
Committee of Council Regular Agenda 
Council Chambers, 3

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

Tuesday, July 16, 2019 

Time:   2:00 p.m. REVISED 

1. CALL TO ORDER

2. ADOPTION OF THE AGENDA

2.1 Adoption of the Agenda 
Recommendation:
That the July 16, 2019, Regular Committee of Council Meeting Agenda be adopted with the 
following changes: 

 Change title of Item 4.6 to Non-Farm Use Application - 2820 Burns Road; and

 Updates to the Items and Section 90 subsections in Item 8.1.

3. CONFIRMATION OF MINUTES

3.1 Minutes of Committee of Council 
Recommendation:
That the minutes of the following Committee of Council Meetings be adopted: 

 July 2, 2019, Regular Committee of Council Meeting.

4. REPORTS

4.1 Development Services Department Update (verbal report) 
Recommendation:
None.

4.2 Development Permit - 3646 Westwood Street 
Recommendation:
That Committee of Council approve Development Permit DP000344 to regulate a mixed-use 
commercial development at 3646 Westwood Street.   

4.3 2020 Transportation Program Projects 
Recommendation:
That Council approve the capital projects, as outlined in the July 16, 2019, report ‘2020 
Transportation Program Projects’.   

4.4 Recreational Vehicle Storage in Residential Neighbourhoods
Recommendation:
That Committee of Council recommend to Council that the Zoning Bylaw be amended to 
increase the maximum length of a recreation vehicle or trailer parked in the residential and 
agriculture zones to 10 metres.   

4.5 Non-Farm Use Application - 2842 Burns Road 
Recommendation:
That Committee of Council recommend to Council that non-farm use Application 58490 for 
2842 Burns Road not be authorized for submission to the Agricultural Land Commission.   

4.6 Non-Farm Use Application – 2820 Burns Road
Recommendation:
That Committee of Council recommend to Council that the non-farm use Application 58556 at 
2820 Burns Road not be authorized for submission to the Agricultural Land Commission.   
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5. COUNCILLORS’ UPDATE

6. MAYOR’S UPDATE

7. CAO UPDATE

8. RESOLUTION TO CLOSE

8.1 Resolution to Close the July 16, 2019, Regular Committee of Council Meeting to the 
Public 
Recommendation:
That the Regular Committee of Council Meeting of July 16, 2019, be closed to the public 
pursuant to the following subsection(s) of Section 90(1) of the Community Charter: 
Item 5.1 

(f) law enforcement, if the council considers that disclosure could reasonably be expected to
harm the conduct of an investigation under or enforcement of an enactment;

Item 5.2 

(e) the acquisition, disposition or expropriation of land or improvements, if the council considers
that disclosure could reasonably be expected to harm the interests of the municipality;

Item 5.3 

k) negotiations and related discussions respecting the proposed provision of a municipal
service that are at their preliminary stages and that, in the view of the council, could
reasonably be expected to harm the interests of the municipality if they were held in public;

Item 5.4 

(i) the receipt of advice that is subject to solicitor-client privilege, including communications
necessary for that purpose;

Item 5.5 

g) litigation or potential litigation affecting the municipality; and

Item 5.6 

(g) litigation or potential litigation affecting the municipality.
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Committee of Council Regular Minutes 
Council Chambers, 3

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

Tuesday, July 2, 2019 

1/3 

Present: Absent: 

Chair – Mayor West 
Councillor Darling  
Councillor McCurrach 
Councillor Penner 
Councillor Pollock 

Councillor Dupont 
Councillor Washington 

Meeting Notes: 
 The Regular Meeting was closed to the public at 2:20 p.m. and reconvened at 2:57 p.m.

1. CALL TO ORDER

The meeting was called to order at 2:00 p.m.

2. ADOPTION OF THE AGENDA

2.1 Adoption of the Agenda 

Moved ‑ Seconded: 
That the July 2, 2019, Regular Committee of Council Meeting Agenda be adopted as circulated. 
Carried 

3. CONFIRMATION OF MINUTES

3.1 Minutes of Committee of Council 

Moved ‑ Seconded: 
That the minutes of the following Committee of Council Meetings be adopted: 

 June 18, 2019, Regular Committee of Council Meeting.
Carried 

4. REPORTS

4.1 Development Permit Application - 2160 Grant Avenue

Moved ‑ Seconded: 
That Committee of Council approve Development Permit DP000333 to regulate an apartment 
development at 2160 Grant Avenue.   
Carried 

4.2 Community Cultural Development Investment Program – Spring Intake, 2019 

Moved ‑ Seconded: 
That Committee of Council recommend that Council approve the one-time transfer of $20,000 
from the Self-Help Matching Grant budget to the Community Cultural Development Investment 
Program; and  
That Committee of Council recommend that Council approve the following Community Cultural 
Development applications:  

1) Project Category:

 Art Focus - $2,500;

 Polenez Polish-Canadian Dance Society - $2,000;

 Theatrix - $4,800; and,

 Tri-City School of Music - $4,000.
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2/3 

2) Development Category (Community, Professional Individual and Capacity Building):  

 Jessica Nelson - $1,000;  

 Felice Choir - $1,500;  

 Tri-City School of Music - $1,200; and,  

 Theatrix - $5,000.   
Carried 

4.3 Self-Help Matching Grant Program, 2019  
Moved ‑ Seconded: 
That Committee of Council recommend that Council approve funding for the following Self-Help 
Matching Grant Program applications:  

1. $2,163 to Port Coquitlam Heritage and Cultural Society;  
2. $2,016 to Ducks Volleyball Club; and,  
3. $5,000 to Kinsmen Club of Port Coquitlam.   

Carried 
 
Moved ‑ Seconded: 
That Committee of Council direct staff to report back to Committee with options to consider:  

1) Advisability of combining grant programs; 
2) Options to increase availability and flexibility of programs; and 
3) Options to increase awareness of programs.   

Carried 

4.4 April-May Community Centre Update   
Staff provided an update.   

5. COUNCILLORS’ UPDATE   

Council provided updates on City business. 

6. MAYOR’S UPDATE   

Mayor West provided an update on City business. 

7. CAO UPDATE   

No update. 

8. RESOLUTION TO CLOSE 

8.1 Resolution to Close the July 2, 2019, Regular Committee of Council Meeting to the Public 

Moved ‑ Seconded:  
That the Regular Committee of Council Meeting of July 2, 2019, be closed to the public 
pursuant to the following subsection(s) of Section 90(1) of the Community Charter: 
Item 4.1 

k) negotiations and related discussions respecting the proposed provision of a municipal 
service that are at their preliminary stages and that, in the view of the council, could 
reasonably be expected to harm the interests of the municipality if they were held in public; 

Item 4.2 

b) personal information about an identifiable individual who is being considered for a municipal 
award or honour, or who has offered to provide a gift to the municipality on condition of 
anonymity;  
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Item 4.3 

i) the receipt of advice that is subject to solicitor-client privilege, including communications 
necessary for that purpose; and  

Item 5  

c) labour relations or other employee relations.  

Carried 

9. ADJOURNMENT  

9.1 Adjournment of the Meeting 

Moved ‑ Seconded:  
That the July 2, 2019, Regular Committee of Council Meeting be adjourned at 3:53 p.m. 
Carried 
 

  Certified Correct, 

Mayor  Corporate Officer 
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3646 Westwood Street - Development Permit Application 
 

 

Report To:   Committee of Council 
Department:  Development Services 
Approved by: L.L. Richard 
Meeting Date: July 16, 2019 

 

RECOMMENDATION: 
That Committee of Council approve Development Permit DP000344 to regulate a mixed-use 
commercial development at 3646 Westwood Street. 

 
PREVIOUS COUNCIL/COMMITTEE ACTION  

On June 1, 2001, Council rezoned 3646 Westwood Street from a residential zone to the 
Community Commercial zone. 
 
On May 11, 2017, Committee adopted the following resolution:  

“That the Official Community Plan update include designation of the Westwood/Woodland 
area as a Frequent Transit Development Area, policies to permit and guide transit-
oriented development of nodes at rapid bus stop locations along the Lougheed Highway 
(once known)” 

 

REPORT SUMMARY 

This report describes an application intended to provide for a commercial/residential development 
of a vacant property located mid-block on the east side of Westwood Street. Committee is being 
asked to consider if the development permit application conforms to the objectives and guidelines 
set out in the Official Community Plan and, if it determines compliance, then it is recommended 
Committee approve the permit to regulate the form and character of the proposal. The proposed 
26-unit, four-storey building with underground parking conforms to Zoning Bylaw regulations and 
its design is intended to be in accordance with current objectives and design guidelines of the 
Official Community Plan. The report also recognizes Committee’s direction to consider the 
Westwood/Woodland area for larger scale, transit-oriented developments and describes steps 
taken by the owner in determining that it is not possible to consolidate the subject property with 
adjoining properties at this time.  
 

BACKGROUND 

The applicant, Mara+Natha Architecture Ltd., proposes to develop a four-storey building on a large, 
vacant lot on the east side of Westwood Street. The site is currently designated in the Official 
Community Plan (OCP) as Neighbourhood Commercial, a designation which allows for commercial 
uses intended to serve larger neighbourhoods with retail and office uses in buildings of up to four 
storeys and residential uses above the first storey.  It is further designated in the plan as part of the 
Westwood Commercial area and site-specific guidelines for this designation promote separation of 
commercial uses from residential uses to the east along Woodland Street.  The site’s zoning, 
Community Commercial, is intended to accommodate and regulate a wide range of general 
commercial and personal service uses in commercial centres having a pedestrian orientation and 
to accommodate residential uses above ground floor. The site adjoins larger properties which, 
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3646 Westwood Street - Development Permit Application 
 

 

Report To:   Committee of Council 
Department:  Development Services 
Approved by: L.L. Richard 
Meeting Date: July 16, 2019 

 

although also designated in the Official Community Plan for Neighbourhood Commercial uses, still 
have a single residential zoning and are developed with older homes. Properties to the west and 
north are located in the City of Coquitlam’s town centre designation with the intent to achieve high 
density, transit-oriented developments in keeping with their close proximity to the Evergreen Line.   

 

 

 

The property was rezoned in 
2001 with the intent, at that time, 
that a restaurant would have 
been built.  However, the site has 
since remained vacant.  The 
rezoning resulted in the 
dedication of a portion of lane to 
separate future commercial 
developments fronting Westwood 
Street from future townhouses 
fronting Woodland Drive, limiting 
driveways to these streets. The 
lane is connected to the street via 
a right-of-way registered on the 
subject property.   

 

3646 Westwood Street & unopened lane - Location Map 
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3646 Westwood Street - Development Permit Application 
 

 

Report To:   Committee of Council 
Department:  Development Services 
Approved by: L.L. Richard 
Meeting Date: July 16, 2019 

 

 

  
OCP Current Land Use Designation Current Zoning 

 
Mara+Natha Architecture Ltd proposes to develop a mixed-use development building that would 
include commercial space on the ground floor. As shown on the site plan and elevation, this space 
could be demised into three store-fronting units along Westwood Street. The building would have 
one level of underground parking plus at-grade parking and loading at the rear that would be 
accessed via a driveway along the south property line located within the right-of-way.  The upper 
storeys would be developed with 26 apartments including a mix of unit types meeting the City’s 
family-friendly housing policy (3 studio, 10 one-bedroom plus den, 7 two-bedroom, 3 two-bedroom 
plus den and 3 three-bedroom units) which the applicant has indicated would be put into the rental 
market. 

