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1. CALL TO ORDER

2. ADOPTION OF THE AGENDA

2.1 Adoption of the Agenda

Recommendation:
That the Tuesday, April 23, 2024, Committee of Council Meeting Agenda be
adopted as circulated.

3. CONFIRMATION OF MINUTES

None.

4. REPORTS

4.1 Development Permit Application for 3609 St. Thomas Street 6

Recommendation:
That Committee of Council approve Development Permit DP000522, which
regulates a duplex development at 3609 St. Thomas Street.

4.2 Rezoning Application for 1654 Manning Avenue 27

Recommendation:
That Committee of Council recommend to Council that:

The zoning of 1654 Manning Avenue be amended from RS1
(Residential Single Dwelling 1) to RS4 (Residential Single Dwelling 4);
and

1.

Prior to adoption of the amending bylaw, the following conditions be
met to the satisfaction of the Director of Development Services:

2.

Demolition of existing buildings and structures;a.

Submission of subdivision plans to the satisfaction of theb.



Approving Officer

Installation of protective fencing for on-site and off-site trees and
hedges; and

c.

Completion of design and submission of fees and securities for
off-site works and services.

d.

4.3 Rezoning and Development Variance Permit Applications for 1160 Victoria
Drive

31

Recommendation:
That Committee of Council recommend to Council:

That the zoning of 1160 Victoria Drive be amended from RS3
(Residential Single Dwelling 3) to P3 (Parks and Natural Area) for a
1.04-acre portion and RS2 (Residential Single Dwelling 2) for the
remaining 3.23-acres.

1.

That prior to adoption of the amending bylaw the following conditions
be met to the satisfaction of the Director of Development Services:

2.

Approval of a watercourse development permit that provides for
realignment and connection of the onsite watercourse to Watkins
Creek and enhancement of the watercourse protection area;

a.

Installation of tree protection as required by the Tree Bylaw.b.

Subdivision to the satisfaction of the Approving Officer including
dedication of a new road, lane and, a 2.5m wide pedestrian
access route between the new road and Victoria Drive and
dedication of the watercourse protection area to the City of Port
Coquitlam;

c.

Submission of plans, fees and securities and agreements for
offsite works and services that includes stormwater drainage
works associated with the watercourse realignment, a crosswalk
with pedestrian flashing beacons across Victoria Drive at Holtby
Street, crosswalks along Lynwood Avenue and Wedgewood
Street, and a raised crosswalk with lighting across Lynwood
Avenue at Plymouth Crescent accessing Chelsea Park.

d.

Registration of a legal agreement to ensure installation of a 6ft
tall privacy fence, planting a row of trees, and restricting rear
yard second floor balconies for lots adjacent to the east property
boundary, and limiting windows along the east interior side yard
of lot 16 to either having high sills or frosted glass.

e.

 That Development Variance Permit DVP00096 lot depth variance
request for lots 3-8 and 23-26 be supported and the rear yard setback
variance request lots 3-8 and 11-16 be denied and that notification is

3.
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given in accordance with s.499 of the Local Government Act.

4.4 Land Use Contract Review 310

Recommendation:
None.

5. COUNCILLORS' UPDATE

6. MAYOR'S UPDATE

7. CAO UPDATE

8. CLOSED ITEMS RELEASED TO PUBLIC

April 16, 2024, Closed Committee of Council

"That Committee of Council approves staff recommendations and directs staff to
register as a partner in the GymWorks Program with the Canadian Sport Institute
Pacific (CSIP) and PacificSport".

9. RESOLUTION TO CLOSE

9.1 Resolution to Close

Recommendation:
That the Committee of Council Meeting of Tuesday, April 23, 2024, be closed to
the public pursuant to the following subsections(s) of Section 90(1) of the
Community Charter:
Item 5.1

l. discussions with municipal officers and employees respecting municipal
objectives, measures and progress reports for the purposes of preparing an
annual report under section 98 [annual municipal report].

Item 5.2

a. personal information about an identifiable individual who holds or is being
considered for a position as an officer, employee or agent of the municipality or
another position appointed by the municipality.

