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Committee of Council Minutes 

 

Tuesday, January 7, 2020 
Council Chambers 

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

 

Present: Chair - Mayor West 
Councillor Darling 
Councillor Dupont 
Councillor McCurrach 

Councillor Penner 
Councillor Pollock 
Councillor Washington 

   

_____________________________________________________________________ 

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 Tuesday, January 7, 2020, Committee of Council Meeting Agenda be 

adopted as circulated. 

In Favour (7): Mayor West, Councillor Darling, Councillor Dupont, Councillor 
McCurrach, Councillor Penner, Councillor Pollock, and Councillor Washington 

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: 

 November 26, 2019 

 December 10, 2019. 

In Favour (7): Mayor West, Councillor Darling, Councillor Dupont, Councillor 
McCurrach, Councillor Penner, Councillor Pollock, and Councillor Washington 

Carried 
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4. REPORTS 

4.1 2020 Operating Budget (verbal report) 

Moved-Seconded: 

That $14,000 for PoCo Sports Alliance Financial Support be included in the 

2020-2024 Financial Plan. 

In Favour (7): Mayor West, Councillor Darling, Councillor Dupont, Councillor 
McCurrach, Councillor Penner, Councillor Pollock, and Councillor Washington 

Carried 
 

Moved-Seconded:  

That $44,000 for CCTV Inspections be included in the 2020-2024 Financial Plan. 

In Favour (7): Mayor West, Councillor Darling, Councillor Dupont, Councillor 
McCurrach, Councillor Penner, Councillor Pollock, and Councillor Washington 

Carried 
 

Moved-Seconded:  

That $15,000 for Fire Department Training be included in the 2020-2024 

Financial Plan. 

In Favour (7): Mayor West, Councillor Darling, Councillor Dupont, Councillor 
McCurrach, Councillor Penner, Councillor Pollock, and Councillor Washington 

Carried 
 

Moved-Seconded: 

That $12,000 for LED Screens and Audio for Remembrance Day Enhancements 

be included in the 2020-2024 Financial Plan. 

In Favour (7): Mayor West, Councillor Darling, Councillor Dupont, Councillor 
McCurrach, Councillor Penner, Councillor Pollock, and Councillor Washington 

Carried 
 

Moved-Seconded:  

That $7,000 for Lions Park Artist in Residence funded from the Arts & Culture 

Reserve be included in the 2020-2024 Financial plan on a one-time basis .  

In Favour (7): Mayor West, Councillor Darling, Councillor Dupont, Councillor 
McCurrach, Councillor Penner, Councillor Pollock, and Councillor Washington 

Carried 
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Moved-Seconded:  

That $42,800 for Weekly Organics Collection be included in the 2020-2024 

Financial Plan. 

In Favour (7): Mayor West, Councillor Darling, Councillor Dupont, Councillor 
McCurrach, Councillor Penner, Councillor Pollock, and Councillor Washington 

Carried 

 

Moved-Seconded: 

That Committee of Council: 

1. Approve the corporate work plan for 2020; and 

2. Authorize staff to issue the draft operating budget for public consultation. 

In Favour (7): Mayor West, Councillor Darling, Councillor Dupont, Councillor 
McCurrach, Councillor Penner, Councillor Pollock, and Councillor Washington 

Carried 

 

5. COUNCILLORS' UPDATE 

None. 

6. MAYOR'S UPDATE 

None. 

7. CAO UPDATE 

None. 

8. RESOLUTION TO CLOSE 

8.1 Resolution to Close 

Moved-Seconded: 

That the Committee of Council Meeting of Tuesday, January 7, 2020, be closed 

to the public pursuant to the following subsections(s) of Section 90(1) of the 

Community Charter: 

Item 5.1 

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; 

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. 
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In Favour (7): Mayor West, Councillor Darling, Councillor Dupont, Councillor 
McCurrach, Councillor Penner, Councillor Pollock, and Councillor Washington 

Carried 

 

9. ADJOURNMENT 

9.1 Adjournment of the Meeting 

Moved-Seconded: 

That the Tuesday, January 7, 2020, Committee of Council Meeting be adjourned 

at 9:00 p.m. 

In Favour (7): Mayor West, Councillor Darling, Councillor Dupont, Councillor 
McCurrach, Councillor Penner, Councillor Pollock, and Councillor Washington 

Carried 

 

10. MEETING NOTES 

 

The meeting recessed from 5:27 - 5:57 p.m. and from 7:54 - 8:09 p.m. 

 

 

________________________________ ________________________________ 

Mayor Corporate Officer 
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KPMG Audit Planning 2019 
 

 

Report To:   Committee of Council 

Department:  Finance 

Approved by: K. Grommada 
Meeting Date: January 28, 2020 

 

RECOMMENDATION: 

That Committee of Council accept KPMG’s Audit Planning Report for the 2019 financial 

statement audit. 

 

 

REPORT SUMMARY 

The City’s financial statements auditors, KPMG LLP, have provided staff with an Audit Planning 

Report for the 2019 financial statement audit. The report outlines how KPMG will perform their 

audit. 

 

BACKGROUND 

The Report is intended to assist the Committee in discharging its duties and responsibilities with 

respect to financial governance and oversight. It is one of the acceptable methods for the auditors 

to meet their requirements to communicate with those charged with governance for each audit 

engagement. 

 

DISCUSSION  

The interim audit field work was conducted during the week of November 18, 2019 and year end 

field work is scheduled for the weeks of March 16 to 20 and April 6 to 10, 2020. The auditors 

anticipate presenting their 2019 audit findings report to the Committee on May 12, 2020. 

 

Areas of audit focus for 2019 are development cost charges and the City’s tangible capital assets 

(with a specific focus on the Community Centre capital project). Materiality has been set at 

$2,200,000 (up from $2,000,000 in 2018). This is the point at which incorrect financial information 

is likely to have an impact on the decision making of users of that financial information. There are 

also no changes in the applicable accounting standards from the prior year that would affect the 

City.  

 

Staff are currently developing processes and procedures to ensure compliance with the Asset 

Retirement Obligation (ARO) standard that is applicable for the 2022 financial statement year. The 

ARO standard is being implemented to ensure future legal obligations relating to the retirement of 

capital assets are recognized as liabilities by public sector entities (for example the removal of 

asbestos).  
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KPMG Audit Planning 2019 
 

 

Report To:   Committee of Council 

Department:  Finance 

Approved by: K. Grommada 
Meeting Date: January 28, 2020 

 

FINANCIAL IMPLICATIONS 

 None. The Audit Planning Report is part of the overall audit engagement.  

 
 
 

 
 
ATTACHMENTS 

Att#1:  KPMG Audit Planning Report 

Att#2:  KPMG Audit Engagement Letter 

 

Lead author: Chris Adams-Brush 

 

OPTIONS  (= Staff Recommendation) 

 # Description 

 1 Accept KPMG’s Audit Planning Report for the 2019 financial statement audit 

 2 Require additional information  
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 kpmg 
 

Corporation of the City 
of Port Coquitlam 
 
 
Audit Planning Report for the year ended 
December 31, 2019 
 

 
 
 
 January 6, 2020, for presentation on January 28, 
2020 
 
 
kpmg.ca/audit 
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The contacts at KPMG in connection  
with this report are:  

Brandon Ma, CPA, CA 
Engagement Partner 
Tel: 604-691-3562 
bjma@kpmg.ca 
 
C.J. James, CPA, CA 
Quality Review Partner 
Tel: 604-527-3635 
cjjames@kpmg.ca 
 
Asifa Hirji, CPA, CA 
Senior Manager  
Tel: 604-777-3921 
asifahirji@kpmg.ca 

 

This Audit Planning Report should not be used 
for any other purpose or by anyone other than 
Council. KPMG shall have no responsibility or 
liability for loss or damages or claims, if any, to 
or by any third party as this Audit Planning 
Report has not been prepared for, and is not 
intended for, and should not be used by, any 
third party or for any other purpose. 

At KPMG, we are passionate about earning your trust. We take deep 
personal accountability, individually and as a team, to deliver 

exceptional service and value in all our dealings with you. 

At the end of the day, we measure our success from the only 
perspective that matters – yours. 
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Executive summary  
We are pleased to provide for your review the following information relating to the planned scope and 
timing for the audit of the consolidated financial statements of the Corporation of the City of Port 
Coquitlam (the “City”) for the year ended December 31, 2019. 

   Areas of audit focus 

Our audit of the City is risk-focused. As part of our audit process, we have had discussions with management 
about any changes in the organization or other items that should be brought to our attention and considered the 
impact to the audit. In planning our audit, we have taken into account key areas of audit focus for financial 
reporting. These include:  
― Community Centre capital project, 
― Development cost charges, and 
― Tangible capital assets. 
See pages 3 to 4 for further details. 

   Changes in operations 

The following changes in the City’s operations will impact the audit of the consolidated financial statements: 
― In 2019, the City opened the first phase of its new Community Centre. The remaining phases of the project 

continue to be under development. 

   Changes in accounting standards 

PS 3430 Restructuring Transactions is effective for the City’s 2019 fiscal year. Management does not expect an 
impact on the consolidated financial statements from the adoption of the new accounting standard.  
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Executive summary (continued) 
   Audit materiality 

Materiality has been determined based on total expenses. We have determined materiality to be $2,200,000 (2018 
- $2,000,000) for the year ended December 31, 2019. 
See page 6 for further details. 

   Independence 

We are independent of the City and have extensive quality control and conflict checking processes in place. We 
provide complete transparency on all services and follow the City’s approved protocols. 

   Current developments 

See pages 8 to 11 for the current developments update. 
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Areas of audit focus 
Area of focus Why are we focusing here? Our audit approach 

   

Community Centre 
capital project (the 
“Project”) 

The Project has various 
elements including the 
community centre, and a 
residential and commercial 
development. A portion of the 
Project is funded through debt 
obtained in 2019 from the 
Municipal Finance Authority 
(“MFA”) and a Building Canada 
Fund grant. 

− Update our planning inquiries with management about the status of the Project. 

− Update our understanding of the process activities and controls for management’s 
monitoring of the Project. 

− Select a sample of contractor invoices and agree the amount recorded in tangible 
capital assets and holdbacks payable to the general ledger. Verify that each invoice 
has an accompanying report from the third party consultant used by the City to 
verify the progress payment. 

− Review the useful lives used to amortize the tangible capital assets that are part of 
the first phase of the Project to ensure they are reasonable. 

− Review the land sale receivable from the developer to ensure it is appropriately 
recorded. 

− Review the MFA debt agreement and ensure the amount recorded agrees to the 
cash receipts and the amount reported in the MFA’s secure portal. 

− Review the accounting treatment applied to the Building Canada Fund grant. 

Development cost 
charges (“DCC”) 

DCC charged by the City are 
recorded as a liability and 
recognized as revenue when 
the expenditures are incurred. 

− Update our understanding of the process activities and controls for DCC. 

− Select a sample of DCC charges, recalculate the total amount, agree each factor in 
the calculation to supporting documentation (e.g. approved rates) and agree the 
amount recorded to cash receipts or letters of credit. 

− Select a sample of DCC expenditures and agree the amount recorded to 
supporting documentation. 
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Areas of audit focus (continued) 
Area of focus Why are we focusing here? Our audit approach 

   

Tangible capital 
assets (“TCA”) 

Each year, the City incurs 
capital expenditures which are 
recorded as TCA. Coordination 
is required between the 
Finance and Engineering 
departments to ensure that all 
projects and assets are 
accounted for appropriately. 

− Update our understanding of the process activities and controls for TCA. 

− Select a sample of TCA additions, including developer contributed assets, and 
agree the amount recorded in the general ledger to supporting documentation. 
Ensure each item is recorded in the appropriate TCA category and is appropriate to 
capitalize. 

− Select a sample of TCA disposals and agree any proceeds from the disposition to 
cash receipts. Recalculate the gain/loss recorded and ensure the appropriate net 
book value of the TCA disposed has been used in the calculation, and removed 
from the TCA register. 

− Perform analytical procedures on amortization expense to assess whether the 
change in the balance from the prior year is reasonable. 
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Audit risks  

  

Professional requirements   Why is it significant? 
Fraud risk from management override of controls. This is a presumed fraud risk. We have not identified 

any specific additional risks of management override 
relating to this audit. 

Our audit approach 

As the risk is not rebuttable, our audit methodology incorporates the required procedures in professional 
standards to address this risk. These procedures include testing of journal entries and other adjustments, 
performing a retrospective review of estimates and evaluating the business rationale of significant unusual 
transactions. 

Annual inquiries 

Professional auditing standards require that we annually inquire concerning Council’s oversight of 
management’s process for identifying and responding to the risks of fraud with the City. Accordingly, we ask: 

− What are your views about fraud risks at the City? 

− How do you exercise effective oversight of management’s processes for identifying and responding to the 
risk of fraud in the City and internal controls management has established to mitigate these fraud risks? 

− Are you aware of or have you identified any instances of actual, suspected, or alleged fraud, including 
misconduct or unethical behaviour related to financial reporting or misappropriation of assets? If so, have 
the instances been appropriately addressed and how have they been addressed? 

− Is the City in compliance with laws and regulations? 
− Has the City entered into any significant unusual transactions? 

13
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Materiality  
Materiality determination Comments Amount 

Materiality Determined to plan and perform the audit and to evaluate the effects 
of identified misstatements on the audit and of any uncorrected 
misstatements on the financial statements. The corresponding amount 
for the prior year’s audit was $2,000,000. 

$2,200,000 

Benchmark Based on total expenses for the prior year. This benchmark is 
consistent with the prior year. The corresponding amount for the prior 
year’s audit was $89,412,000. 

$92,128,000 

% of Benchmark The corresponding percentage for the prior year’s audit was 2.2%. 2.4% 

Audit Misstatement Posting 
Threshold (AMPT) 

Threshold used to accumulate misstatements identified during the 
audit. The corresponding amount for the prior year’s audit was 
$100,000. 

$110,000 
 

 
Materiality is used to scope the audit, identify risks of material misstatements and evaluate 
the level at which we think misstatements will reasonably influence users of the financial 
statements. It considers both quantitative and qualitative factors. 
To respond to aggregation risk, we design our procedures to detect misstatements at a lower 
level of materiality.  
Professional standards require us to re-assess materiality at the completion of our audit 
based on period-end results or new information in order to confirm whether the amount 
determined for planning purposes remains appropriate. 
 

We will report to Council: 

 Corrected audit misstatements 

 Uncorrected audit misstatements 
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Key deliverables and milestones 

   

 

 

 

Interim fieldwork 

 

 

 

Year-end fieldwork 

 

 

 

October 2019 November 2019 January 2020 March/April 2020 May 2020 

Planning  

 

 

 

 

Provide Audit Planning 
Report 

 

 

 

Provide Audit Findings 
Report and auditors’ 

report 
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Current developments 

Public Sector Accounting Standards 

 

Standard Summary and implications 

Asset Retirement 
Obligations 

– A new standard has been approved that is effective for fiscal years beginning on or after April 1, 2021. 
– The new standard addresses the recognition, measurement, presentation and disclosure of legal obligations associated 

with retirement of tangible capital assets in productive use. Retirement costs will be recognized as an integral cost of 
owning and operating tangible capital assets. PSAB currently contains no specific guidance in this area. 

– The ARO standard will require the public sector entity to record a liability related to future costs of any legal obligations to 
be incurred upon retirement of any controlled tangible capital assets (“TCA”). The amount of the initial liability will be added 
to the historical cost of the asset and amortized over its useful life. 

– As a result of the new standard, the public sector entity will have to:  
• consider how the additional liability will impact net debt, as a new liability will be recognized with no corresponding 

increase in a financial asset; 
• carefully review legal agreements, senior government directives and legislation in relation to all controlled TCA to 

determine if any legal obligations exist with respect to asset retirements; 
• begin considering the potential effects on the organization as soon as possible to coordinate with resources outside the 

finance department to identify AROs and obtain information to estimate the value of potential AROs to avoid 
unexpected issues. 

Revenue – A new standard has been approved that is effective for fiscal years beginning on or after April 1, 2022. 
– The new standard establishes a single framework to categorize revenues to enhance the consistency of revenue 

recognition and its measurement.  
– The standard notes that in the case of revenues arising from an exchange, a public sector entity must ensure the 

recognition of revenue aligns with the satisfaction of related performance obligations.  
– The standard notes that unilateral revenues arise when no performance obligations are present, and recognition occurs 

when there is authority to record the revenue and an event has happened that gives the public sector entity the right to the 
revenue. 
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Current developments (continued) 

 
  

Standard Summary and implications 

Financial Instruments and 
Foreign Currency 
Translation 

– New accounting standards, PS3450 Financial Instruments, PS2601 Foreign Currency Translation, PS1201 Financial 
Statement Presentation and PS3041 Portfolio Investments have been approved by PSAB and are effective for years 
commencing on or after April 1, 2021. 

– Equity instruments quoted in an active market and free-standing derivatives are to be carried at fair value. All other 
financial instruments, including bonds, can be carried at cost or fair value depending on the public sector entity’s 
choice and this choice must be made on initial recognition of the financial instrument and is irrevocable. 

– Hedge accounting is not permitted. 
– A new statement, the Statement of Remeasurement Gains and Losses, will be included in the financial statements. 

Unrealized gains and losses incurred on fair value accounted financial instruments will be presented in this statement. 
Realized gains and losses will continue to be presented in the statement of operations. 

– Based on stakeholder feedback received, PSAB is considering certain scope amendments to PS 3450 Financial 
Instruments. The proposed amendments include the accounting treatment of bond repurchases, scope exclusions for 
certain activities by the federal government, and improvements to the transitional provisions. An initial exposure draft 
was issued for comment by PSAB in May 2019. PSAB is currently deliberating on the comments received and may 
approve a revised exposure draft for comment in December 2019. 

Employee Future Benefit 
Obligations 

– PSAB has initiated a review of sections PS3250 Retirement Benefits and PS3255 Post-Employment Benefits, 
Compensated Absences and Termination Benefits. Given the complexity of issues involved and potential implications 
of any changes that may arise from this review, the project will be undertaken in phases. Phase I will address specific 
issues related to measurement of employment benefits. Phase II will address accounting for plans with risk sharing 
features, multi-employer defined benefit plans and sick leave benefits. 

– Three Invitations to Comment were issued and have closed. The first Invitation to Comment sought guidance on 
whether the deferral provisions in existing public sector standards remain appropriate and justified and the 
appropriateness of accounting for various components of changes in the value of the accrued benefit obligation and 
plan assets. The second Invitation to Comment sought guidance on the present value measurement of accrued benefit 
obligations. A third Invitation to Comment sought guidance on non-traditional pension plans. PSAB is currently 
deliberating on the comments received from the three Invitations to Comment. 

– The ultimate objective of this project is to issue a new employment benefits section to replace existing guidance. 
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Current developments (continued) 
Standard Summary and implications 

Public Private 
Partnerships (“P3”) 

– PSAB has proposed new requirements for the recognition, measurement and classification of infrastructure procured 
through a public private partnership. An exposure draft has been approved by PSAB and was issued in November 2019, 
with comments due by February 29, 2020.  

– The exposure draft proposes that recognition of infrastructure by the public sector entity would occur when it controls the 
purpose and use of the infrastructure, when it controls access and the price, if any, charged for use, and it controls any 
significant interest accumulated in the infrastructure when the P3 ends.   

– The exposure draft proposes that the public sector entity recognize a liability when it needs to pay cash or non-cash 
consideration to the private sector partner for the infrastructure.   

– The infrastructure would be valued at cost, with a liability of the same amount if one exists. Cost would be measured by 
discounting the expected cash flows by a discount rate that reflects the time value of money and risks specific to the 
project.  

Concepts Underlying 
Financial Performance 

– PSAB is in the process of reviewing the conceptual framework that provides the core concepts and objectives underlying 
Canadian public sector accounting standards. 

– A Statement of Concepts (“SOC”) and Statement of Principles (“SOP”) were issued for comment in May 2018 and has 
closed. PSAB is in the process of developing two exposure drafts for comment.  

– The SOC proposes a revised, ten chapter conceptual framework intended to replace PS 1000 Financial Statement 
Concepts and PS 1100 Financial Statement Objectives. The revised conceptual framework would be defined and elaborate 
on the characteristics of public sector entities and their financial reporting objectives. Additional information would be 
provided about financial statement objectives, qualitative characteristics and elements. General recognition and 
measurement criteria, and presentation concepts would be introduced. 

– The SOP includes principles intended to replace PS 1201 Financial Statement Presentation. The SOP proposes: 
• Removal of the net debt indicator, except for on the statement of net debt where it would be calculated exclusive of 

financial assets and liabilities that are externally restricted and/or not available to settle the liabilities or financial assets. 
• Changes to common terminology used in the financial statements, including re-naming accumulated surplus (deficit) to 

net assets (liabilities). 
• Restructuring the statement of financial position to present non-financial assets before liabilities. 
• Removal of the statement of remeasurement gains (losses) with the information instead included on a new statement 

called the statement of changes in net assets (liabilities). This new statement would present the changes in each 
component of net assets (liabilities). 

• A new provision whereby an entity can use an amended budget in certain circumstances. 
– Inclusion of disclosures related to risks and uncertainties that could affect the entity’s financial position. 
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Current developments (continued) 

  

Standard Summary and implications 

International Strategy – PSAB is in the process of reviewing its current approach towards International Public Sector Accounting Standards. 
This project may result in changes to the role PSAB plays in setting standards in Canada.  

