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1. CALL TO ORDER

2. ADOPTION OF THE AGENDA

2.1 Adoption of the Agenda

Recommendation:
That the Tuesday, July 8, 2025, Council Meeting Agenda be adopted as
circulated.

3. CONFIRMATION OF MINUTES

3.1 Minutes of Council Meetings 3

Recommendation:
That the minutes of the following Council Meetings be adopted:

June 24, 2025.•

4. PROCLAMATIONS

None.

5. DELEGATIONS

None.

6. PUBLIC HEARINGS

None.

7. BYLAWS

7.1 2025 Election Signs Amendment Bylaw - First Three Readings 8

Recommendation:
That “Election Signs Bylaw, 2014, No. 3810, Amendment Bylaw, 2025, No.
4411”, be given first three readings. 



7.2 2025 Tree Amendment Bylaw - First Three Readings 14

Recommendation:
That “Tree Bylaw, 2019, No. 4108, Amendment Bylaw, 2025, No. 4112”, be
given first three readings. 

8. REPORTS

8.1 Development Permit and Development Variance Permit - 2365 and 2371 Kelly
Ave - Further Information and Issuance

28

Recommendation:
That  Development Permit (DP000597) and Development Variance Permit
DVP00107 for 2365 & 2371 Kelly Avenue be issued.

9. NEW BUSINESS

10. OPEN QUESTION PERIOD

11. ADJOURNMENT

11.1 Adjournment of the Meeting

Recommendation:
That the Tuesday, July 8, 2025, Council Meeting be adjourned.
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Council Minutes 

 

Tuesday, June 24, 2025 

Council Chambers 

3rd Floor City Hall, 2580 Shaughnessy Street, Port Coquitlam, BC 

 

Council Present: Chair - Mayor West 

 Councillor Darling 

 Councillor McCurrach 

 Councillor Penner 

 Councillor Petriw 

 Councillor Pollock 

 Councillor Washington 

  

Staff Present: R. Bremner, CAO 

 K. Grommada, Deputy CAO 

 C. Deakin, Corporate Officer 

 J. Frederick, Director Engineering & Public Works 

 B. Irvine, Director Development Services 

 D. Long, Director Community Safety & Corporate Services 

 J. Lovell, Director Finance 

 J. Marshall, Acting Fire Chief 

 G. Mitzel, Director Recreation 

_____________________________________________________________________ 

 

1. CALL TO ORDER 

The meeting was called to order at 5:00 p.m. 

2. ADOPTION OF THE AGENDA 

2.1 Adoption of the Agenda 

Moved-Seconded: 

That the Tuesday, June 24, 2025, Council Meeting Agenda be adopted as 

circulated. 

In Favour (7): Mayor West, Councillor Darling, Councillor McCurrach, Councillor 

Penner, Councillor Petriw, Councillor Pollock, and Councillor Washington 

Carried 
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3. CONFIRMATION OF MINUTES 

3.1 Minutes of Council Meetings 

Moved-Seconded: 

That the minutes of the following Council Meetings be adopted: 

• June 3, 2025 

• June 10, 2025. 

In Favour (7): Mayor West, Councillor Darling, Councillor McCurrach, Councillor 

Penner, Councillor Petriw, Councillor Pollock, and Councillor Washington 

Carried 

 

4. PROCLAMATIONS 

None. 

5. DELEGATIONS 

5.1 Margaret R. Franz 

Ms. Franz attended the Committee of Council meeting to provide details on her 

upcoming panel presentation on Mental Health and Prison Justice in BC - "In 

Mary's Footsteps" 50 Years After, a tribute to her late sister Mary Steinhauser.  

The event will take place on Saturday, June 28, 2025, from 1:00 p.m. to 4:00 

p.m., at the Coquitlam Library. 

Motion to Recess 

Moved-Seconded: 

That the June 24, 2025, Council meeting be recessed. (5:12 p.m.) 

In Favour (7): Mayor West, Councillor Darling, Councillor McCurrach, Councillor 

Penner, Councillor Petriw, Councillor Pollock, and Councillor Washington 

Carried 

 

6. PUBLIC INPUT OPPORTUNITIES 

6.1 Temporary Use Permit Application for 3660 and 3670 Westwood Street 

A gentleman from Woodland Drive came forward and raised regarding concerns 

about trespassing at 3670 Woodland Drive. 
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Motion to Adjourn the Public Input Opportunity 

Moved-Seconded: 

That the Public Input Opportunity be adjourned. (5:15 p.m.) 

In Favour (7): Mayor West, Councillor Darling, Councillor McCurrach, Councillor 

Penner, Councillor Petriw, Councillor Pollock, and Councillor Washington 

Carried 

 

Motion to Reconvene 

Moved-Seconded: 

That the June 24, 2025, Council meeting be reconvened. (5:15 p.m.) 

In Favour (7): Mayor West, Councillor Darling, Councillor McCurrach, Councillor 

Penner, Councillor Petriw, Councillor Pollock, and Councillor Washington 

Carried 

 

7. BYLAWS 

7.1 Zoning Amendment Bylaw for 2180 Kelly Avenue - Adoption 

Moved-Seconded: 

That “Zoning Bylaw, 2008, No. 3630, Amendment Bylaw, 2025, No. 4410”, be 

adopted for 2180 Kelly Avenue. 

In Favour (7): Mayor West, Councillor Darling, Councillor McCurrach, Councillor 

Penner, Councillor Petriw, Councillor Pollock, and Councillor Washington 

Carried 

 

8. REPORTS 

8.1 Temporary Use Permit Application for 3660 and 3670 Westwood Street - 

Issuance 

Moved-Seconded: 

That Temporary Use Permit No. TUP000027 for 3660 and 3670 Westwood 

Street, be issued.  

In Favour (7): Mayor West, Councillor Darling, Councillor McCurrach, Councillor 

Penner, Councillor Petriw, Councillor Pollock, and Councillor Washington 

Carried 
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8.2 Official Community Plan Amendment - Consultation Approval (1563 

Shaughnessy Street) 

Moved-Seconded: 

That Council support the following early and ongoing consultation be undertaken 

for the proposed Official Community Plan amendment at 1563 Shaughnessy 

Street:  

1. City State Consulting Group provide on-site signage, post a website with 

application information, host three or more advertised in-person public 

information meetings with direct notification provided to residents within 

the 300-meter area; 

2. City State Consulting Group consult with Metro Vancouver, TransLink 

and Kwikwetlem First Nation; 

3. Submission of a report by City State Consulting Group detailing the input 

received through the consultation process;  

4. Information posted on the City’s website and considered in an open 

Committee of Council meeting; and 

5. Staff communication with School District 43.  

In Favour (7): Mayor West, Councillor Darling, Councillor McCurrach, Councillor 

Penner, Councillor Petriw, Councillor Pollock, and Councillor Washington 

Carried 

 

8.3 2024 Annual Report and Financial Disclosures 

Moved-Seconded: 

That Council approve the City’s 2024 Annual Report and required financial 

disclosures. 

In Favour (7): Mayor West, Councillor Darling, Councillor McCurrach, Councillor 

Penner, Councillor Petriw, Councillor Pollock, and Councillor Washington 

Carried 

 

9. NEW BUSINESS 

Council provided updates related to community events. 

10. OPEN QUESTION PERIOD 

The floor was opened up to anyone in attendance and no members of the public posed 

questions to Council.  
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11. ADJOURNMENT 

11.1 Adjournment of the Meeting 

Moved-Seconded: 

That the Tuesday, June 24, 2025, Council Meeting be adjourned. (5:38 p.m.) 

In Favour (7): Mayor West, Councillor Darling, Councillor McCurrach, Councillor 

Penner, Councillor Petriw, Councillor Pollock, and Councillor Washington 

Carried 

 

 

 

   

Mayor  Corporate Officer 

   

 

7



Election Signs Amendment Bylaw – First Three Readings  
 

 

Report To:   Council 

Department:  Community Safety and Corporate Services 

Approved by: D. Long 
Meeting Date: July 8, 2025 

 

RECOMMENDATION: 

That “Election Signs Bylaw, 2014, No. 3810, Amendment Bylaw, 2025, No. 4411”, be given first 

three readings. 

 

PREVIOUS COUNCIL/COMMITTEE ACTION 

 
On June 24th, 2025, Committee of Council supported changes to the Election Signs Bylaw be 
forwarded to Council for consideration. 

 

 
Attachment 1 – Bylaw 4411 
 

OPTIONS  (✓= Staff Recommendation) 

 # Description 

 1 Give first three readings to the Bylaw. 

 2 
Defer first three readings and request staff to provide further information (to be 

specified). 

 3 Decline first three readings of the Bylaw, which will retain the existing Bylaw. 
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CITY OF PORT COQUITLAM 

ELECTION SIGNS AMENDMENT BYLAW, 2025 

Bylaw No. 4411 

 

The Council of the Corporation of the City of Port Coquitlam enacts as follows: 

 

1. CITATION 
 
This Bylaw is cited as “Election Signs Bylaw, 2014, No. 3810, Amendment Bylaw, 2025, 
No. 4411”. 

 

2. ADMINISTRATION 

2.1 The “Election Signs Bylaw, 2014, No. 3810” is amended in section 3, Definitions, 
by deleting the definition for Election Sign Locations and replacing it with the 
following:  

 
“Election Sign Locations means the areas permitted within this Bylaw as shown 
on Schedule ‘A” attached to and forming part of this Bylaw that have been 
dedicated as the only authorized areas, besides private property/infrastructure, 
where election signs may be located within the boundaries of the City of Port 
Coquitlam.” 

2.2 The “Election Signs Bylaw, 2014, No. 3810” is further amended by inserting the 
following new section 4 and renumbering the remaining sections: 

4.  Sign Specifications (for all signs on public property and private property) 

4.1  The number of election signs per candidate, per location, is restricted to 
one sign;  

4.2 The sign face area does not exceed 16 sq. ft.;  

4.3  The sign does not have more than two sign faces; and if the sign does 
have two sign faces, they must be parallel to each other;  

4.4  A candidate’s sign is not attached to another candidate’s sign or 
supporting structure unless permission is given by the candidate or agent 
(Financial Agent for local and provincial elections and Official Agent for 
federal elections);  

4.5  The sign must be no more than 2.4 m (8 ft.) in height from the ground 
including support material;  

4.6  The sign is not in any way illuminated, electrified, animated, moving or 
flashing;  

4.7  The sign is not unsightly or dilapidated;  

4.8  The sign is not within one metre of a fire hydrant;  

9



City of Port Coquitlam | Election Signs Amendment Bylaw, 2025 
No. 4411 Page 2 of 5 

4.9  The placement of the sign does not interfere with traffic safety (ie. 
sightlines at street intersections, safety of vehicles, pedestrians or 
cyclists);  

4.10  The placement of the sign does not obstruct, simulate or detract from any 
traffic control device;  

4.11  The sign is not attached in any way to a tree, bush, planter, waste or 
recycling receptacle, newspaper box, mail box, sign post or any other City 
fixture; and  

4.12  Other than as authorized in writing by the City, no person shall display on 
any election sign or other election advertising a logo, trademark or official 
mark, in whole or in part, owned or licensed by the City.  

2.3 The Bylaw is further amended by adding the following new section 5 and re-
numbering the remaining sections that follow: 

 

5.  Timing 

5.1  The sign must not be placed earlier than 7:00 am on the 30th calendar 

day before   General Voting Day; and 

5.2  All signs must be removed within three calendar days after general voting 

day. 

 
 2.4 The Bylaw is further amended by replacing the section “Elections Signs – Public 

(City) Property”, with the following:  

 

  6.  Election Signs – Public (City) Property  

 

    6.1       An election sign for federal, provincial, municipal, school trustee elections 

and referendums is permitted on public (City) property, provided that the 

sign location is within one of the 14 locations identified in Schedule A of 

this Bylaw; and   

 

6.2  No advertising shall be undertaken by way of the use of a sound truck, 

unless that sound truck remains in a stationary position at a rally or 

meeting, and any authorizations required, have been received.   