Item 5.3

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
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council, could reasonably be expected to harm the interests of the municipality
if they were held in public;

l. discussions with municipal officers and employees respecting municipal
objectives, measures and progress reports for the purposes of preparing an
annual report under section 98 [annual municipal report].
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10. ADJOURNMENT

10.1 Adjournment of the Meeting

Recommendation:
That the Tuesday, April 23, 2024, Committee of Council Meeting be
adjourned.

April 23, 2024 - Committee of Council Agenda

5



Development Permit Application for 3609 St. Thomas Street 
 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

RECOMMENDATION: 

That Committee of Council approve Development Permit DP000522, which regulates a duplex 

development at 3609 St. Thomas Street.  

 

PREVIOUS COUNCIL/COMMITTEE ACTION 

 

April 9, 2024 - Council adopted a Zoning Bylaw amendment to rezone 3609 St. Thomas St from RS1 

(Residential Single Dwelling 1) to RD (Residential Duplex).  

 

REPORT SUMMARY 

This report describes an application for a development permit to regulate the design and landscaping 

of a duplex on the corner of St. Thomas Street and Patricia Avenue. The proposal conforms to the 

City’s development permit objectives and guidelines. The proposal generally complies with zoning 

regulations, however, the applicant has requested a minor variance to floor area ratio (FAR) 

regulations. Approval of the development permit is recommended. 

 

BACKGROUND  

Proposal: The owner has submitted a development permit application to enable the construction of 

a duplex at 3609 St. Thomas Street. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Subject Property 
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Development Permit Application for 3609 St. Thomas Street 
 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

Context: The subject property is located on the northwest corner of St. Thomas Street and Patricia 

Avenue in a neighbourhood consisting of single-detached houses and duplexes. The vacant 761 m2 

lot (~8,191 ft2) is located within the floodplain and has rear lane access off of Patricia Avenue.  

 

Policy and Regulations: The Official Community Plan (OCP) designates the site as Residential and 

the property is currently zoned RD (Residential Duplex) which allows for construction of two attached 

dwellings.  

 

Duplexes are included in the Intensive Residential Development Permit Area and Environmental 

Conservation Development Permit area guidelines of the OCP.  The residential 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 DPA objectives and guidelines 

encourage sustainable development and building design; efficient use of energy, water and other 

resources, and, reduction of waste and pollution. 

 

The Delegation Bylaw allows the Director of Development Services to approve Development Permits 

for duplexes which fully conform to zoning regulations and development permit guidelines. As this 

application includes a requested variance to siting, Committee approval is required.    

 

Project Description: The proposed two-storey duplex is in a side-by-side configuration as shown in 

the attached draft Development Permit. As a corner lot, the units are oriented towards each adjacent 

street, with Unit 1 having its front entry and driveway off of St. Thomas Street, and Unit 2 having its 

front entry on Patricia Avenue with driveway access off the lane. Both units contain four bedrooms 

and three bathrooms with a den and a two-car garage. Each unit has space on the driveway for two 

additional vehicles. 

 

The design incorporates a hipped roof with covered balconies and entry porches and attached 

garages. The building is articulated and features setbacks at the upper levels and eaves that form a 

secondary roofline to reduce the overall visual impact. The façade utilizes a variety of materials in 

neutral tones and white accents, including stucco, cement board siding and cultured stone. The 

material is patterned to avoid large expanses of the same material. 

 

Each unit has a landscaped yard space with lawn and planters along the property line and building 

containing a mixture of ground cover, shrubs, and hedges.  Hedges, along with a wooden fence, are 

included along north property line to screen the new building from the existing home to the north. A 

Pacific dogwood and Sourwood tree are proposed for the yards.  A significant western red cedar at 

the southwest corner of the property, within the corner cut area to be dedicated, will be retained.  
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Development Permit Application for 3609 St. Thomas Street 
 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

Site Plan with corner cuts highlighted 

 
 

 

In accordance with flood plain regulations, the below grade portions of the duplex below the 5.15 m 

flood construction elevation only contains non-habitable space. Each unit contains a mechanical 

room and lobby/foyer area, each limited to 10 m2, and a garage, with all other floor area being crawl 

space. To obscure the portion of the crawl space appearing above grade, planters and planting are 

included around the perimeter of the building.  