– Consultation papers were released for comment in May 2018 and March 2019, and have closed. The consultation 
papers described the decision-making criteria PSAB expects to consider in evaluating the international strategy that 
best serves the public sector. It also introduced four proposed international strategies.  

– PSAB is expected to make a final decision about its international strategy at its March 2020 meeting. 

Purchased Intangibles – In October 2019, PSAB approved a proposal to allow public sector entities to recognize intangibles purchased through 
an exchange transaction. The proposal does not include guidance on how to account for intangibles. Instead, the 
definition of an asset, the general recognition criteria and the GAAP hierarchy is expected to provide guidance on how 
to account for intangibles. The accounting for intangibles may be addressed through future PSAB projects.  
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Appendices 
 

  

 

 
Appendix 1: Audit quality and risk management 

 
Appendix 2: KPMG’s audit approach and methodology 

 
Appendix 3: Required communications 

 
Appendix 4: Lean in Audit™ 
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Appendix 1: Audit quality and risk management 

 

KPMG maintains a system of quality control designed to reflect our drive and determination to deliver independent, 
unbiased advice and opinions, and also meet the requirements of Canadian professional standards. Quality control is 
fundamental to our business and is the responsibility of every partner and employee. The following diagram 
summarises the six key elements of our quality control systems. Visit our Audit Quality Resources page for more 
information including access to our most recent Audit Quality and Transparency Report. 

 We conduct regular reviews of 
engagements and partners. Review 
teams are independent and the work 
of every audit partner is reviewed at 
least once every three years. 

We have policies and guidance to 
ensure that work performed by 
engagement personnel meets 
applicable professional standards, 
regulatory requirements and the 
firm’s standards of quality. We do 
not offer services that would impair 
our independence. 

All KPMG partners and staff are 
required to act with integrity and 
objectivity and comply with 
applicable laws, regulations and 
professional standards at all times. 

The processes we employ to help 
retain and develop people include: 

− Assignment based on skills and 
experience 

− Rotation of partners 
− Performance evaluation 
− Development and training 
− Appropriate supervision and 

coaching 

 We have policies and procedures for 
deciding whether to accept or continue 
a client relationship or to perform a 
specific engagement for that client.  

Existing audit relationships are 
reviewed annually and evaluated to 
identify instances where we should 
discontinue our professional 
association with the client. 

Other controls include: 

− Before the firm issues its audit 
report, Engagement Quality 
Control 

− Reviewer reviews the 
appropriateness of key elements 
client audits 

− Technical department and 
specialist resources provide real-
time support to audit teams in the 
field 

Independence, 
integrity, ethics 
and objectivity 

Personnel 
management 

Acceptance & 
continuance of 

clients / 
engagements 

Engagement 
performance 

standards 

Other risk 
management 

quality controls 

Independent 
monitoring 

KPMG 
Audit quality 

and risk 
management 
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Appendix 2: KPMG’s audit approach and methodology 

 

In future years, we will expand our use of technology in our audit through our new smart audit platform, 
KPMG Clara. 

   
  Deep industry insights 

Bringing intelligence and clarity to 
complex issues, regulations and 
standards 

Issue identification 
Continuous updates on audit 
progress, risks and findings before 
issues become events 

Analysis of complete populations 
Powerful analysis to quickly screen, 
sort and filter 100% of your journal 
entries based on high-risk attributes 

Data-driven risk assessment 
Automated identification of 
transactions with unexpected or 
unusual account combinations – 
helping focus on higher risk 
transactions and outliers 

Reporting 
Interactive reporting of unusual 
patterns and trends with the ability 
to drill down to individual 
transactions 
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Appendix 3: Required communications 
 

 
In accordance with professional standards, there are a number of communications that are required 
during the course of and upon completion of our audit. These include: 

 

 Engagement letter  Management representation letter 

The objectives of the audit, our responsibilities in carrying out our 
audit, as well as management’s responsibilities, are set out in the 
engagement contract attached. 

We will obtain from management certain representations at the 
completion of the annual audit. In accordance with professional 
standards, copies of the representation letter will be provided to 
Council. 

 Audit planning report  Audit findings report 

Represented by this report. At the completion of our audit, we will provide our audit findings to 
Council. 

 Independence   

At the completion of our audit, we will re-confirm our independence 
to Council. 
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Appendix 4: Lean in Audit™ 
   

 

An innovative approach leading to enhanced value 
and quality     

How it works 

Our innovative audit approach, Lean in AuditTM, further improves audit 
value and productivity to help deliver real insight to you. Lean in 
AuditTM is process oriented, directly engaging organizational 
stakeholders and employing hands-on tools, such as walkthroughs 
and flowcharts of actual financial processes. 
By embedding Lean techniques into our core audit delivery process, 
our teams are able to enhance their understanding of the business 
processes and control environment within your organization – 
allowing us to provide real insight on your processes and actionable 
quality and productivity improvement observations. 
Any insights gathered through the course of the audit will be available 
to both our audit team and management. For example, the audit team 
may identify control gaps and potential process improvement areas, 
while management has the opportunity to apply such insights to 
streamline processes, inform business decisions, improve 
compliance, lower costs, increase productivity, strengthen customer 
service and satisfaction and drive overall performance. 
 
A Lean in AuditTM session was completed with the City in 
December 2019. 

Lean in AuditTM employs four key Lean techniques: 

 
 Lean training 

Provide basic Lean training and equip our audit teams with a new 
Lean mindset to improve quality, value and productivity. 

  Process mapping workshop 

Perform an interactive workshop with your team to map selected 
financial process providing end-to-end transparency and 
understanding of the process. 

   
 Insight reporting 

Quick and pragmatic insight report including PACE matrix with 
prioritized opportunities to realize benefit. 

   
 Kaizen event 

Perform an interactive workshop to find the root cause of the 
problem and empower your team to find a solution. 
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KPMG LLP 
Chartered Professional Accountants 
Metrotower I 
Suite 2400 - 4710 Kingsway 
Burnaby BC  V5H 4M2 
Canada 

 Telephone (604) 527-3600 
Fax (604) 527-3636 
Internet www.kpmg.ca 

 

KPMG LLP is a Canadian limited liability partnership and a member firm of the KPMG 
network of independent member firms affiliated with KPMG International Cooperative 
(“KPMG International”), a Swiss entity. 
KPMG Canada provides services to KPMG LLP. 

Ms. Karen Grommada 
Director of Finance  
City of Port Coquitlam 
2580 Shaughnessy 
Port Coquitlam, BC   V3C 2A8 

October 5, 2016 

Dear Ms. Grommada, 

The purpose of this letter is to outline the terms of the following audit engagements for 
the Corporation of the City of Port Coquitlam (“the City”), commencing for the period 
ending December 31, 2016: 

- Audit of the consolidated financial statements 

- Audit of the Home Owner Grant Treasurer/Auditor Certificate, and  

- Audit of the City’s compliance with subsections 2 and 3 of section 124 of Part 8 of 
the School Act 

The attached Terms and Conditions and any exhibits, attachments and appendices hereto 
and subsequent amendments form an integral part of the terms of this engagement and 
are incorporated herein by reference (collectively the “Engagement Letter”).  

FINANCIAL REPORTING FRAMEWORK FOR THE FINANCIAL STATEMENTS  

The annual financial statements will be prepared and presented in accordance with 
Canadian public sector accounting standards (hereinafter referred to as the “financial 
reporting framework”). 

The annual financial statements will include an adequate description of the financial 
reporting framework (hereinafter referred to as the “financial statements” or “annual 
financial statements”).  

MANAGEMENT'S RESPONSIBILITIES  

Management responsibilities are described in Appendix – Management’s Responsibilities.  

An audit does not relieve management or those charged with governance of their 
responsibilities.  
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AUDITOR’S RESPONSIBILITIES  

Our responsibilities are described in Appendix – Auditor’s Responsibilities.  

If management does not fulfill the responsibilities above, we cannot complete our audit.   

AUDITOR’S DELIVERABLES  

The expected form and content of our report(s) is provided in Appendix – Expected Form 
of Report. However, there may be circumstances in which a report may differ from its 
expected form and content.  

In addition, if we become aware of information that relates to the financial statements 
after we have issued our audit report , but which was not known to us at the date of our 
audit report, and which is of such a nature and from such a source that we would have 
investigated that information had it come to our attention during the course of our audit, 
we will, as soon as practicable: (1) communicate such an occurrence to those charged 
with governance; and (2) undertake an investigation to determine whether the information 
is reliable and whether the facts existed at the date of our audit report. Further, 
management agrees that in conducting that investigation, we will have the full 
cooperation of the City’s personnel. If the subsequently discovered information is found to 
be of such a nature that: (a) our audit report would have been affected if the information 
had been known as of the date of our audit report; and (b) we believe that the audit report 
is currently being relied upon or is likely to be relied upon by someone who would attach 
importance to the information, appropriate steps will be taken by KPMG and expected by 
the City to prevent further reliance on our audit report. Such steps include, but may not be 
limited to, appropriate disclosures by the City of the newly discovered facts and the 
impact to the financial statements.  

FEES 

Appendix – Fees for Professional Services to this letter lists our fees for professional 
services to be performed under this Engagement Letter. 

*********** 

We are available to provide a wide range of services beyond those outlined above. 
Additional services are subject to separate terms and arrangements. 

We are proud to provide you with the services outlined above and we appreciate your 
confidence in our work. We shall be pleased to discuss this letter with you at any time. If 
the arrangements and terms are acceptable, please sign the duplicate of this letter in the 
space provided and return it to us. 
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Appendix – Management’s Responsibilities  

Management acknowledges and understands that they are responsible for:  

(a) the preparation and fair presentation of the financial statements in accordance 
with the financial reporting framework referred to above  

(b) ensuring that all transactions have been recorded and are reflected in the 
financial statements  

(c) such internal control as management determines is necessary to enable the 
preparation of financial statements that are free from material misstatement, 
whether due to fraud or error. Management also acknowledges and understands 
that they are responsible for the design, implementation and maintenance of 
internal control to prevent and detect fraud  

(d) providing us with access to all information of which management is aware that is 
relevant to the preparation of the financial statements such as financial records, 
documentation and other matters, including the names of all related parties and 
information regarding all relationships and transactions with related parties  

(e) providing us with additional information that we may request from management 
for the purpose of the audit  

(f) providing us with unrestricted access to persons within the City from whom we 
determine it necessary to obtain audit evidence  

(g) providing us with written representations required to be obtained under 
professional standards and written representations that we determine are 
necessary. Management also acknowledges and understands that, as required 
by professional standards, we may disclaim an audit opinion when management 
does not provide certain written representations required.  

(h) ensuring that internal auditors providing direct assistance to us, if any, will be 
instructed to follow our instructions and that management, and others within the 
City, will not intervene in the work the internal auditors perform for us.  
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Appendix – Auditor’s Responsibilities Regarding the Audit of the Financial Statements 

Our function as auditors of the City is:  

 to express an opinion on whether the City's annual financial statements, 
prepared by management with the oversight of those charged with 
governance, are, in all material respects, in accordance with the financial 
reporting framework referred to above 

 to report on the annual financial statements 

We will conduct the audit of the City's annual financial statements in accordance with 
Canadian generally accepted auditing standards and relevant ethical requirements, 
including those pertaining to independence (hereinafter referred to as applicable 
“professional standards”).  

We will plan and perform the audit to obtain reasonable assurance about whether the 
annual financial statements as a whole are free from material misstatement, whether 
due to fraud or error. Accordingly, we will, among other things:  

 identify and assess risks of material misstatement, whether due to fraud or 
error, based on an understanding of the City and its environment, including the 
City's internal control. In making those risk assessments, we consider internal 
control relevant to the City's preparation of the annual financial statements in 
order to design audit procedures that are appropriate in the circumstances, but 
not for the purpose of expressing an opinion on the effectiveness of the City's 
internal control  

 obtain sufficient appropriate audit evidence about whether material 
misstatements exist, through designing and implementing appropriate 
responses to the assessed risks 

 form an opinion on the City's annual financial statements based on conclusions 
drawn from the audit evidence obtained 

 communicate matters required by professional standards, to the extent that 
such matters come to our attention, to the appropriate level of management, 
those charged with governance and/or the board of directors. The form (oral or 
in writing) and the timing will depend on the importance of the matter and the 
requirements under professional standards.  
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Appendix – Auditor’s Responsibilities Regarding the Audit of the Home Owner Grant: 
Treasurer/Auditor Certificate 

We will also perform audit procedures with respect to the Home Owner Grant: 
Treasurer / Auditor Certificate (“the Certificate”) in accordance with Canadian generally 
accepted auditing standards with the objective of expressing an opinion on whether the 
financial information in the Certificate presents fairly, in all material respects, in 
accordance with Section 12 of the Home Owner Grant Act. However, we cannot 
provide assurance that an opinion without reservation will be rendered. Circumstances 
may arise in which it is necessary for us to modify our audit report or withdraw from the 
audit engagement. In such circumstances, our findings or reasons for withdrawal will be 
communicated to management and the Council. 

The report will indicate that it is intended solely for the information and use of the City 
and the Ministry of Community, Sport, and Cultural Development and that it is not 
intended to be and should not be used by anyone other than these specified parties. 

 

Appendix – Auditor’s Responsibilities Regarding the Compliance with Subsections 2 and 
3 of Section 124 of Part 8 of the School Act 

We will also perform audit procedures with respect to the City’s compliance with 
subsections 2 and 3 of section 124 of Part 8 of the School Act in accordance with 
Canadian generally accepted auditing standards with the objective of expressing an 
opinion on whether the City is in compliance with subsections 2 and 3 of section 124 of 
Part 8 of the School Act. However, we cannot provide assurance that an opinion without 
reservation will be rendered. Circumstances may arise in which it is necessary for us to 
modify our audit report or withdraw from the audit engagement. In such circumstances, 
our findings or reasons for withdrawal will be communicated to management and the 
Council. 

The report will indicate that it is intended solely for the information and use of the City 
and the Ministry of Community, Sport and Cultural Development and that it is not 
intended to be and should not be used by anyone other than these specified parties. 
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Appendix – Expected Forms of Report 

INDEPENDENT AUDITORS' REPORT 

 

To the Mayor and Council 

We have audited the accompanying consolidated financial statements of the City of Port Coquitlam, 
which comprise the consolidated statement of financial position as at December 31, 2016 and the 
consolidated statements of operations, changes in net financial assets and cash flows for the year 
then ended, and notes, comprising a summary of significant accounting policies and other 
explanatory information. 

Management's Responsibility for the Consolidated Financial Statements 

Management is responsible for the preparation and fair presentation of these consolidated financial 
statements in accordance with Canadian public sector accounting standards, and for such internal 
control as management determines is necessary to enable the preparation of consolidated financial 
statements that are free from material misstatement, whether due to fraud or error. 

Auditors’ Responsibility 

Our responsibility is to express an opinion on these consolidated financial statements based on our 
audit. We conducted our audit in accordance with Canadian generally accepted auditing standards. 
Those standards require that we comply with ethical requirements and plan and perform the audit 
to obtain reasonable assurance about whether the consolidated financial statements are free from 
material misstatement. 

An audit involves performing procedures to obtain audit evidence about the amounts and 
disclosures in the consolidated financial statements. The procedures selected depend on our 
judgment, including the assessment of the risks of material misstatement of the consolidated 
financial statements, whether due to fraud or error. In making those risk assessments, we consider 
internal control relevant to the City's preparation and fair presentation of the consolidated financial 
statements in order to design audit procedures that are appropriate in the circumstances, but not 
for the purpose of expressing an opinion on the effectiveness of the City's internal control. An audit 
also includes evaluating the appropriateness of accounting policies used and the reasonableness 
of accounting estimates made by management, as well as evaluating the overall presentation of 
the consolidated financial statements. 

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis 
for our audit opinion. 

Opinion 

In our opinion, the consolidated financial statements present fairly, in all material respects, the 
consolidated financial position of the City of Port Coquitlam as at December 31, 2016, and its 
consolidated results of operations, its changes in net consolidated financial assets and its 
consolidated cash flows for the year then ended in accordance with Canadian public sector 
accounting standards. 

 

Chartered Professional Accountants 

Date 

Burnaby, Canada 

********* 
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INDEPENDENT AUDITORS' REPORT 

 

To the City of Port Coquitlam and the Ministry of Community, Sport and Cultural Development 

We have audited the accompanying financial information in the Form C2 - Home Owner Grant: 

Treasurer/Auditor Certificate comprised of total Home Owner Grants of $xxx, total reimbursement 

by Province of $xxx and balance due from Province of $xxx for the City of Port Coquitlam, for the 

year ended December 31, 2016 and notes, comprising a summary of significant accounting policies 

(together “the Certificate”). The Certificate has been prepared by management in accordance with 

the financial reporting provisions of Section 12(1) of the Home Owner Grant Act. 

Management's Responsibility for the Certificate 

Management is responsible for the preparation of the Certificate in accordance with the financial 

reporting provisions of Section 12(1) of the Home Owner Grant Act, and for such internal control 

as management determines is necessary to enable the preparation of the Certificate that is free 

from material misstatement, whether due to fraud or error. 

Auditors’ Responsibility 

Our responsibility is to express an opinion on the Certificate based on our audit. We conducted our 

audit in accordance with Canadian generally accepted auditing standards. Those standards require 

that we comply with ethical requirements and plan and perform the audit to obtain reasonable 

assurance about whether the Certificate is free from material misstatement. 

An audit involves performing procedures to obtain audit evidence about the amounts and 

disclosures in the Certificate. The procedures selected depend on our judgment, including the 

assessment of the risks of material misstatement of the Certificate, whether due to fraud or error. 

In making those risk assessments, we consider internal control relevant to the City's preparation of 

the Certificate in order to design audit procedures that are appropriate in the circumstances, but 

not for the purpose of expressing an opinion on the effectiveness of the City's internal control. An 

audit also includes evaluating the appropriateness of accounting policies used and the 

reasonableness of accounting estimates made by management, as well as evaluating the overall 

presentation of the Certificate. 

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis 

for our audit opinion. 

Opinion 

In our opinion, the financial information in the Form C2 - Home Owner Grant: Treasurer/Auditor 

Certificate comprised of total Home Owner Grants of $xxx, total reimbursement by Province of $xxx 

and balance due from Province of $xxx for the City of Port Coquitlam, for the year ended December 

31, 2016, is prepared, in all material respects, in accordance with the financial reporting provisions 

of Section 12(1) of the Home Owner Grant Act. 
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Basis of Accounting and Restriction on Use 

Without modifying our opinion, we draw attention to Note 1 to the Certificate, which describes the 

basis of accounting. The Certificate is prepared to meet the requirements of Section 12(1) of the 

Home Owner Grant Act. As a result, the Certificate may not be suitable for another purpose. Our 

report is intended solely for the City of Port Coquitlam and the Ministry of Community, Sport and 

Cultural Development and should not be used by parties other than the City of Port Coquitlam and 

the Ministry of Community, Sport and Cultural Development. 

 

 

Chartered Professional Accountants 

Date 

Burnaby, Canada 

********* 
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AUDITORS' REPORT ON SUBSECTIONS 2 AND 3 OF SECTION 124 OF 
PART 8 OF THE SCHOOL ACT  

 

To the Ministry of Community, Sport and Cultural Development 

We have audited the City of Port Coquitlam’s (the “City”) compliance with subsections 2 and 3 of 

section 124 of Part 8 of the School Act for the year ended December 31, 2016. Compliance with 

subsections 2 and 3 of section 124 of Part 8 of the School Act is the responsibility of the City’s 

management. Our responsibility is to express an opinion on this compliance based on our audit. 

We conducted our audit in accordance with Canadian generally accepted auditing standards. 

Those standards require that we plan and perform an audit to obtain reasonable assurance whether 

the City complied with subsections 2 and 3 of section 124 of Part 8 of the School Act. Such an audit 

includes examining, on a test basis, evidence supporting compliance, evaluating the overall 

compliance with subsections 2 and 3 of section 124 of Part 8 of the School Act and, where 

applicable, assessing the accounting principles used and significant estimates made by 

management. 

In our opinion, the City has complied, in all material respects, with subsections 2 and 3 of section 

124 of Part 8 of the School Act for the year ended December 31, 2016. 

Our report is intended solely for the City and the Ministry of Community, Sport and Cultural 

Development and should not be used by parties other than the City or the Ministry of Community, 

Sport and Cultural Development. 

 

 

Chartered Professional Accountants 

Date 

Burnaby, Canada 
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Appendix – Fees for Professional Services 

The City and KPMG agree to a fee based on actual hours incurred at mutually agreed-
upon rates for the audit. The estimated fee, pursuant to our proposal dated August 25, 
2016 are the following for the years ended 2016 through to 2020, exclusive of taxes: 

2016 2017 2018 2019 2020 

$29,075 $29,500 $30,000 $30,500 $31,000 

 

Our fees will be billed as the work progresses. 
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These Terms and Conditions are an integral part of the accompanying 
engagement letter or proposal from KPMG that identifies the engagement 
to which they relate (and collectively form the “Engagement Letter”). The 
term “Entity” used herein has the meaning set out in the accompanying 
engagement letter or proposal. The term “Management” used herein means 
the management of the Entity.  