 

 2.5 The Bylaw is further amended by replacing the section “Elections Signs – Private 

Property”, with the following:  

 

  7.  Election Signs – Private Property  
 

An election sign for federal, provincial, municipal, school trustee elections and 

referendums is allowed on private property, provided that:  

 

7.1  consent from the owner must be obtained prior to placement of the sign;  
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7.2  the sign must not be located on the boulevard, unless;   

i) there is a fence or hedge on, or immediately adjacent to the property 

line and the fence or hedge exceeds 1.2 m (3.9 ft.) in height; and 

ii)  the election sign is placed within 0.6 m (2 ft.) of the property line 

adjacent to the fence or hedge. 

 

7.3  no advertising shall be undertaken by way of the use of a sound truck, 

unless that sound truck remains in a stationary position at a rally or 

meeting, and any authorizations required, have been received. 

 

2.6 The Bylaw is further amended by replacing the “Enforcement” section as follows: 

 

 8.  Enforcement    

 

 8.1  A Bylaw Enforcement Officer may remove, and the Chief Election Officer 

may order the removal of, any election sign that is placed or permitted to 

be placed, in contravention of any provision of this Bylaw. 

 

 8.2  Election signs removed pursuant to section 8.1 will be stored at the City’s 

Public Works facility (1737 Broadway Street), back lot entrance before the 

gate, and may be claimed by a candidate or a person appointed by the 

candidate, until the fourth day after general voting day.  If signs are not 

picked up by the deadline, they will be destroyed or otherwise disposed of 

by the City, without notice to any person. 

 

2.7 The Bylaw is further amended in Schedule “A”, Election Signs – Permitted Areas 

by replacing Site #4 and Site #5 with the following text: 

 

 “Site #4 - Kingsway Avenue boulevard, in front of 1855 Kingsway Avenue  

   (Saputo) (from fire hydrant, west to driveway – see attached map).  

 

 Site #5 -   Kingsway Avenue boulevard, in front of 2061 Kingsway Avenue  

   (Port Coquitlam Transit Centre) (from fire hydrant, east to  

   driveway – see attached map).” 

 

2.8 The Bylaw is further amended in Schedule “A” - Election Signs – Permitted Areas 

by adding a new Site #14 with the following text: 
 

 “Site #14 - Fremont Connector – see attached map.” 
 

 2.9 The Bylaw is further amended in Schedule “A”, Election Signs – Permitted Areas 

by adding the new map for Site #14, as follows: 
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Site #14 – Fremont Connector 
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2.10 The Bylaw is further amended in Schedule “B” by replacing the map for Irvine 

Elementary, as follows: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

READ A FIRST TIME this     day of , 2025 

   
READ A SECOND TIME this   day of , 2025 

 
READ A THIRD TIME this 

HEARING this 

 day of , 2025 

   

ADOPTED this  day of , 2025 

 

 

   

Mayor  Corporate Officer 
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Tree Amendment Bylaw – First Three Readings 

Report To: Council 

Department: Community Safety and Corporate Services 

Approved by: D. Long
Meeting Date: July 8, 2025

RECOMMENDATION: 

That “Tree Bylaw, 2019, No. 4108, Amendment Bylaw, 2025, No. 4412”, be given first three 

readings. 

PREVIOUS COUNCIL/COMMITTEE ACTION 

At the July 8, 2025, Committee of Council meeting, staff presented the amendment bylaw to 
Committee for consideration. 

Attachment 1 – Bylaw 4412 
Attachment 2 – Report to Committee, July 8, 2025 

OPTIONS  (✓= Staff Recommendation)

# Description 

1 Give first three readings to the Bylaw. 

2 
Defer first three readings and request staff to provide further information (to be 

specified). 

3 Decline first three readings of the Bylaw, which will retain the existing Bylaw. 
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CITY OF PORT COQUITLAM 

TREE AMENDMENT BYLAW, 2025 

Bylaw No. 4412 

 

The Council of the Corporation of the City of Port Coquitlam enacts as follows: 

 

1. CITATION 
 
This Bylaw is cited as “Tree Bylaw, 2019, No. 4108, Amendment Bylaw, 2025, No. 4412”. 

 

2. ADMINISTRATION 

2.1 The “Tree Bylaw, 2019, No. 4108” is amended in section 3 INTERPRETATION 
as follows: 

 

a) 3.1 (a) by adding the following text to the end of the section, after the 
words “as applicable.”: 

“For the purpose of this bylaw, an arborist report will be considered valid 
and acceptable by the City within 1 year from the date of issuance or date 
of last update of the arborist report;”  
 

b) by replacing the definition for “City” in clause (e) to: 

“City means the Corporation of the City of Port Coquitlam;” 
 

c) by adding the definition of (f) “Crown” in alphabetical order and then re-
numbering the remaining clauses:  

 

“(f)  Crown means the upper part of a tree, measured from the lowest 

branch, including all the branches and foliage;” 

 

d) by adding the word ‘equipment’ after the word ‘heavy’ in clause (h) (iii) 
[new clause (i) (iii)]: 
 

“(iii) operating trucks, backhoes, excavators or other heavy 
equipment inside the root protection zone of a tree;” 

    

e) by adding the word “or” after the word “tree” in clause (h) (x) [new clause 
(i) (x)]: 

 

“(x) topping a tree by removing the vertical stem and upper primary 

limbs of a tree; or” 

f) by adding a new clause as (h) (xi) [new clause (i) (xi)]: 
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“(xi) injecting liquid or chemical substances harmful to the health of a 

tree into the trunk, stem, or branches of a tree.” 

g) by adding the words “or new construction”’ after the word “modification” in 
clause (i) [new clause (j)]: 
 
“(j) Development means any building modification or new 

construction requiring a building permit from the City;” 
 

h) by replacing clause (l) [new clause (m)]: 
 
“(m) Hedge means a set of at least 4 tress, bushes, or shrubs, planted 

in a row with less than 1.25 metres between each stem, with the 

tallest stem in the row measuring less than 5 metres in height, and 

pruned to form a fence or boundary.  For the purposes of this 

Bylaw, a hedge is considered one tree;” 

i) by adding the words “in regard to” after the word “location” in clause (o) 
[new clause (p)]: 
 
“(p) Location, in regard to a tree, means the point at which the main 

stem of a tree meets the ground;” 

j) by replacing the words “Parks Section Manager” with the words “Manager 
of Parks” in clause (q) [new clause (r)] and then amending the definition: 
 
“(r) Manager of Parks means the person appointed by the City as 

Manager of Parks and any duly authorized delegate of the 

Manager of Parks;” 

k) by adding a new clause (cc) [new clause (dd)] for the definition of 
Topping and renumbering the remaining clauses in alphabetical order: 
 
“(dd) Topping means removing the vertical stem and upper primary 

limbs of a tree;” 

l) by replacing the words “City-owned or occupied land” with the words “lots 
or highways owned by or vested in the City;” in clause (dd) (iii) [new 
clause (ff) (iii): 

 
“(ff) (iii) a tree of any size located on lots or highways owned by or 

invested in the City;”  

m) by replacing the words “the tree survey” with the words “an arborist 
report” in clause (ff) [new clause (hh)]: 

 
“(hh)  Tree Cutting Plan means a plan based on an arborist report, 

which shows the trees proposed to be cut;” 

n) by adding the following text to the end of clause (ii) [new section (jj)] - “A 
Tree Risk Assessment must be conducted by an ISA certified arborist 
with an ISA Tree Risk Assessment Qualification (TRAQ).”: 
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“(jj) Tree Risk Assessment means an analysis of tree hazard that 
includes documented assessment of site factors, tree health and 
species profile, load factors, tree defects and conditions 
affecting the likelihood of failure, risk categorization, and 
mitigation options.  A Tree Risk Assessment must be conducted 
by an ISA certified arborist with an ISA Tree Risk Assessment 
Qualification (TRAQ).” 

2.2 The “Tree Bylaw, 2019, No. 4108” is amended in section 4 APPLICATION OF 
BYLAW, as follows: 

 

a) by replacing the words “City-owned property or highways” with the words 
“lots or highways owned by or vested in the City” in clause 4.2, (b); and 
by adding the word “and” to the end of the phrase: 
 
“4.2 (b) trees on lots or highways owned by or vested in the City 

that are cut or removed by the City or its authorized agents 

in accordance with approved City operations; and:” 

b) by adding a new clause (c): 
 
“(c) trees described in section 50 of the Community Charter, SBC 

2003, c.26.” 

2.3 The “Tree Bylaw, 2019, No. 4108” is amended in section 6 TREE CUTTING 
PERMITS as follows: 

 

a) by removing section 6.2 in its entirety and replacing it: 
 
“6.2  No tree-cutting permit is required   

  

(a) to prune a tree in accordance with ISA guidelines. Pruning 

shall not include: 

i. crown raising to the extent in that the live crown ratio 

is less than 50%; 

ii. the removal of more than 25% of the crown in a single 

season; or 

iii. topping a tree.  

  

(b) prior to tree cutting where a tree is in imminent danger of 
failing and injuring persons or property due to natural 
causes and it is not possible to obtain a tree cutting permit 
prior to the tree falling. The owner may cut the tree or have 
it cut but shall report the cutting of the tree to the Manager 
of Parks the next business day along with a photograph of 
the tree prior to being cut. Following reporting, the owner 
shall apply for a tree cutting permit within ten business 
days of the tree cutting. The owner shall not remove the 
tree from the lot until the City has attended at the site. If 
the Manager of Parks determines that the tree was not in 
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imminent danger of falling or was in imminent danger of 
falling due to reasons other than natural causes, the owner 
may be subject to the offences and penalties in section 11 
of this Bylaw.  

 

b) 6.6 (a) (i) by adding a part (ii) at the end of the section, after the words 
“ground nesters; and” and renumbering the remaining section 
accordingly: 

 
“(ii) the applicant submits a biological survey for any proposed 

clearing of forested area for the species listed on Schedule 1 of 
the MBR 2022 whose nests are protected year-round unless 
determined to be abandoned. To be deemed abandoned, the 
nest must be registered on Environment and Climate Change 
Canada’s (ECCCs) electronic Abandoned Nest Registry and the 
nest must remain unoccupied for the minimum number of 
months per species. 
 

c) by removing section 6.6 (b) in its entirety and replacing it: 

 
“(b) the tree proposed to be cut is a significant tree, unless: 

(i) the significant tree is a hazardous tree; or 
(ii)  the Manager of Parks determines following review of 

engineering, architectural, or landscaping drawings and an 

arborist report that cutting is necessary for: 

 1. the construction of or addition to a building; 

2. the construction of required off-street parking or an 

underground or above ground utility corridor; or 

 3. the construction and maintenance of public roads 

or services.” 

d) by removing the word “within” after the words “shall expire” in section 6.8; 
 

2.4 The “Tree Bylaw, 2019, No. 4108” is amended in section 7 TREE 
REPLACEMENT as follows: 

 

a) by removing the existing section 7.4 and replacing it: 
 

“7.4  An owner must plant a replacement tree: 

 (a) at least one meter from any property line of a lot; 

 (b) at least three metres from any structure on a lot; 

 (c) at least one meter from any underground service or utility; 

 (d) at least three metres from any overhead service or utility; 

 (e) at least three metres from any tree; or 
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 (f) in accordance with a Tree Replacement Plan approved by 

the Manager of Parks.” 

  b) by removing the existing section 7.5 and replacing it: 

“7.5 Every owner who is issued a tree cutting permit shall, in 

accordance with the associated tree replacement plan, plant 

replacement trees within six months of the date the permit was 

issued, except when a tree is proposed to be cut for the purpose 

of a development where permitted construction on the site would 

adversely affect the health of the replacement tree planted.”  

c) by adding the following text to the end of the section 7.6, after the words 
“cash in lieu.”: 

 
“Penalties applied under section 7.6 do not remove the owner’s 

requirement to plant replacement trees as per approved tree 

replacement plan associate with issued tree cutting permit or tree 

replacement requirements under section 11.5.” 