The Official Community Plan sets out the following design objectives for development of sites 
having a commercial land use designation:   

1. To facilitate the orderly development of the area and to encourage coordination of the 
siting, form, and volume of commercial buildings and their areas for parking, storage, and 
landscaping. 

2. To control the interface between commercial and other uses in the area by implementing 
adequate buffering between the land uses and regulating the proportion of the structures. 

3. To screen and/or enhance the view of the uses along major highways and arterial streets, 
from residential areas, and to present an orderly image of the area. 

What these objectives mean is that when a new building is proposed, the site’s design needs to be 
coordinated with all uses on the site, the building should have a design and scale appropriate to its 
context, and there should be screening of commercial uses from residential areas. The Official 
Community Plan also includes commercial sites within an environmental conservation designation 

Neighbourhood 
Commercial 

Townhouse 

Residential 

Townhouse RTH3 Single Residential (RS1) 

Community 
Commercial (CC) 
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3646 Westwood Street - Development Permit Application 
 

 

Report To:   Committee of Council 
Department:  Development Services 
Approved by: L.L. Richard 
Meeting Date: July 16, 2019 

 

and sets objectives and guidelines to encourage sustainable development and building design; 
efficient use of energy, water and other resources; and, reduction of waste and pollution.  

 
Site plan showing building footprint and driveway access to rear lane 

The contemporary building design includes a generous amount of glazing for the commercial 
storefronts and extensive use of brick cladding.  It will utilize an earth tone colour palette including 
moroccan sand brick with dark and light-tone gray fibre-cement panel and light cherry metal siding 
in a wood texture for accent. Building articulation is achieved through varied setbacks and roof 
lines and through the use of cladding materials and colour.  An indoor amenity room is to be 
located at the northeast side of the second floor adjacent to a common patio and the roof top 
includes seating and a barbeque area. 
 

Project Profile 
 Bylaw Regulations 1 Proposed 2 
Site area minimum 500 m2 1,742 m2 
Floor area ratio - 3 1.6 
Commercial floor area - 164 m2 
Dwelling units (total) - 26 
  Adaptable units 30% 30% (8 units) 
  Family-oriented units n/a  50% (13 units) 

                                            
1 Refer to Zoning Bylaw No. 3630, Parking and Development Management Bylaw No. 3525 and Building and Plumbing 

Bylaw No. 3710 for specific regulations 
2 Information provided by applicant 
3 This application was in process prior to the October 9, 2018 zoning bylaw amendment to add an FAR of 1.5. 

Rear lane 

9



3646 Westwood Street - Development Permit Application 
 

 

Report To:   Committee of Council 
Department:  Development Services 
Approved by: L.L. Richard 
Meeting Date: July 16, 2019 

 

 Bylaw Regulations 1 Proposed 2 
  Three-bedroom units n/a 11% (3 units) 
Building lot coverage 90% 75% 
Setbacks:   
  Front (Westwood) - 0 m 
  Rear (lane to east) - 0.6 m 
  Interior side (north) 1.8 m 1.85 m 
  Interior side (south) 1.8 m 6.1 m 
Building height - 18.9 m 
Parking (total) 43 43 
  Commercial 3 (1 per 47m2) 3 
  Residents 35 35 
  Visitor 5 5 
  Small car 10 (25% max) 9 (21%) 
Bicycle parking   
  Long-term 26 (1 per res unit) 26 
  Short-term 6 8 
Indoor recreation area 52 m2 52 m2 
Outdoor recreation area 91 m2 140 m2 
 
One visitor space will be equipped with a water spigot and drainage to serve as an onsite bicycle 
and car wash station.  Two garbage and recycling rooms (one for commercial and one for 
residential uses) are located at the rear of the building where it can be directly accessed from the 
building for tenants and from the rear lane for pick-up.  Garbage and other service vehicles would 
use the driveway on the south side of the building to access the rear.   
 
The project is designed to comply with the environmental conservation area designation. A 
complete list of conservation measures is provided in Schedule A of the draft development permit 
and include high efficiency windows, energy star rated appliances, stormwater management 
including a storage tank to store rainwater for irrigation purposes, low flow toilets and facets, high 
efficient irrigation system with rain sensors, use of low volatile organic compound (VOC) products, 
and electric vehicle rough-in. 
 
This area of Westwood Street is heavily treed and 15 trees (12 living, 3 dead) will need to be 
removed to accommodate the development. The applicant has worked with an arbourist to protect 
the critical root zones of 11 trees located on, or partially on, adjacent properties. The proposed 
landscape plan includes 16 new trees consisting of 3 columnar english oak and 8 Kindred spirit 
oak to be planted into the ground and 5 ornamental maples to be in planters next to the outdoor 
amenity areas. The proposed trees to be planted at grade are of a columnar variety that will range 
between 30 to 50ft. in height and have a crown width of 6 to 15ft at maturity; the ornamental 
maples in the planters could grow to a height of between 15 and 22ft. and have a crown width of 8 
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Department:  Development Services 
Approved by: L.L. Richard 
Meeting Date: July 16, 2019 

 

to 15ft.  The landscape plan also calls for a variety of shrubs and ground covers located along the 
periphery of the site, in planters on patios, and for the amenity areas. 
 
The Parking and Development Management Bylaw requires that off-site upgrades meeting the 
standards of the Subdivision Servicing Bylaw be provided at the time of building construction. 
These required works are expected to include: widening of Westwood Street to include four travel 
lanes and a turning lane; new curb and gutter, street lighting, street trees, and sidewalks along the 
street.  The applicant would also be required to construct the lane at the rear of the site.  
 

DISCUSSION  
The direction from the Smart Growth Committee that the Official Community Plan be updated to 
designate the Westwood/Woodland area for higher density, transit-oriented development has yet to 
be completed. However, staff have been advising property owners and developers of this direction 
and encouraging them to contact other property owners in the area to explore the feasibility of 
higher density development. Staff have further advised that an overall plan for this area would 
need to be developed to consider how transportation access and circulation issues would be 
addressed as well as to develop guidelines for a cohesive form and character. The applicant 
attempted to determine if this property could be assembled with adjacent properties to facilitate 
higher density development and advised staff that his attempt to coordinate a larger scale 
development (prior to submission of the development permit application) was unsuccessful.  Staff 
are aware of a land assembly being marketed in early 2019 by Colliers International (which could 
have included 3646 Westwood Street) and were advised that this attempt was also unsuccessful.   
 
The development permit must be approved if Committee determines that the design is in 
accordance with applicable design guidelines. The following detailed analysis is intended to assist 
Committee in this assessment.   

Official Community Plan Design Guideline  Comment 
1. Character of Buildings    
All buildings, structures, renovations and 
additions shall be architecturally co-ordinated 
and planned in a comprehensive manner, giving 
consideration to the relationship between 
buildings and the street, efficiency of circulation 
systems, visual impact and design compatibility 
with surrounding development. 

 The internal design is coordinated; access 
and circulation requirements would be met. 
As uses within the surrounding area are 
anticipated to change, this development 
would set the stage for lower profile, mixed-
use buildings oriented to the street with 
access from a future lane.  

A mixed commercial / residential building may 
be up to four storeys in height subject to an 
appropriate site context. The residential portion 
should be set back from the street frontage to 
break down building massing and enhance the 
amenity of the residential units. 

 Proposed building is four storeys 
Apartments are set back at least 1m from the 
street. 

Planning shall give due consideration to the  This area is in transition. The driveway from 
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Official Community Plan Design Guideline  Comment 
relation between building height, site coverage, 
yard setbacks and surrounding properties, 
streets and other features. 

Westwood Street to the lane would separate 
the site from the property to the south and 
the lane would separate it from properties to 
the east.  As the commercial frontage is 
intended to have a pedestrian-orientation it is 
appropriate to have it at the property line.  

Exterior storage, where permitted, shall be 
enclosed by an architecturally-integrated opaque 
or translucent screen  

 No exterior storage is proposed; the outdoor 
amenity room on the roof would be screened 
with landscaping.   

2. Siting and Access   
Loading spaces shall not be permitted in front 
yards or side yards that face onto streets. 

 Loading would be at the rear 

Garbage and recycling bins areas should be 
located to permit access and pick-up directly 
from a lane or street. The bins should not be 
located in an area where pick-up vehicles must 
stop and empty the containers while parking on 
a sloped surface. Location of garbage or 
recycling bins in an underground structure is 
discouraged; it may only be permitted if access 
and pick-up is possible without interfering with 
other vehicular movements. 

 Garbage and recycling storage space is 
adjacent to the rear lane. 

Where lanes are not available, shared access to 
parking areas will be encouraged to minimize 
the number of driveways opening onto streets 
and to reduce conflicts between vehicular and 
pedestrian movements. 

 The driveway is required to access the lane 
at the rear. This is the only portion of lane 
dedicated to date and it cannot be connected 
to a street. 

Mixed use developments shall be designed so 
as to ensure that appropriate separation 
between on-site commercial and residential 
vehicular movements exist. 

 Commercial and residential parking spaces 
are combined with signage to differentiate 
use; the loading bay could be used by both 
commercial and residential tenants. 

3. Parking   
Where parking is provided at street level it shall 
not be encouraged to locate within any front yard 
or side yard facing a street. 

 No parking is facing a street. 

4. Landscaping   
Parking areas visible from streets and adjacent 
residential buildings should be screened by 
substantial landscaping. Interplanting of 
[surface] parking areas with trees is required. 

 Parking is underground or within the building 
and the parking level is separated from 
residential uses by a lane 

Retention of mature trees to integrate into the 
overall landscaping is encouraged. Landscaped 
areas fronting onto streets shall use trees 
wherever possible. 

 The design accounts for retention of the 
shared trees and significant trees on adjacent 
properties  

Solid fences in place of landscaping screens 
along borders shall not be permitted. 

 The intent of this guideline is to ensure 
residential uses are separated from 
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Official Community Plan Design Guideline  Comment 
commercial uses by landscaping. In this 
case, a landscaping border along the interior 
property line is not required as there are no 
setback requirements, nor is it required along 
the lane. A 6 ft. high cedar fence is proposed 
to maintain privacy to existing houses 
fronting Westwood Street.   

Native trees and plants should be used for 
landscaping, where possible. 

 A mixture of native and non-native plants is 
proposed. 

All vegetation used for landscaping shall be 
mature and of a quality acceptable to the 
Municipality. All planting must comply with the 
standards of, or similar to, those endorsed by 
the B.C. Society of Landscape Architects and 
the B.C. Nursery Trades Association and which 
are specified in the British Columbia Landscape 
Standard. 

 Compliance with this guideline has been 
confirmed by the landscape architect. 

All materials, other than vegetation, used for 
landscaping shall be “non-skid” type and of 
durable quality. 

 Concrete, pavers and asphalt are proposed 
in compliance with this guideline.  

5. Signage   
All signs and signage should be architecturally 
coordinated with the overall design of buildings 
and landscaping. 

 Proposed facia sign bands along Westwood 
façade would be well-integrated. 

Free-standing signs shall be incorporated into 
the design of the landscaped areas. 

 None proposed 

6. External Lighting   
No commercial yard or building shall be 
illuminated, or contain light sources that 
illuminate adjacent or nearby residential 
designated properties to an intensity similar to or 
higher than the levels of illumination that are 
created by existing street lights. 

 The ground floor commercial uses and 
access driveway will be lit to ensure safe 
access using building-mounted LED wall 
lights designed for up and down lighting.   

7. Safety and Security (Crime Prevention 
Through Environmental Design - CPTED) 

  

Access Control (guidance of people coming and 
going from the building or site by the placement 
of real and perceived barriers)  

 Design promotes access control 

Surveillance (placement of features, uses, 
activities, and people to maximize visibility). 

