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RECOMMENDATIONS: 

That Committee of Council: 

1. Direct staff to bring forward an amendment to the Zoning Bylaw to add a new M4 (Intensive 
Light Industrial) zone that permits indoor commercial storage and industrial offices above 
the second storey of a building in addition to uses currently permitted in the M3 Light 
Industrial zone; 

2. Direct staff to bring forward amendments to the Official Community Plan to accommodate 
a new M4 Intensive Light Industrial zone.  

3. Having given consideration to s.475 of the Local Government Act, confirm the following 
consultation for the proposed Official Community Plan amendment: 

a) Posting information on the City website; 
b) Consideration of a staff report in an open Committee of Council meeting. 

4. Direct staff to bring forward an amendment to the Parking and Development Management 
Bylaw to add parking regulations for indoor commercial storage and industrial offices uses. 

5. Direct staff to bring forward an amendment to the Zoning Bylaw to rezone 590 Dominion 
Avenue to M4 Intensive Light Industrial; 

6. Recommend to Council that prior to adoption of the amending bylaw for 590 Dominion 
Avenue, the following conditions be met to the satisfaction of the Director of Development 
Services: 

a) Completion of a subdivision plan to the satisfaction of the Approving Officer 
including subdivision of the site into two parcels, corner cut-offs and road 
dedication along Seaborne Avenue; 

b) Submission of plans, fees, securities and agreements for off-site works and 
services; 

7. Recommend to Council that Zoning Bylaw, 2008, No. 3630, Amendment Bylaw, 2022, No. 
4285 for 590 Dominion Avenue be repealed. 

 

PREVIOUS COUNCIL/COMMITTEE ACTION  

December 6, 2022 – Council gave third reading to Zoning Bylaw, 2008, No. 3630, Amendment 

Bylaw, 2022, No. 4285 to amend the zoning designation of 590 Dominion Avenue from A 

(Agricultural) to M3 (Light Industrial). 

REPORT SUMMARY 

This report provides for Committee consideration of a revised rezoning proposal at 590 Dominion 

Avenue.  The applicant, Astria Properties, has requested consideration of an industrial zone that 

permits opportunities for intensification of use at the site through inclusion of complementary uses 

above the second storey.  Staff are proposing the creation of a new M4 - Intensive Light Industrial 

zone that would be based upon the M3 Light Industrial zone but would also permit commercial indoor 

storage and industrial office uses above the second storey, and recommend that it be applied to 590 

Dominion Avenue. Staff are further recommending parking regulations be amended to apply parking 

requirements for industrial office and indoor commercial storage uses and minor amendment to the 

Official Community Plan to incorporate the new zone.  The new M4 zone would be in keeping with 
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the City’s land use policies to support a diversified local economy and promote high employment 

generation that is compatible with the surrounding area, but does not detract from existing 

commercial centers.  Approval is recommended.  

BACKGROUND  

Proposal: The applicant, Astria Properties, has proposed to subdivide 590 Dominion Avenue to 

create two lots, each with a multi-storey light industrial building containing industrial bays on the 

lower floors and indoor commercial storage and industrial office uses on upper floors.  

 

In keeping with regional direction to consider appropriate opportunities for industrial land 

intensification and in order to accommodate several current applications that include intensified light 

industrial development, staff have crafted a new M-4 Intensive Light Industrial Zone. Staff propose 

the Zoning Bylaw and Official Community Plan be amended to allow for consideration of this new 

zone in areas designated as Light Industrial in the OCP. 

 

History: In December 2022, Council gave third reading to a zoning bylaw amendment to rezone the 

property from A (Agricultural) to M3 (Light Industrial) to permit development of two two-storey 

(warehouse with mezzanine) light industrial buildings. Subsequent to this resolution, the applicant 

requested consideration of a revised development concept to provide for intensification of the lands 

by allowing additional office and storage uses above the second storey of the proposed buildings. 

 

Site Context: The 5-acre, rectangular shaped lot is located at the corner of Dominion Avenue and 

Fremont Street. The site has recently been cleared and filled in anticipation of development.  The 

site is significantly encumbered by a 2.5-acre BC Hydro right-of-way (ROW) located on the west side 

of the property which restricts development of buildings or tall landscaping in this area. Surrounding 

land uses are comprised of light industrial to the east, west and south, townhouse residential to the 

northwest, and recreation commercial (Carnoustie Golf Course) to the north.  

  

 
Location map 

BC Hydro ROW 
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Policy and Regulations:  

OCP Land Use Designation and Policies: The land use designation in the Official Community Plan 

(OCP) for the site is Light Industrial. OCP policies encourage innovative approaches for lands within 

the Dominion Triangle Industrial Area to promote high employment generation that is compatible 

with adjacent commercial and residential areas, while discouraging Community Commercial uses, 

such as small retail, offices, and personal services from locating in Industrial areas.  