2.5 The “Tree Bylaw, 2019, No. 4108” is amended in section 9 TREE PROTECTION 
DURING CONSTRUCTION AND DEMOLITION as follows: 

 
a) by removing the existing section 9.1 and replacing it: 

“9.1  Where a tree is located on a lot, the owner shall install a 

protective barrier around the root protection zone of the tree 

prior to excavation, demolition, construction, fill or engineering 

works proposed on a lot.”  

b) by adding the word “fill” and replacing it with the words “soil removal 

and deposit” in section 9.3; 

2.6 The “Tree Bylaw, 2019, No. 4108” is amended in section 11 OFFENCES AND 
PENALTIES as follows: 
 
a) by removing the existing section 11.5 and replacing it: 

 

  

11.3 In addition to any other penalty which may be imposed under 

this bylaw, where an owner cuts, removes or damages, or 

causes or allows any tree to be cut, removed or damaged in 

contravention of this bylaw or of any term or condition of a tree 

cutting permit issued under this bylaw, the owner shall, within 30 

days of receiving notice of such requirement from the Manager 

of Parks:  

  

(a) submit for the Manager of Parks’  approval of a tree 

replacement plan prepared by a certified arborist 

providing for 3 replacement trees to be planted for each 
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tree unlawfully cut, removed, or damaged, and specifying 

the location of such replacement trees;  

i. For the unlawful cutting, damaging, or removal 

of a protected tree (tree other than a significant 

or heritage tree) the owner shall prepare a plan 

providing for 3 replacement trees; 

ii. For the unlawful cutting, damaging, or removal 

of a protected tree (tree classified as a 

significant tree) the owner shall prepare a plan 

providing for 5 replacement trees; 

(b) For the unlawful cutting, damaging, or removal of a 

protected tree (tree classified as a heritage tree) the 

owner shall prepare a plan providing for 8 replacement 

trees, or as acceptable to the Manager of Parks; and  

  

(c) submit security in accordance with section 8 of this 

Bylaw.  

 

2.7 That the words “Parks Section Manager” be replaced with the words “Manager of 
Parks” throughout the entire Bylaw. 

 

2.8 That wherever the abbreviation “s.” is located in the Bylaw, that the word be 
spelled out to “section”. 

 

2.9 The “Tree Bylaw, 2019, No. 4108” is amended in Schedule “A”, Specimen Tree 
by deleting the existing section and replacing it with the following: 

 

“Specimen Trees  
  

 Any tree with a diameter of 45 cm or greater, excluding the following species: 

• Black cottonwood (Populus balsamifera ssp. Trichocarpa);  

• Balsam poplar (Populus balsamifera ssp. Balsamifera);  

• Red alder (Alnus rubra);  

• Trembling aspen (Populus tremuloides); 

• Princess tree (Paulownia tomentosa) 

• Tamarisk (Tamarix ramosissima) 

• Siberian Elm (Ulmus pumila) 

• Russian Olive (Elaeagnus angustifolia) 

• Tree of Heaven (Ailanthus altissima) 

• Black Locust (Robinia pseudoacacia) 

• English holly (Ilex aquifolium) 

• Black cherry (Prunus serotine) 

• Norway maple (Acer platanoides) 

• Chinaberry (Melia azedarach) 

• White poplar (Populus alba) 

• Golden chaintree (Laburnum anagyroides) 
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• Japanese raisin tree (Hovenia dulcis) 

• Cherry-laurel (Prunus laurocerasus) 

• Cluster pine (Pinus pinaster Aiton) 

• American elm (Ulmus Americana) 

• English elm (Ulmus procera) 

• Common hawthorn (Crataegus monogyna) 

• Scots elm (Ulmus glabra) 

• Golden willow (Salix alba ‘Vitellina’) 

• Chinese elm (Ulmus parvifolia) 

 

Or any tree species designated by the BC Provincial Government as an invasive 

species.” 

 

 

 

 

READ A FIRST TIME this     day of , 2025 

   
READ A SECOND TIME this   day of , 2025 

 
READ A THIRD TIME this 

HEARING this 

 day of , 2025 

   

ADOPTED this  day of , 2025 

 

 

 

 

 

   

Mayor  Corporate Officer 
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Tree Bylaw Amendments 2025 
 

 

Report To:   Committee of Council 

Department:  Community Safety & Corporate Services 

Approved by: D. Long 
Meeting Date: July 8, 2025 

 

RECOMMENDATION: 

That Committee of Council recommend that Council support the proposed amendments to Tree 

Bylaw No. 4108, along with the associated amendments to Bylaw Notice Enforcement Bylaw No. 

3814 and Ticket Information Utilization Bylaw No. 2743. 

 

PREVIOUS COUNCIL/COMMITTEE ACTION  

November 24, 2020 
 Council approved further amendments to Tree Bylaw 2019, No. 4108 

October 22, 2019 
  Council approved amendments to Tree Bylaw 2019, No. 4108. 

February 26, 2019 
Council rescinded Tree Bylaw 2005, No. 3475, and adopted Tree Bylaw 2019, No. 4108. 

REPORT SUMMARY 

To ensure the Tree Bylaw is operating effectively and to address any challenges related to its 

implementation, staff from the Parks, Planning, and Bylaw divisions formed a working group to 

conduct a comprehensive review. This report outlines the key issues identified during the review 

and proposes amendments aimed at improving clarity, addressing implementation gaps, and 

strengthening enforcement mechanisms. Drawing on input from the working group, as well as 

informal feedback from applicants involved in the permitting and enforcement processes, the report 

recommends updates to Tree Bylaw No. 4108. These proposed amendments are intended to 

enhance the City’s ability to regulate tree cutting, increase tree replacement through non-permitted 

removal, and better support Bylaw Services in upholding the bylaw. 

 

BACKGROUND  

In 2017, the City initiated a review of its tree regulations in response to public concerns regarding 

tree canopy retention, the removal of significant trees, and the broader management of the urban 

forest. As part of this initiative, an extensive public engagement program titled Let’s Talk Trees was 

launched to better understand community expectations around tree protection and urban forest 

stewardship. 

Feedback from this consultation revealed strong community support for more robust measures to 

protect existing trees and increase tree planting. In response, Council endorsed a direction that 

emphasized both the retention of mature trees and the expansion of the tree canopy through 

additional planting requirements. This led to the development and adoption of Tree Bylaw 2019 No. 

4108, which was enacted on February 26, 2019, as a regulatory tool to support these objectives. 
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In 2020, a subsequent review of Tree Bylaw No. 4108 was undertaken by a staff working group 

from the Parks, Planning, and Environment divisions. The resulting report identified gaps and 

implementation challenges within the bylaw and recommended targeted amendments to improve 

clarity—particularly around tree removal procedures and related restrictions. These amendments 

were designed to strengthen protections for existing trees and streamline enforcement. 

Examples of key amendments introduced during the 2020 review include, but are not limited to: 

• Amending the threshold for significant tree to include trees that are greater than or equal to 

45 cm DBH (previous bylaw threshold was 60cm DBH); 

• Added “hedge” definition to reduce ambiguity for replacement tree species; 

• Amending bylaw language to clarify the process for applying for a permit for a hazardous 

tree; and 

• Establishing a six-month period for owners to plant a replacement tree, and creating a 

mechanism for fining and forfeiting of bond if timelines are not adhered to. 

 

On November 24, 2020, the amendments to Tree Bylaw No. 4108, outlined in the 2020 report to 

Committee, were officially adopted.   

 

DISCUSSION  

The current version of the Tree Bylaw has been in effect for four years. Over this period, staff 

responsible for its administration and enforcement have observed positive outcomes resulting from 

the updates. At the same time, feedback from both staff and applicants has highlighted areas 

where further improvements could enhance the clarity, effectiveness, and overall implementation of 

the bylaw. 

 

Successes from 2020 Tree Bylaw Amendments 

The increase of tree retention measures introduced through the 2020 bylaw updates (reducing 

threshold for significant trees from 60cm DBH to 45cm DBH) has provided staff the opportunity to 

retain additional mature, non-hazardous trees through the permitting process. This update has 

helped reduce removal of well-established canopy coverage on public and private property. 

Further, the addition of a timeline for planting replacement trees has provided staff with an 

enforcement mechanism through the Tree Bylaw and Bylaw Enforcement Notice Bylaw to help 

ensure replacement trees are planted, or that fines are issued and security deposits are forfeited in 

the event that timelines are not adhered to. 

 

Challenges of the Tree Bylaw 

Since the implementation of the 2020 Tree Bylaw update, staff have observed several instances in 

which a lack of clarity within the bylaw have led to loopholes related to tree protection and tree 

replacement requirements. These instances provide opportunities to strengthen the language 
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within the bylaw to better align with the direction of significant tree protection and planting that the 

City has fostered.  

 

 

Recommended Amendments to Tree Bylaw No. 4108 

The recommended approach and amendments outlined 1 are intended to enhance clarity and 

strengthen the language of the Tree Bylaw, thereby reducing the potential for confusion or 

misinterpretation by all individuals and entities to whom the bylaw applies. Additional amendments 

aim to support the retention and expansion of the tree canopy by increasing the number of 

replacement trees required for non-permitted tree removals and by introducing stronger protections 

for trees on properties undergoing demolition or development. The following issues were identified 

by staff, along with corresponding proposed amendments to the Tree Bylaw: 

 

Issue Proposed Update(s) 

1. The current definition of “hedge” is 

ambiguous and does not specify minimum 

number of stems, maximum spacing 

measurements between each stem in a 

row, maximum height, or maximum 

diameter. This results in mature, bylaw-

sized trees being exempt from tree removal 

requirements within the Tree Bylaw due to 

a hedge not being classified as a tree under 

the “tree” definition.  

• Amend the definition of “hedge” in order to 

clarify specific size and spacing 

requirements to properly distinguish typical 

privacy hedges from bylaw-sized trees. 

This will reduce situations where a row of 

bylaw-sized trees fit underneath a “hedge” 

definition, and are adequately protected 

under the Port Coquitlam Tree Bylaw. 

2. The current requirement for installation of 

Tree Protection Fencing for the purpose of 

demolition or construction activity does not 

apply to trees with drip lines more than 4 

metres away from an existing or proposed 

building. This leads to incidental tree 

damaging acts due to a lack of required Tree 

Protection Fencing.  

• Amend the Tree Protection Fencing 

requirement to include all trees on the 

subject property instead of any tree within 4 

metres of demolition or construction activity. 

3. The current bylaw states that a permit holder 

that fails to plant a replacement tree will be 

fined and have deposit forfeited in lieu of tree 

planting. Applicants refuse to plant trees and 

instead pay the applicable fine, removing the 

requirement to plant trees on their property. 

This leads to an overall loss in canopy 

coverage on private property. 

• Update the bylaw to specify that the permit 

holder is still required to plant the required 

amount of replacement trees after being 

penalized for failure to plant within the 

required timeline. 
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4. Currently, there is a clause to remove the 

requirement to plant a replacement tree if 

the tree proposed for removal is within 5 

metres of a retained tree on the subject 

property. Previous instances have seen 

applicants specifically apply for the removal 

of select trees while retaining others to 

reduce or remove replacement 

requirements, then take out a second tree 

cutting permit to remove remaining trees, 

severely reducing the overall tree 

replacement requirements.  

• Remove the tree replacement clause 

allowing the exclusion of tree replacement 

requirements if another tree is within 5 

metres. This will remove the loophole for 

tree replacement and reduce overall canopy 

coverage loss as part of the tree cutting 

permit process. 