 Design promotes surveillance 

Territoriality (design which promotes definition 
and ownership of space)  

 Design promotes territoriality 

Maintenance (continued use of space for 
intended purpose and expression of ownership)  

 Operational consideration 

8. Location Specific Guidelines – Westwood   
Commercial development along Westwood  No parking in the front yard is proposed 
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Official Community Plan Design Guideline  Comment 
Street will be encouraged to minimize the 
amount and impact of front yard parking by 
providing appropriate landscaping to soften the 
visual impact of parking areas from the road. 
Vehicular access to commercial development 
shall not be permitted from Woodland Drive. 

 Access is from Westwood Street. 

Mixed-use developments shall be designed to 
ensure appropriate separation between on-site 
commercial and residential vehicular movements  

 Majority of residential parking is located in 
lower parking level 

No commercial free-standing signs will be 
permitted facing Woodland Drive, Fox Street, 
Lancaster Street, Hastings Street, Jervis Street, 
or Raleigh Street. 

 None proposed 

 
In addition to the evaluation of the site’s form and character, the design of the proposed apartment 
building and landscaping generally meet the intent of the environmental conservation development 
permit area objectives and guidelines as defined by Schedule A of the draft Development Permit 
 
In summary, the proposed development conforms to the Zoning Bylaw regulations and is seen to 
be generally in accordance with the Official Community Plan design guidelines. Further, 
redevelopment of this site for a 4-storey building as proposed does not prevent the remainder of 
the area from being considered for future transit-oriented development, and the proposed 
development is attractive. Accordingly, staff recommend approval. However, if Committee 
determines that it wishes to obtain additional public input on the design given the context of the 
site, as an option it may choose to hold an advertised public meeting prior to making a decision on 
the application.   
 
FINANCIAL IMPLICATIONS 

None associated with issuance of the development permit.    
 
PUBLIC CONSULTATION  
A sign has been posted on site to inform area residents of the application. To date, comments 
have included a concern about the potential impact of the development on healthy trees and a 
concern that the development would limit opportunities for comprehensive redevelopment.   
 

OPTIONS  
(Check = Staff Recommendation) 

 

# Description 
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ATTACHMENTS 

Attachment #1: Draft Development Permit 

Lead author(s): Bryan Sherrell 

 

1 

 

Approve Development Permit DP000344. 

2 Determine that it wishes to hold an advertised public meeting to provide for consideration 
of the design prior to making a decision on the development permit application 

3 
Request additional information or amendments to the proposal if the 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.  

4 
Recommend rejection of the application if the Committee is of the opinion the application 
does not conform to the design guidelines. Pursuant to the delegated authority, the 
applicant may then request the application be forwarded to Council for consideration. 
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2020 Transportation Program Projects  
 

 

Report To:   Committee of Council 
Department:  Engineering & Public Works 
Approved by: F. Smith 
Meeting Date: July 16, 2019 

 

RECOMMENDATION: 

That Council approve the capital projects, as outlined in the July 16, 2019, report ‘2020 
Transportation Program Projects’.  
 

 

PREVIOUS COUNCIL/COMMITTEE ACTION  

As part of the 2020 capital budget, Council approved funding for Sidewalk and Pedestrian Safety 
($370,000), Active Transportation ($390,000) and Traffic Calming ($50,000) projects.  
 

REPORT SUMMARY 

This report provides information and recommendations for projects proposed for the 2020 Sidewalk 
and Pedestrian Safety Improvements, 2020 Active Transportation Improvements, and 2020 Traffic 
Calming programs.   
 

BACKGROUND 

The following section provides background information on the transportation programs which have 
been used to guide the selection of capital projects since 2017. The programs use a multiple 
account evaluation method to consider a number of factors in prioritizing projects such as technical 
data, demand, cost, risk, benefit, and opportunity.  
 
Sidewalk and Pedestrian Safety 
 
In response to strong and continued demand, the City has been investing in expansion of the 
sidewalk and pedestrian safety network in recent years. Sidewalk deficiencies were originally 
identified in the City’s Master Transportation Plan (MTP); subsequent actions incorporated resident 
and Council feedback to develop a refined selection strategy that considers the following criteria in 
prioritizing sidewalk projects:  
 

 streets with high pedestrian or traffic volumes 
 streets adjacent to schools, facilities or commercial areas 
 streets with no sidewalks before those with sidewalks on one side 
 multiple resident requests for the same location 
 gaps in otherwise continuous sections of sidewalk 
 projects meeting criteria for external funding  
 projects meeting multiple criteria prioritized over others  

 
Using a multiple accounts evaluation approach, streets which meet the greatest number of criteria 
will be prioritized over others.  
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A portion of the program funding is also dedicated to pedestrian safety infrastructure improvements 
which address road crossing safety, visibility, access, and conflict zones. Examples include: curb 
bulges, crosswalks, and bus stop improvements. Pedestrian safety projects are prioritized based 
on criteria such as the number of complaints, road classification (width, traffic volume/speed), risks, 
proximity to school, bus stop, commercial or high density development, and coordination with other 
capital projects. 
 
Active Transportation 
 
Active transportation refers to any form of human powered transportation. In recent years, the City 
has invested in projects that encourage residents to get out of their cars and choose an active 
mode of transportation instead such as walking, cycling, in-line skating, skateboarding, strollers, 
scooters, and more. Active transportation projects support users of all ages and abilities, and 
include cycling and sidewalk facilities, signage/pavement markings and network connection 
improvements. Some of the benefits include community liveability, social connection and improved 
health, along with reductions to traffic congestion and GHG emissions. 
 
Active transportation projects which meet certain criteria are eligible for 50% cost share through 
TransLink’s Bicycle Infrastructure Capital Cost Sharing (BICCS) and Major Road Network Bike 
(MRNB) programs. Since 2017, the City has matched TransLink funding with capital Active 
Transportation funding to construct multi-use paths instead of dedicated cycling facilities. Multi-use 
paths (MUP’s) serve a broader cross-section of the community and meet Council direction to 
reduce parking impacts as they are typically constructed in the boulevard. However, MUP’s also 

face challenges with boulevard obstructions (e.g. poles, vegetation, trees, utilities), higher 
construction costs, and objections from some residents who have become accustomed to using 
the public boulevard space for their own private use. 
 
Traffic Calming  
 
Traffic calming refers to measures that can be added to a street to reduce travel speeds, achieve 
uniform driving patterns, minimize bypass traffic, and increase safety for all users. Typical traffic 
calming measures include: speed humps, elevated crosswalks, curb bulges and diverters. In 2018, 
the City adopted a Traffic Calming Policy and Procedure to manage the large volume of requests 
for traffic calming on local roads, while making it more accessible and easier to implement. The 
policy uses a series of eligibility criteria to ensure that traffic calming is only implemented under 
appropriate circumstances, and resources are expended on proposals which are technically 
warranted and supported by the community. Ranking ensures that streets in greater need receive 
priority for limited funding. In addition, the City has initiated traffic calming projects on larger 
corridors and in coordination with other capital projects. 
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DISCUSSION 

Council approved funding for Sidewalk and Pedestrian Safety, Active Transportation and Traffic 
Calming projects in the 2020 capital budget. A description of the proposed projects and the 
rationale for their selection is discussed below.  
 
Active Transportation 

 
In response to comments from Council last year, staff have taken the approach to apply TransLink 
cycling improvement funding to existing City projects rather than identifying independent projects. 
Accordingly, staff propose applying a portion of the 2020 TransLink allocated cycling funding 
towards the multi-use path proposed in the Prairie Avenue road design (50% of the MUP cost, 
approximately $320,000 in 2020); the City’s share is already included in the Council approved 
capital road construction cost for Prairie Avenue. A number of proposed improvements are under 
consideration for Prairie Avenue such as curb bulges, pedestrian flashing beacons, parking 
pockets, medians, bike/pedestrian facilities, street trees and transit shelters (Figure 1). A public 
open house to provide input on road design options is planned for September 2019.  
 

 
Figure 1: Prairie Avenue road improvements in 2020 (Phase 1a) and 2021 (Phase 1b)   

 
Additional TransLink cycling funding can be applied to cost share the detailed design of the multi-
use path proposed on Kingsway Avenue which is planned to take place in 2020.  
 
In 2019, the Patricia Avenue MUP project was deferred and the 2019 TransLink grant funding was 
forfeited. Staff propose re-allocating the 2019 City capital funds ($150,000) for the project, along 
with the 2020 Active Transportation City capital funds ($195,000), towards a sidewalk project on 
Oxford Street discussed in the section below. The project meets active transportation objectives 
and requires more funding than a typical sidewalk project due to the construction of supporting 
infrastructure. 
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Sidewalk and Pedestrian Safety Improvements 

Table 1 lists the proposed improvements and costs for the proposed 2020 Sidewalk and 
Pedestrian Safety Improvement projects. A description of the improvements and supporting criteria 
is provided below the table.  

Table 1: Proposed 2020 Sidewalk and Pedestrian Safety Improvements 

Location  Description 

Oxford St - Lincoln Ave to Galer Way Sidewalk, streetlights, retaining wall 
Dixon St Sidewalk gap 
Kelly Ave – Mary Hill Rd to west lane Sidewalk, pedestrian flashing beacon 
Hastings St - McRae to Lincoln path Sidewalk, streetlight(s) 
Broadway St at Mary Hill Bypass Sidewalk, fencing, pedestrian landing  areas 
Fremont Connector at Seaborne Pedestrian signal (half signal) 
Pitt River Rd at Langan Ave Pedestrian flashing beacon 
Pitt River Rd at Yukon Sidewalk, pedestrian flashing beacon 
Riverside Dr at Yangtze Pl Pedestrian flashing beacon 
Cedar Dr at Lincoln Pedestrian flashing beacon 
Coast Meridian at Dorset Ave Crosswalk removal 
Bus Stop Improvements (7 locations) Wheelchair accessibility & pedestrian landing areas 

Total Cost * $1,015,000 

Grant Funding $370,000 
Capital Funding $645,000 
Total Funding $1,015,000 

*includes 30% engineering and contingency fees

The total cost of the 2020 Sidewalk and Pedestrian Safety Improvements program is $1,015,000. 

The improvements can be funded with $370,000 of grant funding:  

 TransLink cycling funding ($195k)
 TransLink walking infrastructure funding ($67k)
 Coast Mountain Bus Company transit infrastructure funding ($8k), and
 ICBC funding ($100k).

The capital funding of $645,000 is proposed from the: 

 2019 Active Transportation Improvements program ($150k)
 2020 Active Transportation Improvements program ($195k), and
 2020 Sidewalk & Pedestrian Safety Improvements program ($300k)
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As mentioned, staff have proposed applying both the 2019 and 2020 Active Transportation 
Improvements capital funds towards the sidewalk project on Oxford Street. The TransLink and 
Coast Mountain Bus Company grants are based on allocated annual amounts in previous years. 
The ICBC contribution is based on Road Improvement Program (RIP) contributions in recent years.  
 
The following section provides descriptions of the projects in the 2020 Sidewalk and Pedestrian 
Safety Improvements program. 
  
Oxford Street – Lincoln Avenue to Galer Way  
 
Oxford Street is an arterial road carrying larger volumes of traffic at higher speeds, and is largely 
without sidewalks, which poses a pedestrian safety risk and barrier to active transportation. The 
street is used by children walking to schools in the neighbourhood and meets criteria for 
prioritization. The section proposed for construction in 2020 includes 380m of new sidewalk along 
with drainage, road, curb, gutter, and retaining wall infrastructure to support it (Figure 2). Street 
lights have also been included in the scope of work as they are considered a safety priority due to 
high traffic volumes and speeds. The section of sidewalk on Oxford Street, from Galer Way to the 
cemetery, is under consideration for 2021. Phasing the sidewalk improvements on Oxford is 
proposed in order to support projects in other areas in 2020 to spread out benefits across the City.  
 