 

Zoning: The property is currently zoned Agriculture, which reflects the historic zoning in the Dominion 

Triangle. The sites Light Industrial OCP land use designation supports consideration of the M3 Light 

Industrial zone, which permits uses such as warehousing, trade contractors, manufacturers and 

producers, and commercial indoor recreation operating fully within a building. Office uses are limited, 

such as offices accessory to the industrial business occupying the unit and building height is set to 

a maximum of 12m (39.4ft). 

 

Indoor commercial storage is not permitted in the M3 zone (it is permitted in the M1 - General 

Industrial and M2- Heavy Industrial zones), however intensification of a light industrial building with 

upper level indoor storage uses was previously approved as a site-specific zoning amendment at 

585 Seaborne Avenue.  

 

A new M4 Intensive Light Industrial zone could provide a consistent standard for intensified industrial 

uses by reflecting the uses permitted in the M3 zone in a taller four-storey building format along with 

industrial office and indoor commercial storage uses above the typical ground oriented industrial 

bays. This proposed zone would include office uses that don’t fit into commercial office areas and 

do not require a front facing retail component. 

 

Development Permit: This site will be subject to form and character and environmental conservation 

development permit area objectives and design guidelines. Development permits would be 

considered after adoption of a Zoning Bylaw amendment. 

 

Ministry of Transportation and Infrastructure: The site is located within 800 meters of a Provincial 

controlled access highway (Mary Hill Bypass). Pursuant to s.52 of the Transportation Act, approval 

from the Ministry of Transportation and Infrastructure is required prior to adoption of a zoning 

amendment bylaw. 

 

Metro Vancouver Policies: The Regional Growth Strategy, Metro 2050, identifies the critical need to 

retain the region’s industrial land base for a wide range of industrial uses. The RGS encourages 

municipalities to consider opportunities for intensification of industrial activities, where contextually 

appropriate and where any additional non-industrial uses are limited, industrial serving and 

supportive of the primary industrial function of the site. The RGS also noted the importance of 

municipal urban commercial centers as the focal point for growth and services, and the primary hub 

for residential density and commercial/employment activities such as offices and services. The 
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Regional Industrial Land Strategy encourages consideration of industrial intensification with 

compatible additional uses where the traditional industrial components are primary and secured as 

a condition of development.  

 

Project Description: The applicant is 

proposing to rezone and subdivide the 

property to create a 1.35-acre lot (Lot 1) 

and a 3.3-acre lot (Lot 2), each to be 

developed with an industrial building, 

landscaping and extensive parking and 

loading typical of industrial 

development. As shown on the inset 

site plan, the BC Hydro ROW 

constrains where buildings can be 

placed on the site.  Each of the 

proposed lots would have vehicle 

access from Fremont Street.  

 

The project is expected to be similar in character to other industrial developments recently 

constructed within the Dominion Triangle, but will be in a three and four-storey format with traditional 

ground oriented industrial bay/warehouse space (with mezzanine) on the ground floor and additional 

uses above.  

 

Building 1000 (Lot 1) fronts Seaborne Avenue and includes 3,250 m2 of ground oriented industrial 

bays with two-levels (4,830 m2) indoor commercial storage use above.  The indoor commercial 

storage use would be services by a dedicated industrial lift to the storage units and parking/loading 

in front for loading purposes.   

 

Building 2000 (Lot 2) is sited along the east edge of the site and will include 4,410 of m2 of ground 

oriented industrial bays with one additional storey (3,252 m2) of industrial offices above. A large 

parking area is located to the front of the building under the Hydro ROW.   

 

 

Proposed site plan 
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The proposed buildings feature a high-quality architectural design and include extensive glazing and 

metal composite cladding. Significant landscaping has been proposed along the periphery of the site 

and throughout the parking and loading areas and includes pavers in select parking locations to 

increase the permeability of the site. A landscaped berm has also been proposed along the Fremont 

Street frontage of lot 2 to help screen the parking area and street facing loading bays.  

 

The applicant has indicated they wish to include a public art component and is working with the Port 

Coquitlam Arts Council to achieved the desired outcome.  The design of the buildings and 

landscaping would be confirmed in Committee’s future consideration of development permits, if the 

rezoning is approved.   

 

In keeping with similar industrial rezoning proposals on the southside of Dominion Avenue, a design 

covenant to ensure development of the site remains compatible with the residential uses to the 

northwest and golf course to the north was required to as a condition of the previous M3 rezoning 

application zoning. The restrictive covenant has already been registered on title and would help guide 

the design of the building through Development Permit consideration.  