1. SEVERABILITY. 

The provisions of these Terms and Conditions and the accompanying 
proposal or engagement letter shall only apply to the extent that they are 
not prohibited by a mandatory provision of applicable law, regulation or 
professional standards. If any of the provisions of these Terms and 
Conditions or the accompanying proposal or engagement letter are 
determined to be invalid, void or unenforceable, the remaining provisions of 
these Terms and Conditions or the accompanying proposal or engagement 
letter, as the case may be, shall not be affected, impaired or invalidated, and 
each such provision shall remain valid and in effect and be enforceable and 
binding on the parties to the fullest extent permitted by law. 

2. GOVERNING LAW. 

This Engagement Letter shall be subject to and governed by the laws of the 
province where KPMG's principal office performing this engagement is 
located (without regard to such province's rules on conflicts of law). 

3. LLP STATUS. 

KPMG LLP is a registered limited liability Partnership (“LLP”) established 
under the laws of the Province of Ontario and, where applicable, has been 
registered extra-provincially under provincial legislation. KPMG is a 
partnership, but its partners have a degree of limited liability. A partner is 
not personally liable for any debts, obligations or liabilities of the LLP that 
arise from a negligent act or omission by another partner or by any other 
person under that other partner's direct supervision or control. The 
legislation relating to limited liability partnerships does not, however, reduce 
or limit the liability of the firm. The firm's insurance exceeds the mandatory 
professional indemnity insurance requirements established by the relevant 
professional bodies. Subject to the other provisions hereof, all partners of 
the LLP remain personally liable for their own actions and/or actions of those 
they directly supervise or control. 

4. DOCUMENTS AND INFORMATION. 

Management's cooperation in providing us with documents and related 
information and agreed-upon assistance on a timely basis is an important 
factor in being able to issue our report. Entity agrees that all management 
functions/responsibilities will be performed and all management decisions 
will be made by Entity, and not KPMG. KPMG shall be entitled to share all 
information provided by the Entity with all other member firms of KPMG 
International Cooperative (“KPMG International”). All work papers, files and 
other internal materials created or produced by KPMG during the 
engagement and all copyright and intellectual property rights in our work 
papers are the property of KPMG. Except as required by applicable law or 
regulation, the Entity shall keep confidential the existence and terms of this 
Engagement Letter, and such confidential information shall not be 
distributed, published or made available to any other person without 
KPMG’s express written permission. Further, for purposes of the services 
described in this Engagement Letter only, the Entity hereby grants to KPMG 
a limited, revocable, non-exclusive, non-transferable, paid up and royalty-
free license, without right of sublicense, to use all logos, trademarks and 
service marks of Entity solely for presentations or reports to the Entity or for 
internal KPMG presentations and intranet sites. 

5. USE OF MEMBER FIRMS AND THIRD PARTY SERVICE PROVIDERS. 

In some circumstances, information entered into KPMG’s time and billing 
system regarding the Entity and the services performed by KPMG 
hereunder will be stored in the United States of America by KPMG or a 
third party processor, and such information may be subject to disclosure in 
accordance with laws applicable in the United States of America. KPMG 
acknowledges and represents to the Entity that only the name of the 
Entity, time incurred and description of time incurred will be entered into 
KPMG’s time and billing system regarding the Entity. Under no 
circumstances will KPMG’s time descriptions include any information that 
would be covered by privacy legislation in effect in British Columbia or 
made available to any person or entity without the consent of the Entity 
unless ordered pursuant to a competent court in British Columbia or 

professional regulatory body KPMG is subject to. Notwithstanding anything 
contained in this agreement, KPMG will not process, store or disclose any 
personal information collected hereunder outside of Canada. 

6. PERSONAL INFORMATION CONSENTS AND NOTICES. 

Any collection, use or disclosure of personal information is subject to 
KPMG’s Privacy Policy available at www.kpmg.ca. KPMG may be required 
to collect, use and disclose personal information about individuals during 
the course of this engagement. 
The Entity represents and warrants that (i) it will obtain any consents 
reasonably required to allow KPMG to collect, use and disclose personal 
information in the course of the engagement, and (ii) it has provided notice 
of the potential processing of such personal information outside of Canada 
(as described in Section 5 above). KPMG’s Privacy Officer noted in KPMG’s 
Privacy Policy is able to answer any individual’s questions about the 
collection of personal information required for KPMG to deliver services 
hereunder. 

7. OFFERS OF EMPLOYMENT. 

In order to allow issues of independence to be addressed, Management 
agrees that prior to extending an offer of employment to any KPMG partner, 
employee or contractor, the matter is communicated to the engagement 
partner or associate partner. 

8. OFFERING DOCUMENTS. 

If the Entity wishes to include or incorporate by reference the financial 
statements and our report thereon in an offering document, we will consider 
consenting to the use of our report and the terms thereof at that time. 
Nothing in this Engagement Letter shall be construed as consent and KPMG 
expressly does not consent to the use of our audit report(s) in offering 
documents. If the Entity wishes to obtain KPMG's written consent to the use 
of our audit report(s) in an offering document, or wishes us to provide a 
comfort or advice letter, we will be required to perform procedures as 
required by professional standards; any agreement to perform such 
procedures will be documented in a separate engagement letter. 
Management agrees to provide us with adequate notice of the preparation 
of such documents. 

9. FEE AND OTHER ARRANGEMENTS. 

KPMG's estimated fee is based on the quality of the Entity's accounting 
records, the agreed-upon level of preparation and assistance from the 
Entity's personnel, and adherence to the agreed-upon timetable. KPMG's 
estimated fee also assumes that the Entity's financial statements are in 
accordance with the applicable financial reporting framework and that there 
are no significant new or changed accounting policies or issues, or financial 
reporting, internal control over financial reporting or other reporting issues. 
KPMG will inform the Entity on a timely basis if these factors are not in place. 
Additional time may be incurred for such matters as significant issues, 
significant unusual and/or complex transactions, informing management 
about new professional standards, and any related accounting advice. 
Where these matters arise and require research, consultation and work 
beyond that included in the estimated fee, the Entity and KPMG agree to 
revise the estimated fee. No significant additional work will proceed without 
Management's concurrence, and, if applicable, without the concurrence of 
those charged with governance. Upon completion of these services KPMG 
will review with the Entity any fees and expenses incurred in excess of 
KPMG's estimate, following which KPMG will render the final billing. Our 
professional fees are also subject to a technology and support charge to 
cover information technology infrastructure costs and administrative support 
of our client service personnel, which are not included in our client service 
personnel fee. The technology and support fee covers costs such as our 
client service personnel computer hardware and customized KPMG 
software, telecommunications equipment, printing of financial statements 
and reports, client service professional administrative support, IT 
programming professional services and other client support services. Other 
disbursements for items such as travel, accommodation and meals will be 
charged based on KPMG's actual disbursements. 
KPMG's invoices are due and payable upon receipt. Amounts overdue are 
subject to interest. In order to avoid the possible implication that unpaid fees 
might be viewed as creating a threat to KPMG's independence, it is 
important that KPMG's bills be paid promptly when rendered. If a situation 
arises in which it may appear that KPMG's independence is threatened 
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because of significant unpaid bills, KPMG may be prohibited from signing 
the report and, if applicable, any consent. 
Fees for any other services will be billed separately from the services 
described in this Engagement Letter and may be subject to written terms 
and conditions supplemental to those in this letter. 
Canadian Public Accountability Board (CPAB) participation fees, when 
applicable, are charged to the Entity based on the annual fees levied by 
CPAB. 
To the extent that KPMG partners and employees are on the Entity’s 
premises, the Entity will take all reasonable precautions for the safety of 
KPMG partners and employees at the Entity’s premises. 

10. LEGAL PROCESSES. 

a. The Entity on its own behalf hereby acknowledges and agrees to cause 
its subsidiaries and affiliates to hereby acknowledge that KPMG may from 
time to time receive requests or orders from the Canadian Public 
Accountability Board or from professional, securities or other regulatory, 
judicial or governmental authorities (both in Canada and abroad) to provide 
them with information and copies of documents in KPMG’s files including 
(without limitation) working papers and other work-product relating to the 
affairs of the Entity, its subsidiaries and affiliates, which information and 
documents may contain confidential information of Entity. Except where 
prohibited by law, if a request or order is directly related to an inspection or 
investigation of KPMG’s audit of the Entity, KPMG will advise the Entity of 
the request or order. The Entity hereby acknowledges that KPMG will 
provide these documents and information without further reference to, or 
authority from, the Entity, its subsidiaries and affiliates. The Entity must mark 
any document over which it asserts privilege as “privileged”. When such an 
authority requests access to KPMG’s working papers and other work-
product relating to the Entity’s affairs, KPMG will, on a reasonable efforts 
basis, refuse access to any document over which the Entity has expressly 
informed KPMG at the time of delivery that the Entity asserts privilege (by 
the Entity marking such document as “privileged” as contemplated in the 
foregoing sentence). Notwithstanding the foregoing, where disclosure of 
such privileged documents is required by law, KPMG will disclose such 
privileged documents. If and only if the authority requires such access to 
such privileged documents pursuant to the laws of a jurisdiction in which 
express consent of the Entity is required for such disclosure, then the Entity 
hereby provides its consent. 
Where privileged Entity documents are disclosed by KPMG as 
contemplated above, KPMG is directed to advise the authority that the Entity 
is permitting disclosure only to the extent required by law and for the limited 
purpose of the authority’s exercise of statutory authority. KPMG is directed 
to advise the authority that the Entity does not intend to waive privilege for 
any other purpose and that the Entity expects its documents to be held by 
the authority as privileged and confidential material. For greater certainty, 
the Entity and KPMG hereby agree that this acknowledgement (and, if 
required, consent) does not negate or constitute a waiver of privilege for any 
purpose and the Entity expressly relies upon the privilege protections 
afforded under statute and otherwise under law. 
The Entity agrees to reimburse KPMG, upon request, at standard billing 
rates for KPMG’s professional time and expenses, including reasonable 
legal fees, expenses and taxes, incurred in dealing with the matters 
described above. 
b. The Entity agrees to notify KPMG promptly of any request received by 
Entity from any court or applicable regulatory authority with respect to the 
services hereunder, KPMG’s confidential information, KPMG’s advice or 
report or any related document. If KPMG is required by law, pursuant to 
government regulation, subpoena or other legal process to produce 
documents or personnel as witnesses arising out of the engagement and 
KPMG is not a party to such proceedings, Entity shall reimburse KPMG at 
standard billing rates for professional time and expenses, including, without 
limitation, reasonable legal fees, expenses and taxes incurred in responding 
to such compelled assistance.  
c. If the Entity requests that KPMG produce documents or personnel as 
witnesses in any proceedings in any way related to the engagement or 
services provided by KPMG hereunder and KPMG is not a party to such 
proceedings, KPMG may agree to produce documents or personnel as 
witnesses on such terms and conditions as KPMG may, in its sole 
discretion, determine. Without limiting the generality of the foregoing, the 
Entity shall reimburse KPMG at standard billing rates for professional time 

and expenses, including, without limitation, reasonable legal fees, expenses 
and taxes incurred in responding to such Entity requests.   

11. KPMG INTERNATIONAL MEMBER FIRMS. 

The Entity agrees that any claims that may arise out of this engagement will 
be brought solely against KPMG, the contracting party, and not against any 
other KPMG International member firms participating in this engagement or 
such third party service providers referred to in Section 5 above. 

12. CONNECTING TO THE ENTITY'S IT NETWORK. 

KPMG personnel are authorized to connect their computers to the Entity's 
IT Network, subject to any restrictions communicated to KPMG from time to 
time. Connection to the Entity's IT Network or the Internet via the Network, 
while at the Entity's premises, will be for the express purpose of conducting 
normal business activities, primarily relating to facilitating the completion of 
work referred to in this letter. 

13. DELIVERABLES OR COMMUNICATIONS. 

KPMG may issue other deliverables or communications as part of the 
services described in this Engagement Letter. Such other deliverables or 
communications may not to be included in, summarized in, quoted from or 
otherwise used or referred to, in whole or in part, in any public documents 
or public oral statement. 
KPMG expressly does not consent to the use of any communication, report, 
statement or conclusion prepared by us on the interim financial statements.  
Further any such communication, report, statement or conclusion on the 
interim financial statements may not be included in, summarized in, quoted 
from or otherwise used in any public document or public oral statement 
except when the interim review conclusion contains a modified conclusion 
as explained below. 
If the interim review conclusion is modified relating to a departure from the 
applicable financial reporting framework, which is not as a result of an 
exemption permitted by securities legislation, you agree that our interim 
review report will accompany the interim financial statement. 

14. LIMITATION ON WARRANTIES  

 THIS IS A SERVICES ENGAGEMENT. KPMG WARRANTS THAT IT 
WILL PERFORM SERVICES HEREUNDER IN GOOD FAITH WITH 
QUALIFIED PERSONNEL IN A COMPETENT AND WORKMANLIKE 
MANNER IN ACCORDANCE WITH APPLICABLE INDUSTRY 
STANDARDS. SUBJECT TO SECTION 1, KPMG DISCLAIMS ALL 
OTHER WARRANTIES, REPRESENTATIONS OR CONDITIONS, 
EITHER EXPRESS OR IMPLIED, INCLUDING, WITHOUT LIMITATION, 
WARRANTIES, REPRESENTATIONS OR CONDITIONS OF 
MERCHANTABILITY OR FITNESS FOR A PARTICULAR PURPOSE. 

15. LIMITATION ON LIABILITY AND INDEMNIFICATION 

a. Subject to Section 1: (i) Entity agrees that KPMG shall not be liable to 
Entity for any actions, damages, claims, fines, penalties, complaints, 
demands, suits, proceedings, liabilities, costs, expenses, or losses 
(collectively, “Claims”) in any way arising out of or relating to the services 
performed hereunder for an aggregate amount in excess of the fees paid by 
Entity to KPMG under the engagement; and (ii) on a multi-phase 
engagement, KPMG’s liability shall be based on the amount actually paid to 
KPMG for the particular phase that gives rise to the liability. 
b. Subject to Section 1, in the event of a Claim by any third party against 
KPMG that arises out of or relates to the services performed hereunder, 
Entity will indemnify and hold harmless KPMG from all such Claims, 
including, without limitation, reasonable legal fees, except to the extent 
finally determined to have resulted from the intentional, deliberate or 
fraudulent misconduct of KPMG. 
c. Subject to Section 1: (i) in no event shall KPMG be liable for 
consequential, special, indirect, incidental, punitive or exemplary damages, 
liabilities, costs, expenses, or losses (including, without limitation, lost profits 
and opportunity costs); (ii) in any Claim arising out of the engagement, Entity 
agrees that KPMG’s liability will be several and not joint and several; and 
(iii) Entity may only claim payment from KPMG of KPMG’s proportionate 
share of the total liability based on degree of fault. 
d. For purposes of this Section 15, the term KPMG shall include its 
subsidiaries, its associated and affiliated entities and their respective current 
and former partners, directors, officers, employees, agents and 
representatives. The provisions of this Section 15 shall apply regardless of 
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the form of Claim, whether in contract, statute, tort (including, without 
limitation, negligence) or otherwise.  

16. ALTERNATIVE DISPUTE RESOLUTION. 

The parties shall, and shall cause both their and their respective 
subsidiaries’, affiliates’ and associated entities’ current and former officers, 
partners, directors, employees, agents and representatives, to first attempt 
to settle any dispute arising out of or relating to this Engagement Letter or 
the services provided hereunder (the “Dispute”) through good faith 
negotiations in the spirit of mutual cooperation between representatives of 
each of the parties with authority to resolve the Dispute. In the event that 
the parties are unable to settle or resolve a Dispute through negotiation 
within 30 days of when one of the parties has notified the other party of the 
Dispute by delivering a notice of dispute, or  such longer period as the 
parties may mutually agree upon, such Dispute shall, as promptly as is 
reasonably practicable, be subject to mediation pursuant to the National 
Mediation Rules of the ADR Institute of Canada, Inc. that are in force at the 
time the notice of dispute is delivered. Any Dispute remaining unresolved 
for more than 60 days following the parties first meeting with a mediator or 
such longer period as the parties may mutually agree upon shall, as 
promptly as is reasonably practicable, be resolved by arbitration pursuant 
to the Arbitration Rules of the ADR Institute of Canada, Inc. (the “Arbitration 
Rules”) that are in force at the time the Dispute is subject to arbitration. For 
certainty, the parties hereby waive any right they may otherwise have to 
bring a court action in connection with a Dispute. The parties also waive any 
right they may otherwise have to bring or participate in a class, collective, or 
representative proceeding in connection with a Dispute, whether in court or 
before an arbitrator. The arbitrator’s decision shall be final, conclusive and 
binding upon the parties, and the parties shall have no right to appeal or 
seek judicial review of the arbitrator’s decision. For certainty, the parties 
hereby waive any right of appeal which may otherwise be available under 
applicable legislation or under the Arbitration Rules. The place of mediation 
and arbitration shall be the city in Canada in which the principal KPMG office 
that performed the engagement is located. The language of the mediation 
and arbitration shall be English. 

17. LIMITATION PERIOD  

Subject to Section 1, no proceeding arising under or relating to the 
engagement may be brought by either party more than one year after the 
cause of action has accrued or in any event not more than five years after 
completion of the engagement, except that a proceeding for non-payment 
may be brought by KPMG at any time following the date of the last payment 
due to KPMG hereunder. For purposes of this Section 17, the term “KPMG” 
shall include its subsidiaries and associated and affiliated entities and their 
respective current and former partners, directors, officers, employees, 
agents and representatives. 

18. COMMENT LETTERS OR EQUIVALENT. 

Management agrees to promptly provide us with a copy of any comment 
letter or request for information issued by a relevant securities regulatory 
authority on the Entity's continuous disclosure filings or equivalent. If any of 
the comments pertain to the Entity's financial statements and, when 
applicable, Management's assessment of the effectiveness of internal 
control over financial reporting, Management and those charged with 
governance agree to engage our assistance, subject to any pre-approval 
process, in the process of responding to such comments. 

19. PUBLIC DOCUMENTS OR EQUIVALENT. 

Except as otherwise specifically agreed in this Engagement Letter, nothing 
in this Engagement Letter shall be construed as consent and KPMG 
expressly does not consent to the use of our audit report(s) in any 
“document” or “public oral statement” (as those terms are defined in section 
138.1 of the Securities Act (Ontario)), including but not limited to when: 
(i) the Entity files with securities regulatory authorities its annual financial 

statements and KPMG's audit report thereon; 
(ii) the Entity files with securities regulatory authorities its Management's 

Discussion and Analysis in connection with the material in (i) above; 
(iii) the Entity files with securities regulatory authorities any other 

continuous disclosure document containing, or incorporating by 
reference, the annual financial statements and KPMG's audit report 
thereon (e.g., Annual Reports on Form 40-F or 20-F or 10-K filed on 
SEDAR). 

If the Entity wishes to obtain KPMG's written consent to the use of our audit 
report(s), we will be required to perform procedures as required by 
professional standards. Except as otherwise specifically agreed in this 
Engagement Letter, any agreement to perform procedures necessary to 
provide KPMG's written consent or any agreement to read any other 
document issued by the Entity will be a separate engagement. 

20. POTENTIAL CONFLICTS OF INTEREST 

a. KPMG is engaged by a wide variety of entities and individuals, some 
of whom may be creditors, investors, borrowers, shareholders, competitors, 
suppliers or customers of Entity, or other parties with conflicting legal and 
business interests to Entity, including, without limitation, in relation to the 
audit, tax or advisory services provided to Entity by KPMG. KPMG’s 
engagements with such companies and individuals may result in a conflict 
with Entity’s interests.  
b. As a condition of KPMG’s engagement by Entity, Entity agrees that: (i) 
without further notice or disclosure, KPMG may accept or continue 
engagements on unrelated matters to KPMG’s engagement for Entity in 
which KPMG may act contrary to Entity’s interests even if those unrelated 
matters are materially and directly adverse to Entity; and (ii) without further 
notice or disclosure, KPMG may provide advice or services to any other 
person or entity making a competing bid or proposal to that of Entity whether 
or not KPMG is providing advice or services to Entity in respect of Entity’s 
competing bid or proposal.   
c. In accordance with professional standards, and except as set out 
below, KPMG will not use any confidential information regarding Entity in 
connection with its engagements with other clients, and will establish 
confidentiality and other safeguards to manage conflicts, which may include, 
in KPMG’s sole discretion, the use of separate engagement teams and data 
access controls.  In no event shall KPMG be liable to Entity or shall Entity 
be entitled to a return of fees and disbursements incurred on behalf of Entity 
or any other compensation whatsoever as a result of KPMG accepting or 
continuing a conflicting engagement.  
d. Entity further agrees that KPMG may, in its sole discretion, disclose the 
fact or general nature of its engagement for Entity to (i) KPMG International 
and other KPMG International member firms in order to check against 
potential conflicts of interest, and (ii) to the extent reasonably required in 
order to obtain the consent of another entity or individual in order to permit 
KPMG to act for such entity or individual, or for Entity, in connection with the 
engagement or any future engagement. 
e. Where another party has engaged KPMG to deliver services before 
Entity has done so, and subsequently circumstances change such that there 
is a conflict, which in KPMG’s sole opinion cannot be adequately managed 
through the use of confidentiality and other safeguards, KPMG shall be 
entitled to terminate the engagement for Entity, without liability, immediately 
upon notice. 
f. Other KPMG International member firms are engaged by many entities 
and individuals, including, without limitation, entities and individuals that 
may enter into transactions or may have disputes with Entity or Entity’s 
related or affiliated entities.  Entity agrees that (i) it will not assert that other 
KPMG International member firms are precluded from being engaged by 
those other entities or individuals, and (ii) those engagements of other 
KPMG International member firms do not conflict with KPMG’s engagement 
for Entity. 
g. Subject to Section 1, Entity will indemnify and hold harmless KPMG, 
its subsidiaries and associated and affiliated entities, and their respective 
current and former partners, directors, officers, employees, agents and 
representatives from any claims, actions, damages, complaints, demands, 
suits, proceedings, liabilities, fines, penalties, costs, expenses or losses by 
any third party (including, without limitation, reasonable legal fees) that 
alleges that KPMG was in a conflict of interest by providing services 
hereunder. The provisions of this subsection 20(g) shall apply regardless of 
the form of Claim, whether in contract, statute, tort (including, without 
limitation, negligence) or otherwise. 
h. KPMG encourages Entity to obtain legal advice with respect to Entity’s 
rights in connection with potential future conflicts prior to entering into the 
engagement. 