 
                 Figure 2: Oxford Street (Lincoln Ave to Galer Way) – proposed works  

 

Proposed sidewalk, curb, gutter, streetlights 

Proposed retaining wall 
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The proposed sidewalk and curb align with sidewalk sections which have already been constructed 
on Oxford Street. The sidewalk can be situated within the City owned public road right-of-way. 
However, experience with previous projects has indicated that some residents are unaware of their 
property line and may be using the boulevard space. As such, early consultation letters were sent 
out to Oxford Street residents to solicit feedback on the project prior to approval or detailed design 
and to inform them of boulevard works should the project be constructed (Appendix A). Staff 
received three positive written responses, three positive verbal responses, and no objections 
(Appendix B).  
 
A segment of the project has a treed slope which will need to be cut and supported with a retaining 
wall to construct the sidewalk infrastructure and ensure safety of pedestrians (Figure 3). Tree 
removals will be minimized within the entire project area and replaced per the City’s Tree Policy.  
 

 
      Figure 3: Sloped area on east side of Oxford Street 

 
Dixon Street Sidewalk Gap 
 
A short section (10m) of sidewalk is proposed to fill in a gap and improve accessibility on Dixon 
Street (Figure 1). City staff heard from residents that this would provide those in wheelchairs better 
access the church parking lot and the bus stop on Kingsway Avenue, particularly in winter 
conditions. 
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 Figure 4: Dixon Street – proposed sidewalk on west side 

 
Kelly Avenue – Mary Hill to west lane 
 
The scope of proposed work on Kelly Avenue includes 35m of 3m wide sidewalk, curb, gutter and 
a streetlight to fill in a gap in the sidewalk network (Figure 5). This section is an extension of the 
partially constructed Kelly Avenue Greenway (and will be constructed to the same standard) 
identified in the 1999 Downtown Beautification Study. The proposed work is located adjacent to a 
senior’s complex and provides an important connection to the City’s new community centre. The 
project can be constructed within the road right of way with no tree removals or boulevard impacts. 
A pedestrian flashing beacon is also proposed for the existing crosswalk at the Mary Hill Road 
intersection, which will further enhance this crossing and connect to the community center offsite 
works.  
 

 
          Figure 5: Kelly Avenue – sidewalk, streetlight and pedestrian flashing beacons 

Proposed sidewalk extension 

Proposed sidewalk 
and streetlight 

Proposed 
pedestrian 
flashing beacons 
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Hastings Street  
 
The proposed scope of work includes 50m of sidewalk and streetlights on the west side of 
Hastings Street from McRae Crescent to the Lincoln pathway (Figure 6). Staff have received 
several requests for better lighting and pedestrian facilities in this area. Students and pedestrians 
heading southbound on Hastings Street from the Lincoln pathway currently cross the street on an 
unlit section of the road in a bend with poor visibility in order access the existing sidewalk on the 
east side of the street.  
 

 
              Figure 6: Hastings St – proposed sidewalk and streetlights on west side  

 
Broadway Street at Mary Hill Bypass  
 
A sidewalk or pedestrian facility (75m) is proposed on the east side of Broadway Street from the 
existing sidewalk fronting the commercial complex to the intersection at the Mary Hill Bypass 
(Figure 7). Providing a safe area for pedestrians is a priority on this arterial road carrying high 
volumes of traffic at higher speeds as they currently walk on the road shoulder. Pedestrian landing 
areas are also proposed for the southeast and southwest corners of the Broadway Street at Mary 
Hill Bypass intersection (Figure 7). Presently, there are no landing areas for pedestrians at the 
intersection and the grassy area is often muddy in winter weather conditions. Staff have been 
working with Ledcor to provide better connections from the intersection to the lots on the SE and 
SW corners of Broadway Street for their employees.  

Proposed sidewalk 
and streetlights 

CITY OF COQUITLAM 

CITY OF PORT COQUITLAM 

BRIGHT PATH DAYCARE & 
WESTWOOD ELEMENTARY 

MAPLE CREEK 
MIDDLE SCHOOL 

Lincoln pathway  

Sidewalk & crosswalk 
constructed in 2018 
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City staff have also been advocating for transit stop improvements on the Mary Hill Bypass. The 
Ministry of Transportation and Infrastructure and TransLink have proposed designs for pedestrian 
safety improvements for the stop on the south side of the bypass at Broadway Street, and a new 
transit stop on the north side (in addition to improvements at the bypass and Kingsway Avenue). 
The City has offered to provide transit shelters at all stops through their agreement with Pattison. 
The project is currently awaiting funding confirmation from the Ministry of Transportation and 
Infrastructure to move forward.  
 

 
     Figure 7: Broadway Street at Mary Hill Bypass – proposed improvements 

 
Fremont Connector at Seaborne 
 
The 2018 traffic count results indicated that a 2-way stop is adequate to manage the volume of 
vehicles and pedestrians at this intersection. However, pedestrian crossing safety is a concern due 
to the long crossing distance, four lanes of traffic, and vehicle speeds. As such, a pedestrian 
activated signal is proposed at this location. The intersection has been pre-serviced for 
signalization which reduces the cost of installing a half signal; the half signal will stop traffic on the 
Fremont Connector to allow pedestrians an opportunity to cross and can be converted to a full 
signal should traffic volumes on Seaborne Avenue warrant such in the future.  
  

Sidewalk extension and 
pedestrian landing area 
at intersection 

Pedestrian landing 
areas 
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Pitt River Road at Langan Avenue 
 
Staff have received a number of resident requests for safety upgrades to pedestrian crossings on 
Pitt River Road. Improvements at the Langan Avenue location were supported by the 2018 traffic 
count results. A pedestrian flashing beacon is proposed to provide additional crossing safety on 
this arterial road with higher traffic volumes and speeds. Other Pitt River Road crosswalks are 
being reviewed for operational improvements and additional pedestrian safety capital 
improvements are planned on this corridor in future years. 
 
Pitt River Road at Yukon Avenue 
 
Improvements at the Pitt River Road and Yukon Avenue location were supported by the 2018 
traffic count results. The scope of work includes filling in 10m gap of sidewalk, constructing a 
pedestrian landing area at the intersection corner, and installing a pedestrian flashing beacon at 
the existing crosswalk (Figure 8).  
 

 
   Figure 8: Pitt River Road at Yukon – proposed sidewalk and crosswalk improvements  

 
Riverside Drive at Yangtze Place 
 
A pedestrian flashing beacon is proposed at the Riverside Drive and Yangtze Place crosswalk to 
provided enhanced safety in response to resident requests. This location meets priority criteria for 
safety enhancements proposed in school and park zones – more information on that initiative is 
provided in a further section of the report. 
  

Proposed sidewalk 
extension and 
pedestrian landing area 

Proposed 
pedestrian 
flashing beacons 
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Cedar Drive at Lincoln Avenue 
 
As part of additional works proposed on Cedar Drive following the traffic calming works in 2018, a 
pedestrian flashing beacon is proposed at the Cedar Drive and Lincoln Avenue crosswalk to 
provide enhanced safety at this high pedestrian volume location. Roadside reflectors are also 
proposed on the shoulder of the west side of Cedar Drive, from the intersection to the bus stop just 
south of Lincoln Avenue. Space constraints and the creek limit the addition of a sidewalk in this 
location, so the reflectors are proposed to provide better visibility and separation of pedestrians 
from traffic. Information regarding additional traffic calming works proposed for Cedar Drive is 
provided in the traffic calming section.  
 
Coast Meridian Road at Dorset Avenue 
 
After a thorough review and consideration of safety improvement options, staff recommend 
removal of the crosswalk on Coast Meridian Road at Dorset Avenue. The current crossing is 
dangerous and provides little benefit; there are four lanes of heavy arterial traffic traveling at high 
speeds, with pedestrians relying on compliance from drivers to stop. All other crosswalks on Coast 
Meridian Road in Port Coquitlam are at signalized intersections, except for Greenmount Avenue 
which was equipped with an overhead pedestrian flashing beacon in 2018. There are eight other 
intersections on Coast Meridian Road which do not have crosswalks or signalization; limiting 
crosswalks on arterial roads facilitates the flow of large traffic volumes and encourages pedestrians 
to walk to the nearest controlled crossing.  
  
Removal of any pedestrian facility is not a decision taken lightly and the recommendation to do so 
is supported by a number of reasons: 
 

 For eastbound pedestrians: the Dorset Avenue crosswalk has no public destination point on 
the east side of Coast Meridian Road. The private properties have installed gated entrances 
to prevent pedestrians from crossing through to Minnekhada Middle School. Destinations 
on the east side of Coast Meridian Road (school, 7-11) are accessed at Laurier Avenue 
(north) or Salisbury Avenue (south) – both are fully controlled intersections and much safer 
for pedestrians.  

 
 For westbound pedestrians: there is no crosswalk on Dorset Avenue, west side of Coast 

Meridian Road. A sidewalk was constructed on Salisbury Avenue (one street south of 
Dorset) this year to provide an alternate walking route that serves more residents, provides 
better connectivity to the neighbourhood, and is equipped with a fully controlled intersection 
at Coast Meridian Road. There is now a continuous sidewalk from Coast Meridian Road to 
Oxford Street, linking the commercial area, Minnekhada Middle School, and École 
Kwayhquitlum Middle School. Salisbury Avenue was prioritized over Dorset Avenue for a 
sidewalk because it has higher pedestrian volumes and a signalized intersection at Coast 
MeridianRoad  to provide better crossing safety.  
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 Dorset Avenue is located too close to the signalized intersection on Salisbury Avenue to 
install a pedestrian flashing beacon without causing vehicle queuing through the 
intersection. A pedestrian activated half signal on Dorset Avenue could be coordinated with 
the traffic signal, but the cost is significant ($165,000, 45% of the Sidewalk and Pedestrian 
Safety capital program funding) and the benefits are not justified, particularly with respect to 
the need for other safety improvements throughout the City. 

 
A figure with details is provided in Figure 9.  
 

 
         Figure 9: Coast Meridian at Dorset Avenue – proposed crosswalk removal 

 
Initial push back from some residents for removing the crosswalk is anticipated. However, there is 
little rationale for retaining it given the safety concerns, limited network connectivity, and availability 
of other routes. After a period of adjustment, pedestrian safety will cease to be an issue at this 
location.  
 
  

Kwayhquitlum 
Middle School 

Minnekhada 
Middle School 

Sidewalk constructed in 2019 Existing sidewalk 

Proposed crosswalk removal 
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Bus Stop Improvements  
 
Pedestrian and wheelchair landing areas are proposed to improve safety and accessibility at 
several bus stop locations. Improvements at the following stops are supported by the Coast 
Mountain Bus Company who contributes fifty percent (50%) of the project funding through the 
Transit Related Road Infrastructure (TRRIP) program:  
 
 

 WB Citadel at Pitt River Road (59385)  
 EB Citadel at Pitt River Road (53650) 
 NB Coast Meridian at Riverwood Gate (58673) 
 SB Coast Meridian Road far side Robertson Avenue (58674) 
 SB Riverside Dr. nearside Riverside Close (59604) 
 SB Riverside Dr. nearside Riverwood Gate (58987) 
 SB Riverside Dr. far side Parana Dr. (58688) 

 
Pedestrian Flashing Beacons 
 
The City receives many requests for pedestrian activated traffic signals from residents who are 
frustrated with drivers failing to stop for pedestrians at marked crosswalks. In part, this is due to 
poor driver behavior which is a moving violation regulated by the Motor Vehicle Act and enforced 
through the RCMP. Pedestrians are also advised to wait for a safe gap in traffic before crossing 
and to make eye contact with drivers before entering an intersection.  
 