 

Project Profile 

 Proposed M4 Bylaw 

Regulations1 
Proposed2 

Requested 

Variances 

Site Area (total) n/a 
19,103 m²  

(205,630 ft2) 

 

Lot 1 (Building 1000)    

    Lot area 930 m2 6,562 m2  

    Lot Coverage n/a 36%  

    Impervious surfaces 80% 78%  

    Setbacks:    

  Front (Seaborne Ave) 6 m. 6 m.  

  Rear (north) 3 m. 22.88 m.  

  Exterior side (Fremont St) 6 m. 23.63 m.  

  Interior side (east) 0 m.  1.27 m.  

    Building Height  20 m. 19.35 m.  

    Parking (total) 46 65  

    Accessible  2 2  

    Small car 25% (11 stalls) 2  

    Loading  4 10  

    Bicycle parking    6 6  

                                            
1 Refer to Zoning Bylaw No. 3630 and Parking and Development Management Bylaw No. 3525   
2 Information provided by applicant 
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 Proposed M4 Bylaw 

Regulations1 
Proposed2 

Requested 

Variances 

    (short-term) 

Lot 2 (Building 2000)    

    Lot area 930 m2 12,541 m2  

    Lot Coverage n/a 26%  

    Impervious surfaces 80% 79%  

    Setbacks:    

      Front (Dominion Ave) 6 m.  6 m.  

      Rear (south) 3 m. 1.22 m. 1.78 m. 

      Exterior side (Fremont St) 6 m. 77 m.  

      Interior side (east) 0 m. 2.8 m.  

    Building Height  20 m. 15.24 m.  

    Parking (total) 119 149  

      Accessible  2 2  

      Small car 25% (40 stalls) 0  

    Loading  4 12  

    Bicycle parking    

    (short-term) 
6 6 

 

 

Off-site Improvements: This project requires off-site upgrades along Fremont Street and Seaborne 

Avenue including: roadworks, street lighting, street trees, and service upgrades as necessary. 

Corner cuts are also required along Fremont Street and Seaborne Avenue and Dominion Avenue 

and Fremont Street intersections. The site is to be serviced with underground Hydro and 

telecommunication connections. Development Cost Charges are applicable and will be collected at 

the time of subdivision or building permit.  

 

In order to meet road width standards along the Seaborne Avenue frontage, an approximate 10-

meter-wide road dedication is required to achieve the standard 20m wide road width.  

 

 
Seaborne Avenue road dedication area 

 

Road dedication area 
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Requested Variances: Due to the impacts of the BC Hydro ROW, the proposal requires 

consideration of a minor variance to allow overhead doors, off-street loading areas and loading docks 

to front a street. To help address potential impact of street front loading, the applicant has proposed 

a landscape berm around the edge of the site, intensive landscaping and high-quality metal and 

glass loading bay doors.  The applicant has also requested a minor variance to the rear yard setback 

of Building 2000, which will be screened by Building 1000.  These variance requests would be 

considered through issuance of the development permit. 

 

Parking Regulations: The Parking and Development Management Bylaw does not include parking 

requirements for indoor commercial storage. 1 parking spaces for 385m2 of storage area was 

provided for the upper level indoor commercial storage uses at 585 Seaborne Avenue based on a 

transportation assessment; this ratio appears to have met the needs of the use and is recommended 

for the indoor commercial storage use.  Office parking would be provided in keeping with the existing 

general office requirement of 1 parking space per 45m2.  

DISCUSSION  

Proposed M4 Intensive Light Industrial Zone:  Intensification of industrial lands has been 

identified as a valuable mechanism to increase economic activity on limited land base and make 

more efficient use of lands; this includes larger buildings and more efficient use of parking, loading 

and outdoor storage area as well as multi-level buildings. It is recognized that light industrial lands 

are often best suited for multi-level intensification by adding additional stories onto the building, as 

the types of ground floor bay activities are generally compatible with additional uses (they are less 

likely to produce excessive noise, odour, vibrations or other disturbances) and may not require as 

much additional considerations in building construction as heavier industrial activities.  

 

The types of complimentary uses that are appropriate to consider in multi-level light industrial building 

is widely contextual to the municipality; regional direction and best practices has been to ensure 

industrial uses are retained as the primary function of the site, to limit the amount of additional uses, 

and to ensure any additional uses are supportive of/in keeping with the industrial nature of the site. 

It is also critical to ensure any additional uses do not negatively impact other key objectives of a 

community; such as ensuring municipal urban commercial centers are retained as the focal point for 

growth, employment and services.  

