre Area Plan - Residential
Density and Land Use Transition" for information.
Report Purpose:
This report presents, for Committee information and feedback, a proposed
framework that identifies and applies criteria for establishing a residential
density and land use transition approach for the City Centre Area Plan (CCAP)
Update. Based on Council-in-Committee feedback the residential density and
land use transition will be refined and brought forward as part of the draft Plan.
Strategic Goal:
The City Centre Area Plan Update supports 'Strengthening Neighbourhoods' and
is an "A" priority in the 2019 Business Plan.
Executive Summary:
The residential density and land use transition report, along with accompanying
reports, work booklets and papers will serve as an input for the CCAP Update.
The CCAP Update will also build on the existing 2008 CCAP and the 2012 Transit
Oriented Development Strategy (TDS).
Recognizing Coquitlam City Centre's role as a Regional City Centre, a proposed
framework has been developed to guide residential density and create a logical
and objective land use transition in City Centre. The framework also seeks to
balance population growth with the provision of public amenities and services,
encourages a diversity of housing types while creating a vibrant downtown with
a mix of uses (i.e., residential, commercial and office).
Following Committee's feedback on the residential density and land use
transition as well as accompanying reports, work booklets and papers, staff will
prepare a draft Plan, incorporating the draft land use concept. The draft Plan will
be presented to Council in the summer of 2019 prior to proceeding with the final
round of public consultation.
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Background:
Within the larger boundary of the Plan area, the focus of the CCAP Update is the
areas surrounding existing SkyTrain stations and along the Barnet Highway and
Pinetree Way corridors (as identified in the TDS as core, shoulder and transit
corridor areas) (Attachment l). For the purpose of the residential density and
land use transition approach, a comprehensive review of the entire CCAP area
was undertaken to capitalize on the investment of the SkyTrain and to
strategically prioritize future development around existing stations and
strengthen City Centre's role as a vibrant hub of activity.
It should be recognized that the Four Corners Precinct, located at the intersection
of Pinetree Way and Guildford Way, is of strategic importance to the City of
Coquitlam. This area has not been included in the residential density and land use
transition approach to this point as separate precinct planning is currently
underway as part of the CCAP Update process.
As noted above, this residential density and land use transition report is part of a
series of reports, work booklets and papers that are intended to assist Council in
providing direction and guidance to the CCAP Update. Accompanying land use
planning reports and studies include:
• City Centre Urban Framework Workshop Booklet (completed);
• City Centre Area Plan Update: Commercial Office discussion Paper
(completed);
• Precinct & Four Corners Workshop Booklet (underway); and
• City Centre Area Amenity Strategy (underway).
This step-by-step approach to this major plan review being undertaken is to
ensure that the CCAP is updated in concert with Council, and that Council
provides input and direction at key milestones in the planning process. The
outcomes of these analyses will be consolidated into a draft Plan, which will be
brought forward to Council and the public for input and feedback later this year.
Summary of Public Feedback
Community feedback received to date regarding future residential development
in City Centre was found to suggest a compact and complete community with
higher densities located around SkyTrain stations to sustain and grow
commercial businesses and create a sense of vibrancy. Feedback also noted that
City Centre should be a family friendly place with a range of housing options. A
complete summary of PhaselPublic Consultation feedback is available in the
Councillor's Office.
Resident Petitions
Similar to the Burquitlam-Lougheed Neighbourhood Plan planning process, realestate agents and developers have been talking with area residents about
redevelopment opportunities on the periphery of City Centre. As a result, staff
has received several requests from property owners advocating for high density
residential development along Barnet Highway and Christmas Way. Staff has
also received three petitions from properties/strata's located along Inlet Street
and Falcon Drive (Attachment 2) advocating for high density residential
development in these two outer areas.
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These inquiries and requests have been evaluated as part of the residential
density and land use transition framework outlined below.
Discussion/Analysis:
Residential Density and Land Use Transition Framework
A proposed framework has been developed to provide a set of criteria, which
have been applied to the CCAP area to establish a residential density transition
approach throughout City Centre. The framework considers the existing housing
stock in City Centre, and balances population growth with the provision of public
amenities and services. The goal of this approach is to create a vibrant downtown
with a mix of development (i.e., residential, commercial and office). The
proposed framework criteria include:
1. Concentrate Population Growth
• Focusing population growth to support the cost efficient provision of
public amenities and services.
2. Create a Continuum of Housing Types
• Allow for a range of housing types in City Centre and recognize the role
that the current housing stock plays along the housing continuum.