21. LOBBYING  

Unless expressly stated in this Engagement Letter, KPMG will not undertake 
any lobbying activity, as that term is defined in all applicable federal, 
provincial and municipal lobbyist registration statutes and regulations, in 
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connection with the engagement. In the event that KPMG and Entity agree 
that KPMG will undertake lobbying activity in connection with the 
engagement, such agreement shall be set out in an amendment to this 
Engagement Letter. 

22. SURVIVAL   

All sections hereof other than Section 12 shall survive the expiration or 
termination of the engagement.  
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1525 Kingsway Avenue – Development Permit and
Development Variance Permit Applications

Report To:  Committee of Council 
Department: Development Services 
Approved by: L. Grant
Meeting Date: January 28, 2020 

RECOMMENDATIONS: 
That Committee of Council: 
1. Approve in principle Development Permit DP000416, regulating an industrial development at

1525 Kingsway Avenue.
2. Pursuant to s. 498 of the Local Government Act, authorize staff to provide notice of an

application to vary parking requirements, and
3. Forward Development Variance Permit DVP00071 to Council with support for consideration,

subject to comments from neighbourhood input.

PREVIOUS COUNCIL/COMMITTEE ACTION 

March 5, 2019 – Committee approved Watercourse Development Permit DP000332 to provide for 
watercourse protection and enhancement at 1579 and 1525 Kingsway Avenue. 

REPORT SUMMARY 

This report describes applications for a development permit to regulate a large format industrial 
development and a development variance permit to reduce required parking at 1525 Kingsway 
Avenue. The site is being developed by the Conwest Group of Companies to accommodate a head 
office, warehouse and distribution facility for a large auto parts distributor.  The project is designed 
to comply with the site’s heavy industrial zoning and development permit designations, but it does 
not comply with parking regulations.  Information has been provided to show how the proposed 
parking would exceed the occupant needs.  Staff recommends Committee provide approval in 
principle to the development permit, and advise Council that Committee supports consideration of 
the parking variance and authorize staff to provide public notification of the parking variance. 

BACKGROUND 

The site is located on the north side of Kingsway Avenue adjacent to the Canadian Pacific rail yard 
and the North Fraser Pretrial Centre.   

Location map 
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Surrounding land uses, other than the pretrial centre, are industrial.  The site was recently 
consolidated from three into one parcel and the remaining structures on the property are scheduled 
for demolition early in 2020.   

The land use designation in the Official Community Plan for the site is Heavy Industrial; policies of 
the Plan promote economic development and job creation within this designation. The property is 
zoned M2 – Heavy Industrial and the project is designed to comply with this zoning.  

The objectives and guidelines of the site’s industrial development permit area designation are 
intended to: 

• guide the form and character of industrial developments,
• promote orderly development, and
• control the interface between industrial and other land uses.

The environmental conservation development permit area designation encourages: 
• sustainable development and building design,
• efficient use of energy, water and other resources, and
• the reduction of waste and pollution.

Development Proposal 
The Conwest Group proposes to construct a large tilt-up concrete industrial building with 
parking/loading bays and landscaping to accommodate a single occupant. The 35,032m2 (377,000 
ft2) building will include space for a head office, warehouse and distribution facility for a large auto 
parts distributor. The façades along Kingsway Avenue will have subtle elements of wall articulation, 
varying height, portions of glazing, reveal lines and recesses of varied width and a colour palette of 
white, blue, light and dark gray tones. The building design and color has been coordinated to 
create a uniform and clean look and focuses the accessory offices uses to the southeast corner of 
the site fronting Kingsway Avenue. 

Building façade (southeast corner) 
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Project Profile 
Bylaw 

Regulations1 Proposed2 Variance 
Request 

Site Area 3,000 m2 min’m 56,659 m2 (14 acre) - 
Total Building Area n/a 35,032 m2 (377,081 ft2) n/a 
Building Lot Coverage 60% 56 % - 
Setbacks: 
  Front Setback (Kingsway) 6 m 42 m - 
  Rear Setback (north) 3 m 15 m - 
  Interior Side Setback (west) 3 m 7.5 m - 
  Interior Side Setback (east) 3 m 35 m - 
Building Height n/a 16.2 m n/a 
Parking (total) 369 300 69 
  Small car parking spaces 25% (75 spaces) 1% (1 spaces) - 
  Loading bays 10 minimum 20 - 
Bicycle Parking Space for 6 bikes Space for 9 bikes outdoors - 

The landscape plan calls for a mixture of trees, shrubs, groundcover plants and lawn. 70 new 
trees, including a mixture of conifer and deciduous species, will be planted on the southern portion 
of the site in landscape areas and strips within the parking areas. The previously approved 
watercourse development permit will also provide for 190 trees and 7,244 riparian plants along the 
north and east edges of the site. The watercourse protection area also provides substantial 
landscape screening between the site and the adjacent pretrial centre.  A significant portion of the 
site area will be used for required parking, vehicle circulation, and transport vehicle loading areas 
which is typical of industrial development. 

As shown in the drawing below, the building frontage and most of the parking is oriented to 
Kingsway Avenue and loading spaces are oriented to the east side yard. There will be two 
driveways which connect across BC Hydro’s narrow utility lot to Kingsway Avenue. These 
driveways have been aligned with Langan Avenue and Coast Meridian Road intersections with 
Kingsway Avenue to facilitate safe turning movements.   

The site circulation plan indicates industrial vehicles would enter the western driveway and exit the 
from the east driveway.  Passenger vehicles will be able to use either driveway to enter and exit 
the staff parking areas. A transportation impact assessment prepared by Bunt and Associates 
Engineering Ltd has been reviewed by City Engineering staff and confirms the site is designed to 
meet access and circulation requirements for passenger and transport vehicles.   

1 Refer to Zoning Bylaw No. 3630 and Parking and Development Management Bylaw No. 4078 for specific regulations. 
2 Information provided by applicant. 
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Site plan showing landscape areas, parking and driveway access 

Offsite Infrastructure and Services 
The City is currently working on a corridor study to assess and improve transportation and vehicle 
turning movements along Kingsway Avenue.  It is anticipated that the results of this study will be 
presented to Committee in February.  Staff however anticipates road widening will be required 
along this segment of Kingsway Avenue and have conveyed this information to Conwest.  The City 
also has plans to construct a multi-use pathway along the north side of Kingsway Avenue to 
improve pedestrian and cycling routes. Accordingly, offsite requirements will include road width 
widening (to align with corridor study), provision of a multi-use path within the Hydro corridor, 
construction of new curb and gutter, sidewalk, pavement rehabilitation of half road plus 1 metre, 
installation of street lights and services (water, sewer, sanitary) as necessary.  Further assessment 
will be provided at building permit stage to determine if underground utility infrastructure upgrades 
are required. 

Furthermore, Staff anticipate there may be potential for future installation of a traffic signal at the 
intersection of Kingsway Avenue and Coast Meridian Road.  Conwest have agreed to install 
electrical ducting to support a future signal. The attached draft development variance permit, 
described below, requires submission of design, securities and fees for offsite works and services 
including electrical ducting for the signal and the pathway prior to issuance of a building permit in 
order to ensure this work is completed. 

8 small-scale delivery 
vehicle parking spaces 
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Onsite Parking 
The applicant has requested to vary the onsite parking requirement by 69 spaces from the required 
369 spaces.  The Parking and Development Management Bylaw requires one parking space per 
95m2 (1,022 ft2) of gross floor area for industrial or warehouse uses.  That would require the 
provision of 369 parking spaces for the proposed development.  The occupant anticipates opening 
the building with 150 staff with room for expansion up to 237 staff.  The site would also need to 
accommodate 8 short-term parking spaces for small-scale delivery vehicles with direct access to 
the warehouse.  The applicant has provided information from the occupant showing the proposed 
300 parking spaces will exceed current need and future growth.  The applicant has also indicated 
the development will include a secure room to accommodate 24 bicycles and end of trip facilities 
including lockers and showers to promote alternative transportation. 

In support of the parking variance, Conwest has offered to provide for the installation of the 3m 
wide mixed-use pathway with pedestrian lighting to extend the pathway of Kingsway Avenue in 
front of its property. This is a significant portion, approximately 200 meters, of the pathway and will 
improve options for alternate transportation along Kingsway Avenue.  

Environmental Conservation 
Measures to comply with the environmental conservation objectives and guidelines include building 
practices and products to reduce energy and water consumption, promote stormwater 
management, and reduce greenhouse gas emissions. Proposed elements include high efficiency 
windows and selection of native and drought-resistant plant species, use of low volatile organic 
compound materials, LED lighting, high efficiency irrigation system, low flow plumbing fixtures, 
bicycle parking and end of trip facilities for staff. A complete list 
of conservation measures is included in Schedule A of the 
development permit. 

DISCUSSION 
The design of the proposed industrial building and landscaping 
meets the intent of both the industrial design guidelines and 
environmental conservation designation. The proposed parking 
variance is in keeping with OCP design policy which suggests 
development should provide sufficient on-site parking to meet 
the specific requirements of the development.  The applicant 
has demonstrated the proposed parking supply will exceed the 
needs of the warehouse user.  Experience with other large 
single occupant warehouse users such as the Brewers 
Distribution warehouse at 1731 Kingsway Avenue has shown 
that required parking can exceed need.  The inset aerial photo 
which was taken during business hours on a weekday shows Parking lot at 1731 Kingsway 

Empty parking 
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approximately half of the staff parking at the Brewers Distribution warehouse is empty. 

Staff recommend Committee provide approval in principle of the development permit 
(consideration of approval would then be timed with the development variance permit at Council) 
and recommend approval of the development variance permit to Council. 

PUBLIC CONSULTATION 

A sign providing notification of the application is posted on site. To date, no comments have been 
received. 

FINANCIAL IMPLICATIONS 

The construction of the Kingsway multi use pathway and roadwork by the developer provides a 
financial benefit to the City. 

ATTACHMENTS 

Attachment 1: Draft Development Permit DP000416 
Attachment 2: Draft Development Variance Permit DVP00071 
Attachment 3: Transportation Impact Assessment (prepared by Bunt and Associates) 

Lead author(s): Bryan Sherrell 

OPTIONS  (= Staff Recommendation) 

# Description 

1 

Approve Development Permit DP000416 in principle and authorize notification of the 
Development Variance Permit DVP00071 application, and recommend Council 
consider approval of the development variance permit and development permit at a 
future Council Meeting. 

2 
Request additional information or amendments if Committee is of the opinion that such 
information or amendment would assist in its evaluation of how the design complies 
with the development permit area designation or variances to regulations. 

3 Refuse the applications if the Committee is of the opinion the application does not 
conform to the design guidelines or does not support the variances to regulations.  
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THE CORPORATION OF THE CITY OF PORT COQUITLAM 
 

“DEVELOPMENT PROCEDURES BYLAW, 2013, NO. 3849” 
 

DEVELOPMENT VARIANCE PERMIT 
 
 

NO. DVP00071 
 
 

Issued to: LWEST HOLDINGS LP  
(Owner as defined in the Local Government Act, hereinafter referred to as the 
Permittee) 

 
Address: 205-1311 KOOTENAY STREET, VANCOUVER, BC, V5K 4Y3 
 
1. This Development Variance Permit is issued subject to compliance with all of the Bylaws of 

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

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

 

Address: 1525 KINGSWAY AVENUE 

Legal Description: LOT 1 DISTRICT LOT 288 GROUP 1 AND SECTIONS 7 
AND 18 BLOCK 6 NORTH RANGE 1 EAST NEW 
WESTMINSTER DISTRICT PLAN EPP96965 

P.I.D.:  030-942-683 

 
3. The Parking and Development Management Bylaw, 2018, No.4078 Sec. 8 is varied to 

reduce required off-street parking spaces from 369 to 300 spaces.  
 

For clarity, this variance applies to and only to off-street parking space requirements for the 
industrial development regulated by Development Permit DP000416. 
 

4. Prior to issuance of a building permit, the following condition must be met: 

 Submission of design, securities and fees for offsite works and services, including 

electrical ducting to support installation of a future traffic signal at the intersection of 

Kingsway Avenue and Coast Meridian Road, and a mixed-use pathway with a 

minimum width of 3 metres, landscaping and pedestrian scale lighting located on the 

BC Hydro lands fronting 1525 Kingsway Avenue. 
 
5. This permit is not a building permit. 
 
 
 
 
 

ATTACHMENT 2 
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APPROVED BY COUNCIL THE ______ DAY OF ___________, 2020. 

 

SIGNED THIS _____ DAY OF ___________, 2020. 

 
 
 
 ____________________________________ 
 Mayor 
 
 
 
 _____________________________________ 
 Corporate Officer 
 
 

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

 
 
 
 _____________________________________ 

Applicant (or Authorized Agent or Representative of 
Applicant) 
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1491, 1515 & 1537 Kingsway Avenue Phase 2 

Port Coquitlam  

Transportation Impact Assessment 

Final   

Prepared for 

Conwest Group of Companies 

Date 

January 17, 2020 

Project No. 

04-18-0252 
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January 17, 2020 

 

Peter Woerler  

Conwest Group of Companies 

#250 – 1311 Kootenay Street 

Vancouver BC Canada V5K 4Y3 

Dear Peter: 

Re:  Conwest 1491, 1515 & 1537 Kingsway Avenue Phase 2, Port Coquitlam 

Transportation Impact Study (TIS) 

Please find attached our Transportation Impact Study (TIS) to support the above project’s Development 

Permit (DP) application. 

The study confirms that the two planned site accesses on Kingsway Avenue, one aligned with Langan 

Avenue and the other with Coast Meridian Road, can function satisfactorily from a geometric and 

operational perspective. It also provides a rationale to support the planned parking supply for the 

warehouse building along with enhanced arrangements for bicycle storage and end-of-trip facilities.     

We trust that this information will assist you in moving forward with your application.  Please do not 

hesitate to contact me should you have any questions about this study. 

Yours truly,  

Bunt & Associates  

 

  

Paul Dorby, MSc 

Senior Transportation Planner  
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1. INTRODUCTION 

1.1 Study Purpose  

Conwest Group of Companies (Conwest) is planning a warehouse development project located on the 

lands of 1491, 1515 and 1537 Kingsway Avenue in the City of Port Coquitlam, BC. A Development Permit 

(DP) application has been submitted to the City of Port Coquitlam and the site location is shown at Exhibit 

1.1. The site development footprint is also highlighted in Figure 1.1, covering Lots 1491, 1515, 1537 

along with a portion of 1579. Lots 1545 and 1579 were subject to a separate DP Application in 2018 (see 

Bunt Transportation Impact Assessment for 1545-1575 Kingsway Avenue [April 2018]). Lots 1537-1515 

and 1491 have since been consolidated to a single legal parcel. 

Figure 1.1: Footprint of Development Lots 

 

The warehouse development plan is proposed to have two vehicle access points with Kingsway Avenue, 

where the western access would be aligned with Langan Avenue and the eastern access with Coast 

Meridian Road. As part of this study, a preliminary conceptual layout has been prepared to support the 

access alignments with Kingsway Avenue and which have been tested in regard to geometric and capacity 

operations.                   
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A warehouse floor area of 327,097sq.ft is planned to be occupied by a single tenant with specific site 

layout requirements to fit their business model along with ancillary office floor space (49,952sq.ft) for a 

total of 377,049sq.ft.  

Around 300 parking spaces are planned for the site, which is well within the expected demands, but is 

lower than the City of Port Coquitlam’s Parking Bylaw requirements. A rationale will therefore be provided 

to support the proposed supply based on assessing expected demands along with providing sustainable 

measures to lower demand.  

1.2 Study Scope & Area 

A Transportation Impact Study (TIS) in support of the development plan has been requested by the City of 

Port Coquitlam. In response, this report will assess whether the development plan can operate 

satisfactorily based on the projected vehicle demands, how it can fit within the City Bylaw requirements, 

and how the proposed site accesses at Langan Avenue and Coast Meridian Road can function from a 

geometric and operational perspective.    

The study area and methodology used in this report is consistent with that applied in the Bunt 

Transportation Impact Study for the 1545 / 1575 Kingsway Avenue project in April 2018.    

1.3 Organization of Report 

The report is outlined as follows: 

• Section 2 describes existing transportation systems and establishes the general scope for the 

planned study network; 

• Section 3 outlines the development plan along with the transportation features, covering vehicle 

access, parking and loading;   

• Section 4 sets out the methodology and projections for the site vehicle trip generation and 

distribution; and 

• Section 5 assesses the influence of the site development movements on the study network and 

whether mitigation measures are required. 
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2. EXISTING CONDITIONS 

2.1 Site Context 

The site is bounded by industrial uses to the east and west (1579 Kingsway Ave under construction), 

Canadian Pacific Rail Yard to the north and Kingsway Avenue to the south. A BC Hydro corridor runs along 

the south boundary of the site. The two existing site driveways currently cross the Hydro corridor to 

connect with Kingsway Avenue, both of which will be realigned as part of the development plan.  

2.2 Site Use 

The site has a total area of around 610,000sq.ft. and where the existing buildings are to be demolished.    

2.3 Street Network 

Table 2.1 presents details of the street characteristics adjacent to the site.  

Table 2.1: Existing Street Characteristics (adjacent to site) 

STREET CLASSIFICATION 
NUMBER OF 

TRAVEL LANES 
POSTED SPEED PARKING FACILITIES 

Kingsway Avenue Arterial 2 50km/h South Side 

Langan Avenue Collector 2 50km/h Both sides 

Coast Meridian Overpass Arterial / MRN 4 50km/h None 

Coast Meridian Road  Collector 2 50km/h West Side 

     

The City’s Master Transportation Plan (MTP) 2013 highlights the need for safety improvements on 

Kingsway Avenue between Coast Meridian Overpass and the Mary Hill Bypass, including the section along 

the site’s frontage. This plan also indicates that the section between Coast Meridian Overpass and Coast 

Meridian Road is currently designed as a ‘Collector Road’, and therefore needs to be upgraded to an 

arterial configuration similar to the section of Kingsway Avenue east of Coast Meridian Road.  

The site plans will show this section of Kingsway Avenue roadway widened from 11m to 13.5m to 

accommodate 4 travel lanes plus a left-turn lane and a new multi use path on the north side. This widened 

cross section will contribute to improved vehicle capacity on this section of Kingsway Avenue, as reflected 

in the operational analysis in Section 5.  

Summarized in Table 2.2 are the existing intersection controls in the immediate environs.       
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Table 2.2: Intersection Controls 

INTERSECTION CONTROL 

Kingsway Avenue and Coast Meridian Road   Minor Stop 

Kingsway Avenue and Langan Avenue Minor Stop 

Kingsway Avenue and Coast Meridian Overpass Signal 

  

The MTP 2013 highlights that there is a need for capacity improvements at Kingsway Avenue’s 

intersections with Langan Avenue and Coast Meridian Road and this will be covered Section 5 as part of 

the study network operational review. 

2.4 Kingsway Avenue Driveways  

Figure 2.1 highlights site driveways and intersections in the immediate vicinity of the development 

location and following presents key changes relevant to the Conwest projects:  

• Site Driveway 5: (1579 Kingsway) currently under construction; 

• Site Driveway 7 (west driveway for the development) is planned to be moved around 50m 

westward to align with Langan Avenue; and 

• Site Driveway 9 (east driveway for the development) is proposed to move around 10m eastward to 

align with the intersection at Coast Meridian Road.  

Figure 2.1: Kingsway Avenue Driveways 
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Preliminary conceptual designs for the two site driveways will be presented in the next section and 

reviewed as part of the operational assessment in Section 5. 

2.5 Cycling Network 

The project site is accessible to the City’s bicycle network as highlighted at Exhibit 2.1. Salient routes 

closest to the site are covered below and these provide connections to other routes within the City to the 

south, north and west: 

• Coast Meridian Overpass / Broadway (marked bicycle lanes); and  

• Langan Avenue (signed bicycle route). 

In addition to the above, the City’s Master Transportation Plan (2013) highlights that Kingsway Avenue is 

proposed to have an ‘Off-Road Multi Use Path’ along the BC Hydro frontage corridor, which has been 

incorporated into the development plan design.   