 

The introduction of a new Intensive Light Industrial Zone would provide a strategic opportunity to 

allow for larger buildings and better serve businesses who are looking for office space that typically 

do not fit into or support vibrancy in traditional commercial areas and may struggle to find locations 

that match their business needs. These uses generally attract limited visitors, do not need a store 

front and are in keeping with the industrial character of the site, including: courier and dispatch 

services, government/utility administration, architectural, engineering and planning services, data 

processing and related services, waste management and environmental services, film, digital media 

and broadcasting, event planning, staging and interior design, driving school, and fulfillment services.   
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Commercial indoor storage could also be included as a permitted additional use; these businesses 

provide a valued and necessary community service but do not generate significant employment in 

the community. Use of upper stories of a light industrial building for this use helps redirect this use 

from occupying general and heavy industrial lands, which could be better used for higher 

employment industrial uses.  

 

Staff recommend the M4 zone be created to include all uses current permitted in the M3 – Light 

Industrial zone, plus commercial indoor storage and the defined list of industrial offices uses when 

located above a tradition ground oriented industrial bays. A new parking requirement - 1 parking 

spaces for 385 m2 (4,144 ft2) of storage area - would be introduced for this upper level indoor 

commercial storage use and industrial office parking would be provided in keeping with the existing 

office requirements. The permitted building height is recommended at 20 meters (65 ft); this would 

provide buildings of up to 4 storeys.  

 

Staff further recommend the Official Community Plan be amended to incorporate the new zone.  This 

would include updating the Policies for Industrial Lands and Development to support inclusion of 

industrial offices, the Table of OCP Designations and Permitted Uses to permit the M4 zone in the 

Light Industrial OCP designation, and the Industrial DPA to reflect a taller building form. The intent 

would be for the M4 zone to be available for consideration for any lands designated for light industrial 

purposes in the OCP through Councils consideration of rezoning.  

 

Proposed Development at 590 Dominion Avenue: In staff’s opinion, this site is an ideal candidate 

for the new M4 zone; it is heavily constrained by the BC Hydro ROW which limits the siting and 

expansion of a building footprint and multi-level construction is the only feasible opportunity for 

intensification. The multistory buildings are well situated on the site to offset the higher massing, with 

ample parking to meet tenant and customer needs. The building and landscape has been designed 

with careful consideration of adjacent properties and to soften the appearance of the additional 

stories with building articulation, variation of building material and window placement.  

 

The applicant has noted a desire for more permissive/general office use than those which have been 

identified by staff for the M4 zone, as well as health and personal services.  The proposed list of 

permitted uses in the M4 zone has been carefully cultivated to respond to OCP policies and regional 

direction and to limit any impact on the City’s community commercial areas, such as the Downtown 

and Northside. In staff’s opinion, the provision of additional general office or health and personal 

services uses within light industrial areas would be detrimental to the community’s vision of a 

compact, complete community with a vibrant and successful community centers and is not 

recommended.  

 

Recommended Bylaw Amendments and Conditions: Staff recommend the Zoning Bylaw, 

Parking and Development Management Bylaw and Official Community Plan be amended to include 
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a new M4 Intensive Light Industrial zone as an option for consideration on lands designated for Light 

Industrial in the OCP, with associated policies and design changes.  

 

Staff further recommend that the zoning for 590 Dominion Avenue be amended to the M4 Zone. In 

accordance with OCP policies for growth management, infrastructure improvements are required to 

support transportation, site access and servicing needs of the development; staff recommend, as a 

condition of the zoning, the applicant be required to dedicate road along Seaborne Avenue to achieve 

the standard 20m wide road width and 3x3m corner cut-offs at the intersection of Dominion Avenue 

and Fremont Street and Seaborne Avenue and Fremont Street and undertake associated off-site 

works and services.   

FINANCIAL IMPLICATIONS 

There are no immediate financial implications for this report, however, the proposed development 
will result in an increase in property tax revenue. 
 
PUBLIC CONSULTATION 

 
A sign providing notification of the application is posted on-site and was 

updated on February 23rd with a revised description of the proposal.  

 

To date, Planning staff have not received any comments in association 

with the rezoning application. 

 

 

 
ATTACHMENTS 

Attachment 1:  Architectural Concept Drawings 

Attachment 2:  Amended Industrial Zone Regulations (in tracked changes) 

 

Lead author(s): Graeme Muir, Bryan Sherrell and Jennifer Little 

OPTIONS (✓= Staff Recommendation) 

 # Description 

 1 
Direct staff to bring forward zoning, OCP and parking bylaw amendments which include 

the recommended provisions for consideration by Council. 

 2 
Request additional information or changes to the proposed bylaw amendments or 
application to address specified issues prior to making a decision.   

 3 Recommend to Council that the amendments be refused.  

 

Sign photo 
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