3. Create Areas of Vibrancy
• Strengthen City Centre's role as a hub of activity and support transit
oriented development and the investment in SkyTrain (i.e., create a
critical mass).
An overview of criterion and proposed direction coming out of the framework is
summarized below.
1. Concentrate Population Growth

Overview
The CCAP encompasses an area of approximately 724 hectares (1,789 acres)
in size and the core areas around the Lincoln and Coquitlam Central SkyTrain
stations, including the TransLink transit hub, encompasses an area of
approximately 51 hectares (127 acres) in size. These core areas primarily
consist of low density commercial development (i.e., strip and shopping
malls) with large parking lots. Based on the extent of available land area for
redevelopment in City Centre, multiple decades of population growth can be
sustained in the core areas adjacent to existing SkyTrain stations.
Recognizing the extensive land area available for potential redevelopment in
City Centre, consideration should be given to the concentration of
development around existing SkyTrain stations first and creating a high
quality urban downtown with a range of amenities and services.
Based on the rate of growth established in the City's Regional Context
Statement, the population of City Centre is projected to increase by
approximately 24,000 residents by 2046. Analysis of the City's development
data and recent Census data indicate that population growth in City Centre
was slower than anticipated during the five-year period between 2011 and
2016 resulting in an approximate shortfall of 1,500 people by 2016.
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At this time, it is anticipated that the shortfall will widen until 2021(the year
the next Census will be conducted) and a growth rate 2.5 times greater than
that being experienced during the current decade (2011 to 2021) is required
during the next decade (2021 to 2031) to meet population estimates. A
number of emerging development proposals will help to close this gap. A
complete overview of projected population growth to 2046 for the CCAP
Update is outlined in Attachment 3.
Proposed Direction
Based on development capacity relative to estimated population growth, full
build-out of the Focus Area is expected well beyond the 2046 planning
horizon. The proposed CCAP Update envisions the majority of population
growth will be focused around existing SkyTrain stations through
redevelopment of underdeveloped or vacant properties.
An alternative City Centre growth scenario is to allow for a broad application
of high density land uses throughout the entire CCAP area, however this
would create a dispersed and disconnected pattern of development and is
therefore not supported. Concentrating density around existing SkyTrain
stations and along the Pinetree Way corridor will reduce land consumption,
and the distance between common destinations which is more cost efficient
for providing public infrastructure and community services (schools, parks,
recreation facilities, etc.) and services for a greater number of residents.
Focusing future development towards larger tracts of underdeveloped lands
will also minimize land use change in established neighbourhoods in City
Centre as well as create a connected and concentrated development pattern
with fewer gaps.
2. Create a continuum of housing types
Overview
A review of the existing housing stock in City Centre was undertaken to
better understand current housing characteristics. Existing residential
development in the core almost entirely consists of medium density
apartments and townhomes constructed between 1990 and 2009, and high
density mixed-use development constructed between 2010 and 2017 under
the existing City Centre Commercial designation (C-4 zone) (Attachment 4).
Established residential neighbourhoods on the periphery of City Centre (e.g..
Lower Eagle Ridge, New Horizons) are characterized by single family homes,
and low density apartment and townhouse developments built primarily
during the 1970s and 1980s. As outlined in Coquitlam's Housing Affordability
Strategy, one of the City's goals is to provide a variety of housing options,
forms, tenures and price levels to meet the needs of a variety of family types.
Based on the age and price level of the housing stock in established
residential neighbourhoods in the City Centre periphery and the role it serves
on the housing continuum, consideration should be given to maintain the
character of these neighbourhoods over the short and medium terms (i.e., no
major redevelopment at this time).
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Proposed Direction
Preserving established outlying residential neighbourhoods and directing
new development to larger tracts of underdeveloped parcels of land in the
core will continue to create a continuum of housing types throughout the
entire City Centre area accessible to residents at various income levels while
minimizing property assessment increases in these established areas. It will
also allow for opportunities to provide a greater diversity of housing by
adding to the existing housing stock in City Centre to accommodate residents
and families in all stages of life, including purpose-built rental,
accessible/adaptable units, 2-3 bedroom units and seniors housing.
3. Create areas of vibrancy
Overview
Coquitlam City Centre is designated as a 'Regional City Centre' in the Official
Community Plan (OCP) and Metro Vancouver's Regional Growth Strategy
: (RGS). Regional City Centre's throughout Metro Vancouver are characterized
by high commercial and residential densities, regional-scale employment,
complemented by a mixture of services, parks, institutional, cultural and
entertainment activities, and supported by frequent transit network
connections and major road networks.