5. The bylaw does not specify the length in time 

in which a submitted Arborist Report is valid 

for review. This leads to the submission of 

old reports that do not accurately describe 

site and tree conditions. 

• Amend the current definition of “Arborist 

Report” to specify that arborist reports will 

only be accepted within 2 years of the date 

of issuance or last update. 

6. The current definition of “tree”, which 

outlines the measures in which a tree may 

be protected under the Tree Bylaw, does not 

protect under-sized trees on city-owned 

property. This causes confusion as to 

whether or not under-sized city-owned trees 

are protected. 

• Amend the current definition of “tree” to 

specify that all trees on city property are 

protected under the bylaw, regardless of 

size. This qualifies all city-owned trees for 

tree replacement. 

7. The current bylaw allows pruning without a 

permit as long as it is within International 

Society of Arboriculture (ISA) standards. 

Without increased detail, these standards 

are unclear to residents. This leads to 

incidental tree damage as a result of over-

pruning and topping.  

• Amend Section 6.2(a) to include 

specifications for allowable pruning 

standards. This will help increase clarity for 

residents and reduce confusion and 

instances of over-pruning or damaging acts 

due to ignorance. 

8. Current bylaw does not have stated 

requirements for locations of replacement 

trees on properties. This leads to residents 

planting replacement trees in poor locations. 

• Include location restrictions for tree 

replacement plans. These restrictions 

include minimum distance from property 

lines, underground or overhead services, 

existing trees, and hardscape/buildings. 

This leads to a better-established tree and 

increased probability of long-term tree 

retention. 

9. Current bylaw includes certain terms but is 

missing definitions for said terms.  

• Include definitions for various terms such as 

“crown”, and “topping” 

10. Existing definition of “damage” does not 

include poisoning or injecting of chemicals 

into a tree.  

• Include a subsection for poisoning and 

harmful chemical injection under “damage” 

definition.  
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11. Current bylaw has instances of inconsistent 

language. 

• Amend definitions and language within the 

bylaw to increase consistency and clarity. 

12. Current bylaw requires the same amount of 

replacement trees (3) for non-permitted tree 

removal, regardless of size or status. In the 

past, this had led to an overall loss in canopy 

coverage for the removal of Significant 

trees.  

• Increase tree replacement requirements for 

Significant and Heritage status trees (5 and 

8 replacement trees respectively). This will 

help limit the reduction in canopy coverage 

loss from non-permitted removal, as well as 

increase cash-in-lieu payments for the City 

Tree Reserve Fund in cases where tree 

replacement requirements cannot be met 

due to property size restrictions. 

13. Schedule “A” within the current bylaw 

excludes several species from qualifying as 

specimen trees, but does not specify 

invasive trees or species of invasive 

concern. 

• Amend this section to include a list of several 

well-known invasive tree species, as well as 

multiple species of invasive concern as 

identified by the BC Provincial Government. 

Removing these trees from achieving 

significant status under the tree bylaw may 

help increase incentive for residents to have 

them removed without concern for increased 

tree replacement or protection 

requirements.  

14. Section 6.6 refers to the requirement for nest 

during the active season of nesting. There 

are 18 species listed on Schedule 1 of the 

Migrating Bird Regulations (Migratory Birds 

Convention Act 1994) 2022 whose nests are 

protected year-round unless determined to 

be abandoned.  

• Amend section 6.6 to require the Schedule 

1 bird species of the Migratory Birds 

Regulations 2022 a nest survey year-round 

for clearing of forested sites. 

 

FINANCIAL IMPLICATIONS 

The proposed increase in replacement tree requirements for the non-permitted removal of 

significant or heritage trees would result in a cash-in-lieu payment to the City ranging from $500 to 

$3,500, in cases where the full number of required replacement trees cannot be accommodated on 

the property. While the frequency of such infractions varies from year to year, they remain relatively 

infrequent, making it challenging to estimate an average annual increase in cash-in-lieu 

contributions. These funds would be directed to the City’s Tree Reserve Fund, which supports tree 

planting and maintenance on City-owned lands. 

Additionally, the enhanced clarity and detail provided in the amended bylaw may help reduce the 

number of bylaw violation tickets that are disputed and proceed to adjudication, thereby lowering 

administrative costs associated with staff attendance at hearings. 
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ATTACHMENTS 

Attachment 1:  Proposed Tree Bylaw Amendments   

Lead author(s): Dominic Long, Paula Jones, Mitchell Guest, Calvin Wagner  

 

 

 

OPTIONS (✓= Staff Recommendation) 

 # Description 

 1 Recommend that Council support the proposed amendments to the Tree Bylaw. 

 2 
Request additional information before making a final decision on the proposed 

amendments. 

 3 Not proceed with the proposed amendements. 
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RECOMMENDATION: 

That  Development Permit (DP000597) and Development Variance Permit DVP00107 for 2365 & 

2371 Kelly Avenue be issued. 

 

PREVIOUS COUNCIL/COMMITTEE ACTION  

June 24, 2025, Committee of Council approved the following resolution: 

 

1. Authorize staff to provide notice of the DVP00107 application to vary off-street parking 

regulations of the Parking and Development Management Bylaw; and  

2. Advise Council that issuance of Development Variance Permit DVP00107 and 

Development Permit DP000597 to facilitate construction of a non-market rental housing 

development at 2365 & 2371 Kelly Avenue is supported. 

 

  REPORT SUMMARY 

At their June 24, 2025 meeting, Committee of Council authorized staff provide to notice of a 

Development Variance Permit application to facilitate construction of a non-market rental apartment 

building at 2365 & 2371 Kelly Avenue. Accordingly, notice was mailed to residents and/or 

businesses within 40m (131.2 ft) of the subject property.   

Committee also resolved to support the DP and DVP applications, but requested that Council be 

provided a copy of the draft Housing Agreement between the City and the property owner (BC 

Housing), and additional information on the justification proposed parking arrangement and the 

operating agreement between the operator (New View Society) and BC Housing for review prior to 

consideration of permit issuance. Committee also requested clarification on the value of the parking 

variance as a cash-in-lieu payment.  

The draft Housing Agreement is attached to this report. Staff note some of the key components of 

the Agreement include: 

 Tenure – The building is restricted to units in rental tenure  

 Occupancy - The intent of the building is to provide permanent residences for independent 

tenants with disabilities, with priority to those living with mental illness (as per section 1.1 

hh, and section 2.2.)  

 Affordability – All units are to be rented at an affordable rate (rent geared to income {RGI} 

and shelter allowance)  

 Building Management –Operators must be public housing body as defined in the Residential 

Tenancy Act and adhere to the provisions of the Agreement; the City will be consulted prior 

to changes in operator. 
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 Management of parking – parking will be managed to ensure the supply does not exceed 

demand, including provisions that no more than 12 tenants are permitted to have vehicles 

licenced at the building (as per Section 2.5); 

 Term – the Agreement term is 60 years, or the life of the building and runs with the land.  

The New View Society has provided additional information on the rational for the building’s 

proposed parking arrangement, and additional context pertaining to their operating agreement 

with BC Housing (attached). This letter advises that existing buildings operated by the Society 

have consistently demonstrated very limited need for visitor or resident parking and provides 

details and history of the Society’s partnership successes with BC Housing over the last several 

decades, noting an operating agreement with a 5-year term is the industry norm and advising the 

Society has no concerns with the length of this term or apprehension the agreement would not be 

renewed.  

BC Housing (property owner) has provided the attached correspondence which details their intent 

to work in long term partnership with New View Society and provides additional context to support 

the requested parking variance. 

Staff note that the value of the parking variance (based on payment of 40k cash-in-lieu for 56 

parking stalls) is $2.24M; should the City approve the DVP, the estimated in-kind contribution to 

the project would be $2.56M.  

 

OPTIONS (= Staff Recommendation) 

 # Description 

 1 Approve issuance of the Development Permit and Development Variance Permit. 

 2 

Defer issuance of the Permits and request staff to provide  

further information or changes to the Development Varianmce Permit conditions 

(to be specified). 

 3 

Decline to issue the Development Variance Permit and direct the applicant to 

revise the Development Permit to meet the regulations of the Parking and 

Development Managament Bylaw prior to further consideration.  

 

ATTACHMENTS 

Attachment 1 – Report to Committee of Council, June 24, 2025 
Attachment 2 – Draft Housing Agreement 
Attachment 3 – Letter from New View Society 
Attachment 4 – Letter from BC Housing 
 
Lead author(s):  Graeme Muir and Jennifer Little  
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Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: June 24, 2025 

 

RECOMMENDATION: 

That Committee of Council:  

1. Authorize staff to provide notice of the DVP00107 application to vary off-street parking 

regulations of the Parking and Development Management Bylaw; and  

2. Advise Council that issuance of Development Variance Permit DVP00107 and 

Development Permit DP000597 to facilitate construction of a non-market rental housing 

development at 2365 & 2371 Kelly Avenue is supported. 

 

REPORT SUMMARY 

This report describes a proposal to construct a non-market rental apartment building 2365 & 2371 

Kelly Avenue.  The proposed development is the result of a partnership between BC Housing, as the 

property owner, and New View Society, as the housing operator, to construct a 74 unit, six-storey 

high performance building to provide independent living for individuals with some level of intellectual 

or developmental disability. The proposal includes requests to vary parking and family-housing 

requirements and provides for registration of a Housing Agreement to secure the affordability of the 

units and responsible management of the building, tenants and parking in perpetuity. Staff 

recommend Committee authorize staff to provide public notification of the variances and advise 

Council that Committee supports issuance of the development permit and the development variance 

permit.  

 

BACKGROUND  

Proposal: The New View Society, in partnership with BC Housing (property owner), has applied for 

a development permit and development variance permit to facilitate construction of a 6-storey, 74-

unit non-market rental development at 2365 & 2371 Kelly Ave.  

 

Context: The 1,641 m2 (17,663.56 ft2) site is located midblock along the north side of Kelly Avenue 

and is flanked with lanes to the west and north. The surrounding neighbourhood is already largely 

developed with apartment residential uses of various ages and densities. Gates Park and Riverside 

Secondary School are located to the west and the downtown commercial area is to the north. The 

site is comprised of two lots; the property is generally flat, is currently vacant of structures and fenced 

for security. 
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          Location Map  

 

Policy and Regulations: The Official Community Plan designates the site as High-Density 

Apartment Residential and allows for higher profile attached residential uses. The property is zoned 

RA2 (Residential Apartment 2), which accommodates multi-family residential buildings with floor 

area ratios of up to 2.5 and heights up to 10 stories. 

 

The objectives of the site’s Downtown and Environmental Conservation development permit area 

designations are intended to: 

 Create a sense of community in intensive residential areas by improving the relationship 

and connection between public and private space along intensive residential streets. 

 Facilitate the orderly development of the area and to encourage coordination of the siting, 

form, and volume of intensive residential buildings and their areas for parking, storage, and 

landscaping 

 Encourage sustainable development and building design, efficient use of energy, water and  

other resources, and the reduction of waste and pollution. 

 

OCP policies and the Housing Needs Report support meeting housing affordability objectives and 

encourage the development of rental housing and options for households that do not want or cannot 

afford to own their home. 

 

The City’s Processing of Development Applications Policy provides for the City to fast-track public 

interest applications through the various application review processes and process the applications 

at the City’s cost. 
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Project Description: The proposed development is a 6-storey, non-market rental building with 74 

apartment units ranging in size from 36m2 (384 ft2) to 84m2 (905 ft2). The applicants advise the intent 

of the building is to meet the special needs of individuals with some level of intellectual or 

developmental disability who are capable of independent living and access offsite supports; 

accordingly, the proposed unit sizes and mix reflect this intent with a higher number of smaller units 

including 59 studio units, five 1-bedroom units, and ten 2-bedroom units.  All of the units have been 

designed to be inclusive to those with mobility challenges; five are accessible units and the rest will 

meet BC Building Code requirements for adaptable units.  