Pedestrian activated traffic signals can have a negative impact on traffic flow so their location 
needs to be carefully considered on collector and arterial roads; they are typically reserved for wide 
roads with high traffic volumes, and constant traffic flow – in these conditions, a gap in the traffic 
does not occur frequently enough to allow a pedestrian an opportunity to cross and a signal is 
required to stop traffic. A more appropriate and cost effective approach to improving driver 
compliance and pedestrian safety at some crosswalks is through the use of pedestrian flashing 
beacons; these can be installed at a fraction of the cost and staff are proposing to introduce them 
in the 2020 Sidewalk and Pedestrian Safety Improvements program and beyond.  
 
Roadside pedestrian flashing beacons, technically referred to as ‘Rectangular Rapid Flash 
Beacons (RRFB’s), are user-actuated amber LEDs that use an irregular flash pattern to 
supplement warning signs at unsignalized intersections or mid-block crosswalks (Figure 10). 
RRFBs are proven to increase driver awareness and yielding behavior at crosswalks, while 
providing a lower cost alternative to traffic or pedestrian activated signals; the cost is approximately 
$25,000 to $40,000 for purchase and installation of two units (approximately ¼). Priority is being 
given to placement of the units on arterial or collector roads adjacent to schools or parks.  
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Figure 10: Pedestrian Flashing Beacon (RRFB)  

 

School and Park Zone Safety Improvements 

 
Traffic calming and pedestrian safety improvements in school and park zones are proposed in the 
2020 capital program with additional focus and funding proposed for the same in the 2021 capital 
program and beyond. Typically, raised crosswalks will be considered for local roads or speed 
restricted zones (30 km/hr) near schools and parks while pedestrian flashers will be considered for 
crossings near schools and parks on collector and arterial roads.  
 
Traffic Calming  

 
Since allocating capital funding for Traffic Calming in 2017, the City has initiated traffic calming 
projects and supported a number of smaller traffic calming projects on local roads. City initiated 
traffic calming projects offer community wide benefits and are typically located on larger corridors 
or coordinated with other construction projects. The projects include: Cedar Drive (2018), Eastern 
and Western Drives (2019), and Langan Avenue (2020). Projects in school zones on Coquitlam 
Avenue and Citadel Drive are being proposed in the upcoming 2021 traffic calming budget. In 
addition, some of the projects constructed through the Sidewalk & Pedestrian Safety 
Improvements program offer traffic calming benefits.  
 
A number of smaller traffic calming projects, facilitated through the City’s traffic calming policy and 

procedure, are completed or underway on local roads. These include: Nova Scotia Avenue, Coast 
Meridian Lane, Apel Drive and Morgan Avenue.  
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Table 2 lists the proposed improvements and costs for the proposed 2020 traffic calming projects. 
A description of the improvements and supporting criteria is provided below the table.  
 
Table 2: Proposed 2020 Traffic Calming Projects 

Location  Description  

Langan Ave – Brown and Taylor Traffic buttons 
Broadway St, Fremont Con, Coast 
Meridian Rd Mounted speed signs 

Local Road – traffic calming  Speed humps, raised crosswalk or traffic button 
Cedar Drive at Pinemont Raised crosswalk  
  
Total Cost* $75,000 

Grant Funding (ICBC) $25,000 
Capital Funding (allocated) $50,000 
Total Funding $75,000 

*includes 30% engineering and contingency fees 
 
The total cost of the 2020 Traffic Calming program is $75,000. The improvements identified 
through the traffic count program and traffic calming policy can be funded with $50,000 of allocated 
capital traffic calming funding and $25,000 of ICBC grant funding.  
 
Langan Avenue  
 
As supported by the 2018 traffic count results, traffic buttons are proposed on Langan Avenue to 
deter heavy trucks from using the road as a bypass route. The improvements can be coordinated 
with paving work scheduled for Langan Avenue in 2020 and supplemented by that budget in order 
to support additional traffic calming measures in other locations.  
 
There is an option to provide landscaped traffic circles instead of traffic buttons on Langan Avenue. 
However, traffic circles in local neighbourhoods are not covered by the boulevard maintenance 
bylaw. As a result, they often become untidy as small vegetated islands on local roads are 
inefficient for City crews to maintain. As a low maintenance alternative, a traffic circle could 
incorporate a painted mural to provide enhanced aesthetics while minimizing the ongoing 
maintenance associated with vegetation. 
 
Information on the different traffic calming islands (roundabouts, mini-roundabouts, traffic circles 
and traffic buttons) is provided in Appendix C.  
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Broadway Street, Fremont Connector and Coast Meridian Road 
 
As supported by the 2018 traffic count results, mounted digital speed signs are proposed on 
Broadway Street, the Fremont Connector and Coast Meridian Road. A combination of enforcement 
and education is proposed to manage speeds while maintaining traffic flow on these busy corridors 
as physical traffic calming measures are not appropriate for larger, arterial roads.   
 
Cedar Drive 
 
The following traffic calming measures were installed on Cedar Drive, through the 2018 traffic 
calming program: 
 

 Curb bulges at Pinemont Avenue, Patricia Avenue, Lincoln Avenue, and crosswalk south of 
Essex Avenue  

 Sidewalk from Essex Avenue to Chelsea Avenue 
 Raised crosswalk north of Chelsea Avenue 

 
Curb bulges provide traffic calming and pedestrian safety benefits – they reduce vehicle speeds 
and crossing distances, while increasing pedestrian visibility. Feedback from some residents have 
indicated a desire for further traffic calming measures on Cedar Drive; in particular, requests for 
additional raised crosswalks. The application of traffic calming measures on collector and arterial 
roads must be considered carefully with the primary function of those classes of road to move 
larger volumes of traffic at higher speeds. The addition of too many traffic calming measures may 
cause undesirable outcomes such as queueing, short cutting through the local road network, and 
driver frustration leading to high risk maneuvers. Currently, Cedar Drive is functioning as an arterial 
road (to carry through traffic) but is classified as a collector road, and is built like a local road (8.5m 
wide vs. 10.5m). The primary issue is traffic volume exceeding the design and intended function of 
the road, while speeding further exacerbates that condition.  
 
Additional measures are proposed for Pinemont Avenue and Lincoln Avenue on Cedar Drive that 
align with the strategy for traffic calming and pedestrian safety in school and park zones described 
earlier. Both crossings support a higher volume of pedestrians and are located near bus stops on 
Cedar Drive. A raised crosswalk is proposed for the existing crosswalk at Pinemont Avenue, which 
is in a 30km/hr speed restricted park zone, while a pedestrian flashing beacon is proposed at the 
Lincoln Avenue crosswalk. The Lincoln Avenue crossing provides access to the BC Christian 
Academy school and Sun Valley park but is not in a speed restricted zone. Pedestrian safety is a 
priority at this location and staff have also received requests to support left turn movements from 
Lincoln Avenue, particularly during school pick-up/drop off hours that coincide with peak traffic 
volumes on Cedar Drive. A pedestrian flashing beacon is proposed at this location to achieve 
multiple objectives: enhance pedestrian crossing safety, allow periodic gaps in traffic for left turning 
movements (flashing beacons will stop traffic on Cedar Drive while pedestrians use the crosswalk 
on the opposite side of the intersection), and provide traffic calming benefits.  
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Local Road – Traffic Calming 
 
A portion of the budget is reserved for implementing traffic calming measures on local roads which 
are supported through the City’s traffic calming policy and procedure. Typically, these are smaller 

measures like speed humps or raised crosswalks.  
 
ENVIRONMENTAL IMPLICATIONS  
 
Some tree removals are required on Oxford Avenue for construction of a retaining wall and bank 
stabilization works. Any trees cut to accommodate the transportation program projects will be 
replaced in accordance with the City’s bylaw regulations. The inclusion of transit improvements 
and multi-use pathways facilitates the use of alternate forms of transportation in support of 
environmental objectives.   
 
CONSULTATION 

Resident requests were considered as part of the selection criteria for the transportation program 
projects and field visits were conducted to identify site specific improvements. There are minimal 
private works or obstructions for the proposed sidewalks in the boulevard (on road right-of-way). 
Early consultation letters were sent out to affected residents on Oxford Street and staff received no 
objections to the project. Consultation is built into the traffic calming procedure for local road 
projects through expression of interest polls, post trial surveys and design consultation. As part of 
the design process for all projects, residents with properties directly affected by the work will be 
further consulted to understand where opportunities for enhancement or minor adjustments can be 
made to minimize impacts.  
 

NEXT STEPS  

 
Upon approval of the proposed projects, the City’s Capital Projects division will undertake design of 
the works in late 2019 and construction of the projects in 2020.   
 

FINANCIAL IMPLICATIONS 

 
The proposed projects are planned for implementation with $695,000 of approved capital funding 
and $395,000 in grant funding from TransLink, CMBC and ICBC.  
 
Cost estimates are based on recent tender pricing received for the 2019 projects. However, pricing 
is still subject to market conditions and contractor availability. Once tendered, any difference will be 
reported through the capital variance process.  
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Lead author(s): Melony Burton 
  

OPTIONS  
 
 

# Description 

1 

 

Approve the proposed projects for the 2020 transportation programs.  

2 Provide alternative direction to staff for transportation program projects in 2020.  
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Appendix A: Oxford Early Consultation Letter 

 

May 13, 2019  
 
Dear Property Owner(s) and/or Resident(s): 
 
RE: 2020 TRANSPORTATION IMPROVEMENTS – Oxford Street  
 
I am writing to inform you of a capital project which is being considered in your neighborhood.  The 
proposed scope of work includes the construction of sidewalk, barrier curb and gutter on Oxford Street 
from Lincoln Avenue to Galer Avenue.   
 
The guiding document for selecting sidewalk locations is the City’s Master Transportation Plan, further 
informed by feedback from residents and Council. Prioritized streets include those with high pedestrian or 
traffic volumes and/or located close to schools, facilities or commercial areas. Oxford Street is an arterial 
road which carries larger volumes of traffic at higher speeds; this section of the road currently has no 
sidewalks which poses a risk to pedestrian safety and a barrier to active transportation. 
 
The proposed construction includes drainage, road, curb and gutter infrastructure necessary to support the 
new sidewalk. Given the limited budget for sidewalk improvements, additional infrastructure (e.g. street 
lights) may not be included within the scope of this project, but will be considered with future capital 
funding. The proposed sidewalk and curb align with sections which have already been constructed on this 
block.  
 
The proposed infrastructure can be situated within the City owned public road right-of-way, and does not 
require the acquisition of private property. However, our experience with previous projects has indicated 
that some residents are unaware of their property line and may be using the boulevard space. Information 
on permitted boulevard use is available on the City’s website at: City Services/Public Works/Boulevard 
Maintenance and has been sent out with tax notices in recent years to provide education. The City will 
endeavor to minimize impacts to permitted boulevard features and will rehabilitate driveway crossings that 
are affected by the proposed improvements.  
 
We invite your early comments and an opportunity to express any concerns on this proposed project by 
May 31, 2019 to engineering@portcoquitlam.ca. Proposed projects will be going forward to Council for 
consideration later this year. If approved, design will start in Winter 2019 and construction is anticipated in 
Spring/Summer 2020. Please feel free to contact me at 604-927-5205 or burtonm@portcoquitlam.ca if you 
have any questions.   
 