 

To comply with the Environmental Conservation DPA, the applicant is proposing a number of 

conservation features. These include low-flow fixtures, smart thermostats, lighting, and irrigation 

controls, and high-performance glazing. The HVAC systems and appliances are to be Energy-Star 

rated. Rough-ins for electric vehicle charging and solar panels are also included. 
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Development Permit Application for 3609 St. Thomas Street 
 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

Rendering of the Unit 2 entrance as seen from Patricia Avenue  

Rendering of the Unit 1 entrance as seen from St Thomas Street  
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Development Permit Application for 3609 St. Thomas Street 
 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

Project Statistics  

 

 Bylaw Regulations Proposed Variance 

Floor Area Ratio 0.55 (413.6 m2) 0.56 (418.3 m2) 0.0062 (4.7 m2) 

Lot Coverage 40%  34%  - 

Setbacks 

  Front (St Thomas)  7.5 m 7.92 m - 

  Rear (west/lane) 7.5 m 7.92 m - 

  Side interior (north) 10% (max. 1.8 m) 2.16 m - 

  Side exterior (south) 20% (max. 3.5 m) 3.52 m - 

Height 9 m 8.97 m  - 

Impervious Surfaces 65%  50.7%  - 

Parking 2 stalls per dwelling 2 stalls per dwelling + 
additional on driveway 

- 

 

Requested Variance: As a corner property, two corner-cut road dedications were required through 

the rezoning process; which decreased the final lot size by 9 m2 (~97 ft2) and the total permitted floor 

area by 4.7 m2 (51 ft2).  The owner had already designed the duplex development based on the 

original lot area and floor area ratio calculation, and has requested a minor variance to allow for 

construction of the original design.   

 

DISCUSSION  

The application is generally in keeping with the regulations of the RD (Residential Zone) and OCP 

Development Permit guidelines and housing policies.  The duplex has been designed to provide for 

retention of a significant tree and will provide for attractive street fronts on both Patricia Avenue and 

St. Thomas Street. 

 

The requested variance to allow for a slightly larger floor area does not make a significant difference 

in the building’s presentation from the street, particularly as these units only have crawl spaces 

instead of a full height basement. The resulting proposed design provides two spacious ground- and 

family-oriented dwellings within the community – both housing types recommended by the 2022 

Housing Needs Report. 

 

Staff recommend the approval of the development permit and requested variance.  

 

FINANCIAL IMPLICATIONS 

The new development is anticipated to raise the assessed value of the property resulting in increased 

property tax revenue for the City.  
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Development Permit Application for 3609 St. Thomas Street 
 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

PUBLIC CONSULTATION: 
 
A development sign was posted on the sign prior to the rezoning consideration.  To date, staff have 
not received any comments regarding the Development Permit application.  
 
Staff conducted a site visit on April 12, 2024 to confirm the development signs were standing and in 
good condition. 
 

 
 

Development Sign on St. Thomas Street 
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Development Permit Application for 3609 St. Thomas Street 
 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

 
ATTACHMENTS 

Attachment 1 – DP000522 DRAFT 

Lead author(s): Paul Cloutier. 

 

OPTIONS  (= Staff Recommendation) 

 # Description 

 1 Approve issuance of DP000522. 

 2 
Request additional information or recommend amendments or conditions to address 

specified issues prior to deciding on the application.  

 3 

Recommend refusal of Development Permit DP000522, if the Committee is of the 

opinion that the proposal does not comply with the OCP objectives and design 

guidelines or is not supportive of the requested variance. Pursuant to the Delegation 

Bylaw, the applicant may appeal the decision to Council.  
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  THE CORPORATION OF THE CITY OF PORT COQUITLAM 
 

“DEVELOPMENT PROCEDURES BYLAW, 2013, NO. 3849” 
 

DEVELOPMENT PERMIT 
 

          NO. DP000522 
 
Issued to: JUAN RICARDO DUQUE 
  FABRIO ALBERTO DUQUE 
  ANDRES LOPERA MEDINA  

(Owner as defined in the Local Government Act,  
hereinafter referred to as the Permittee) 

 
Address: 1384 TRAFALGAR STREET, COQUITLAM, BC V3E 0E9 

 
1. This Development 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 Permit applies to and only to those lands within the Municipality 

described below, and any and all buildings, structures and other development thereon: 
 

Address: 3609 ST THOMAS STREET 

Legal Description: LOT 59 SECTION 6 TOWNSHIP 40 NEW WESTMINSTER DISTRICT 
PLAN 19853 

P.I.D.:  010-575-045 

 
3. The above property has been designated as a Development Permit Area under Section 

9.0 – Development Permit Area in the “Official Community Plan Bylaw, 2013, No. 3838”. 
 