Project Profile: 

 Bylaw Regulations 1 Proposed 2 Variance 

Site area minimum 930 m2 1,641 m2  

Floor area ratio Up to 2.5 2.1  

Dwelling units n/a 74  

  Accessible units  n/a 7% (5 units)   

  Adaptable units 30% (22 units) 93% (69 units)  

  Family-oriented units  25% (19 units)  3% (2) 17 units  

Building lot coverage 60% 60%  

Building Setbacks:    

  Front (Kelly Avenue) 4.0 m 4.0 m  

  Interior side (east) 3.0 m 3.0 m  

  Interior side (west - lane) 3.0 m 4.0 m  

  Rear (lane) 7.5 m 7.5 m  

Building height 30 m 24.73 m  

Indoor amenity space 148 m2 (2 m2 per unit) 239 m2  

Outdoor amenity space 259 m2 (3.5 m2 per unit) 260 m2  

Parking (total) 74 18 56 

  Resident 74 12  

  Visitor - 6  

  Small car 25% max (18) 3% (2)  

  Accessible spaces 1 2  

Bicycle parking    

  Long-term (bike room) 74 (1 per dwelling) 74   

  Short-term (bike rack) 6  6  

 

 

                                            
1 Refer to the Zoning, Parking and Development Management and Building and Plumbing bylaws for specific regulations 
2 Information provided by applicant 
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The applicant advises the design of the building and landscaping reflects development permit 

guidelines and has been heavily influenced by the intent to soften the height and massing of a taller 

building, reduce energy consumption by meeting BC Energy Step Code 4 requirements and the 

desire to promote community and facilitate residents’ connections within the building design.  

The building is oriented towards Kelly Avenue with a prominent, covered front pedestrian “porch” 

entrance that includes outdoor seating to encourage a sense of community. The overall character is 

reflective of the early 20th century time period with brick, horizontal lines and vertical windows; the 

overall massing and setbacks of upper floor is intended to reflect the 2-4 storey expressions of 

surrounding buildings, and to articulate and reduce the building’s size from the street. The design 

also provides residents access to a south-facing rooftop deck on the 2nd storey to take advantage of 

the natural light. Brick masonry is used throughout, extending up to the fourth story and wrapping 

around the west façade. Hardie-shingle fibre-cement cladding is also provided with vertical spindle 

railings.  

Vehicle access to the underground parking structure is to be located off the rear lane, with both 

visitor and residents’ stalls along with a vehicle wash station. The underground structure will also 

include secured bike parking and a scooter parking room with short-term bike parking provided at 

the front of the building. The garbage and recycling facilities are located in a secured structure off 

the rear lane. There is also a dedicated parking space along the lane for a shuttle service, which will 

be provided to help meet transportation needs of residents.  

The overall development is designed to encourage resident connections with ample communal 

spaces to gather, including a large entrance lobby and dedicated areas for seating on each upper 

floor, with attached balconies. The additional amenity space has been programmed with resident 

access to meeting rooms, a multi-purpose room, kitchen, gym and laundry facilities. The common 

outdoor spaces at the first and second storeys are surrounded with landscaping and a covered patio, 

programmed with a community garden, and additional space for residents to socialize. 
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In order to accommodate construction, fifteen trees will be removed; including one city-owned tree 

on the boulevard. The landscape plan proposes to plant 19 new trees, including Maples, Beechs, 

Snowbells and Lilacs, 1,231 native shrubs and 100 assorted perennials plants within concrete 

planters, evenly spaced around the edges of the site. 

The project will meet environmental conservation area designation as it is being built to Step code 4 

with the potentially to achieve a Net-Zero Energy performance). This designed energy performance 

includes ventilation using Energy Recovery Ventilators (ERVs), a high efficiency VRF-based heat 

pump system, high efficiency gas heaters activated during peak demand periods, plumbing fixtures 

with reduced flow rates to conserve potable water consumption, and a detention tank for storm 

collection, releasing rainwater at a controlled rate during significant rainfall events.  A complete list 

of conservation measures is provided in Schedule A of the draft development 

permit. 
 
Offsite requirements: The development requires typical off-site improvements including: upgrades 

to Kelly Avenue (½ road plus one meter, curb and gutter, 3-meter wide concrete multi-use path, road 

drainage, landscaping and street lighting), upgrades to the lanes and 3m x 3m corner cuts to the 

west side of the property. Service upgrades will be required as necessary, and the undergrounding 

of all overhead utilities. Final off-site improvements would be determined at building permit stage.  

 

Requested Variances:  

Parking: The application requires consideration of a variance which would provide for parking 

requirements to be reduced from 74 stalls to 18 stalls. The applicant advises the parking reflect the 

anticipated special needs of the intended tenants and was confirmed based on an assessment of 

historical parking data from existing New View Society residences/clients. The proposal provides 12 
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spaces for tenants, and 6 visitor parking spaces, two of which are expected to be primarily used by 

staff (concierge/building manager and janitorial staff). The applicant has advised that all residents 

will have access to a shuttle service managed by New View Society and, along with bike parking, 

the building has a secure room with scooter parking and charging spaces.  

In order to ensure the parking needs of residents do not exceed supply in perpetuity, the property 

owner, BC Housing, has proposed to register a Housing Agreement as a condition of DVP issuance 

which provides a commitment to responsible parking management for the site, including ensuring 

only 12 tenants are permitted to have a registered vehicle at any one time and providing confirmation 

and details of tenant vehicle registration to the City upon request.  

Family Oriented Dwellings: The applicant has also requested to vary the City’s requirement for 

family-oriented dwelling units. The applicant notes that the building provides for housing that is 

primarily designed to meet the needs of independent individuals with disabilities and the unit 

mix/configuration reflects this intent. The applicant further notes 10 of the units are two bedrooms 

with balconies, which does ensure availability of larger units. The proposed Housing Agreement 

would also secure housing affordability and detail management/operations of the building.  

 

DISCUSSION  

The residential building is attractive, utilizing a variety of architectural approaches to ensure the 

design meets the intent of the development permit guidelines, incorporates quality materials such as 

brick, and integrates well into the existing neighbourhood character. The formal entrance and 

programmed common terrace, as well as indoor gathering spaces will provide for ample opportunities 

for building community and enhanced wellbeing of the intended tenants. The extraordinary energy 

performance measures will exceed standards and expectations of the environmental conservation 

development permit regulations.   

 

The development also aligns with City OCP policies to encourage housing affordability and options 

to meet the needs of a diverse community, and the findings of the Housing Needs Report which 

identified the need for more for secure rental units at non-market rates and for varied individual 

needs. The requested variance to parking and family-friendly units are reasonable given the intended 

tenant mix of the building, and staff anticipate impacts will be mitigated through an ongoing 

commitment to responsible parking management and transportation support provided through 

shuttle services.  

 

Approval of the development permit and requested variances is recommended. As a condition of 

DVP issuance, staff will finalize a Housing Agreement with the BC Housing to secure housing 

affordability, detail management/operations of the building and parking, and confirm City input into 

the selection of any future operator.   
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Development Permit and Development Variance Permit Applications for 
2365 and 2371 Kelly Avenue 

 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: June 24, 2025 

 

FINANCIAL IMPLICATIONS 

In accordance with the Processing of Development Applications Policy, the City did not require 

Development Permit and Development Variance Permit application fees, which total $13,000. 

PUBLIC CONSULTATION 

A sign notifying residents of the development permit application was 

posted on the site November 29, 2024; Planning staff have not 

received any input specific to the building and landscaping design.  

 

Staff conducted a site visit on June 5th, 2025, to ensure that the sign 

is in good standing on the subject property.  

 

 
ATTACHMENTS 

Attachment 1:  Draft Development Permit    

Attachment 2:  Draft Development Variance Permit  

 

Lead author(s): Graeme Muir and Jennifer Little 

 

OPTIONS (= Staff Recommendation) 

 # Description 

 1 

Authorize notification of the development variance permit application, and recommend 

Council issuance of the development variance permit and development permit at a 

future Council meeting.  

 2 

Request additional information or amendments if Committee is of the opinion that such 

information or amendment would assist in its evaluation of how the design complies 

with the development permit area designation or variances to regulations. 

 3 
Refuse the application(s) if the Committee is of the opinion the application does not 

conform to the design guidelines or does not support the variances to regulations. 

Development sign 
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1 
 

THE CORPORATION OF THE CITY OF PORT COQUITLAM 
 

“DEVELOPMENT PROCEDURES BYLAW, 2013, NO. 3849” 
 

DEVELOPMENT VARIANCE PERMIT 
 
 

NO. DVP00107 
 
 

Issued to: Provincial Rental Housing Corporation, INC.NO. BC0052129 
(Owner as defined in the Local Government Act,  
hereinafter referred to as the Permittee) 

 
Address: 1701-4555 Kingsway, Burnaby, BC V5H 4V8 
 
1. This Development Variance Permit is issued subject to compliance with all of the Bylaws 

of the Municipality applicable thereto, except as specifically varied by this permit. 
 

2. This Development Variance Permit applies to and only to those lands within the 
Municipality described below, and any and all buildings, structure and other 
development thereon: 

 
Address: 2365 and 2371 Kelly Ave, Port Coquitlam  

Legal Description: LOT K DISTRICT LOT 289 GROUP 1 NEW WESTMINSTER DISTRICT 
PLAN 22141 
LOT L DISTRICT LOT 289 GROUP 1 NEW WESTMINSTER DISTRICT 
PLAN 22141 

P.I.D.:  009-154-833; 009-154-876 
 

3. The Zoning Bylaw, 2008, No. 3630 is varied as follows: 
 Section 2.5, Additional Regulations, Family-oriented dwelling units, is varied to 

allow the development to provide 2 family-friendly dwelling units.  
 

4. The Parking and Development Management Bylaw, 2018, No.4078 is varied as follows:  
 Section 8, Required Off-Street Parking Spaces, be varied to allow the building to 

provide 12 resident parking spaces and 6 visitor parking spaces.  
 

5. These variances are provided subject to: 
 The form and character of the building, including the siting, height and 

general design as shown on drawings attached to DP000597.  
 Registration of a Housing Agreement in perpetuity for the building prior 

to issuance of a Building Permit and to the satisfaction of the Director of 

4669



 

2 
 

Development Services which: secures levels of housing affordability; 
details management/operations of the building and parking; limits the 
number of vehicles which can be registered at the building; and confirm 
City input into the selection of any future operator. 

 
6. The land described herein shall be developed strictly in accordance with the terms and 

conditions and provisions of this permit. 
 
7. This permit shall lapse if the Permittee does not substantially commence the 

construction permitted by this permit within two (2) years of the date of this permit. 
 
8. This permit is not a building permit. 
 
 

APPROVED BY COUNCIL THE ______ DAY OF ______, 2025. 
 

SIGNED THIS _____ DAY OF                 _____,2025. 
 
 
 
 ____________________________________ 
 Mayor 
 
 
 
 _____________________________________ 
 Corporate Officer 
 
 

I ACKNOWLEDGE THAT I HAVE READ AND UNDERSTAND THE TERMS AND CONDITIONS UPON 
WHICH THIS PERMIT IS ISSUED. 