2.6 Transit 

The project site is located around 2200m southeast of Port Coquitlam’s downtown core and 1800m from 

Port Coquitlam’s West Coast Express station. Transit routes and stops are highlighted at Exhibit 2.2.    

Table 2.3a presents bus stops within 400m of the site, while Table 2.3b highlights the operational 

characteristics of the bus routes.  

Table 2.3a:  Bus Stops within 400m 

ROUTE STOP LOCATION COMMENTS 

#175 Kingsway Avenue Westbound Only, Peak Only 

#175 Broadway Southbound Only, Peak Only 

#188 McLean Avenue Both directions 

   

Table 2.3b: Existing Transit Service Frequency 

ROUTE 

# 

WEEKDAY SERVICE SPAN FREQUENCY MINUTES 

START END AM MID-DAY PM EVENING 

#188 4:36am  1:02am 15 30 15 30 

#175 6:06am / 3:03pm 8:19am / 5:43pm 30 - 30 - 
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2.7 Data Collection 

Provided in Table 2.4 is a summary of the collected data for the study. Port Coquitlam has kindly provided 

information for the Coast Meridian Overpass / Broadway Street / Kingsway Avenue intersection (from 

2016).  

Table 2.4:  Summary of Traffic Data 

INTERSECTION SOURCE DATE OF COUNT 

Kingsway Avenue and Coast Meridian Road Bunt April 18, 2018 

Kingsway Avenue and Langan Avenue Bunt April 18, 2018 

1530 Kingsway Ave Driveway Bunt April 18, 2018 

1620 Kingsway Ave Driveway Bunt April 18, 2018 

BDL Driveway Bunt April 18, 2018 

1515 Kingsway Ave/East Driveway for Site Bunt April 18, 2018 

Coast Meridian Overpass / Kingsway / Broadway  Port Coquitlam December 06, 2016 

   

Based on the observed vehicle volumes on Kingsway Avenue adjacent to the site, the following two 

weekday peak hour periods were established:  

• Morning (AM): 7:45am to 8:45am 

• Afternoon (PM): 4:30pm to 5:30pm  

Table 2.5 presents a summary of the two-way peak hour vehicle movements on the study network, while 

Exhibit 2.3 presents the peak hour vehicle turning volumes.  

Table 2.5: Existing Peak Hour Roadway Link Volumes 

ROAD LINK 

PEAK LINK VOLUMES (VEH/HR) 

AM PM 

Coast Meridian Overpass 1,575 1,865 

Kingsway Avenue (west of Broadway)  1,970 1,800 

Broadway Street 1,115 1,735 

Kingsway Avenue (along site frontage) 935 1,180 

Langan Avenue 135 145 

Coast Meridian Road 205 235 

   

Evidently, the afternoon PM peak-hour volume is typically higher. For example, on Kingsway Avenue at the 

site access frontage, the PM peak-hour two-way volume is 26% higher than the AM peak-hour volume. This 

will provide important context for the operational analysis.   
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2.8 Summary 

Overall, the project site is within walking distance of the downtown area and is reasonably well-located 

with respect to transit, especially in comparison to many other industrial sites in Metro Vancouver. These 

positives should assist in lowering the site vehicle demands with respect to parking and impacts on the 

adjacent streets.     
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3. SITE PLAN REVIEW 

3.1 Introduction 

This section presents the development plan from a transportation perspective. It first sets out details on 

the planned site uses before reviewing tenant operations, site driveway and circulation, and parking and 

loading requirements. One of the key areas covered is the need for a vehicle parking relaxation and this 

will be supported with enhanced bicycle storage and end-of-trip facilities.   

3.2 Development Content 

The proposed warehouse building is presented at Exhibit 3.1 and represents an intensification of 

industrial use, consistent with the City’s expectations for this part of the City. Summarized in Table 3.1 is 

a breakdown of the planned floor areas and it should be noted that the office component will be auxiliary 

to the warehouse use (consistent with the City’s zoning). This relationship will be important for assessing 

the parking needs along with the vehicle trip demands for the project.  

Table 3.1: Development Content 

LAND USE FLOOR AREA SQ.FT. FLOOR AREA SQ.M. 

Warehouse 327,097sq.ft.  30,388sq.m. 

Office 49,952sq.ft.  4,641sq.m. 

TOTALS 377,049SQ.FT  35,029SQ.M 

3.3 Expected Tenant Operations 

Conwest has a specific tenant for the planned warehouse building. The prospective tenant has their own 

unique operational dynamics with respect to employee numbers, day-to-day site vehicle activity and how 

much service truck loading is required. The prospective tenant, as with many similar operators these days, 

heavily uses automation to manage the storage and movement of goods within the warehouse, and 

consequently, it results in lower employee numbers compared to similar operations conducted say 10 or 

15 years ago.       

The prospective tenant advised that they anticipate starting operations at the Kingsway Warehouse with 

around 75 to 80 operational employees with the potential to increase future numbers as set out in Table 

3.2.  

Table 3.2: Projected Tenant Employee Numbers 

EMPLOYEE TYPE 
FUTURE 

PROJECTIONS 

Operations 160 employees 

Non-operations 77 employees 

TOTALS 237 EMPLOYEES 

These numbers provide an important reference point for the parking review later in the section.  
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One of the unique aspects of the prospective tenant’s operations is the ‘daily transfer orders’, or Specials, 

and projections for these movement types is presented in Table 3.3. Please note specials originate at 

remote satellite facilities and commute to this distribution facility for delivery pick-ups and are continual in 

transit, and therefore do not create additional burden on the parking requirements.   

Table 3.3: Specials or Daily Transfers (8am to 6pm) 

ACTIVITY 
MOVEMENTS  

(PER DAY) 

EQUIVALENT  

TWO-WAY VEHICLE 

MOVEMENTS 

(PER DAY) 

AVERAGE TWO-WAY 

MOVEMNTS  

(PER HOUR) 

Specials 300 to 350 600 to 700 60 to 70 

    

It indicates that, on average, these movements would be equivalent to around 1 per minute, while each 

vehicle would be parked for a short period of time as a driver picks up a relatively small number of parts 

and then departs, hence parking for only a few minutes each time.  

As well, the prospective tenant estimates that it typically receives up to 10 tractor trailers per day (with 

growth factored in) for store stock and DC transfer orders and the expectations for the site is to park 2 

tractor trailers and 12 box trucks at any one time (i.e. 14 in total). As well, the loading zone will also have 

to handle several small parcel truck deliveries and pick-ups each day.     

Internally employee parking will be separated from the truck moving and loading activities. Employee 

parking will primarily be located along the south frontage of the building, while parking for the 

aforementioned ‘Specials’ will be located on the east side of the building. Service truck loading docks will 

be located on the northeast portion of the site, immediately north of the ‘Specials’ parking area.   

3.4 Site Driveway and Circulation 

The driveways planned to support the warehouse development (realigned as mentioned in Section 2) will 

assist both with the site’s internal circulation/functionality and better distributing vehicles onto the road 

network. The main features for each of site access is presented in Table 3.4.   

Table 3.4: Planned Driveway Arrangements 

DRIVEWAY 
PROPOSED ALIGNMENT  

WITH KINGSWAY 

ENTRY  

WIDTH 

SERVICE TRUCK  

FUNCTION 

West Driveway Opposite Langan Avenue    10m Primary entry point for WB-20s  

East Driveway Opposite Coast Meridian Road   11m Primary exit point for WB-20s 

    

Planned entry widths at the site access interfaces with Kingsway Avenue have been guided primarily by the 

need to align with the City streets opposite, while also ensuring there is sufficient room to accommodate 

the movements for a WB-20 tractor trailer.  
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The site access design incorporates the City-planned changes on Kingsway Avenue, essentially between 

Broadway Street and Coast Meridian Road, based on the following configuration: 

• Two vehicle travel lanes westbound and eastbound  

• Bidirectional left-turn centre lane; and 

• Multiuse Path (MUP) on the north side along the BC Hydro Corridor          

Even though WB-20 trucks will physically be able to enter and exit the west and east driveways, the 

planned operational routing is for them to enter at the west access (Langan Avenue) and depart from the 

east access (Coast Meridian Road). This arrangement will remove the potential for two WB-20 tractor trailer 

trucks passing each other simultaneously.  

Please also note that the projected number of tractor-trailer movements would only be around 10 per day 

(or 1 per hour) and therefore the chances of a WB-20 exiting and another one entering at the same time 

will have a very ‘low probability of occurrence’. As such, even if a WB-20 enters from the east access it 

should not result in any operational problems.             

A WB-20 truck was used to test both of the site driveway designs. This exercise is presented at Exhibit 3.2 

and it confirms there is sufficient manoeuvering width for these trucks to enter or exit the planned 

warehouse site, while allowing for a SU9 truck to pass simultaneously. Internal loading design has been 

reviewed by the Architect for the project, and where the layout will be consistent with the geometrics 

observed at other industrial sites for the range of vehicle types expected. Further details can be obtained 

from the Krahn Group of Companies. 

3.5 Vehicle Parking  

Vehicle parking for the site has been reviewed based on the City’s “Parking and Development Management 

Bylaw, 2005, No. 3525”. Table 3.5a presents the applicable Parking Bylaw rate for the planned use 

(Section W) of the Bylaw, while Table 3.5b calculates the requirement in the context of the proposed 

supply. 

Table 3.5a: Port Coquitlam Parking Bylaw Requirements (Section 8) 

LAND USE BYLAW CATEGORY RATE 

Warehouse /  

Auxiliary Office  

Manufacturing and industrial buildings and uses, 

display yards and storage yards, research laboratories, 

servicing and repair establishments and similar uses 

1 per 3 employees or 1 for each 95sq.m. 

(1022.56sq.ft.) of gross floor area, 

whichever is greater 

   

 

  

88



 

1491, 1515 & 1537 Kingsway Avenue | Transportation Impact Study | January 17, 2020 15 
S:\PROJECTS\FVW\04-18-0252 1419_1515_Kingsway DP\5.0  Deliverables\20190819_04-18-0252_1491-1515_Kingsway_Ave_TIA_V02.docx 

Table 3.5b: Planned Vehicle Parking Supply Review 

LAND USE PARAMETER  
BYLAW SUPPLY 

REQUIREMENT 
PROPOSED DIFFERENCE 

Warehouse /  

Auxiliary Office 

35,029sq.m GFA 369 300 -69 

237 employees 79 300 +221 

     

  

Clearly a reduction is required in the context of the City Parking Bylaw rate based on the gross floor area 

being the governing factor, while the rate based on employee numbers means that the parking required 

would be oversupplied.   

To provide further context, the ITE Parking Generation Manual (4
th

 Edition) has been reviewed and the 

outputs from this have been summarized in Table 3.6, setting out the peak parking demand for 

manufacturing and warehouse land uses. This review shows that the peak parking demand for the planned 

warehouse’s floor area would be for around 190 spaces, which is well below the City Bylaw requirement of 

369 spaces. 

Table 3.6: ITE Manufacturing and Warehouse Demand Rates 

PEAK DEMAND PARAMETERS 
MANUFACTURING  

(ITE #140)  

WAREHOUSE 

(ITE #150)  

ITE Raw Data 1.02 per 1000sq.ft. 0.51 spaces per 1000sq.ft. 

 Equivalent Bylaw Rate 1 space per 91sq.m. 1 space per 182sq.m. 

Projected for 35,029sqm  385 spaces occupied 192 spaces occupied 

   

Another point for this review is to understand expected demands from the prospective tenant, who 

provided projected employee numbers as set out in Table 3.2. The prospective tenant projects that up to 

237 employees could be located at the warehouse, and assuming each one is a single-occupant vehicle 

driver, it would indicate the absolute maximum parking demand for 237 parking spaces in the very 

unlikely event everyone is present on-site at the same time.   

Furthermore, parking demand will be lower as some employees will walk, ride share, use transit or be 

dropped-off, and as such, demand will likely be closer to 160 parking spaces occupied at peak times. In 

addition to employee parking, the prospective tenant also needs to provide 34 spaces for ‘daily transfer 

order’ vehicles, and with this, the combined parking needs would for a total of 195 parking spaces. This is 

consistent with the ITE observed demand for warehouse in Table 3.6.   

In sum, it is therefore proposed to provide 300 marked parking spaces to minimize the number of 

unused parking spaces on-site and this will be supplement with enhanced facilities for bicycle parking as 

set out below.       
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3.6 Proposed Bicycle Parking 

The following presents the rationale for the proposed bicycle parking supply along with the storage 

arrangements and end-of-trip facilities. As per Table 3.2, the prospective tenant is expected to start 

operations at the Kingsway site with around 75 to 80 operational employees but with the potential to 

increase future numbers to 237 employees.  

As per the City of Port Coquitlam Master Transportation Plan 2013, it advises the following with respect to 

cycling demand in the City: 

‘Ultimately, as bicycle ridership in Port Coquitlam is low, this indicates a significant potential for 

growth in this mode. The improvement concepts are to be affordable and practical improvements 

to the bicycle network, occurring in conjunction with city road improvements and land 

development, where possible.’ 

According to TransLInk’s Trip Diary Survey around 1% of residents in the City use bicycles for day-to-day 

activities; however, the low sample size may underestimate this mode, while the City has been developing 

new cycling infrastructure which should increase this proportion in the future. For the 1491-1515 

Kingsway project, a target of 5% to 10% of employees cycling to work will be made and this would be 

equivalent for the need of 12 to 24 bicycle parking spaces, based on future projected employee numbers. 

As the City of Port Coquitlam does not have a specific Bylaw requirement for employee bicycle parking, the 

City of Vancouver (COV) Parking Bylaw has been reviewed as a proxy especially as it specifically covers 

industrial-use buildings.  COV requires for industrial buildings: ‘a minimum of 1 space for each 1,000 

square metres of gross floor area in the building or 1 space for every 17 employees on a maximum work 

shift, whichever is the greater’.  This requirement would be equivalent to 14 to 35 bicycle parking spaces 

with the higher number based on the project site’s floor area (35,029sqm).    

Given the above, it is planned to provide up to 24 secure bicycle parking spaces as it falls midrange of 

the City of Vancouver’s Bylaw Parking requirement and it would be equivalent to 10% of the future site 

employees cycling to work. As employee numbers at the start will be lower, the proportion of bicycle 

spaces to employees will be high, and as such, it may be prudent to scale the installation of new bicycle 

spaces overtime.           

The project design has incorporated a secure bicycle storage room located on the south side of the 

building (door access highlighted in Figure 3.1) and this will be entered at-grade. It will be accessible from 

both of the site driveways with Kingsway Avenue where the City’s planned Multi-Use Path will be located 

(currently being developed on the BC Hydro corridor).  
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In addition to the secure bicycle parking spaces, 9 visitor spaces are planned with one rack of 3 located 

close to the main entrance along with another rack of 6 located close to the employee entrance  

Figure 3.1: Bicycle Room Access and Visitor Bicycle Parking Locations 

 

 

 

 

 

 

 

 

 

 

 

A preliminary layout for the planned facilities is shown in Figure 3.2 and it is also where the employee 

lockers, showers and washrooms are located.  

Figure 3.2: Secure Bicycle Parking Room* and Showers 
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Please note the bicycle parking Room Layout is underdeveloped (this is for indicative purposes only) and 

will be able to accommodate up to 24 parking spaces, either stacked, horizontal or vertical. The room will 

be locked and accessible by cyclists with a Fob key. The door would be 75cm wide and constructed of 

steel.  As well, the bicycle room will be located adjacent to the following end-of-trip facilities: 

• changing room with lockers;  

• shower;  

• toilet; and 

• wash basin and grooming station (i.e. mirror, counter, and electrical outlets). 

3.7 Service Truck Parking 

Loading requirements for the project are set out in the Parking and Development Management Bylaw. The 

land use applicable to apply to the entire project is ‘commercial/industrial,’ where the minimum number 

of loading spaces shall be: 

• 3 spaces for 2300sq.m. (24,757sq.ft.) to 4600sq.m. (49,514sq.ft.), plus  

• An additional 1 space for each additional 4600sq.m. (49,514sq.ft.) 

Based on these rates, Table 3.7 summarizes the minimum loading requirement would be for 10 spaces, 

while the development site plan will provide 20 spaces to meet the needs of the expected end user.  

Table 3.7: Loading Bylaw Requirements 

DESCRIPTION RATE LOADING SPACES 

First 4,600sq.m Varies 3 

Remaining 30,429sq.m 1 per 4600sq.m. 7 

TOTAL  10 

3.8 Summary 

Conceptual driveway designs have been developed to integrate with the City’s new Kingsway Avenue street 

design and can accommodate the physical needs of WB20 tractor-trailers. Overall 300 parking spaces are 

proposed and as such a relaxation will required based on the City’s Bylaw requirement (369 spaces), and 

this change will be supported with enhanced storage and end-of-trip facilities for bicycle parking (for 24 

spaces), lowering the car use for employees.  

Planned service truck loading provision is for 20 spaces to meet the prospective tenant’s requirements 

and which is 8 spaces above the City bylaw.        
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4. PROJECTED VEHICLE MOVEMENTS  

4.1 Introduction 

This section presents the projected new site-vehicle movements based on ITE Trip Rates along with the 

vehicle type and distribution patterns.      

4.2 Trip Generation 

For estimation purposes, the following ITE Trip Generation Manual (10
th

 Edition) average rates are used to 

measure trips generated by the warehouse/office land uses, assuming urban/suburban conditions: 

• Warehouse land use (ITE code 150) for main building; and  

• General Office Building land use (ITE code 710) is assumed the accessory office floor area located at 

the southeast corner of the building. 

Table 4.1a presents the ITE trip rates for the planned two land uses and it takes into consideration 

appropriate rates for the auxiliary office, while Table 4.1b presents the projected vehicle trips for the 

development.  

Table 4.1a: Trip Generation Rates (per 1,000sq.ft. of GFA) 

LAND USE 

TRIP GENERATION RATES 

WEEKDAY AM PEAK-HOUR  WEEDKAY PM PEAK-HOUR 

IN OUT TOT IN  OUT TOT 

Warehouse 0.13 0.04 0.17 0.05 0.14 0.19 

General Office Building 1.00 0.16 1.16 0.18 0.97 1.15 

       

Table 4.1b: Projected Site Generated Trips  

LAND USE 
GFA  

SQ.FT. 

GENERATED TRIPS 

WEEKDAY AM PEAK-HOUR  WEEDKAY PM PEAK-HOUR 

IN OUT TOT IN  OUT TOT 

Warehouse 327,097 43 13 56 16 46 62 

Office  49,952 50 8 58 9 48 57 

TOTAL   92 21 114 25 94 119 

Vehicle volumes are projected at around 115 to 120 per hour in the peak hour periods and are expected 

to be conservative based on the future employee numbers (237) along with daily transfer vehicle 

movements highlighted in Section 3. It should therefore provide a robust basis for the operational 

analysis.    

Based on previous Bunt studies at similar sites, the number of heavy vehicle trips for warehousing is 

estimated at 31% in the AM and 43% in the PM periods; Table 4.2 shows this breakdown. A heavy vehicle 
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can be single unit truck or tractor trailer (up to a WB-20) and these proportions will be important for the 

site access capacity analysis work.   

Table 4.2: Breakdown of Light and Heavy Vehicle Trips (Warehouse Only) 

TRIPS 

GENERATED TRIPS 

WEEKDAY AM PEAK-HOUR  WEEDKAY PM PEAK-HOUR 

% IN OUT TOT % IN  OUT TOT 

Light Vehicle 69% 30 9 39 57% 10 26 36 

Heavy Vehicle 31% 13 4 17 43% 6 20 26 

TOTAL 100% 43 13 56 100% 16 46 62 

4.3 Directional Trip Distribution 

Directional trip distribution has been based on observations from adjacent driveways, including the 

neighbouring BDL site, and this has been combined with the observed turning proportions at the adjacent 

intersections. Presented in Table 4.3 is a breakdown of the proposed site traffic distribution.    

Table 4.3: Directional Trips 1491, 1515 & 1537 Kingsway Avenue  

STREET 

WEEKDAY AM  

PEAK-HOUR 

% (TRIPS) 

WEEKDAY PM  

PEAK-HOUR 

% (TRIPS) 

Kingsway Avenue West 38% (43) 43% (51) 

Kingsway Avenue East 51% (58) 38% (46) 

Langan Avenue 5% (6) 7% (8) 

Coast Meridian Road  6% (7) 12% (14) 

 
114 119 

4.4 Background Traffic Growth 

Similar to the 1545 / 1575 Kingsway Bunt TIS, a background growth factor at 1.5% per year has been 

applied, and it covers up to the Opening Year 2022 along with the Future Design Year 2027 (+5 years). 

4.5 Related Developments – 1545/75 Kingsway Avenue  

In addition to the background growth, the projected movements for the Conwest Project at 1545 Kingsway 

Avenue has been added to the network and a breakdown of the movements has been presented in Table 

4.4, based on 50% of the projected volume from the Bunt TIS for 1545/75 Kingsway Avenue (April 2018). 