Sincerely, 
 
 
 
 
Melony Burton, AScT, MBA 
Manager of Infrastructure Planning 
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Oxford St – Lincoln to Galer: Proposed sidewalk, curb and gutter  
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Oxford St – Lincoln to Galer: Proposed sidewalk, curb and gutter  
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Appendix B: Oxford Sidewalk – Resident Responses 
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Appendix C – Traffic Calming Islands 

 
Roundabouts, mini-roundabouts, traffic circles, and traffic buttons are islands located in the centre 
of an intersection which require vehicles to travel in a counter clockwise direction. They are used to 
reduce vehicle speeds, facilitate traffic flow, and discourage unwanted through traffic. Information 
regarding differences between the various islands is provided below.  
 
Roundabouts 

 

Roundabouts have splitter islands and non-traversable central islands (Figure A). The central 
island is sized to provide deflection for passenger cars in order to slow entering traffic. The splitter 
islands are raised or painted areas provided between the entry and exit lanes of an intersection to 
slow traffic and allow for a two stage pedestrian crossing.   
 
 

     
 
Figure A: Roundabout design and example 
 
Mini Roundabouts 

 
Mini-roundabouts are designed in accordance with full size roundabout principles, but have a 
smaller diameter and traversable central islands (Figure B).  
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Figure B: Mini-roundabout design and example 
 
Traffic Circle  

 
A traffic circle is smaller than a mini-roundabout, and does not have splitter islands on the 
approaches (Figure C). They can be often be installed within the footprint of the existing 
intersection without impacting the curb lines and are typically constructed in in residential areas for 
traffic calming purposes.  
 
 

 
 
Figure C: Example of a traffic circle 
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Traffic Button  

 
A traffic button is similar to a traffic circle but is made of coloured asphalt instead of being 
landscaped (Figure D). Traffic circles are suitable for local roads and neighbourhoods where the 
isolated locations and small amount of vegetation are inefficient for City staff to maintain. Some 
cities are using street murals as an aesthetic feature to revitalize neighbourhoods. A traffic circle 
could be designed to incorporate a painted mural in order to provide enhanced aesthetics while 
minimizing the ongoing maintenance associated with vegetation. 
 

  

Figure D: Example of a traffic button and painted street mural that could be applied to a traffic button design.  
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RECOMMENDATION: 
That Committee of Council recommend to Council that the Zoning Bylaw be amended to increase 
the maximum length of a recreation vehicle or trailer parked in the residential and agriculture 
zones to 10 metres.  

 
PREVIOUS COUNCIL/COMMITTEE ACTION  

March 20, 2018, Smart Growth Committee resolved: 
That the delegation report [re recreation vehicle storage] be referred to the Community and 
Intergovernmental Committee for further consideration. 

 
April 17, 2018, Community & Intergovernmental Committee directed: 

(1) that requests for on-site parking of recreational vehicles that are larger than the size 
permitted by current regulations be considered on a site-by-site basis through processes 
such as issuance of a development variance permit; and,  

(2) that owners of underutilized commercial or industrial properties be encouraged to develop 
on-site storage space for recreation vehicle parking use and that Council would support 
consideration of rezoning or issuing a temporary use permit as may be applicable, for this 
purpose.   

 
October 2, 2018, Community & Intergovernmental Committee resolved: 

That staff be directed to stay enforcement until March 1, 2019, for recreational vehicle 
parking: 
• on the Agricultural Land Reserve; and 
• on private property, provided that such parking does not create any public safety issues. 

 
October 9, 2018, Council resolved:  

That Council direct staff to review enforcement policies and land use regulations related to 
recreational vehicle parking in Port Coquitlam for report to Council in February 2019. 

 
In early 2019 Council was informed that the requested reviews would need to be deferred due to 
higher priorities. 

REPORT SUMMARY 

In response to Council’s request for a review of land use regulations related to parking recreational 
vehicles, this report recommends amending the Zoning Bylaw to permit an increase in the length of 
a recreational vehicle which may be parked on a residential or agricultural property from a 
maximum of 8m to 10m (32.8 ft), subject to the vehicle being fully parked on the private property 
and set at least 5m back from the property line at corner locations.  
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BACKGROUND 

In response to community concerns about limited options to store 
larger recreation vehicles (RVs) within Port Coquitlam, staff were 
directed to review existing zoning regulations to identify how more 
RVs could be stored by their owners in residential areas.  
 
The Zoning Bylaw’s current regulation is that, in an agricultural or 
residential zone, one recreational trailer, utility trailer, or recreational 
vehicle not exceeding a length of 8m (26’) may be parked on a lot. 
This regulation reflects minimum front and rear yard setback 
requirements for dwellings in residential zones and provides 
residents with the option to park their RV in front of the house (if 
accessed from the street) or in the back yard (if accessed from a 
lane or a corner property). Relatively few homes have sufficiently 
large side yards to accommodate the RV along the interior lot line 
but this is also an option as there are no regulations that an RV or 
trailer must be set back from a property line.   
 
Industry experts advise that the length of most RVs now ranges between 9.1m and 9.8m (30 – 
32’). The British Columbia Motor Vehicle Act allows for the maximum length for a motorhome RV of 
14m (50’), for a towed RV of 12.5m (41’) and 20m (65.6’) for a combination of the two.  

DISCUSSION 

Some lots may have the capacity to accommodate 
a larger vehicle and for this reason, it is proposed 
that the maximum size of a recreational vehicle 
permitted in residential areas be increased from 8m 
to 10m (33’). The type of lots where this size could 
be accommodated could include those where the 
house was set further back on the property than 
the bylaw minimum, if the lot has an irregular 
shape, cul-de-sacs with “pie shaped” lots or lots 
with a wide sideyard. Rear yards are often deeper 
than front yards and may also accommodate longer 
RVs than currently permitted.    
 

14 m 23 m 

Lots illustrating capacity for a 10-m RV in a front yard 
and a side yard 
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The proposed amendment caps the 
maximum length of RVs at 10m to reflect 
their residential setting. Much larger RVs 
would be likely to have a substantial 
impact on adjoining properties and 
should be stored in non-residential 
locations.  The bylaw amendment would 
not change current requirements that 
vehicles must be fully parked on private 
property for reasons of public safety.   

To complement the amended regulation, staff propose to publish a “Good Neighbour Guide to RV 
Parking”. This guide would include information on the City’s siting regulations, graphics 
demonstrating siting options, tips for how to be courteous to neighbours, and reminders of other 
regulations (for example, a stored RV cannot be used as a dwelling unit).   

Over the years, the City has received a number of complaints related to larger RVs being parked or 
stored with most complaints associated with larger vehicles being parked in front yards or 
extending over the sidewalk. Pending completion of this report, the City provides for enforcement 
of the current regulation when there is a safety issue.  Further to Council’s October 2018 direction, 
a review of the City’s enforcement policies will be forthcoming.   
 
CONSULTATION 
 
Public input would be obtained when the public hearing is held in consideration of the bylaw 
amendment. 
 
FINANCIAL IMPLICATIONS 

None. 

OPTIONS  

# Description 
1

 

Amend the Zoning Bylaw to increase the maximum length of a recreation vehicle or trailer 
in an agricultural or residential area to 10 metres 

 
2 

 

Request further information or direct staff to consult with stakeholders (recreation vehicle 
owners, residents) prior to making a decision 

 
3 Take no action (the current regulation would remain in place)  

 

Examples of RV/trailer siting which would meet new regulations 
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RECOMMENDATION: 
That Committee of Council recommend to Council that non-farm use Application 58490 for 2842 
Burns Road not be authorized for submission to the Agricultural Land Commission. 
 

 
PREVIOUS COUNCIL/COMMITTEE ACTION  

None. 
 

REPORT SUMMARY 

This report describes an application to the Agricultural Land Commission (ALC) for permission to 
continue to operate an unauthorized recreational vehicle and boat storage business on a portion of 
a property in the Agricultural Land Reserve. It recommends that the application not be authorized 
for submission to the ALC as the use of farmland for commercial parking purposes is contrary to 
the City’s policies and regulations intended to protect agricultural lands for agricultural purposes.  

BACKGROUND 

In accordance with ALC processes, Nirmal and Ranjit Somal have submitted a non-farm use 
application through the ALC portal. As described in their submission to the ALC (Attachment 1), the 
applicants wish to obtain permission to locate a recreational vehicle and boat storage business on 
part of their property at 2842 Burns Road. The submission of the non-farm use application follows 
enforcement action initiated by the Commission in 2018 to address the unauthorized use but 
further enforcement action has been deferred while this non-farm use application is under review.  
 
Pursuant to s.25(3) and s.30(4) of the Agricultural Land Commission Act, after an applicant 
submits an application for a non-farm use through the ALC portal, the application proceeds directly  
to the City for a decision. Council then has the discretion to determine if it will submit the non-farm 
use application to the ALC, and it would do so if it wishes to have the application further 
considered. If Council determines that it does not wish to authorize submission of the application to 
the ALC then the application will not proceed any further and it will not be considered by the ALC. 
This process is detailed in Attachment 2.  
 
The application process requires applicants to pay a fee of $1500 to the City, of which $300 may 
be retained by the City and $1200 would be forwarded to the ALC, if Council authorizes 
submission of the application. This report is being brought forward to Committee in advance of 
receipt of the fee to avoid further delaying review of the unauthorized use.     
 
The City’s process for approval of the proposed non-farm use, if it is to be further considered, 
would require applicants to obtain an amendment to the policies and land use designations of the 
Official Community Plan, an amendment to policies of the City’s Regional Context Statement, and 
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a Zoning Bylaw amendment to allow for the proposed storage use. It would be premature for the 
City to accept applications for these amendments prior to a decision being made by the ALC on the 
proposed non-farm use and the applicants have been advised accordingly. 
 
2842 Burns Road is a 4.2 ha property located in the Agricultural Land Reserve. The property is 
developed with a farm residence, and various accessory uses, as well as the unauthorized 
commercial storage business. The eastern portion of the property is used for grazing, and there 
are blueberries planted on a portion of the lands. Its land use designation in the Official Community 
Plan is Agriculture in keeping with City policies to protect agricultural lands and Regional Growth 
Strategy policies which discourage non-farm uses unless they complement the primary agriculture 
use. The site is zoned Agriculture to allow for farm uses designated in the Agricultural Land 
Reserve Use Regulation and commercial storage of recreational vehicles and boats is not 
permitted in this zone.  
 

 
2004  

  
2018  

 
The current owners advise that a gravel pad was in place when they purchased the property in 
2004, and that they do not intend to further extend the gravel pad. The City’s orthophotos show 
that there was a gravel pad with some vehicle storage present in 2004, but the area now being 
used for storage purposes has increased significantly in size. The stated rationale for the non-farm 
use application is to meet a community need for commercial vehicle storage space and lack of 
other storage options in the Tri-Cities.  
 
The applicants indicate the property is unproductive farmland. However, it is considered by the 
Ministry of Agriculture to be good farmland capable of agricultural production with only few 
limitations, if managed properly and improved. A Ministry agrologist has confirmed that based on 

~4000m2 

~7150m2 
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provincial agricultural capability mapping, most of the property is located on farmland that can be 
improved to a land capability of class 2 through investments such as drainage improvements1.   
 
A nearby property owner has informally indicated an interest in restarting a similar storage 
business should permission be given for the use at this location.    
 