 
 
 
 _____________________________________ 

Applicant (or Authorized Agent or Representative of 
Applicant) 
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TERMS OF INSTRUMENT  - PART 2 

AFFORDABLE RENTAL HOUSING AGREEMENT AND SECTION 219 COVENANT 

THIS AGREEMENT dated for reference                                              2025  

BETWEEN:  
Provincial Rental Housing Corporation  
c/o British Columbia Housing Management Commission 
1701-4555 Kingsway,  
Burnaby, BC VH8 4V8 
 
(the “Owner”)  

AND: 
City of Port Coquitlam 
200-2564 Shaughnessy Street,  
Port Coquitlam, BC V3C 3G4 
 
(the "City", as more fully defined in section 1.1 of this Agreement) 

WITNESSES THAT WHEREAS:  

A. Section 483 of the Local Government Act permits the City to enter into housing agreements for 
the provision of affordable and special needs housing, which may include, without limitation, 
conditions in respect of the form of tenure of housing units, availability of housing units to 
classes of persons, administration of housing units and rent which may be charged for housing 
units; 

B. Section 219 of the Land Title Act permits the registration of a covenant of a negative or positive 
nature in favour of the City in respect of the use of land, construction on land, or the subdivision 
of land; 

C. The Owner of the Lands (as hereinafter defined) intends to construct the Development; 

D. BC Housing intends to enter into an Operator Agreement with an Operator and the Operator 
will operate and maintain the Lands as hereinafter defined;  

E. The Owner and the City wish to enter into this Agreement to provide for Affordable Rental   
Housing on the Lands on the terms and conditions set out in this Agreement and to restrict the 
use of, and construction on, the Lands on the terms and conditions of this Agreement, to have 
effect as both a covenant under section 219 of the Land Title Act and a housing agreement 
under section 483 of the Local Government Act and to charge the Lands; and 

F. The Owner has agreed to execute this Agreement solely for the purpose of facilitating its 
registration in the LTO in accordance with the Land Title Act and the requirements of the LTO 
and in order to provide confirmation to the City that the Lands will be available to provide for 
Affordable Rental Housing for a term of sixty (60) years, including by granting to the City a 
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covenant under section 219 of the Land Title Act to ensure the Lands are used only for 
Affordable Rental Housing. 

NOW THEREFORE, in consideration of $10.00 and other good and valuable consideration (the receipt 
and sufficiency of which are acknowledged by the parties), and in consideration of the promises 
exchanged below, the Owner and the City covenant and agree, pursuant to section 483 of the Local 
Government Act and section 219 of the Land Title Act, as follows: 

ARTICLE 1 - DEFINITIONS AND INTERPRETATION 

1.1 DefinitionsIn this Agreement the following words have the following meanings: 

(a) “Affordable Rental Housing” means the occupation of Affordable Rental Housing Units 
by Eligible Tenants.  

(b) "Affordable Rental Housing Unit" means a Dwelling Unit or Dwelling Units in the 
Development used for Affordable Rental Housing in accordance with this Agreement. 

(c) "Agreement" means this agreement together with all schedules. 

(d) "BC Housing" means the British Columbia Housing Management Commission or its 
successor(s) in function.  

(e) "City" means the City of Port Coquitlam and is called the "City" when referring to the 
corporate entity and "City of Port Coquitlam" when referring to the geographic location. 

(f) "CPI" means the All-Items Consumer Price Index for the City of Vancouver published 
from time to time by Statistics Canada, or its successor in function. 

(g) "Cumulative Gross Annual Household Income" means the cumulative income of each 
member of a Family that occupies an Affordable Rental Housing Unit that is over 
eighteen (18) years of age. 

(h) “Development" means the seventy-four (74) Affordable Rental Housing Units, consisting 
of studio, one (1) and two (2) bedrooms on the Lands. 

(i) "Development Permit" means a development permit under section 490 of the Local 
Government Act in respect of the Lands. 

(j) "Dwelling Unit" means a self-contained suite of rooms used or intended to be used as a 
residence by individual(s) and containing both cooking and sanitary facilities. 

(k) "Eligible Tenant" means:  

(i) an RGI Tenant; and  

(ii) a Shelter Allowance Tenant.  

(l) "Employment and Assistance Act" means the Employment and Assistance Act, S.B.C 
2002, c 40, together with all amendments thereto and replacements thereof. 
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(m) "Employment and Assistance Regulation" means the Employment and Assistance 
Regulation, BC Reg 263/2002, together with all amendments thereto and replacements 
thereof. 

(n) "Employment and Assistance for Persons with Disabilities Act" means the Employment 
and Assistance for Persons with Disabilities Act, S.B.C 2002, c 41, together with all 
amendments thereto and replacements thereof. 

(o) "Employment and Assistance for Persons with Disabilities Regulation" means the 
Employment and Assistance for Persons with Disabilities Regulation, BC Reg 265/2002, 
together with all amendments thereto and replacements thereof. 

(p) “HILs” means Housing Income Limits as established by BC Housing from time to time. 

(q) “ICBC” means the Insurance Corporation of British Columbia, or its successor in 
function;  

(r) “Family” means a household with a minimum of two (2) persons and must include at 
least one (1) dependent child at the time of occupancy. A dependent child is: 

(i) a child, stepchild, adopted child, or legal ward under the age of nineteen (19); or 

(ii) a child aged nineteen (19) to twenty-four (24) years who has provided proof of 
attending school full time; and 

(iii) is unmarried and not in a common-law relationship. 

(s) "Interpretation Act" means the Interpretation Act, R.S.B.C. 1996, c 238, together with all 
amendments thereto and replacements thereof. 

(t) "Land Title Act" means the Land Title Act, R.S.B.C. 1996, c 250, together with all 
amendments thereto and replacements thereof. 

(u) "Lands" means the lands and premises civically described 2365 & 2371 Kelly Ave, Port 
Coquitlam, and legally described in Item 2 of the Land Title Act Form C to which this 
Agreement is attached. 

(v) "Local Government Act" means the Local Government Act, R.S.B.C. 2015, c 1, together 
with all amendments thereto and replacements thereof. 

(w) "LTO" means the New Westminster Land Title Office or its successor.  

(x) "Maximum Income" means one hundred percent (100%) of the most current HILs 
published by BC Housing:  

(i) in the event that BC Housing ceases to publish HILs but replaces HILs with 
similar income limits or standards that are acceptable to the City for the 
purposes of this Agreement, such replacement limit or standards shall replace 
HILs for the purposes of this Agreement; or 
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(ii) in the event that BC Housing ceases to determine HILs and the HILs are not 
replaced by similar income limits or standards published by BC Housing that are 
acceptable to the City, then the cumulative annual income limits of RGI Tenants 
shall be determined by reference to the final HILs published by BC Housing and 
thereafter increased annually by an amount equal to the increase, if any, in the 
CPI for the period of January 1 to December 31 of the previous calendar year. 

(y) "Maximum Shelter Allowance" means the maximum monthly Shelter Allowance that a 
Shelter Allowance Tenant is entitled to receive based on their Family unit size or 
composition as outlined in the: 

(i) Employment and Assistance Act and Employment and Assistance Regulation; or 

(ii) Employment and Assistance for Persons with Disabilities Act; and  

(iii) Employment and Assistance for Persons with Disabilities Act Regulation. 

(z) "Occupancy Standards" means, with respect to an Affordable Rental Housing Unit, the 
requirement that there shall be no less than one (1) occupant per bedroom. The 
National Occupancy Standards or applicable City By-law will be referenced in defining 
maximum occupancy per bedroom.  

(aa) "Operator Agreement" means an agreement or agreements entered into or in effect 
between the Operator for the time being and BC Housing in respect of the operation 
and rental of the Affordable Housing Units and which provides for operating 
requirements and standards which are then standard for BC Housing funded Affordable 
Rental Housing developments comparable to the Development, as the same may be 
amended from time to time. 

(bb) “Operator" means a non-profit society selected by BC Housing to operate the building. 

(cc) “Owner” means the registered and beneficial owner of the Property, who, as of the 
date of this Agreement, is PRHC. 

(dd) "Permitted Rent" means: 

(i) with respect to RGI Tenants: a monthly rent of no greater than 1/12th of 30% of 
the Cumulative Gross Annual Household Income of the RGI Tenant occupying 
the Affordable Rental Housing Unit; and  

(ii) with respect to Shelter Allowance Tenants, means the Maximum  Shelter 
Allowance. 

(ee) “PRHC” means Provincial Rental Housing Corporation or its successor(s) in function. 

(ff) “Public Housing Body" has the same meaning as under section 49.1 of the Residential 
Tenancy Act. 
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(gg) "Residential Tenancy Act" means the Residential Tenancy Act,  S.B.C.  2002,  c  78, 
together with all amendments thereto and replacements thereof and all regulations 
thereunder. 

(hh) "RGI Tenant" means an individual that has a Cumulative Gross Annual Household 
Income that does not exceed the Maximum Income Persons with disabilities and those 
living with mental illness may be given priority for Affordable Rental Housing Units 
occupied by RGI Tenants.  

(ii) “Section 219 Covenant Term” means a period ending on the earlier of sixty (60) years 
from the date that the City issues an occupancy permit for the Development and the 
date that the Owner determines, acting reasonably, that it is not economical to repair or 
restore the Building or to keep and maintain the Building in a tenantable condition to 
the standard required by this Agreement, based on the remainder of the useful life of 
the Building as determined by a professional engineer or architect who is at arm's length 
to the Owner, and the Owner has delivered to the City a copy of the engineer's or 
architect's report, or the Owner is no longer able to qualify for or obtain funding in 
order to maintain the building in a tenable condition to the standard required by this 
Agreement. 

(jj) "Shelter Allowance" means the monthly allowance provided to an individual or family 
for shelter under the: 

(i) Employment and Assistance Act and Employment and Assistance Regulation; or 

(ii) Employment and Assistance for Persons with Disabilities Act; and 

(iii) Employment and Assistance for Persons with Disabilities Act Regulation. 

(kk) “Shelter Allowance Tenant” means an individual who qualifies for and receives the 
Shelter Allowance;  

(ll) "Strata  Property  Act"  means the Strata Property Act S.B.C. 1998, Chapter  43, together 
with all amendments thereto and replacements thereof. 

(mm) "Subdivide" or “Subdivided” means to divide, apportion, consolidate or subdivide the 
Lands, or the ownership or right to possession or occupation of the Lands into two (2) or 
more lots, strata lots, parcels, parts, portions or shares, whether by plan, descriptive 
words or otherwise, under the Land Title Act, the Strata Property Act, or otherwise, and 
includes the creation, conversion, organization or development of "cooperative 
interests" or "shared interests in land” as defined in the British Columbia Real Estate 
Development Marketing Act, S.B.C. 2004, c.41. 

 

(nn) "Tenancy Agreement" means a written tenancy agreement, lease or license or other 
written agreement granting rights to occupy an Affordable Rental Housing Unit. 

(oo) “Tenancy Default" has the meaning set out in section 3.5(c)(ii) of this Agreement. 
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(pp) "Tenant" means an individual(s)that occupies an Affordable Rental Housing Unit. 

(qq) “Transferee" has the meaning set out in section 5.2 of this Agreement. 

 

1.2 Interpretation- In this Agreement: 

(a) Party. Any reference to a party herein will be deemed to include the successors, assigns, 
employees, servants, agents, officers, contractors, licensees and invitees of such parties 
wherever the context so permits or requires. 

(b) Singular Gender. Wherever the singular or masculine or neuter is used in  this 
Agreement, the same will be construed to mean the plural or the feminine or body 
corporate or politic, and vice versa, as the context or the parties so require. 

(c) Captions and Headings. The captions and headings appearing in this Agreement have 
been inserted as a matter of convenience and for reference only and in no way define, 
limit or enlarge the scope or meaning of this Agreement or any of the provisions hereof. 

(d) References. References to this "Agreement" and the words "hereof", "herein" and 
similar words refer to this Agreement as a whole and not to any section or subsection or 
other subdivision hereof and any reference in this Agreement to a designated recital, 
section, subsection or other subdivision is a reference to the designated recital, section, 
subsection or subdivision hereof. 

(e) Governing Law. This Agreement will be governed by and construed in accordance with 
the laws of the Province of British Columbia and the laws of Canada applicable in British 
Columbia. 