Transit oriented development (TOD) is a pedestrian friendly, compact mixeduse form of development centered around rapid transit. This type of
development aims to provide a variety of land uses, housing types and
transportation alternatives to the automobile. Following TOD best practices,
the intensity of both residential and commercial development is far greater
around rapid transit stations than that of surrounding areas. The current
land use pattern along the Pinetree Way corridor and around existing
SkyTrain stations includes a combination of low density commercial
development (i.e., strip and shopping malls) and higher density mixed-use
development (i.e., residential, retail, entertainment and office) primarily along
Glen Drive constructed over the last decade.
Proposed Direction
As set out in the report considered by Committee on February 25^^ a
Commercial Downtown Core has been proposed in the area around Coquitlam
Central and Lincoln SkyTrain stations (Attachment 5). Mixed-use
development (i.e., residential, retail, entertainment and office) will help
animate the Commercial Downtown Core at all times of the day and night,
and provide conveniences for residents to meet their daily needs, as well as
support commercial businesses and provide a larger labour pool in close
proximity for employers to draw upon.
It is proposed that the highest residential densities be located on sites with a
commercial requirement to help create vibrant urban spaces and incentivize
redevelopment in the Commercial Downtown Core while creating a walkable
urban environment and capitalize on the investment of the SkyTrain.
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The proposed residential density and land use transition preserves areas
along Bamet Highway, Lougheed Highway and portions of Christmas Way for
employment generating uses that may not be suitable in a downtown setting
(i.e., production, distribution and repair type businesses) while still being in
close proximity to residential areas to provide a variety of employment
opportunities for residents. Furthermore, in a rapidly growing real-estate
market, these types of uses typically cannot economically compete with high
density residential uses. Precluding residential land useis in these areas will
have an additional benefit for businesses, specifically related to the
relationship between land values, property assessment and property taxes
and thereby help encourage and support a variety of employment generating
uses in City Centre.
Proposed Residential Density and Land Use Transition
In summary, the proposed residential density and land use transition balances
development potential relative to estimated population growth with the cost
effective delivery of public services and infrastructure. The proposed land use
transition also takes into consideration the role established neighbourhoods
contribute to a livable, affordable urban environment. The proposed residential
density and land use transition approach for City Centre is shown in broad and
conceptual terms in Attachment 5 and summarized below.
Core Area of Change/Redevelopment
The majority of land use changes to the existing 2008 CCAP are proposed around
the Coquitlam Central and Lincoln SkyTrain stations. Currently, the maximum
permitted density for all residential and commercial uses under the City Centre
Commercial land use designation {C-4 zone) is 6.5 FAR^ inclusive of density
available for affordable housing, with a 0.5 FAR commercial floor space
requirement.
Through the residential density and land use transition study and analysis
undertaken as part of the Commercial and Office Discussion Paper, it is proposed
that a maximum FAR of 6.5, inclusive of density available for affordable housing,
and a l.O commercial FAR requirement be applied in the CommercialDowntown
Core until a comprehensive review of the City's density bonus program is
completed. For areas designated as City Centre Commercial outside of the
Commercial Downtown Core (i.e., the lands along the Glen Drive corridor shown
as City Centre Commercial (mixed-use) in the Attachment 5 map), the existing 6.5
FAR maximum, inclusive of density available for affordable housing, and 0.5 FAR
commercial floor space requirements are proposed to be maintained
(Attachment 5).
Shoulder Area of Change / Redevelopment
Outside of the Commercial Downtown Core and City Centre Commercial
designation, a combination of high and medium density residential rounds out
the residential density and land use transition.

^ Floor Area Ratio (FAR) is the maximum building floor area allowed to be constructed on a property
based on the lot area and is expressed as a ratio.
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High density residential allows up to a 5.5 FAR, inclusive of density available for
affordable housing, under the RM-6 zone without any height limit and the
medium density land use allows up to a 2.64 FAR, inclusive of density available
for affordable housing, under the RM-3 zone with a height limit up to,8 storeys.
To provide a transition to the adjacent lower density neighbourhoods, site
specific height limits are proposed for high density (20-25 storey) and medium
density (4-6 storey) residential areas identified in Attachment 6.
Although proposed residential land use changes are primarily within the CCAP
Focus Area, staff recommends a land use change for the area east of Inlet Street
and south of Tahsis Avenue from low density apartment residential and
townhousing to medium density with a 4-6 storey height limit (Attachment 7).
Through redevelopment, a land use change in this area would help facilitate an
improved pedestrian and cycling connection between the Commercial Downtown
Core and the Coquitlam River with an east-west neighbourhood greenway
connection.