DISCUSSION  
In 2016, the Smart Growth Committee considered a comprehensive staff report describing a review 
of agricultural land regulations and policies. In light of public feedback indicating a strong 
commitment to protect Port Coquitlam’s agricultural areas for farming, Committee resolved it would 
support strengthening policies of the Official Community Plan to better support farming, protect 
agricultural lands for agricultural purposes and support food production. There has not been any 
change since Committee’s consideration to indicate a change to its policy direction would be 
warranted. 
 
A commercial vehicle storage use is not in compliance with the agricultural policies of the Official 
Community Plan, the City’s Regional Context Statement and Metro Vancouver’s Regional Growth 
Strategy. Allowing this use through amendments to these critical policy documents would set a 
significant precedent for non-farm use applications eroding the City’s agricultural land base and 
farming potential. There are alternative locations where owners may accommodate their 
recreational vehicles and boats and, while these options may be more costly or not as conveniently 
located as the Burns Road site, it is of critical importance to protect agricultural lands for 
agricultural purposes and amending the policies to allow non-farm uses is not recommended. 
 
An option included in this report is for Council to authorize the application to proceed to the ALC for 
its consideration along with information on the amendments that would be required by the City for 
approval of the use. If the ALC were to give the application conditional support, then the following 
additional approvals would be required before a vehicle storage use could be permitted by the City:  
• Approval of an amendment to the Official Community Plan to change its policies related to 

protection of agricultural lands for agricultural purposes and, if applicable, change the subject 
property’s land use designation;  

• Approval of an amendment to the Regional Context Statement in the Official Community Plan. 
This process may trigger the need to apply to Metro Vancouver for an amendment to the 
Regional Growth Strategy; and 

• Approval of an amendment to the Zoning Bylaw to permit a commercial storage use within the 
Agriculture zone as a non-farm use on a site-specific basis.  

 
This report does not include an option that Council could advise the ALC that it recommends 
approval of the non-farm use application. Under s.478 the Local Government Act, Council’s 
                                            
1 The BC agriculture capability rating classes range from class 1 (prime farmland, suitable to most crops) to class 7 
(limited to only certain agricultural uses, often associated with considerable management input). 
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decisions must be consistent with its Official Community Plan and it is staff’s opinion that a 
recommendation of approval would be inconsistent with the Plan.   
 
FINANCIAL IMPLICATIONS 

None. 
 
 

 
 
ATTACHMENTS 

Attachment 1: 2842 Burns Road Non-Farm Use Application 
Attachment 2:  Process for a Non-Farm Use Application per the ALC’s website  
 

Lead author(s): Meredith Seeton 

 

OPTIONS  
(Check = Staff Recommendation) 

 

# Description 
1

 

Recommend to Council that Application 58490 not be authorized for submission to the 
ALC.    

2 

Recommend to Council that  Application 58490 be authorized for submission to the ALC 
and advise the ALC that that any approval of a non-farm use application would need to be 
conditional upon the applicant successfully amending the the Official Community Plan, 
Regional Growth Strategy and Zoning Bylaw to allow for the proposed use and further that 
the City is not in a position to provide a recommendation to approve the proposed non-farm 
use prior to such amendments.   
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2842 Burns Rd – Non-Farm Use Case for Approval 
Prepared by Althing Consulting 
 

Summary of existing use 

The subject of this consultation is an existing gravel pad, located behind the residence. 
This 0.5ha portion of the property was installed before the current ownership took 
possession. The pad is currently being used for recreational vehicle storage. The 
recreational vehicle storage represents tens of thousands of dollars in storage contracts 
is at risk as well as the loss of the service. The ownership would like to continue this 
activity under a non-farm use permit from the ALC. We are seeking the support of the 
Agricultural Land Commission for a non-farm use permit on the .5ha pre-existing pad.  
 

Satellite Image of Property 
 

 
Area subject to non-farm use application outlined in blue 

 

Non-Farm Use – Case for Approval 
The decision to offer recreational vehicle storage on the existing gravel pad was driven 
by the significant need for storage space in the surrounding area. This region of the Tri-
Cities continues to experience a chronic shortage of storage space for recreational 
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boats and trailers (see the included report in Appendix 1). As a result, we maintain that 
the current storage activity is a significant community amenity for surrounding families.  
 
The vehicle storage occurring on site represents no changes to the existing property. 
The gravel pad is an existing feature of the property. There are no plans to expand or 
alter the existing pad.  The vehicles stored on site don’t have block engines. The 
storage of recreational pleasure boats and trailers is low impact and doesn’t require 
additional resources or changes to the property.  
 
The storage activity allows an otherwise minimally productive piece of land to sustain 3 
full-time jobs. It is the assertion of the landowners that a non-farm use permit for the 
existing gravel pad would be a benefit to the residential community of the Tri-Cities. The 
repurposing of this pad represents no threat to the principal of the ALR. A non-farm 
permit will allow the City of Port Coquitlam to apply the appropriate property tax rate for 
a site with commercial activity representing a further benefit to the community.  

 

Commitment to the Principal of the Agricultural Land Reserve 
As part of this proposal, the owners of the property wish to reaffirm their commitment to 
the use of the vast majority of the property for traditional agricultural purposes. The 
gravel pad doesn’t represent a permanent alteration to the property or to the viability of 
agriculture activity on site. The pad accounts for 0.5 ha of the site’s footprint. The 
property is 4.1 ha in size, the approx. 2.8 ha of land immediately abutting the pad are 
being used for gazing cattle. The land will continue to be leased out for this purpose. 
The property is directly abutting the Pitt River and is in a flood zone. The drainage on 
site is poor due to the rocky composition of the soil on much of the property (included 
with this application are photos of the issues the lack of drainage creates for agricultural 
endeavors.) The owners have also begun cultivating blueberries and strawberries on 
the property as a test case for a larger farm operation.  
 
The owners are committed to continuing both these agricultural activities.  The vehicles 
stored on site don’t have block engines. This is a low impact storage activity that doesn’t 
place an extra burden on traffic flow. They will continue to ensure that the non-farm use 
storage activities continue to have no detrimental impact on the quality of the land or its 
long-term viability for agricultural applications.  

 

Conclusion 
We believe given the pre-existing nature of the gravel pad, the continued significant 
economic activity represented by its continuing use, and our commitment to protecting 
the native soil portions of our property, there is a strong case for a non-farm use 
application in this case. The landowner asks that the non-farm use application be 
granted based on these factors. 
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Attachment 2:  Applicant’s process for a Non-Farm Use Application under Section 20(2) 
of Agricultural Land Commission Act made to the Agricultural Land Commission1  

 
 
STEP 1: PLAN YOUR APPLICATION 

 Identify the type of application required for your proposal 
 View a sample application from the online Application Portal launch page 
 Collect appropriate supporting documentation (e.g. Certificate of Title, Agent Authorization, 

Sketch Plan) 
 Applicants are encouraged to contact their local government (e.g., Municipality, Regional 

District, or Islands Trust) to:  
o Identify local government zoning and policies on agricultural land preservation and 

other regulations relevant to the proposal 
o Inquire if other approvals may be also be required (e.g. Ministry of Transportation 

and Infrastructure, Ministry of Health, etc.) 
 
STEP 2: COMPLETE YOUR APPLICATION 

 Create a Basic or Business BCeID in order to log into the ALC Application Portal 
 Login to the ALC Application Portal and select the appropriate application type 
 Complete the online application (ALC Application Portal) 

 Upload required and supporting documents 
 
STEP 3: SUBMIT YOUR APPLICATION  

 Submit the application to your local government through the Application Portal 
 Contact your local government to determine the appropriate form of payment 
 Include the ALC Application ID on all payments and subsequent correspondence regarding 

the application 
 
STEP 4: PAY THE APPLICATION FEE 

 The application fee is $1,500. Payable to the local government. 
 
STEP 5: THE LOCAL GOVERNMENT CONSIDERS THE APPLICATION 
The local government receives the application via the Application Portal and completes the 
following: 
 Ensures that the appropriate fee has been paid 
 Ensures the application information is sufficient for local government staff and the Board or 

Council to review and make informed recommendations 
 Refers the application to its Board or Council for recommendations and comments 
 Refers the application to various committees when necessary (e.g.. Agricultural Advisory 

Committee (AAC), Advisory Planning Commission (APC)) 
 Completes a local government report and uploads it through the Application Portal 
 Holds a public information meeting when necessary 
 If the land is zoned for agriculture or farm use, or if the proposal requires a bylaw 

amendment, the Board or Council decides whether to authorize the application to proceed to 
the ALC. If authorization is not granted, the application process ends and the local 
government returns a portion of the application fee to the applicant. 

 
STEP 6: THE COMMISSION MAKES A DECISION ON THE APPLICATION 
The ALC receives the application via the Application Portal and: 
 Acknowledges the application upon receipt of the ALC portion of the application fee 
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Attachment 2:  Applicant’s process for a Non-Farm Use Application under Section 20(2) 
of Agricultural Land Commission Act made to the Agricultural Land Commission1  

 
 Decides on the application and advises the applicant in writing of the decision. A copy is 

sent to the local government 
  

At the discretion of the Commission, it may: 
 Hold a meeting with the applicant 
 View the application property 
 Refer the application to various agencies for comments and recommendations 

  
The Commission’s decision may take several forms. The ALC may: 
 Approve the proposal as submitted 
 Approve the proposal with conditions  (such conditions could include obtaining local 

government approval of identified approval requirements) 
 Refuse the proposal 
 Refuse the proposal but allow an alternate proposal 

  
Note: It is the policy of the ALC to communicate Reasons for Decision in writing. ALC staff 
cannot discuss a decision with the applicant, local government, or with the public prior to its 
release. The applicant and local government will be notified of the finalized decision through the 
Application Portal. 
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RECOMMENDATION: 
That Committee of Council recommend to Council that the non-farm use Application 58556 at 
2820 Burns Road not be authorized for submission to the Agricultural Land Commission. 

 
PREVIOUS COUNCIL/COMMITTEE ACTION  

None. 
 

REPORT SUMMARY 

This report describes an application to the Agricultural Land Commission (ALC) for permission to 
continue to operate an unauthorized commercial vehicle storage business on a portion of a 
property in the Agricultural Land Reserve. It recommends to Committee that the application not be 
authorized for submission to the ALC as the use of farmland for commercial parking purposes is 
contrary to the City’s policies and regulations intended to protect agricultural lands for agricultural 
purposes.   

BACKGROUND 

In accordance with ALC processes, Kulvinder and Jaswinder Kang have submitted attached non-
farm use application through the ALC portal. As described in their submission to the ALC 
(Attachment 1), the applicants wish to obtain permission to run a commercial vehicle storage 
business on part of their property at 2820 Burns Road. The submission of the non-farm use 
application follows enforcement action initiated by the Commission in 2018 to address the 
unauthorized use but further enforcement action has been deferred while this non-farm use 
application is under review.  
 
Pursuant to s.25(3) and s.30(4) of the Agricultural Land Commission Act, after an applicant 
submits an application for a non-farm use through the ALC portal, the application proceeds directly  
to the City for a decision. Council then has the discretion to determine if it will submit the non-farm 
use application to the ALC, and it would do so if it wishes to have the application further 
considered. If Council determines that it does not wish to authorize submission of the application to 
the ALC then the application will not proceed any further and it will not be considered by the ALC. 
This process is detailed in Attachment 2.  
 
The application process requires applicants to pay a fee of $1500 to the City, of which $300 may 
be retained by the City and $1200 would be forwarded to the ALC, if Council authorizes 
submission of the application. This report is being brought forward to Committee in advance of 
receipt of the fee to avoid further delaying review of the unauthorized use.     
 