These volumes will be layered into the operational analysis. 
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Table 4.4: Directional Trips 1545/75 Kingsway Project (50% Developed) 

STREET 

WEEKDAY AM  

PEAK-HOUR 

% (TRIPS) 

WEEKDAY PM  

PEAK-HOUR 

% (TRIPS) 

Kingsway Avenue West 38% (18) 43%( 21) 

Kingsway Avenue East 51% (24) 38% (19) 

Langan Avenue 5% (3) 7% (4) 

Coast Meridian Road  6% (3) 12% (6) 

  
 

4.6 Vehicle Flow Diagrams 

Using the vehicle trip generation and distribution information established above, the projected 

development vehicle traffic volumes have been presented at Exhibit 4.1 and will form the basis for the 

capacity analysis in the next section together with the application of background traffic growth of existing 

street volumes.  
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5. STUDY NETWORK OPERATIONS 

5.1 Introduction 

This section presents the existing and future conditions on the study network to understand the impacts 

of the proposed development on the study network, whether there is a need for mitigation measures, and  

a response from the Ministry of Transportation and Infrastructure (MOTI). 

5.2 Percentage Impact of Development 

Before undertaking the operational assessment, it is important first to understand the percentage change 

in new vehicle movements on the study network with the development plan in place. This review is 

summarized in Table 5.1, focusing on the busier weekday afternoon peak-hour period (established in 

Section 2). Please note that the new development movements account for the removal of the existing  

movements from the site. 

Table 5.1:  Changes in Traffic on Network Afternoon Peak-Hour 

INTERSECTION EXISTING DEVELOPMENT % CHANGE 

Kingsway Avenue and Coast Meridian Road 1,330 +82 +6.2% 

Kingsway Avenue and Langan Avenue 1,195 +59 +4.9% 

Coast Meridian Overpass at Kingsway Avenue  3,640 +36 +1.0% 

    

At the Coast Meridan Overpass, the increase in new development movements would only be around 1%, a 

magnitude of change which is well within the peak hour volume variations. Based on this, the study 

analysis is planned to focus on Kingsway Avenue’s intersections with Langan Avenue and Coast Meridian 

Road along with the neigbouirng driveways. 

5.3 Ministry of Transportation and Infrastructure (MOTI) Response 

Based on the projected site vehicle movements at the Kingsway Avenue and Highway 7B intersection, the 

MOTI has confirmed that the development plan is not expected to represent a material change to 

operations at this intersection, and as such, there is no further considerartion required on this matter. The 

MOTI letter is included in Appendix A along with Bunt’s supporting memo on this matter.      

5.4 Modelling Parameters 

Vehicle operations for the study network intersections and driveways will be assessed using the methods 

outlined in the 2000 Highway Capacity Manual (HCM), using the Synchro 9 analysis software (Build 908).  

The traffic operations were assessed using the Level of Service (LOS) performance measure. 

The LOS rating is based on average vehicle delay and ranges from “A” to “F” based on the quality of 

operation at the intersection.  LOS “A” represents optimal, minimal delay conditions while a LOS “F” 
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represents an over-capacity condition with considerable congestion and/or delay. Delay is calculated in 

seconds and is based on the average intersection delay per vehicle. 

Table 5.2 summarizes the LOS thresholds for the six Levels of Service, for both signalized and un-

signalized intersections. 

Table 5.2:  Intersection Level of Service Thresholds 

LEVEL OF SERVICE 

AVERAGE CONTROL DELAY PER VEHICLE (SECONDS) 

SIGNALIZED UNSIGNALIZED 

A ≤10 ≤10 

B >10 and ≤20 >10 and ≤15 

C >20 and ≤35 >15 and ≤25 

D >35 and ≤55 >25 and ≤35 

E >55 and ≤80 >35 and ≤50 

F >80 >50 

   

Source:  Highway Capacity Manual 

Performance thresholds used to trigger consideration of roadway or traffic control improvements to 

support roadway or traffic control improvements employed in this study are listed below:  

Unsignalized Intersections: 

• Individual movement Level of Service = LOS E or better, unless the volume is very low in which 

case LOS F is acceptable. 

For this report, the performance reporting convention is as follows:  

• For unsignalized two-way stop-controlled intersections, SimTraffic output was reported for 

individual movements LOS and delays, as the HCM 2000 methodology does not directly take into 

account the effects of platooning created by nearby intersections and driveways, nor interactions 

between vehicles and pedestrians and cyclists. 95th Percentile Queues are reported as estimated 

by SimTraffic as well. 

Performance reporting convention noted above will be consistently applied throughout this section. As 

well, traffic model assumptions for this study contain two salient changes from the previous model 

prepared by Bunt for the 1545 / 1575 Kingsway Avenue Project as summarized below:  

• The previous model assumed an overly conservative approach to the Peak Hour Factor (PHF) which 

was used to estimate the peak 15-minute period in the model and applied to all vehicle movements 

on the study network. In this version, a more appropriate approach has been adopted with the PHF 

derived for each intersection and then applied to its individual movements for calculating the peak 

15 minute period; and 
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• For future design years, the current model will assume that Kingsway Avenue will have a four-lane 

cross section along with a dedicated left-turn lane, essentially doubling the roadway link capacity in 

theory.    

 

Operational analysis has focused on following conditions, while detailed outputs from the analysis is 

provided in Appendix B: 

• Existing Conditions; 

• Future Year 2027 Operations without Development; and 

• Future Year 2027 Operations with Development. 

5.5 Existing Conditions 

Summarized in Table 5.3a is the existing site access intersections (but without driveways) at Langan 

Avenue and Coast Meridian Road.  

Table 5.3a: Proposed Site Access Operations: Existing Conditions  

INTERSECTION 
MOVE- 

MENT 

AM PEAK-HOUR PM PEAK-HOUR 

LOS 
Delay 

Seconds 

95
th

 Per 

Queue (m) 
LOS 

Delay 

Seconds 

95
th

 Per 

Queue (m) 

Kingsway Ave 

& Langan Ave 

EBT A 0.9 

7 

A 0.7 

0 

EBR A 0.2 A 0.2 

WBL A 3.7 

28 

A 4.1 

24 

WBT A 0.9 A 0.7 

NBL A 6.3 

17 

C 16.3 

15 

NBR A 5.1 A 4.4 

Kingsway Ave 

& Coast 

Meridian Rd 

EBT A 0.9 

4 

A 0.7 

1 

EBR A 0.4 A 0.2 

WBL A 5.3 16 A 3.9 16 

WBT A 0.8 7 A 0.6 0 

NBL C 17.1 

25 

B 12.3 

16 

NBR A 3.3 A 1.9 

        

As can be seen, there are no current operational issues at either location with the highest Level of Service 

recorded at ‘C,’ while the highest 95
th

 Percentile queues range between 25m and 30m. This output will 

provide an important benchmark for assessing future conditions.    

Presented in Table 5.3b is a summary of the operations for the adjacent driveway access on this stretch of 

Kingsway Avenue and shows no identified operational issues with Levels of Service ranging of between ‘A’ 

and ‘C’.    
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Table 5.3b: Adjacent Driveway Operations:  Existing Conditions  

INTERSECTION 
MOVE- 

MENT 

AM PEAK-HOUR PM PEAK-HOUR 

LOS 
Delay 

Seconds 

95
th

 Per 

Queue (m) 
LOS 

Delay 

Seconds 

95
th

 Per 

Queue (m) 

Kingsway Ave 

@ BDL 

EBL A 2.3 

4 

A 4.1 

7 

EBT A 0.4 A 0.4 

WBT A 0.2 

0 

A 0.3 

8 

WBR A 0.0 A 0.0 

SBL A 10.0 

27 

A 8.6 

24 

SBR A 4.5 A 3.5 

1600 Kingsway 

Ave 

EBT A 0.3 

0 

A 0.3 

0 

EBR A 0.0 A 0.0 

WBL A 0.0 

0 

A - 

3 

WBT A 0.5 A 0.5 

NBL A - 

7 

A - 

5 

NBR A 5.2 A 2.7 

Kingsway Ave 

@ Dynamic 

Structure 

EBL A 4.6 

20 

A 3.4 

15 

EBT A 0.7 A 0.5 

WBT A 0.5 

6 

A 0.3 

3 

WBR A 0.0 A 0.0 

SBL C 15.7 

29 

C 12.3 

18 

SBR A 5.9 B 6.5 

1530 Kingsway 

Ave 

EBT A 0.5 

0 

A 0.3 

0 

EBR A 0.2 A 0.1 

WBL A 5.3 

11 

A 3.6 

10 

WBT A 0.6 A 0.4 

NBL A - 

7 

A - 

6 

NBR A 2.9 A 3.9 

        

5.6 Future Year 2027 Operations without Development 

Presented in Table 5.4a is a summary of the site intersection operations with 9 years background growth 

added at 1.5% per annum linearly.  Again, the analysis does not highlight any operational issues with 

Levels of Service of ‘C’ or better recorded. 
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Table 5.4a:  Site Access Operations: 2022 Opening Day + 5 Years Background Growth 

INTERSECTION 
MOVE- 

MENT 

AM PEAK-HOUR PM PEAK-HOUR 

LOS 
Delay 

Seconds 

95
th

 Per 

Queue (m) 
LOS 

Delay 

Seconds 

95
th

 Per 

Queue (m) 

Kingsway Ave 

& Langan Ave 

EBT A 0.9 

7 

A 0.7 

0 

EBR A 0.2 A 0.2 

WBL A 3.7 

28 

A 4.1 

24 

WBT A 0.9 A 0.7 

NBL A 6.3 

17 

C 16.3 

15 NBR A 5.1 A 4.4 

NBR A 2.9 A 3.9 

Kingsway Ave 

& Coast 

Meridian Rd 

EBT A 0.9 

4 

A 0.7 

1 

EBR A 0.4 A 0.2 

WBL A 5.3 16 A 3.9 16 

WBT A 0.8 7 A 0.6 0 

NBL C 17.1 

25 

B 12.3 

16 

NBR A 3.3 A 1.9 

        

Presented in Table 5.4b is a breakdown of the results for the adjacent site driveways and again confirming 

no operational issues are anticipated on this part of Kingsway Avenue.   
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Table 5.4b:  Driveway Operations: 2022 Opening Day + 5 Years Background Volumes 

INTERSECTION 
MOVE- 

MENT 

AM PEAK-HOUR PM PEAK-HOUR 

LOS 
Delay 

Seconds 

95
th

 Per 

Queue (m) 
LOS 

Delay 

Seconds 

95
th

 Per 

Queue (m) 

Kingsway Ave 

@ BDL 

EBL A 4.7 

6 

A 4.7 

12 

EBT A 0.6 A 0.6 

WBT A 0.4 

3 

A 0.3 

1 

WBR A 0.0 A 0.0 

SBL B 14.8 

30 

B 14.6 

19 

SBR A 3.9 A 5.6 

1575/1600 

Kingsway Ave 

EBL A 4.2 

18 

A 4.9 

8 EBT A 0.5 A 0.3 

EBR A 0.1 - - 

WBL - - 

13 

- - 

- WBT A 1.1 A 0.7 

WBR A 0.5 A 0.2 

NBL - - 

5 

- - 

5 NBT - - - - 

NBR A 2.3 A 4.2 

SBL B 12.4 

9 

C 15.7 

17 SBT - - - - 

SBR A 6.0 A 5.8 

Kingsway Ave 

@ Dynamic 

Structure 

EBL A 7.2 

30 

- - 

- 

EBT A 1.1 A 0.4 

WBT A 0.9 

16 

A 0.5 

7 

WBR A 0.3 - - 

SBL C 24.8 

34 

C 20.3 

13 

SBR C 18.4 A 7.0 

1530 Kingsway 

Ave 

EBT A 0.6 

- 

A 0.3 

0 

EBR A 0.1 A 0.0 

WBL A 10.0 

27 

- - 

14 

WBT A 1.2 A 0.5 

NBL - - 

10 

- - 

7 

NBR A 5.3 A 5.2 

        

5.7 Future Year 2027 Operations with Development 

Presented in Table 5.5a is a summary of the site access operations with 9 years linear background growth 

at 1.5% per annum plus the new development volumes along with the planned street design for Kingsway 

Avenue.     
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Table 5.5a:  Site Access Operations: 2022 Opening Day + 5 Years with Development  

INTERSECTION 
MOVE- 

MENT 

AM PEAK-HOUR PM PEAK-HOUR 

LOS 
Delay 

Seconds 

95
th

 Per 

Queue (m) 
LOS 

Delay 

Seconds 

95
th

 Per 

Queue (m) 

Kingsway Ave 

& Langan Ave / 

W Site Access 

EBL A 4.3 12 A 5.4 8 

EBT A 0.3 

- 

A 0.2 

- 

EBR A 0.2 A 0.1 

WBL A 3.8 15 A 3.8 15 

WBT A 0.2 

1 

A 0.2 

- 

WBR A 0.1 A 0.1 

NBL C 16.9 

18 

B 11.1 

16 NBT B 10.7 - - 

NBR A 3.5 A 3.5 

SBL - - 

9 

B 13.6 

14 SBT - - - - 

SBR A 2.2 A 2.9 

Kingsway Ave 

& Coast 

Meridian Rd /  

E Site Access 

EBL A 3.6 6 - - 3 

EBT A 0.3 1 A 0.3 3 

EBR A 0.2 1 A 0.1 1 

WBL A 3.8 12 A 4.5 13 

WBT A 0.4 1 A 0.3 1 

WBR A 0.3 0 A 0.3 - 

NBL C 16.3 

34 

C 19.6 

33 NBT C 22.0 - - 

NBR A 4.5 A 4.1 

SBL B 11.6 

15 

C 15.8 

30 SBT - - C 24.7 

SBR A 7.0 A 8.4 

        

This analysis confirms that the northbound left-turn movement from Coast Meridian Road to Kingsway 

Avenue will continue to operate with a acceptable LOS of ‘C’ in a scenario involving both the development 

in place along with the widening of Kingsway Avenue, i.e. to two through-lanes per direction.      

Even though the City of Port Coquitlam identified capacity issue at this intersection in their 2013 Master 

Transportation Plan (MTP), a traffic signal is not fully warranted at this point in time. Bunt considered that 

based on this analysis the intersection can continue to operate as a stop-controlled intersection for the 

2027 horizon year regardless of the site development. 

It is recommended however, as part of the site access construction work along with the widening work for 

Kingsway Avenue that traffic signal ducting and chambers be installed to accommodate the potential for a 

future traffic signal at this location, should it be warranted. 

Presented in Table 5.5b is the operational review for the adjacent driveways and again no operational 

issues are identified.      
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Table 5.5b:  Driveway Operations: 2022 Opening Day + 5 Years with Development  

INTERSECTION 
MOVE- 

MENT 

AM PEAK-HOUR PM PEAK-HOUR 

LOS 
Delay 

Seconds 

95
th

 Per 

Queue (m) 
LOS 

Delay 

Seconds 

95
th

 Per 

Queue (m) 

Kingsway Ave 

@ BDL 

EBL A 3.3 

5 

A 5.9 

5 

EBT A 0.2 A 0.2 

WBT A 0.1 

3 

A 0.1 

- 

WBR A 0.1 A 0.2 

SBL C 18.1 

30 

B 12.2 

18 

SBR A 4.3 A 3.2 

1575/1600 

Kingsway Ave 

EBL A 3.3 9 A 4.0 6 

EBT A 0.2 

- 

A 0.1 

0 

EBR A 0.0 A 0.1 

WBL - - 

1 

- - 

3 WBT A 0.2 A 0.2 

WBR A 0.1 A 0.0 

NBL - - 

5 

- - 

5 NBT - - - - 

NBR 
 

- A 1.9 

SBL A 7.5 

12 

A 9.4 

17 SBT - - - - 

SBR A 4.2 A 4.0 

1530 Kingsway 

Ave 

EBT A 0.3 

- 

A 0.2 

- 

EBR A 0.1 - - 

WBL A 3.3 4 - - 

4 

WBT A 0.3 3 A 0.2 

NBL - - 

6 

- - 

8 

NBR A 4.8 A 3.2 
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6. SUMMARY 

Conwest Group of Companies is planning an industrial development located at 1491, 1515 & 1537 

Kingsway Avenue in the City of Port Coquitlam, BC. A Development Permit application will be submitted to 

the City of Port Coquitlam and this study forms part of the supporting materials. Previously the site was 

occupied by industrial buildings while new development plan encompasses 327,097sq.ft of warehouse 

space along with 49,952sq.ft of auxiliary office space.  

The City’s Master Transportation Plan (MTP) 2013 highlights the need for safety improvements on 

Kingsway Avenue between Coast Meridian Overpass and the Mary Hill Bypass, including the section along 

the site’s frontage, while intersection upgrades are identified at Langan Avenue and Coast Meridian Road. 

The site is reasonably accessible to the City’s bicycling network (Langan Avenue, Coast Meridian Overpass 

/ Broadway / McLean Avenue), while there are two transit routes close by (#175 and #188) and the site is 

also within reasonable walking distance of downtown Port Coquitlam.   

Two vehicle driveways are planned to access the project site from Kingsway Avenue: the west location will 

be aligned with Langan Avenue while the east location will be aligned with Coast Meridian Road. Truck 

movements are planned to enter the west driveway and exit from the east driveway to improve site 

operational efficiency. 

A preliminary conceptual layout has been prepared to support the driveway geometrics with Kingsway 

Avenue and integrate with the streets opposite. It also takes into consideration the City widening 

requirements on this section of Kingsway Avenue.   

Internally, employee parking will be separated from the truck loading activities. The majority of the 

employee stalls will be located on the south side of the site, while a service truck loading area will be 

positioned on the east side of the building along with parking for the daily delivery vehicles (‘Specials’).  

Site parking is planned at 300 spaces, which is 69 spaces below the City Bylaw minimum requirement, but  

more in line with the ITE Parking Generation Manual warehouse demand projections and above the 

prospective tenant’s expected needs.    

A secure bicycle room for 24 spaces is planned and would be accessible at-grade on the southwest corner 

of the building, Cyclists will have access to a number of end-of-trip facilities, including showers, lockers, 

etc.  As well 9 visitor spaces are planned.  

Service truck loading is planned at 20 spaces based on the prospective tenant’s requirements and which is 

generally consistent with other warehouse projects of this scale. This supply is above the City loading 

bylaw requirement by 8 spaces.   
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The site is projected to generate around 115 to 120 two-way vehicle movements in the peak hour periods 

based on the warehouse/office land use planned, equating to around 2 vehicle movements per minute 

spread across two driveways.  

The Ministry of Transportation and Infrastructure has reviewed the development’s impact at the Highway 

7B and Kingsway Avenue intersection and confirmed that no further review is required.  

The intersection operational review confirms the site access driveways can operate within acceptable levels 

of capacity based on the projected demands for the future Design Year 2027 (with background growth at 

1.5% per annum). Although increased vehicle delay occurs with some vehicle movements at the 

intersection for the Site Driveway/Coast Meridian Road/Kingsway Avenue, overall the intersection will 

remain within acceptable threshold values. It is recommended; however, as part of the construction work 

for the site access along with the Kingsway Avenue widening that traffic signal ducts and chambers be 

installed to accommodate a future traffic signal, should it be warranted.     

In sum, this study demonstrates that the development plan’s site accesses can operate satisfactorily based 

on the projected vehicle demands while site circulation and parking supply are consistent with the 

expected demands, and more generally, it should not have any adverse impacts to vehicle operations 

along Kingsway Avenue. 
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 Local District Address  

 Lower Mainland District 

310-1500 Woolridge Street 
Coquitlam, BC  V3K 0B8 

Canada 
Phone: (604) 527-2221  Fax: (604) 527-2222 

 

  

  

H1160-eDAS (2009/02) Page 1 of 1 

 

 

 
 

DEVELOPMENT SERVICES 
GENERAL COMMUNICATION 

 

 
 
 
 
 
 
 
 
 
City of Port Coquitlam 
Development Services Department 
#200 - 2564 Shaughnessy Street 

Port Coquitlam, B.C.  V3C 3G4 

Canada 
 

Your File #: DP000416 

MOTI File #: 2019-06427 

Date: Jan/16/20 

 

 
 
Attention:  Brian Sherrell - Planner 

  
Re: Development Permit Approval for: 
 1491, 1515 and 1537 Kingsway Avenue – Port Coquitlam 

 
We have no objections to the proposed development to allow a proposed 34,760 sq.m. 
industrial building, as shown on CMA+D Project No. 18-0360 site plan drawing A10.   
 
Approval is provided pursuant to Section 505 of the Local Government Act. 
 

 
If you have any questions, please feel free to call Roanna Cruz at (236) 468-1928 or by 
email at Roanna.Cruz@gov.bc.ca 
 
Yours truly, 
 

 
Roanna Cruz 
Senior Development Officer 
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MEMO 

DATE: December 5, 2019 

PROJECT NO: 04-19-0252 

PROJECT: 1491-1515 Kingsway 

SUBJECT: MOTI Response 

TO: Peter Woerler, Conwest Developments  

  

 

PREPARED BY: Paul Dorby, MSc   

1. INTRODUCTION 

This memo has been prepared in response to the Ministry of Transportation and Infrastructure 

email of December 3, 2019 in respect to the planned industrial/employment development located 

at 1491-1515 Kingsway Avenue, Port Coquitlam. Comments from the MOTI email is summarized 

below and were based upon Bunt & Associates Transportation Impact Study (Bunt TIS) dated August 

27, 2019: 

• ‘Study doesn’t include impact assessment for H7B intersection with Kingsway. 

• The study identifies 30-40% of new traffic as heavy vehicles/trucks.  

• With approximately 50-60 vehicles/hr accessing the site from the east- that is from H7B, this 

new traffic will put pressure on existing available storage at the intersection (most specifically, 

left turn lanes). 