(f) Legislation. Any reference to a statute includes and is a reference to such statute and to 
the regulations made pursuant thereto, with all amendments made from time to time to 
such statute and regulations and as they are in force from time to time, and to any 
statute and regulations that may be passed which have the effect of supplementing or 
superseding such statutes and regulations 

(g) Time. Time shall be of the essence of this Agreement and each part of it. If any party 
expressly or impliedly waives this requirement, that party may reinstate it by delivering 
notice to the other party(ies). If a time is specified in this Agreement for observing or 
performing any obligation, such time shall be local Vancouver, British Columbia time. 
 

ARTICLE 2 - CONSTRUCTION, USE AND MANAGEMENT OF AFFORDABLE RENTAL HOUSING UNITS 
 

2.1 Minimum Construction Requirements- The Owner will  construct the Development.   

2.2 Use — Each Affordable Rental Housing Unit may only be used as a permanent residence by an 
Eligible Tenant pursuant to a Tenancy Agreement, with consideration given to Eligible Tenants 
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with intellectual or physical disabilities. Without limiting the foregoing and for clarity, an 
Affordable Rental Housing Unit may not be occupied by the Owner’s or the Operator’s officers, 
directors, employees, agents, contractors, permitees or invitees. For the purposes of this 
section, "permanent residence" means the place where the person lives and to which, whenever 
absent, the person intends to return. 

2.3 Subdivision - The building containing the Affordable Rental Housing Units shall not be 
Subdivided, including by deposit of a strata plan of any kind under the Strata Property Act, 
provided that the building may be subdivided by deposit of a strata plan if, concurrently with 
the deposit of such strata plan, a covenant under section 219 of the Land Title Act is granted in 
favour of the City and registered against title to the strata lots containing all of the Affordable 
Rental Housing Units, with priority over all financial liens, charges and encumbrances, providing 
that such strata lots shall not be separately sold or otherwise transferred. 

2.4 Municipal Approvals– The Owner agrees that the City may withhold its final inspection in 
respect of a building on the Lands until all of the following requirements are satisfied: 

(a) if the Owner is not a Public Housing Body, it has entered into a contract with a Public 
Housing Body for the Public Housing Body to administer, manage and operate the 
Affordable Rental Housing Units in accordance with the requirements of this 
Agreement; or 

(b) the Owner will ensure the Operator is a Public Housing Body for the purposes of section 
49.1 of the Residential Tenancy Act; and 

(c) the Owner will ensure the Operator is not otherwise in breach of any of its obligations 
under this Agreement. 
 

2.5 Parking – The Owner shall cause the Operator to: 

(a) not permit more than twelve (12) vehicles owned or otherwise operated by Eligible 
Tenants to use the address of the Development for registering such vehicles with ICBC 
for insurance purposes; 

(b) maintain a record of which Eligible Tenants are entitled to have a vehicle registered with 
ICBC pursuant to section 2.5Error! Reference source not found., along with the 
corresponding license plate of each vehicle (the “Parking Record”), and 

(c) following the receipt of a written request from the City,  

(i) but subject to applicable privacy legislation and the consent of Eligible 
Occupants, provide the City with the Parking Record, or, if the Operator is not 
able to provide the Parking Record to the City, cause the Operator to provide 
written confirmation to the City that the Operator is complying with the 
requirements of this section 2.5. 
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ARTICLE 3 - OCCUPANCY AND MANAGEMENT OF AFFORDABLE RENTAL HOUSING UNITS  
 

3.1 Occupancy Terms and Conditions— The terms and conditions of occupancy for each Affordable 
Rental Housing Unit shall be determined by: 

(a) the terms and conditions of the Operator Agreement, where an Operator Agreement is 
in effect between the Operator and BC Housing, subject to the maximum rent provision 
set out in section 3.2(a) herein; or 

(b) the terms and conditions in sections 3.3 to 3.7 below, where there is no Operator 
Agreement in effect between the Operator and BC Housing. 

3.2 Rent — The monthly rent charged for an Affordable Rental Housing Unit will not exceed: 

(a) the Permitted Rent as defined in this Agreement  

3.3 Tenant Composition Requirements— Where there is no Operator Agreement in effect, the 
Affordable Rental Housing Units will be occupied in accordance with the following 
requirements: 

(a) 100% of the units will be occupied by Eligible Tenants.  

3.4 Occupancy Declaration– Where there is no Operator Agreement in effect, within thirty (30) 
days after receiving notice from the City, the Owner must, in respect of each Affordable Rental 
Housing Unit or those specified in the City’s notice, provide to the City a statutory declaration, 
substantially in the form attached hereto as Schedule A, certified by the Owner, containing all of 
the information required to complete the statutory declaration.  

3.5 Occupancy Terms and ConditionsWhere there is No Operator Agreement — Where there is no 
Operator Agreement in effect, the occupancy of each Affordable Rental Housing Unit shall 
comply at all times with all of the following terms and conditions: 

(a) Eligible Tenant — The Affordable Rental Housing Unit shall only be occupied as a 
permanent residence by, and rented to, an Eligible Tenant in accordance with the 
Occupancy Standards. 

(b) Tenancy Agreement - The Affordable Rental Housing Unit will be used or occupied only 
pursuant to a Tenancy Agreement. 

(c) Tenancy Agreement Requirements – Subject always to the requirements of the 
Residential Tenancy Act, very Tenancy Agreement with respect to an Affordable Rental 
Housing Unit shall comply with the following requirements: 

(i) the Tenancy Agreement shall include a clause requiring the Tenant and each 
permitted occupant of the Affordable Rental Housing Unit to comply with this 
Agreement; 
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(ii) the Tenancy Agreement shall include a clause entitling the Owner to terminate 
the Tenancy Agreement if any of the following occur (each of which constitutes 
a "Tenancy Default"): 

A. the Affordable Rental Housing Unit is occupied by more than the 
number of people the City’s building inspector determines can reside in 
the Affordable Rental Housing Unit given the number and size of 
bedrooms in the Affordable Rental Housing Unit and in light of any 
applicable City bylaw requirements;  

B. the Affordable Rental Housing Unit remains vacant for three (3) 
consecutive months or longer, notwithstanding the timely payment of 
rent; or 

C. the Tenant subleases the Affordable Rental Housing Unit or assigns the 
Tenancy Agreement in whole or in part, without the Owner’s consent; 
and 

(iii) the Tenancy Agreement will identify all occupants of the Affordable Rental 
Housing Unit and will stipulate that anyone not identified in the Tenancy 
Agreement will be prohibited from residing in the Affordable Rental Housing 
Unit 

 and the parties acknowledge and agree that if and to the extent of a conflict 
between the provisions of this Agreement and the Residential Tenancy Act, the 
provisions of the Residential Tenancy Act will govern. 

3.6 Subleasing and Assignment- Where there is no Operator Agreement in effect, the Owner will 
not consent to the assignment of a Tenancy Agreement or the subletting of an Affordable Rental 
Housing Unit, except if the assignment or subletting is to an Eligible Tenant and, in the case of 
an assignment, the assignee does not pay any amount to the assignor in consideration of such 
assignment or in the case of a sublease, the subtenant does not pay monthly rent to the Tenant 
that exceeds the Permitted Rent applicable to the Affordable Rental Housing Unit. 

3.7 Management - Where there is no Operator Agreement in effect, the Owner is responsible for 
operations.  

ARTICLE 4 - DEFAULTS AND REMEDIES 

4.1 Notice of Default- If the Owner is in default of this Agreement, the City may give the Owner 
written notice requiring that the Owner cure the default within thirty (30) days of receiving such 
notice, or such longer period as the Owner reasonably requires if the default cannot be cured 
within thirty (30) days if the Owner is acting diligently. The notice must specify the nature of the 
default. The Owner must act diligently to correct the default within the time specified in the 
notice. 

4.2 Costs  - The Owner will pay to the City, upon demand by the City, all of the City’s costs of 
exercising its rights or remedies under this Agreement, on a full indemnity basis. 
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4.3 Specific Relief- The Owner agrees that, without affecting any other rights or remedies the City 
may have in respect of any breach of this Agreement that continues beyond the cure period, the 
City is entitled to obtain an order for specific performance of this Agreement and a prohibitory 
or mandatory injunction in respect of any breach by the Owner of this Agreement that 
continues beyond the cure period. The Owner agrees that this is reasonable given the public 
interest in ensuring the provision of Affordable Rental Housing Units to be occupied by Eligible 
Tenants and restricting occupancy of the Lands in accordance with this Agreement. 

4.4 No Penalty or Forfeiture- The Owner acknowledges and agrees that it is entering into this 
Agreement to benefit the public interest in providing Affordable Rental Housing Units for Eligible 
Tenants, and that the City’s rights and remedies under this Agreement are necessary to ensure 
that this purpose is carried out, and the City’s rights and remedies under this Agreement are fair 
and reasonable and ought not to be construed as a penalty or forfeiture. 

4.5 Cumulative Remedies- No reference to nor exercise of any specific right or remedy under this 
Agreement or at law or at equity by any party will prejudice, limit, or preclude that party from 
exercising any other right or remedy. No right or remedy will be exclusive or dependent upon 
any other right to remedy, but any party, from time to time, may exercise any one or more of 
such rights or remedies independently, successively, or in combination. The Owner 
acknowledges that specific performance, injunctive relief (mandatory or otherwise), or other 
equitable relief may be the only adequate remedy for a default by the Owner under this 
Agreement. 

ARTICLE 5 MISCELLANEOUS 

5.1 Section 219 Covenant - In consideration of $10.00 and other good and valuable consideration 
(the receipt and sufficiency of which are acknowledged by the parties), the Owner covenants 
and agrees with the City as a covenant in favour of the City pursuant to section 219 of the Land 
Title Act, it being the intention and agreement of the Owner that the provisions hereof be 
annexed to, and run with and be a charge on title to the Lands, that for the Section 219 
Covenant Term, the Lands shall only be used for the provision of Affordable Rental Housing, and 
the Owner shall cause the section 219 covenant under this section to be registered against title 
to the Lands in the LTO with priority over all financial liens, charges and encumbrances, 
including any leases, options to purchase, rights of first refusal, and agreements for sale. 

5.2 Sale of Lands– The Owner covenants and agrees with the City that it shall use reasonable 
commercial efforts to cause any purchaser or transferee (each a “Transferee”) of all or any 
portion of the Lands to execute and/or deliver, prior to completion of such sale or transfer, an 
acknowledgment of this Agreement and a covenant from such Transferee to assume and be 
bound by all of the Owner’s obligations set out in this Agreement, in a form satisfactory to the 
City, acting reasonably and thereupon the Owner shall be, automatically and without further 
instrument, released from its ongoing obligations under this Agreement. 

5.3 No Obligation of The Owner- The City acknowledges, covenants, and agrees with the Owner 
that the Owner is executing and delivering this Agreement for the sole purpose of facilitating 
the registration of this Agreement in the LTO and providing the section 219 Covenant set forth 
in section 5.1.  
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5.4 Alternate Provider-. The Owner, for so long as the Owner is PRHC, shall provide the City with as 
much advanced written notice as is practicable in the circumstances, as determined by the 
Owner in its sole discretion, in the event that the Operator Agreement is terminated or the 
Operator is replaced for any reason, and the Owner covenants and agrees to consult with the 
City with respect to the replacement of any Operator during the Section 219 Covenant Term, 
and to give due consideration to the City’s input with respect to same, but notwithstanding the 
foregoing or anything else herein contained, the City acknowledges that decisions in connection 
with the termination of the Operator Agreement or the replacement of the Operator will be 
made by the Owner in its sole and unfettered discretion, and that in some instances the Owner 
may determine it necessary to terminate an Operator Agreement or replace an Operator with 
immediate effect and that consequently such advanced notice and due consideration will not be 
possible. 