The City’s process for approval of the proposed non-farm use, if it is to be further considered, 
would require applicants to obtain an amendment to the policies and land use designations of the 
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Official Community Plan, an amendment to policies of the City’s Regional Context Statement, and 
a Zoning Bylaw amendment to allow for the proposed storage use. It would be premature for the 
City to accept applications for these amendments prior to a decision being made by the ALC on the 
proposed non-farm use and the applicants have been advised accordingly. 
 
2820 Burns Road is a 5.5 ha property located in the Agricultural Land Reserve. The property is 
developed with a farm residence, and various accessory uses, as well as the unauthorized 
commercial storage business. The eastern portion of the property is used for grazing cattle. The 
site’s land use designation in the Official Community Plan is Agriculture in keeping with the City’s 
policies to protect agricultural lands and Regional Growth Strategy policies which discourage non-
farm uses unless they complement a primary agriculture use. The site is zoned Agriculture to allow 
for farm uses designated in the Agricultural Land Reserve Use Regulation and storage of 
commercial vehicles is not permitted in this zone.  
 

 
Figure 1: 2820 Burns Road 

 
The current owners advise that the gravel pad being used for commercial vehicle storage was in 
place when they purchased the property in 2017. The estimated size of this pad is approximately 
0.3 ha (about ¾ of an acre).  Their stated rationale for the application is to meet a community need 
for commercial vehicle storage space, given a lack of other storage options in the Tri-Cities area. 
They further indicate this use does not threaten the agricultural capacity of the lands and have 
offered to undertake a drainage assessment to ensure that it is not impacting surrounding farmland 
or groundwater.    
 
The applicants indicate that the property is unproductive farmland. However, the property is 
considered by the Ministry of Agriculture to be good farmland capable of agricultural production 
with only few limitations, if managed properly and improved. A Ministry agrologist has confirmed 
that based on provincial agricultural capability mapping, most of the property is located on farmland 
that can be improved to a land capability of class 2 through investments such as drainage 
improvements1.   
 

                                            
1 The BC agriculture capability rating classes range from class 1 (prime farmland, suitable to most crops) to class 7 
(limited to only certain agricultural uses, often associated with considerable management input). 

Commercial 
Vehicle Storage 
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2820 Burns Road – Non-Farm Use Application 
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DISCUSSION  
In 2016, the Smart Growth Committee considered a comprehensive staff report describing a review 
of agricultural land regulations and policies. In light of public feedback indicating a strong 
commitment to protect Port Coquitlam’s agricultural areas for farming, Committee resolved it would 
support strengthening policies of the Official Community Plan to better support farming, protect 
agricultural lands for agricultural purposes and support food production. There has not been any 
change since Committee’s consideration to indicate a change to its policy direction would be 
warranted. 
 
A commercial vehicle storage use is not in compliance with the policies of the Official Community 
Plan, the City’s Regional Context Statement and Metro Vancouver’s Regional Growth Strategy. 
Allowing this use through amendments to these critical policy documents would set a significant 
precedent for non-farm use applications eroding the City’s agricultural land base and farming 
potential. There are alternative locations where owners may accommodate their commercial 
vehicles and, while these options may be more costly or not in as convenient of a location, it is of 
critical importance to protect agricultural lands for agricultural purposes and amending the policies 
to allow non-farm uses is not recommended. 
 
An option included in this report is for Council to authorize the application to proceed to the ALC for 
its consideration along with information on the amendments that would be required by the City for 
approval of the use. If the ALC were to give the application conditional support, then the following 
additional approvals would be required before a vehicle storage use could be permitted by the City:  
• Approval of an amendment to the Official Community Plan to change its policies related to 

protection of agricultural lands for agricultural purposes and, if applicable, a change to the 
subject property’s land use designation;  

• Approval of an amendment to the Regional Context Statement in the Official Community Plan. 
This process may trigger the need to apply to Metro Vancouver for an amendment to the 
Regional Growth Strategy; and  

• Approval of an amendment to the Zoning Bylaw to permit a commercial storage use within the 
Agriculture zone as a non-farm use on a site-specific basis; and  

 
This report does not include an option that Council could advise the ALC that it recommends 
approval of the non-farm use application. Under s.478 the Local Government Act, Council’s 
decisions must be consistent with its Official Community Plan and it is staff’s opinion that a 
recommendation of approval would be inconsistent with the Plan.   
 

FINANCIAL IMPLICATIONS 

None. 
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ATTACHMENTS 

Attachment 1: 2820 Burns Road Non-Farm Use Application 
Attachment 2: Process for a Non-Farm Use Application per the ALC’s website 

Lead author(s): Meredith Seeton 

OPTIONS  
(Check = Staff Recommendation) 

 

# Description 
1

 

Recommend to Council that the Application 58556 not be authorized for submission to the 
ALC. 

2 

Recommend to Council that the application be authorized for submission to the ALC and 
advise the ALC that that any approval of a non-farm use application would need to be 
conditional upon the applicant successfully amending the the Official Community Plan, 
Regional Growth Strategy and Zoning Bylaw to allow for the proposed use and further that 
the City is not in a position to provide a recommendation to approve the proposed non-farm 
use prior to such amendments.   
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[staff note the following submission from the applicant relates to 2820 Burns Road]

2842 Burns Rd – Non-Farm Use Case for Approval 
Prepared by Althing Consulting Services Inc. 

Summary of existing use 
The subject of this application is an existing gravel pad, located behind the residence on the property. 

This 0.28ha pad existed prior to the having current ownership taked possession. The pad is currently 

being used for commercial vehicle storage.  The commercial vehicle storage activity represent hundreds 

of thousands of dollars in storage contracts. The business community of Port Coquitlam will feel the loss 

of the service if the storage activity in terminated. The ownership would like to continue the storage use 

under a non-farm use permit from the ALC. We are seeking the support of the Agricultural Land 

Commission for a non-farm use permit on the .28ha pre-existing gravel pad.   

Non-Farm Use – Case for Approval 
 The decision to offer commercial vehicle storage on the existing gravel pad was driven by the 

significant need for commercial storage space in Port Coquitlam. The vehicle storage occurring on site 

represents no modifications to the existing property. It allows an otherwise unproductive piece of land 

to sustain several full-time jobs.  

The repurposing of this pad represents no threat to the principal of the ALR and a non-farm permit will 

allow the city of Port Coquitlam to apply the appropriate property tax rate for a site with commercial 

activity. This represents a further benefit to the community. There are no plans to expand or alter the 

existing gravelled pad. It is current maintained annually.  The vehicles stored on site are outfitted for 

long term storage and as such there is minimal impact from the business on area traffic flow.  

This region of the TriCities continues to experience a chronic shortage of storage space for commercial 

vehicles. As a result, ownership believes that this use is a service to the business community and fosters 

the economic development of the city. 

Commitment to the Principal of the Agricultural Land Reserve 
 As part of this proposal, the owners of the property wish to reaffirm their commitment to the use of 

the vast majority of the property for traditional agricultural purposes. The pad accounts for 0.28 ha of 

the site’s footprint. The property is 4.5 ha in size, the approx. 3 ha of land immediately behind the pad is 

being used for gazing cattle. The land will continue to be leased out for this purpose. The owners are 

committed to continuing to support agricultural use on the property wherever viable.  We propose that, 

as part of this application, the gravel pad’s drainage could be assessed ensure that the vehicle storage 

usage does not impact the quality of the farmland or ground water. The owners are willing to commit to 

upgrades at the request of the municipality and ALC.  They would be willing to undertake these 

protective measures as a good-faith gesture to demonstrate their commitment to maintaining and 

protecting the pasture and farm use already occurring on the property.  They will continue to ensure 

that the commercial operation doesn’t have a negative impact on the quality of the land or its long-

term viability for agricultural applications. 
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Conclusion  
This is a low impact storage activity that doesn’t threaten the principal of the ALR in any meaningful 

way. The owners will continue to ensure that the non-farm use storage activities continue to have no 

detrimental impact on the quality of the land or its long-term viability for agricultural applications.   

We believe given the pre-existing nature of the gravel pad, the significant economic activity represented 

by its continuing use, and our commitment to protecting the native soil portions of our property, there 

is a strong case for a non-farm use application in this case. The landowner asks that the non-farm use 

application be granted based on these factors. 

78



Attachment 2:  Applicant’s process for a Non-Farm Use Application under Section 20(2) 
of Agricultural Land Commission Act made to the Agricultural Land Commission1  

 
 
STEP 1: PLAN YOUR APPLICATION 

 Identify the type of application required for your proposal 
 View a sample application from the online Application Portal launch page 
 Collect appropriate supporting documentation (e.g. Certificate of Title, Agent Authorization, 

Sketch Plan) 
 Applicants are encouraged to contact their local government (e.g., Municipality, Regional 

District, or Islands Trust) to:  
o Identify local government zoning and policies on agricultural land preservation and 

other regulations relevant to the proposal 
o Inquire if other approvals may be also be required (e.g. Ministry of Transportation 

and Infrastructure, Ministry of Health, etc.) 
 
STEP 2: COMPLETE YOUR APPLICATION 

 Create a Basic or Business BCeID in order to log into the ALC Application Portal 
 Login to the ALC Application Portal and select the appropriate application type 
 Complete the online application (ALC Application Portal) 

 Upload required and supporting documents 
 
STEP 3: SUBMIT YOUR APPLICATION  

 Submit the application to your local government through the Application Portal 
 Contact your local government to determine the appropriate form of payment 
 Include the ALC Application ID on all payments and subsequent correspondence regarding 

the application 
 
STEP 4: PAY THE APPLICATION FEE 

 The application fee is $1,500. Payable to the local government. 
 
STEP 5: THE LOCAL GOVERNMENT CONSIDERS THE APPLICATION 
The local government receives the application via the Application Portal and completes the 
following: 
 Ensures that the appropriate fee has been paid 
 Ensures the application information is sufficient for local government staff and the Board or 

Council to review and make informed recommendations 
 Refers the application to its Board or Council for recommendations and comments 
 Refers the application to various committees when necessary (e.g.. Agricultural Advisory 

Committee (AAC), Advisory Planning Commission (APC)) 
 Completes a local government report and uploads it through the Application Portal 
 Holds a public information meeting when necessary 
 If the land is zoned for agriculture or farm use, or if the proposal requires a bylaw 

amendment, the Board or Council decides whether to authorize the application to proceed to 
the ALC. If authorization is not granted, the application process ends and the local 
government returns a portion of the application fee to the applicant. 

 
STEP 6: THE COMMISSION MAKES A DECISION ON THE APPLICATION 
The ALC receives the application via the Application Portal and: 
 Acknowledges the application upon receipt of the ALC portion of the application fee 
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Attachment 2:  Applicant’s process for a Non-Farm Use Application under Section 20(2) 
of Agricultural Land Commission Act made to the Agricultural Land Commission1  

 
 Decides on the application and advises the applicant in writing of the decision. A copy is 

sent to the local government 
  

At the discretion of the Commission, it may: 
 Hold a meeting with the applicant 
 View the application property 
 Refer the application to various agencies for comments and recommendations 

  
The Commission’s decision may take several forms. The ALC may: 
 Approve the proposal as submitted 
 Approve the proposal with conditions  (such conditions could include obtaining local 

government approval of identified approval requirements) 
 Refuse the proposal 
 Refuse the proposal but allow an alternate proposal 

  
Note: It is the policy of the ALC to communicate Reasons for Decision in writing. ALC staff 
cannot discuss a decision with the applicant, local government, or with the public prior to its 
release. The applicant and local government will be notified of the finalized decision through the 
Application Portal. 
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