• The result of the above two comments is that we need to address the need for additional 

storage at H7B left turn lanes to avoid traffic spilling back to highway through lanes. I will 

follow up as to what additional storage means in terms of on the ground application. 

• Also, were you asked to send in a Terms of Reference prior to the Traffic Impact Study? Or did 

you have a scope meeting re: the TIA? If so, could you send this to me?’ 

The following provides additional context from the Bunt TIA in order to assist the MOTI in assessing 

the full impacts of the development at the intersection of Highway 7B and Kingsway Avenue.     
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2. BACKGROUND  

Transportation planning work for the 1491 - 1515 Kingsway Development was primarily focused on 

the site design along with assessing the immediate environs as the City of Port Coquitlam was 

concerned about the number of driveway locations on this part of Kingsway Avenue and to see how 

these could be consolidated/better aligned.  

The City of Port Coquitlam provided general guidance on the general approach to the TIA scope, 

and based on this, a study network was developed on Kingsway Avenue between Coast Meridian 

Road and Broadway to support the Development Permit application (project complies with the City’s 

existing zoning). 

It is acknowledged that wider consideration should have been given to better inform the Ministry of 

Transportation and Infrastructure on the expected impact at the Kingsway Avenue and Highway 7b 

intersection and this will be covered in the following sections. 

3. DEVELOPMENT IMPACT AT KINGSWAY AVENUE/HIGHWAY 7B   

Dynamic Structures was still active on the development site when Bunt collected site driveway count 

data in April 2018 and this date has been attached for reference. Dynamic Structures typically had 

around 150 employees on-site although in the past it was as high as 180.  

Table 3.1 summarizes the site-vehicle driveway movements (April 2018) which were recorded going 

to/coming from the direction of the Kingsway Avenue and Highway 7B intersection, while similarly 

Table 3.2 presents the projected new site development vehicle movements for this same direction 

(taken from Exhibit 4.1 of the Bunt Transportation Impact Study).      

Table 3.1: Previous Site Vehicle Volumes to/from Highway 7B & Kingsway Avenue  

TIME PERIOD EASTBOUND  WESTBOUND COMBINED 

8am to 9am 23 12 35 

4pm to 5pm 38 10 48 

    

Table 3.2: Projected New Site Vehicle Volumes to/from Highway 7B & Kingsway Avenue 

TIME PERIOD EASTBOUND  WESTBOUND COMBINED 

8am to 9am 8 49 57 

4pm to 5pm 46 12 58 

    

As can be seen, the development ‘net new’ is closer to 22 (57-35) new two-way vehicle movements 

in the morning peak-hour to/from Kingsway Avenue/Highway 7B intersection, which is equivalent to 

1 vehicle every 3 minutes. In the afternoon peak-hour, the magnitude of change is lower at 10 (58-
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48) additional two-way vehicle movements in the direction of Kingsway Avenue/Highway 7B 

intersection, or 1 vehicle every 6 minutes.  

To provide context, background vehicle volumes on Kingsway Avenue (between Coast Meridian 

Road and Highway 7B) were reviewed using a CTS Automatic Count from December 2016. This data 

is summarized in Table 3.3 for the weekday peak hours, while the output has been attached for 

reference.   

 Table 3.3: CTS Automatic Count Summary on Kingsway Avenue   

TIME PERIOD EASTBOUND  WESTBOUND COMBINED 

8am to 9am 297 155 452 

4pm to 5pm 290 346 638 

    

Clearly the more critical time period for vehicle volume movements is the weekday afternoon PM 

peak-hour, which is higher by around 40% compared to the weekday AM peak-hour period. Next, 

Table 3.4 highlights the change in vehicle volume demand without and with the existing site-vehicle 

movements removed.  

Table 3.4: Development Impact on Kingsway Avenue (between Coast Meridian & H7b)     

SCENARIO 
8AM TO 9AM 

TWO WAY  

4PM TO 5PM 

TWO WAY  

Background Volume  452 638 

New Development Volume 57 (13%) 58 (9%) 

New Development (net new) 22 (5%) 10 (1.6%) 

   

During the more critical PM peak-hour, the ‘net new’ development vehicle volumes would be 

equivalent to 1.6% of the total two-way Kingsway Avenue volume. In the morning peak-hour the 

proportion is higher, but the background volume is around 180 vehicles per hour lower. 

Bunt also reviewed a vehicle turning count survey at the Highway 7B and Broadway intersection, 

conducted in October 2013, in order to provide an indication of the relative vehicle volume flow 

along this corridor by direction and time of day. This is presented in Table 3.5 and again it shows 

the critical time period being the weekday PM peak-hour.      

Table 3.5: Vehicle Volume north of Broadway on Highway 7B  

TIME PERIOD NORTHBOUND SOUTHBOUND COMBINED 

8am to 9am 900 1700 2600 

4pm to 5pm 2200 1100 3300 
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Based on the combined northbound and southbound background vehicle volumes on Highway 7B, 

the development’s ‘net new’ in the more critical PM peak-hour would be just 0.3% (10/3300). 

Given the above, the development’s ‘net new’ impact at the intersection of Highway 7B and 

Kingsway Avenue is not considered material to the existing operations, while the next section will 

explain the definition of heavy vehicles used for the analysis. 

4. DEFINITION OF HEAVY VEHICLES   

Presented in Figure 4.1 is breakdown of the vehicle classification used by Bunt. Class A represents 

the type of light vehicles counted (in addition to cars and motor bicycles), while the Class B group is 

counted as heavy vehicles including box vans, step vans and Single Unit trucks.   

Figure 4.1: Truck Classification 

   

  

 

 

 

 

 

 

 

 

 

 

 

Table 4.1 summarizes the projected heavy vehicle movements from the planned development (see 

Table 4.2 of the TIA) and these have projected to/from the intersection of Kingsway Avenue and 

Highway 7B (based on the proportions from Table 4.3 of the TIA).  
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Table 4.1: Projected New Heavy Vehicle Movements (excluding net new reduction)      

TIME PERIOD 

SITE OVERALL 

HEAVY 

VEHICLES 

KINGSWAY EAST 

DISTRIBUTION 

KINGSWAY AVE / 

HIGHWAY 7B 

HEAVY VEHICLES 

NEW 

KINGSWAY AVE / 

HIGHWAY 7B 

HEAVY VEHICLES 

NEW 

8am to 9am 17 51% 9 2 

4pm to 5pm 27 38% 10 3 

     

Basically the development could generate up to 10 new heavy vehicle movements in the peak-hours 

to/from Kingsway Avenue/Highway 7B, but the ‘net new’ would be equivalent to 2 to 3 additional 

heavy vehicle movements at the Highway 7B/Kingsway Avenue intersection for the weekday peak-

hour periods.      

5. SUMMARY 

The Bunt’s Transportation Impact Study (August 27, 2019) primarily focused on the site design and 

immediate environs for the Development Permit application submission materials to the City of Port 

Coquitlam, but it is appreciated that wider consideration should have been given to the impact at 

the Highway 7B/Kingsway Avenue intersection to inform the MOTI. 

Given this, it is hoped that this memo can provide sufficient information for the MOTI to better 

understand the development’s impact at the Highway 7B and Kingsway Avenue intersection and in 

particular that the ‘net new’ site-generated vehicle movements are not expected to be material to 

influence existing operations. 

Further information and clarification can be provided to assist the MOTI as necessary in reviewing 

this matter.   

************************************** 
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APPENDIX B 

SimTraffic Reports 
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SimTraffic Performance Report

Existing AM 06/27/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 1

1: Kingsway Ave & BDL Performance by movement 

Movement EBL EBT WBT WBR SBL SBR All

Denied Del/Veh (s) 0.1 0.5 0.0 0.0 0.1 0.1 0.2

Total Del/Veh (s) 2.3 0.4 0.2 0.0 10.0 4.5 0.5

2: 1600 Kingsway Ave/1575 Kingsway Ave & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.1 0.0

Total Del/Veh (s) 0.3 0.0 0.5 5.2 0.4

3: Langan Ave & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBL NBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.1 0.1 0.0

Total Del/Veh (s) 0.9 0.2 3.7 0.9 6.3 5.1 1.3

4: Kingsway Ave & Dyn Struct Performance by movement 

Movement EBL EBT WBT WBR SBL SBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.1 0.1 0.0

Total Del/Veh (s) 4.6 0.7 0.5 0.0 15.7 5.9 1.1

5: 1530 Kingsway Ave & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBL NBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.1 0.0

Total Del/Veh (s) 0.5 0.2 5.3 0.6 2.9 0.6

6: Coast Meridian Rd & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBL NBR All

Denied Del/Veh (s) 0.0 0.0 3.0 0.8 0.2 0.2 0.5

Total Del/Veh (s) 0.9 0.4 5.3 0.8 17.1 3.3 1.7

Total Network Performance 

Denied Del/Veh (s) 0.7

Total Del/Veh (s) 5.2
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Queuing and Blocking Report

Existing AM 06/27/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 2

Intersection: 1: Kingsway Ave & BDL

Movement EB SB

Directions Served LT LR

Maximum Queue (m) 1.5 23.2

Average Queue (m) 0.3 13.2

95th Queue (m) 3.7 26.8

Link Distance (m) 99.5 45.6

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 2: 1600 Kingsway Ave/1575 Kingsway Ave & Kingsway Ave

Movement NB

Directions Served LTR

Maximum Queue (m) 6.9

Average Queue (m) 1.1

95th Queue (m) 6.8

Link Distance (m) 65.0

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 3: Langan Ave & Kingsway Ave

Movement EB WB NB

Directions Served TR LT LR

Maximum Queue (m) 3.8 25.8 16.3

Average Queue (m) 0.8 10.4 10.2

95th Queue (m) 6.9 28.2 16.8

Link Distance (m) 77.8 38.8 68.0

Upstream Blk Time (%) 0

Queuing Penalty (veh) 2

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)
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Queuing and Blocking Report

Existing AM 06/27/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 3

Intersection: 4: Kingsway Ave & Dyn Struct

Movement EB WB SB

Directions Served LT TR LR

Maximum Queue (m) 20.8 4.5 25.6

Average Queue (m) 5.4 0.8 12.6

95th Queue (m) 20.4 5.7 29.1

Link Distance (m) 38.8 28.1 60.5

Upstream Blk Time (%) 0

Queuing Penalty (veh) 0

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 5: 1530 Kingsway Ave & Kingsway Ave

Movement WB NB

Directions Served LT LR

Maximum Queue (m) 10.1 7.6

Average Queue (m) 2.1 1.2

95th Queue (m) 10.8 7.3

Link Distance (m) 49.9 71.9

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: Coast Meridian Rd & Kingsway Ave

Movement EB WB WB NB

Directions Served TR L T LR

Maximum Queue (m) 2.8 14.6 3.1 22.4

Average Queue (m) 0.4 8.2 0.4 9.5

95th Queue (m) 3.7 16.4 6.6 24.5

Link Distance (m) 49.9 106.5 76.1

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m) 25.0

Storage Blk Time (%) 0

Queuing Penalty (veh) 0

Network Summary

Network wide Queuing Penalty: 2
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SimTraffic Performance Report

Existing PM 06/27/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 1

1: Kingsway Ave & BDL Performance by movement 

Movement EBL EBT WBT WBR SBL SBR All

Denied Del/Veh (s) 0.1 0.4 0.0 0.0 0.1 0.1 0.2

Total Del/Veh (s) 4.1 0.4 0.3 0.0 8.6 3.5 0.5

2: 1600 Kingsway Ave/1575 Kingsway Ave & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.1 0.0

Total Del/Veh (s) 0.3 0.0 0.5 2.7 0.4

3: Langan Ave & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBL NBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.2 0.1 0.0

Total Del/Veh (s) 0.7 0.2 4.1 0.7 16.3 4.4 1.1

4: Kingsway Ave & Dyn Struct Performance by movement 

Movement EBL EBT WBT WBR SBL SBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.1 0.2 0.0

Total Del/Veh (s) 3.4 0.5 0.3 0.0 12.3 6.5 0.7

5: 1530 Kingsway Ave & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.1 0.0

Total Del/Veh (s) 0.3 0.1 3.6 0.4 3.9 0.4

6: Coast Meridian Rd & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBL NBR All

Denied Del/Veh (s) 0.0 0.0 3.3 0.6 0.1 0.1 0.5

Total Del/Veh (s) 0.7 0.2 3.9 0.6 12.3 1.9 1.2

Total Network Performance 

Denied Del/Veh (s) 0.6

Total Del/Veh (s) 4.0
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Queuing and Blocking Report

Existing PM 06/27/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 2

Intersection: 1: Kingsway Ave & BDL

Movement EB WB SB

Directions Served LT TR LR

Maximum Queue (m) 4.9 10.2 21.2

Average Queue (m) 0.8 1.4 10.0

95th Queue (m) 7.1 8.2 24.3

Link Distance (m) 99.5 30.7 45.6

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 2: 1600 Kingsway Ave/1575 Kingsway Ave & Kingsway Ave

Movement WB NB

Directions Served LTR LTR

Maximum Queue (m) 2.3 4.4

Average Queue (m) 0.2 0.9

95th Queue (m) 3.1 5.3

Link Distance (m) 77.8 65.0

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 3: Langan Ave & Kingsway Ave

Movement WB NB

Directions Served LT LR

Maximum Queue (m) 22.2 14.5

Average Queue (m) 8.6 9.2

95th Queue (m) 23.7 15.0

Link Distance (m) 38.8 68.0

Upstream Blk Time (%) 0

Queuing Penalty (veh) 0

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)
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Queuing and Blocking Report

Existing PM 06/27/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 3

Intersection: 4: Kingsway Ave & Dyn Struct

Movement EB WB SB

Directions Served LT TR LR

Maximum Queue (m) 17.7 1.5 16.5

Average Queue (m) 3.9 0.2 6.8

95th Queue (m) 15.4 3.2 17.9

Link Distance (m) 38.8 28.1 60.5

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 5: 1530 Kingsway Ave & Kingsway Ave

Movement WB NB

Directions Served LT LR

Maximum Queue (m) 7.8 5.0

Average Queue (m) 1.4 1.3

95th Queue (m) 9.6 6.2

Link Distance (m) 49.9 71.9

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: Coast Meridian Rd & Kingsway Ave

Movement EB WB NB

Directions Served TR L LR

Maximum Queue (m) 0.6 13.1 13.6

Average Queue (m) 0.1 6.3 7.6

95th Queue (m) 1.3 16.3 15.6

Link Distance (m) 49.9 76.1

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m) 25.0

Storage Blk Time (%) 0

Queuing Penalty (veh) 0

Network Summary

Network wide Queuing Penalty: 1
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SimTraffic Performance Report

Background 2027 AM, No Improvements 06/27/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 1

1: Kingsway Ave & BDL Performance by movement 

Movement EBL EBT WBT WBR SBL SBR All

Denied Del/Veh (s) 0.3 0.5 0.0 0.0 0.2 0.1 0.3

Total Del/Veh (s) 4.7 0.6 0.4 0.0 14.8 3.9 0.8

2: 1600 Kingsway Ave/1575 Kingsway Ave & Kingsway Ave Performance by movement 

Movement EBL EBT EBR WBL WBT WBR NBR SBL SBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.0

Total Del/Veh (s) 4.2 0.5 0.1 1.1 0.5 2.3 12.4 6.0 0.9

3: Langan Ave & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBL NBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.3 0.2 0.0

Total Del/Veh (s) 1.2 0.5 5.1 1.5 30.3 6.8 1.9

4: Kingsway Ave & Dyn Struct Performance by movement 

Movement EBL EBT WBT WBR SBL SBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.1 0.1 0.0

Total Del/Veh (s) 7.2 1.1 0.9 0.3 24.8 18.4 1.8

5: 1530 Kingsway Ave & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBL NBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.1 0.0

Total Del/Veh (s) 0.6 0.1 10.0 1.2 5.3 1.0

6: Coast Meridian Rd & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBL NBR All

Denied Del/Veh (s) 0.0 0.0 3.2 1.0 0.2 0.2 0.7

Total Del/Veh (s) 1.1 0.5 5.9 1.2 28.4 6.6 2.5

Total Network Performance 

Denied Del/Veh (s) 0.8

Total Del/Veh (s) 7.9
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Queuing and Blocking Report

Background 2027 AM, No Improvements 06/27/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 2

Intersection: 1: Kingsway Ave & BDL

Movement EB WB SB

Directions Served LT TR LR

Maximum Queue (m) 6.6 1.5 26.9

Average Queue (m) 0.8 0.3 13.2

95th Queue (m) 6.0 3.4 29.6

Link Distance (m) 99.5 30.7 45.6

Upstream Blk Time (%) 0

Queuing Penalty (veh) 0

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 2: 1600 Kingsway Ave/1575 Kingsway Ave & Kingsway Ave

Movement EB WB NB SB

Directions Served LTR LTR LTR LTR

Maximum Queue (m) 18.9 5.9 4.1 7.2

Average Queue (m) 4.4 1.1 0.7 2.4

95th Queue (m) 18.1 13.0 5.0 8.8

Link Distance (m) 30.7 77.8 65.0 45.6

Upstream Blk Time (%) 0

Queuing Penalty (veh) 1

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 3: Langan Ave & Kingsway Ave

Movement EB WB NB

Directions Served TR LT LR

Maximum Queue (m) 14.3 35.4 20.4

Average Queue (m) 1.4 14.0 11.1

95th Queue (m) 10.6 35.5 20.6

Link Distance (m) 77.8 38.8 68.0

Upstream Blk Time (%) 1

Queuing Penalty (veh) 5

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

128



Queuing and Blocking Report

Background 2027 AM, No Improvements 06/27/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 3

Intersection: 4: Kingsway Ave & Dyn Struct

Movement EB WB SB

Directions Served LT TR LR

Maximum Queue (m) 33.8 16.9 30.7

Average Queue (m) 9.1 3.2 17.0

95th Queue (m) 29.6 16.2 34.3

Link Distance (m) 38.8 28.1 60.5

Upstream Blk Time (%) 1 1

Queuing Penalty (veh) 6 4

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 5: 1530 Kingsway Ave & Kingsway Ave

Movement WB NB

Directions Served LT LR

Maximum Queue (m) 23.9 12.2

Average Queue (m) 5.1 2.2

95th Queue (m) 25.6 9.9

Link Distance (m) 49.9 71.9

Upstream Blk Time (%) 0

Queuing Penalty (veh) 2

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: Coast Meridian Rd & Kingsway Ave

Movement EB WB WB NB

Directions Served TR L T LR

Maximum Queue (m) 9.0 15.7 7.7 36.1

Average Queue (m) 1.2 9.3 1.1 17.0

95th Queue (m) 8.9 18.0 10.0 40.2

Link Distance (m) 49.9 106.5 76.1

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m) 25.0

Storage Blk Time (%) 0 0

Queuing Penalty (veh) 0 0

Network Summary

Network wide Queuing Penalty: 18

129



SimTraffic Performance Report

Background 2027 PM, No Improvements 06/27/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 1

1: Kingsway Ave & BDL Performance by movement 

Movement EBL EBT WBT WBR SBL SBR All

Denied Del/Veh (s) 0.7 0.5 0.0 0.0 0.1 0.1 0.3

Total Del/Veh (s) 4.7 0.6 0.3 0.0 14.6 5.6 0.7

2: 1600 Kingsway Ave/1575 Kingsway Ave & Kingsway Ave Performance by movement 

Movement EBL EBT EBR WBT WBR NBL NBR SBL SBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.0

Total Del/Veh (s) 4.9 0.3 0.7 0.2 4.2 15.7 5.8 0.9

3: Langan Ave & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBL NBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.1 0.1 0.0

Total Del/Veh (s) 0.8 0.5 4.9 1.3 27.3 6.6 1.6

4: Kingsway Ave & Dyn Struct Performance by movement 

Movement EBT WBT SBL SBR All

Denied Del/Veh (s) 0.0 0.0 0.1 0.1 0.0

Total Del/Veh (s) 0.4 0.5 20.3 7.0 0.6

5: 1530 Kingsway Ave & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.1 0.0

Total Del/Veh (s) 0.3 0.0 0.5 5.2 0.4

6: Coast Meridian Rd & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBL NBR All

Denied Del/Veh (s) 0.0 0.0 3.0 0.7 0.3 0.2 0.4

Total Del/Veh (s) 0.9 0.3 7.5 0.8 28.0 3.5 2.3

Total Network Performance 

Denied Del/Veh (s) 0.6

Total Del/Veh (s) 6.8
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Queuing and Blocking Report

Background 2027 PM, No Improvements 06/27/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 2

Intersection: 1: Kingsway Ave & BDL

Movement EB WB SB

Directions Served LT TR LR

Maximum Queue (m) 7.5 0.7 17.5

Average Queue (m) 1.3 0.1 7.6

95th Queue (m) 12.0 1.4 18.7

Link Distance (m) 99.5 30.7 45.6

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 2: 1600 Kingsway Ave/1575 Kingsway Ave & Kingsway Ave

Movement EB NB SB

Directions Served LTR LTR LTR

Maximum Queue (m) 4.3 5.2 12.7

Average Queue (m) 1.1 0.9 7.9

95th Queue (m) 7.9 5.1 17.0

Link Distance (m) 30.7 65.0 45.6

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 3: Langan Ave & Kingsway Ave