5.5 Discharge - This Agreement will expire and become null and void on the conclusion of the 
Section 219 Covenant Term. On or after the expiration of this Agreement, the Owner may 
submit a registrable discharge of this Agreement and a cancellation of the notice of this 
Agreement filed in the LTO pursuant to section 483 of the Local Government Act to the City and 
the City shall, within a reasonable time after request by the Owner, execute and deliver to the 
Owner such discharge of this Agreement and cancellation of the notice. 

5.6 No Compensation– The Owner acknowledges and agrees that no compensation is payable, and 
the Owner is not entitled to and will not claim any compensation from the City, for any decrease 
in the market value of the Lands which at any time may result directly or indirectly from the 
operation of this Agreement. 

5.7 Indemnity – Save and except to the extent caused by the negligence or wrongful intentional acts 
of the City and each of its elected officials, officers, directors, and agents, and their heirs, 
executors, administrators, personal representatives, successors and assigns (collectively, the 
“City Parties”), the Owner will indemnify and save harmless the City Parties, from and against all 
claims, demands, actions, losses, damages, costs and liabilities, which all or any of them will or 
may be liable for or suffer or incur or be put to by reason of or arising out of: 

(a) any negligent act or omission of the Owner, or its officers, directors,  agents, contractors 
or other persons for whom the Owner is responsible at law in connection with the 
observance or performance of the obligations of the Owner under this Agreement; 

(b) the City refusing to issue a Development Permit, building permit, or refusing to permit 
occupancy of any building, or any portion thereof, constructed on the Lands; 

(c) the construction, maintenance, repair, ownership, lease, license, operation, 
management or financing of the Lands or any Affordable Rental Housing Unit or the 
enforcement of any Tenancy Agreement; or 

(d) any legal or equitable wrong on the part of the Owner or any breach of this Agreement 
by the Owner. 

5.8 Release - Save and except for when caused by the negligence or wrongful intentional acts of the 
City Parties,  the Owner hereby releases and forever discharges the City Parties from and against 
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all claims, demands, damages, actions, or causes of action by reason of or arising out of or which 
would or could not occur but for the: 

(a) construction, maintenance, repair, ownership, lease, license, operation, management or 
financing of the Lands or any Affordable Rental Housing Unit; 

(b) City refusing to issue a Development Permit, building permit, or refusing to permit 
occupancy of any building, or any portion thereof, constructed on the Lands; or 

(c) exercise by the City of any of its rights under this Agreement. 

5.9 Registration & Priority - The Owner agrees to cause this Agreement to be registered in the LTO 
against title to the Lands in priority to all financial encumbrances charging the Lands. If the LTO 
defects or rejects the registration of this Agreement, then the parties will take such remedial 
steps as may be required by the LTO to allow this Agreement to be registered in the LTO against 
the Owner’s fee simple interest in the Lands. 

The Owner acknowledges that the City must file a notice of this Agreement in the LTO as 
required by section 483(5) of the Local Government Act in relation to housing agreements and 
that this will result in a legal notation on title to the Lands referencing the existence of this 
Agreement. 

5.10 City’s Powers Unaffected - This Agreement does not: 

(a) affect or limit the discretion, rights, duties or powers of the City under any enactment or 
at common law, including in relation to the use or subdivision of the Lands; 

(b) impose on the City any legal duty or obligation, including any duty of care or contractual 
or other legal duty or obligation, to enforce this Agreement; 

(c) affect or limit any enactment relating to the use or subdivision of the Lands; or 

(d) relieve the Owner from complying with any enactment, including in relation to the use 
or subdivision of the Lands.  

5.11 Agreement for Benefit of the City Only - The Owner and the City agree that: 

(a) this Agreement is entered into only for the benefit of the City; 

(b) this Agreement is not intended to protect the interests of the Owner, any Tenant, or any 
future owner, lessee, occupier or user of the Lands or the building or any portion 
thereof, including any Affordable Rental Housing Unit; and 

(c) the City may at any time execute a release and discharge of this Agreement, without 
liability to anyone for doing so, and without obtaining the consent of the Owner. 

5.12 Enduring Effect- This Agreement will extend to and be binding upon and endure to the benefit 
of the parties hereto and their respective successors and permitted assigns. 
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5.13 Severability- If any provision of this Agreement is found to be invalid or unenforceable, such 
provision or any part thereof will be severed from this Agreement and the resultant remainder 
of this Agreement will remain in full force and effect. 

5.14 Waiver - All remedies of the City against the Owner will be cumulative and may be exercised by 
the City in any order or concurrently in case of any breach and each remedy may be exercised 
any number of times with respect to each breach. Waiver of or delay in the City exercising any 
or all remedies will not prevent the later exercise of any remedy for the same breach or any 
similar or different breach. 

5.15 Sole Agreement - This Agreement, and any documents signed by the Owner contemplated by 
this Agreement, represent the whole agreement between the City and the Owner respecting the 
use and occupation of the Affordable Rental Housing Units, and there are no warranties, 
representations, conditions or collateral agreements made by the City except as set forth in this 
Agreement. 

5.16 Further Assurance- Upon request by the City, the Owner will forthwith do such acts and execute 
such documents as may be reasonably necessary in the opinion of the City to give effect to this 
Agreement. 

5.17 Agreement Runs with the Lands- This Agreement shall burden and run with, and bind the 
successors in title to the Owner in the Lands and every parcel into which the Lands may be 
Subdivided. 

5.18 No Joint Venture- Nothing in this Agreement will constitute the Owner as the agent, joint 
venturer, or partner of the City or give the Owner any authority to bind the City in any way. 

5.19 Applicable Law - Unless the context otherwise requires, the laws of British Columbia will apply 
to this Agreement and all statutes referred to herein are enactments of the Province of British 
Columbia. 

5.20 Joint and Several- If the Owner is comprised of more than one person, firm or body corporate, 
then the covenants, agreements and obligations of the Owner shall be joint and several. 

IN WITNESS WHEREOF – the parties hereto have executed this Agreement by signing the General 
Instrument –Part 1 attached hereto as of the date first above written. 
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SCHEDULE A  
 

OCCUPANCY DECLARATION  
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June 30, 2025 

Mayor and Council 

City of Port Coquitlam 

2580 Shaughnessy Street 

Port Coquitlam, BC V3C 2A8 

Re: Development Permit Application – Parking Variance Request 
Dear Mayor and Members of Council, 

 

On behalf of New View Society, I am writing to express our appreciation for your ongoing 

support and consideration of our upcoming housing development. We respectfully submit 

this letter to provide context and address concerns as were communicated at the June 24, 

2025, Committee of Council meeting. 

 

New View Society has proudly served the Port Coquitlam community for over 50 years, 

providing mental health housing and supports tailored to individuals who face unique 

socio-economic challenges. Our housing developments are carefully planned and 

responsive to the real needs of the individuals we serve.  

 

The proposed parking allocation for this site is based on extensive experience and real-

world data from our existing residences. For example, Maplewood Manor, a 20-unit 

apartment complex operated by New View Society, has consistently seen only 2–3 of its 6 

parking stalls occupied at any given time over the past 15 years. This is not an anomaly, 

but a trend observed across our portfolio. 

 

Individuals residing in our housing programs often do not own vehicles. Due to the 

economic barriers associated with living on limited or fixed incomes, as well as the high 

cost of owning and maintaining a car, many of our residents rely on public transit, 

walking, or support services for transportation. In addition, the nature of mental illness 

can result in social isolation and fractured family relationships over time. Documented 

research in mental health and social integration highlights that individuals living with 

serious mental illness often have fewer close social supports and less frequent visitors 

compared to the general population. These factors naturally reduce the demand for guest 

parking at our sites. 

 

We also understand that some concerns have been raised regarding the five-year term of 

the operating agreement with BC Housing. While this duration may appear short at first 

glance, it is important to note that five-year agreements are a standard practice among 

funders across the sector. New View Society has a longstanding, reliable partnership with 

BC Housing, with operating agreements dating back over two decades. During that time, 

not a single agreement has failed to be renewed. Moreover, all of our operational reviews 
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have consistently returned exemplary ratings, demonstrating our commitment to high 

standards and sustainable service delivery. 

With that track record in mind, we are confident that the current agreement will be 

renewed continually throughout the life of the building. Our organization is deeply 

committed to the long-term stewardship of the housing we provide, and this project is 

no exception. 

We would also like to reference the Housing Agreement between the City of Port 

Coquitlam and BC Housing, which outlines specific strategies to reduce parking demands, 

including tenant selection criteria that take into account vehicle ownership. This 

agreement further supports the rationale behind our parking variance request and 

reflects a collaborative effort to ensure thoughtful planning and accountability. 

 

New View Society is committed to maintaining open communication and transparency 

with the City. At any time upon request, we are prepared to provide updates on the 

number of vehicles registered to the Kelly Avenue address. We value our longstanding, 

positive relationship with the City of Port Coquitlam and are dedicated to addressing any 

concerns, including those related to parking, in a proactive and cooperative manner. 

 

We respectfully ask for Council’s support of the parking variance, as the request reflects 

not only prudent and evidence-based planning, but also the unique realities of the 

population we serve. By aligning regulations with the demonstrated needs of mental 

health housing, we can ensure that valuable space and resources are used efficiently and 

compassionately. 

 

Thank you for your time and continued leadership in making Port Coquitlam a community 

that welcomes and supports all residents. 

 

Sincerely, 

 

 
 

Chantelle Burga – Executive Director 

New View Society 

 

 

 
 

 

 

 
 

 

 

 
“Community Health Through Mental Health” 

 
 

2050 Mary Hill Road, Port Coquitlam, BC V3C 2Z8 • Tel: 604.941.3222 • Fax: 604.552.0849 • www.newviewsociety.org 
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 1701-4555 Kingsway 
Burnaby, BC V5H 4V8 

 

 

   
 

July 2, 2025 

City of Port Coquitlam 
2580 Shaughnessy Street  
Port Coquitlam, BC V3C 2A4 
 

Re: 2365 and 2371 Kelly Ave - Proposed Parking and Partnership with New View Society 

 

Dear Mayor and City Council of Port Coquitlam, 

BC Housing has partnered with New View Society to put forth a development application to provide 
74 new non-market homes for people living with a mental illness at 2365 and 2371 Kelly Ave. The 
purpose of this letter is to request a parking reduction to 18 spaces and confirm our intention to 
partner with New View Society as the operator for this development.  
 
Proposed Parking 

For this project, we are requesting a reduction of parking to 18 spaces to reflect the needs of future 
residents and proximity to stores, parks, and transit in the City core. 

As New View Society will manage the new building and provide services to the residents, the 
building has been designed to reflect their operational needs and experiences. The requested 
parking reduction to 18 spaces is informed by their current operation of 51 units across Port 
Coquitlam as well as BC Housing’s experience in delivering non-market housing across the 
province. Typically, residents do not own vehicles and do not require any parking.  

BC Housing has worked with City staff to include parking management in the Housing Agreement, 
which will be registered on title for 60 years. As such, the operator will be required to manage 
tenant parking and maintain a parking record.  
 
Partnership with New View Society 

After permit issuance and BC Housing Final Project Approval, BC Housing will enter into an 
Operator Agreement with New View Society. Following program requirements set by the Province, 
the Operator Agreement will be 5 years with the option to extend for another 5 years. As the new 
building is designed with the operator’s vision in mind, BC Housing intends to maintain a long 
partnership with New View Society.  

BC Housing is working with New View Society on this project as they are an experienced housing 
and service provider for individuals living with mental illness in the Tri-Cities area. New View has 
built trust in the community with both residents and the City of Port Coquitlam through over 50 
years of operations. Furthermore, BC Housing and New View Society have had a strong relationship 
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 1701-4555 Kingsway 
Burnaby, BC V5H 4V8 

 

 

   
 

for over 30 years on a number of other sites, including Maplewood Manor, MacRae Ave, and Iris 
House.  

We welcome any questions about the proposed parking supply and partnership with New View 
Society. 

Best Regards, 

 

 

Zeb Roberts 

Director, Regional Development, BC Housing 
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