A medium density land use form with a 4-6 storey height limit in this area will
serve as a transitional land use between the Commercial Downtown Core and
peripheral areas in City Centre and blend into adjacent established, lower density
neighbourhoods^
Evaluation of Petitions and Development Inquiries
As previously mentioned, staff have received requests from property owners and
developers advocating for a land use change to high density for properties
located along the Barnet Highway corridor and Christmas Way and on the
periphery of City Centre along Inlet Street and Falcon Drive. These requests have
been evaluated based on technical feasibility, public feedback, surrounding
neighbourhood context and the overall land use transition. It is recommended
that the areas along the Barnet Highway corridor and Christmas Way be
preserved for employment generating uses as identified in the Commercial and
Office Discussion Paper and the areas located along Inlet Street and Falcon Drive
be designated as medium density.
The proposed density and land use transition preserves the areas along Barnet
Highway and Christmas Way for employment generating uses. Precluding
residential development in these areas likely increases the timeline for the need
for a Falcon SkyTrain station, as there may be no business case for a station in the
short- or medium-terms. High density residential is being considered on the
former Coronation Park School site based on its proximity and access to the Inlet
Centre SkyTrain station in Port Moody.
A land use change to high density for the areas along Inlet Street and Falcon
Drive (Attachment 2) would create inconsistences in the transition of residential
land uses away from existing SkyTrain stations. A land use change to medium
density with a 4-6 storey height limit within these two areas has been proposed
to serve as a transition and blend into surrounding lower density
neighbourhoods.
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Staff will continue to consult with landowners and developers in City Centre as
part of the CCAP Update in a coordinated manner with the Transit Oriented
Development Team (TODAT).
Applications that do not require an OCP amendment will continue to be
advanced to Council and pre-applications will be reviewed based on the existing
2008 CCAP, the TDS, and CCAP Update work completed to date (although no OCP
amendments will be advanced ahead of the CCAP Update).
Next Steps:
Following feedback from Council-in-Committee, the residential density and land
use transition will be refined. The outcomes, along with accompanying reports,
work booklets and papers, will provide direction and guidance for a draft land use
concept for City Centre that supports economic vibrancy while balancing
community aspirations with transit-oriented development best practices.
Staff will also continue with on-going technical work, including:
• Precinct & Four Corners Workshop Booklet;
• ACityCentre Areas Amenity Strategy;
• Develop family friendly policies that support residential development; and
• Further discussions with School District 43 regarding future school site
requirements.
Once complete, the draft land use concept will then be presented to Council in
the summer of 2019. If the draft land use concept is supported by Council, staff
will proceed with the final round of consultation, including community
information sessions, a public survey, pop-up kiosks, digital prmt media, as well
as engagement with Council Advisory Committees, external stakeholder
agencies, and neighbouring municipalities (Port Moody and Port Coquitlam).
Financial Implications:
The CCAP Update is identified as part of the 2019 Business Plan and is funded
through the existing Community Planning division capital projects budget.
Conclusion:
As an input into the CCAP Update process, the purpose of this report was to
examine residential densities and land use transitions in City Centre. The CCAP
Update builds on the policies in the 2008 CCAP and the TDS by focusing on transit
supportive densities and land use changes around existing SkyTrain stations.
A framework was developed to guide the residential density and land use
transition based on three criteria, which sought to balance population growth
with the delivery of public amenities and services, while allowing for a range of
housing types and strengthening City Centre's role as a Regional City Centre.
The proposed land use transition focuses new higher density residential
development around existing SkyTrain stations and along the Pinetree Way
corridor. Redevelopment in the core will primarily be directed towards larger
tracts of consolidated land which will allow for the creation of a finer street grid
and improved ease of movement in City Centre.
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Moving away from the core, a mixture of high rise apartments and medium
density apartment and townhouse developments will serve as transitional land
uses towa^ the peripheral of the CCAP and blend into lower density established
neighboulrhoods.

Attachments:
1.
2.
3.
4.
5.
6.
7.
8.

City Centre Area Plan Update Focus Area (Doc # 3255315)
Resident Petitions (Doc# 3255315)
Population Growth Background Paper (Doc # 3255522)
Age of Residential Buildings (Doc# 3255315)
Proposed Residential Land Use Transition (Doc# 3255315)
Proposed Height Limits (Doc# 3255315)
Proposed Land Use Changes Beyond the CCAP Focus Area (Doc # 3255315)
Presentation Slides (Doc # 3256348)

This report was prepared by Allison Pickrell, Planner 2, and reviewed by Steve
Gauley, Senior Planner, and Andrew Merrill, Manager, Community Planning.
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