Movement WB NB

Directions Served LT LR

Maximum Queue (m) 34.0 18.0

Average Queue (m) 13.4 10.9

95th Queue (m) 32.4 18.1

Link Distance (m) 38.8 68.0

Upstream Blk Time (%) 0

Queuing Penalty (veh) 2

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)
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Queuing and Blocking Report

Background 2027 PM, No Improvements 06/27/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 3

Intersection: 4: Kingsway Ave & Dyn Struct

Movement WB SB

Directions Served TR LR

Maximum Queue (m) 7.4 10.7

Average Queue (m) 0.6 4.8

95th Queue (m) 6.6 12.9

Link Distance (m) 28.1 60.5

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 5: 1530 Kingsway Ave & Kingsway Ave

Movement EB WB NB

Directions Served TR LT LR

Maximum Queue (m) 0.7 6.5 6.7

Average Queue (m) 0.0 1.5 1.4

95th Queue (m) 0.0 13.5 6.6

Link Distance (m) 28.1 49.9 71.9

Upstream Blk Time (%) 0

Queuing Penalty (veh) 0

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: Coast Meridian Rd & Kingsway Ave

Movement EB WB NB

Directions Served TR L LR

Maximum Queue (m) 5.8 19.6 27.9

Average Queue (m) 0.9 9.7 16.2

95th Queue (m) 6.0 22.1 35.2

Link Distance (m) 49.9 76.1

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m) 25.0

Storage Blk Time (%) 0

Queuing Penalty (veh) 3

Network Summary

Network wide Queuing Penalty: 4
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SimTraffic Performance Report

Total 2027 AM, Kingsway Ave Widened 07/04/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 1

1: Kingsway Ave & BDL Performance by movement 

Movement EBL EBT WBT WBR SBL SBR All

Denied Del/Veh (s) 2.8 0.2 0.0 0.0 0.1 0.1 0.1

Total Del/Veh (s) 3.3 0.2 0.1 0.1 18.1 4.3 0.5

2: 1600 Kingsway Ave/1575 Kingsway Ave & Kingsway Ave Performance by movement 

Movement EBL EBT EBR WBL WBT WBR NBR SBL SBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.0

Total Del/Veh (s) 3.3 0.2 0.0 0.2 0.1 7.5 4.2 0.3

3: Langan Ave/Site W & Kingsway Ave Performance by movement 

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.3 0.1 0.1 0.1

Total Del/Veh (s) 4.3 0.3 0.2 3.8 0.2 0.1 16.9 10.7 3.5 2.2

3: Langan Ave/Site W & Kingsway Ave Performance by movement 

Movement All

Denied Del/Veh (s) 0.0

Total Del/Veh (s) 0.8

5: 1530 Kingsway Ave & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.1 0.0

Total Del/Veh (s) 0.3 0.1 3.3 0.3 4.8 0.3

6: Coast Meridian Rd/Site E & Kingsway Ave Performance by movement 

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Denied Del/Veh (s) 0.0 0.0 0.0 2.7 0.2 0.3 0.1 0.1 0.1 0.1 0.1

Total Del/Veh (s) 3.6 0.3 0.2 3.8 0.4 0.3 16.3 22.0 4.5 11.6 7.0

6: Coast Meridian Rd/Site E & Kingsway Ave Performance by movement 

Movement All

Denied Del/Veh (s) 0.3

Total Del/Veh (s) 1.4

Total Network Performance 

Denied Del/Veh (s) 0.3

Total Del/Veh (s) 3.1
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Queuing and Blocking Report

Total 2027 AM, Kingsway Ave Widened 07/04/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 2

Intersection: 1: Kingsway Ave & BDL

Movement EB WB SB

Directions Served L TR LR

Maximum Queue (m) 4.6 1.3 28.2

Average Queue (m) 0.8 0.2 13.2

95th Queue (m) 5.0 2.7 29.6

Link Distance (m) 30.8 40.5

Upstream Blk Time (%) 0

Queuing Penalty (veh) 0

Storage Bay Dist (m) 50.0

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 2: 1600 Kingsway Ave/1575 Kingsway Ave & Kingsway Ave

Movement EB WB WB NB SB

Directions Served L L T LTR LTR

Maximum Queue (m) 9.6 0.8 0.6 2.9 10.5

Average Queue (m) 2.1 0.1 0.1 0.4 2.8

95th Queue (m) 8.8 1.6 1.2 4.7 11.6

Link Distance (m) 78.7 59.8 40.5

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m) 20.0 30.0

Storage Blk Time (%) 0

Queuing Penalty (veh) 0

Intersection: 3: Langan Ave/Site W & Kingsway Ave

Movement EB WB WB NB SB

Directions Served L L T LTR LTR

Maximum Queue (m) 11.2 12.2 0.6 17.9 8.9

Average Queue (m) 3.4 6.2 0.1 11.2 2.7

95th Queue (m) 12.2 14.5 1.3 18.1 9.4

Link Distance (m) 75.4 64.5 53.8

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m) 30.0 50.0

Storage Blk Time (%)

Queuing Penalty (veh)
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Queuing and Blocking Report

Total 2027 AM, Kingsway Ave Widened 07/04/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 3

Intersection: 5: 1530 Kingsway Ave & Kingsway Ave

Movement WB WB NB

Directions Served L T LR

Maximum Queue (m) 2.7 1.6 6.9

Average Queue (m) 0.6 0.2 1.2

95th Queue (m) 4.4 3.3 6.1

Link Distance (m) 48.8 68.2

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m) 20.0

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: Coast Meridian Rd/Site E & Kingsway Ave

Movement EB EB EB WB WB WB NB SB

Directions Served L T TR L T TR LTR LTR

Maximum Queue (m) 6.6 0.9 0.8 10.8 0.6 0.2 32.4 14.7

Average Queue (m) 1.2 0.1 0.1 4.9 0.1 0.0 14.0 3.9

95th Queue (m) 6.4 1.4 1.2 11.8 0.8 0.3 33.9 14.7

Link Distance (m) 48.8 48.8 102.6 102.6 71.1 56.0

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m) 20.0 25.0

Storage Blk Time (%)

Queuing Penalty (veh)

Network Summary

Network wide Queuing Penalty: 0
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SimTraffic Performance Report

Total 2027 PM, Kingsway Ave Widened 07/04/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 1

1: Kingsway Ave & BDL Performance by movement 

Movement EBL EBT WBT WBR SBL SBR All

Denied Del/Veh (s) 3.4 0.1 0.0 0.0 0.1 0.2 0.1

Total Del/Veh (s) 5.9 0.2 0.1 0.2 12.2 3.2 0.4

2: 1600 Kingsway Ave/1575 Kingsway Ave & Kingsway Ave Performance by movement 

Movement EBL EBT EBR WBL WBT WBR NBL NBR SBL SBR All

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.0

Total Del/Veh (s) 4.0 0.1 0.1 0.2 0.0 1.9 9.4 4.0 0.4

3: Langan Ave/Site W & Kingsway Ave Performance by movement 

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.1 0.1

Total Del/Veh (s) 5.4 0.2 0.1 3.8 0.2 0.1 11.1 3.5 13.6 2.9

3: Langan Ave/Site W & Kingsway Ave Performance by movement 

Movement All

Denied Del/Veh (s) 0.0

Total Del/Veh (s) 0.7

5: 1530 Kingsway Ave & Kingsway Ave Performance by movement 

Movement EBT EBR WBL WBT NBR All

Denied Del/Veh (s) 0.0 0.0 0.1 0.0

Total Del/Veh (s) 0.2 0.2 3.2 0.2

6: Coast Meridian Rd/Site E & Kingsway Ave Performance by movement 

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Denied Del/Veh (s) 0.0 0.0 3.1 0.2 0.4 0.3 0.2 0.2 0.2 0.2

Total Del/Veh (s) 0.3 0.1 4.5 0.3 0.3 19.6 4.1 15.8 24.7 8.4

6: Coast Meridian Rd/Site E & Kingsway Ave Performance by movement 

Movement All

Denied Del/Veh (s) 0.2

Total Del/Veh (s) 1.9

Total Network Performance 

Denied Del/Veh (s) 0.3

Total Del/Veh (s) 3.7
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Queuing and Blocking Report

Total 2027 PM, Kingsway Ave Widened 07/04/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 2

Intersection: 1: Kingsway Ave & BDL

Movement EB SB

Directions Served L LR

Maximum Queue (m) 4.6 14.6

Average Queue (m) 0.8 8.0

95th Queue (m) 4.9 17.8

Link Distance (m) 40.5

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m) 50.0

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 2: 1600 Kingsway Ave/1575 Kingsway Ave & Kingsway Ave

Movement EB EB WB NB SB

Directions Served L T TR LTR LTR

Maximum Queue (m) 5.3 0.6 1.3 5.3 15.1

Average Queue (m) 0.8 0.0 0.2 0.9 7.6

95th Queue (m) 5.9 0.0 2.7 5.2 17.2

Link Distance (m) 30.8 78.7 59.8 40.5

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m) 20.0

Storage Blk Time (%) 0

Queuing Penalty (veh) 0

Intersection: 3: Langan Ave/Site W & Kingsway Ave

Movement EB WB NB SB

Directions Served L L LTR LTR

Maximum Queue (m) 8.1 12.8 17.8 10.3

Average Queue (m) 1.3 7.3 10.2 6.6

95th Queue (m) 7.5 14.9 16.0 13.6

Link Distance (m) 64.5 53.8

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m) 30.0 50.0

Storage Blk Time (%)

Queuing Penalty (veh)
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Queuing and Blocking Report

Total 2027 PM, Kingsway Ave Widened 07/04/2019

1419-1515 Kingsway Ave DP SimTraffic Report

NM Page 3

Intersection: 5: 1530 Kingsway Ave & Kingsway Ave

Movement WB NB

Directions Served L LR

Maximum Queue (m) 3.4 6.0

Average Queue (m) 0.5 1.9

95th Queue (m) 3.8 7.7

Link Distance (m) 68.2

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m) 20.0

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: Coast Meridian Rd/Site E & Kingsway Ave

Movement EB EB EB WB WB NB SB

Directions Served L T TR L T LTR LTR

Maximum Queue (m) 3.0 1.3 0.8 11.6 0.3 33.0 26.0

Average Queue (m) 0.4 0.2 0.1 5.4 0.0 13.3 14.0

95th Queue (m) 3.3 2.7 1.2 13.3 0.7 32.6 29.6

Link Distance (m) 48.8 48.8 102.6 71.1 56.0

Upstream Blk Time (%) 0

Queuing Penalty (veh) 0

Storage Bay Dist (m) 20.0 25.0

Storage Blk Time (%)

Queuing Penalty (veh)

Network Summary

Network wide Queuing Penalty: 0
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Development Permit Application - 2446 Shaughnessy Street 

Report To:  Committee of Council 
Department: Development Services 
Approved by: L. Grant
Meeting Date: January 28, 2020 

RECOMMENDATION: 
That Committee of Council approve Development Permit DP000396 to regulate a six- 
storey apartment development at 2446 Shaughnessy Street. 

REPORT SUMMARY 

This report describes a development permit application for a 33-unit, six-storey apartment 
building with three levels of automated stackable parking at 2446 Shaughnessy Street. 
The proposal substantially conforms to the Zoning Bylaw with only minor variances and the 
design complies with the intent of the Downtown development permit area guidelines in 
terms of the overall architectural style and detailing, the materials used and the creation of 
an overall attractive pedestrian realm. Staff recommend the application be approved.  

BACKGROUND 

Proposal: The applicant, Kutak Developments Ltd., proposes to construct a 33-unit, six-
storey apartment building on the southeast corner of Shaughnessy Street and Atkins 
Avenue.   

Location Map 
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Development Permit Application -  2446 Shaughnessy Street 

Report To:  Committee of Council 
Department: Development Services 
Approved by: L. Grant
Meeting Date: January 28, 2020 

The site is flanked to the south and east by older single-family houses. The house on the 
lot directly south of the lane was recently demolished after sustaining fire damage.  The 
applicant intends to apply for a development permit to accommodate a similar 
development for this site. To the southeast of the site, the City has issued a Development 
Permit for a 7 storey (26.5 metre) apartment development at 2279 Kelly Avenue and a 
building permit application is in process.  

Policy and Regulations: The Official Community Plan (OCP) designates the site as High 
Density Apartment Residential and allows for multiple-family developments within this 
designation to have a higher profile. The property is zoned RA2 (Residential Apartment 2). 

The site is included within the Downtown and Environmental Conservation development 
permit area designations of the OCP. The Downtown DP design guidelines promote 
coordination of siting and building design; use of high quality cladding materials; 
consideration of the relationship between buildings and open areas; and, the overall visual 
impact of buildings and landscaping. The environmental conservation DP objectives and 
guidelines encourage sustainable development and building design; efficient use of 
energy, water and other resources; and, reduction of waste and pollution. 

Project Profile 
Bylaw 

Regulations  1 
Proposed 2 Requested 

Variance 
Site Area minimum 930m2 1,219m2 
Floor Area Ratio up to 2.5 2.09 
Dwelling Units n/a 33 
  Adaptable Units 30% 30% (10 units) 
  Family Friendly Units 25% (8) 27% (9) 
Building Lot Coverage 60% 53% 
Setbacks:
  Front (Atkins) 4.0 m 3.4 m 0.6 m 
  Rear (lane) 7.5 m 7.5 m 
  Interior side 3.0 m 3.0 m 
  Exterior side (Shaughnessy) 3.0 m 3.0 m 
Building Height 30 m 21.3 m 
Parking:  Total 50 51 
  Resident 43 44 
  Visitor 7 7 
  Stall Width (adjoining structure) 3.0 m 2.8 m 0.2 m 
  Parkade Drive Aisle 6.5 m 6.25 m 0.25 m 

1 Refer to Zoning Bylaw No. 3630, Parking and Development Management Bylaw No. 4078 and Building and Plumbing Bylaw No. 3710 
for specific regulations 
2 Information provided by applicant 

140



Development Permit Application  -  2446 Shaughnessy Street 

Report To:  Committee of Council 
Department: Development Services 
Approved by: L. Grant
Meeting Date: January 28, 2020 

Bylaw 
Regulations  1 

Proposed 2 Requested 
Variance 

Indoor Recreation Area 66m2 58.7m2 7.3m2 
Outdoor Recreation Area 115.5m2 195.6m2 
Bicycle Parking 
  Long-term (bike room) 33 34 
  Short-term (bike rack) 6 6 

Project Description: The proposed six-storey apartment building includes 9 studio units, 
9 one-bedroom/one bedroom plus den units and 11 two-bedroom/two bedroom plus den 
units, and 4 three-bedroom units, varying in size from 40.9m2 (441 ft2) to 109.2m2 (1,176 
ft2).  

The building has been 
oriented with its main 
pedestrian entrance on 
Shaughnessy Street and 
vehicular access from the lane 
to the south. The design of the 
building has been influenced 
by the use of a three-level 
automated stacking parkade 
system, proposed as a unique 
way of providing the required 
parking on a relatively small 
site. A fully underground level 
contains a level of the 
automated vehicular parking 
system and bicycle parking. At 
street level, the first level of 
the building is double height 
and contains the building 
lobby, indoor amenity space (including a dog grooming room and a separate workshop 
area), storage and utilities and two additional levels of the parking system. The residential 
units are on the 2nd through 6th floors with a rooftop terrace.  

The developer advises the design of the building is intended to provide for a landmark 
development on Shaughnessy Street. The proposal provides for the first storey on 
Shaughnessy and Atkins elevations to have the appearance of a double height single-

Shaughnessy Street facade 
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Development Permit Application  -  2446 Shaughnessy Street 

Report To:  Committee of Council 
Department: Development Services 
Approved by: L. Grant
Meeting Date: January 28, 2020 

storey, with strong vertical elements, expansive windows and substantial hard and soft 
landscaping, intending to reduce the building massing and provide for a pedestrian scale. 
The first storey elevations facing the lane and houses to the east are softened with living 
green walls.  

The residential floors also contain strong vertical elements, with a variation of materials, 
colours and stepping of the mass, intended to help break up the large building, create 
visual interest and a balanced architectural program.  A series of curved balconies project 
from the building at the 
corner of Shaughnessy 
Street and Atkins, providing 
for a distinct architectural 
element.  

The appearance of the 
building’s mass is further 
reduced by having the 6th 
floor stepped back from the 
lower floors of the building. 
The roof of the building 
contains private patios for 
the top floor units and a 
common outdoor amenity 
space with an outdoor 
cooking station, seating 
areas and resident garden 
plots.   

All the required residential parking is contained within the automated system. Six visitor 
parking stalls (including one accessible stall) are located at grade at the south of the 
building and accessed directly from the lane.  Also located within the visitor parking area is 
an exterior car/bike wash station. The applicant advises that mechanized parking system 
increase efficiency of the parking area by allowing drivers to exit their vehicle at grade 
before it is stowed in its final location.  To park, a resident would steer towards their 
allocated space within the parking system, open the security gate, drive into a regular 
sized parking space, exit the machine and close the gate.  To retrieve the car, a resident 
will request their vehicle via a fob/key, gate will open, resident enters, drives vehicle out 
and closes the gate.  The vehicles, once parked in the parking system, are not accessible 
to residents.  Each stall in the parking system will be roughed in with an electric vehicle 
charging station, and a fully functioning public EV charging station is proposed to be 

Shaughnessy / Atkins Facade 
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located at the visitor parking stall location.  In the case of a power outage, the system can 
be manually operated through the use of manual jacks attached to the hydraulic system. 

The proposed landscape plan provides for 16 trees on site (2 Japanese Maple, 6 Star 
Magnolia, 4 Serbian Spruce, 3 Kousa Dogwood and 1 Yoshiro Cherry) as well as a variety 
of shrubs, grasses and perennials in the landscape planters along street frontages. In front 
of the building, 6 deciduous trees are proposed to be planted within the boulevard.  

The project is designed to comply with the environmental conservation area designation by 
including such measures as using energy star rated appliances, using drought tolerant 
native plants, incorporating porous hard surfaces to reduce storm water run-off and, 
providing roughed in for electric vehicle charging for all units plus a functioning car 
charging station located in the visitor parking area among other items.  A complete list of 
conservation measures is provided in Schedule A of the draft development permit.  

Variances to Zoning and Parking Bylaw Regulations: A minor 0.6m variance has been 
requested to allow for articulation of the parkade wall fronting Atkins Avenue.  The 
applicant has also requested a 7.3m2 reduction to the amount of required indoor amenity 
space and variances to the parking stall and drive aisles widths are requested to 
accommodate the design parameters for the automated parking system.   

Off-site Improvements: This project requires off-site upgrades, including: street lighting, 
road drainage, street trees, undergrounding of the overhead wiring, and fully constructing 
the rear lane including storm drainage.  Final off-site improvements will be determined at 
the Building Permit stage.  A determination of the feasibility of undergrounding the 
overhead wiring at the time of construction would be made working with the Utilities at 
building permit stage.   

DISCUSSION 

At over 20 metres in height and containing 6 storeys (5 residential storeys), the proposed 
apartment building would be taller than existing surrounding buildings although still in 
keeping with the permitted height in the RA2 zone (30 metres) and only slightly smaller 
than a 7 storey (26.5 metre) apartment development approved, but yet to be constructed, 
nearby on Kelly Avenue.  

The architect has used a variety of techniques to reduce the volumetric impact of this large 
scale development on the pedestrian realm, to provide for compatibility with surrounding 
development, and to meet the intent of the Downtown development permit guidelines for 
form and character. These mechanisms including designing the first two stories to appear 
as a double height single story with a distinct pedestrian-scaled building entrance, 
landscaping and plaza on Shaughnessy Street; articulating the façade by using variable 
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setbacks, architectural elements, materials, and softening the appearance of the building 
wall with treatment and wider setbacks. While providing for a more modernist building 
style, the design still provides architectural elements that are reflective of the historic 
downtown character, including vertical brick elements and wrought iron balcony rails.  

The design guidelines suggest stepping back portions of the building above the 3rd floor to 
reduce volumetric impact; the proposed development steps the building back on the 5th 
floor.  

The proposed variance to the Atkins Avenue setback is minor and provide for a more 
aesthetically pleasing building. The requested variances to the parking bylaw provide for 
increased functionality of the automated system. The variance proposed for a reduction in 
area for the indoor amenity space is rationalized by the additional area (almost double) 
that has been provided for the outdoor amenity space located on the roof top.  Staff 
support the variances.  

It is staff’s opinion that the design of the proposed apartment and landscaping is attractive 
and meets the overall intent of the development permit guidelines. Accordingly, staff 
recommend approval. However, if Committee determines that it wishes to obtain additional 
public input on the design given the scale and height of the development as an option it 
may choose to hold an advertised public meeting prior to making a decision on the 
application. 

FINANCIAL IMPLICATIONS 

None. 

PUBLIC CONSULTATION  

A sign has been posted on site to inform area residents of the application and, to date, no 
comments have been received. 

OPTIONS  
(Check = Staff Recommendation) 

# Description 
1

Approve Development Permit DP000396 
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Development Permit Application DP000396 -  2446 Shaughnessy Street 

Report To:  Committee of Council 
Department: Development Services 
Approved by: L. Grant
Meeting Date: January 28, 2020 

ATTACHMENTS 

Attachment #1: Draft Development Permit 
Attachment #2: Proposed Automated Parking System 

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 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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