4. “Port Coquitlam Zoning Bylaw, 2008, No. 3630” and “Parking and Development 

Management Bylaw, 2018, No.4078” are varied, supplemented or both in accordance 
with the following: 

 
a. The form and character of the building, including the siting, height and general 

design, shall be as shown on drawings numbered DP000522(1) to DP000522(10) 
which are attached hereto and form part of this permit. 

 
b. The form and character of on-site landscaping shall be as shown on drawing 

numbered DP000522(11) and the following standards for landscaping are 
imposed: 
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Page 2 of 3 
 

(i)  All landscaping works and planting materials shall be provided in accordance 
with the landscaping plan and specifications thereon, which form part of 
this permit and is attached hereto.  

 
(ii) All planting materials shall be able to survive for a period of one year from 

the date of the site landscape approval by the Municipality. 
 

c. The building and landscaping shall provide the energy conservation, water 
conservation and GHG emission reduction elements as shown on Schedule A to 
the drawings which are attached hereto and form part of this permit. 

 
5. Landscape Security 
 

(a) As a condition of the issuance of this permit, the security set out below will be held 
by the Municipality prior to the issuance of a building permit to ensure satisfactory 
provision of landscaping in accordance with the terms and conditions as set forth in 
Clause 4 above.  There is filed accordingly an irrevocable Letter of Credit or cash 
security in the amount $5,000 for the purpose of landscaping. 

 
(b)  Should any interest be earned upon the security, it shall accrue to the Permittee and 

be paid to the Permittee if the security is returned.  A condition of the posting of the 
security is that should the Permittee fail to carry out the works or services as 
hereinabove stated, according to the terms and conditions of this permit within the 
time provided, the Municipality may use the security to complete these works or 
services by its servants, agents or contractors, and any surplus shall be paid over to 
the Permittee. 

 
(c) The Permittee shall complete the landscaping works required by this permit within 

six months of the final inspection for the final phase of the development.  Within the 
six-month period, the required landscaping must be installed by the Permittee, and 
inspected and approved by the Municipality. 

 
If the landscaping is not approved within the six-month period, the Municipality has 
the option of continuing to hold the security until the required landscaping is 
completed or has the option of drawing the security and using the funds to 
complete the required landscaping, and recoup additional costs from the Permittee 
if necessary.  In such a case, the Municipality or its agents have the irrevocable right 
to enter into the property to undertake the required landscaping for which the 
security was submitted. 
 

(d) Should the Permittee carry out the works and services permitted by this permit 
within the time set out above, the security shall be returned to the Permittee. 
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Page 3 of 3 
 

6. The land described herein shall be developed strictly in accordance with the terms and 
conditions and provisions of this permit and any plans and specifications attached to 
this permit, which shall form a part hereof. 

 
7. This permit shall lapse if the Permittee does not substantially commence the 

construction permitted by this permit within two years of the (issuance) date of this 
permit. 

 
8. The terms of this permit or any amendment to it, are binding on all persons who acquire 

an interest in the land affected by this permit. 
 
9. This permit is not a building permit. 

 
APPROVED BY THE COMMITTEE OF COUNCIL THE _______ DAY OF             MONTH 20     . 

 
SIGNED THIS _______ DAY OF               MONTH 20         .   

 
     _________________________________________ 
     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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Rezoning Application for 1654 Manning Avenue 
 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

RECOMMENDATION: 

That Committee of Council recommend to Council that: 

1. The zoning of 1654 Manning Avenue be amended from RS1 (Residential Single 

Dwelling 1) to RS4 (Residential Single Dwelling 4); and 

2. Prior to adoption of the amending bylaw, the following conditions be met to the 

satisfaction of the Director of Development Services: 

a) Demolition of existing buildings and structures;  

b) Submission of subdivision plans to the satisfaction of the Approving Officer 

c) Installation of protective fencing for on-site and off-site trees and hedges; and 

d) Completion of design and submission of fees and securities for off-site works and 

services. 

 

PREVIOUS COUNCIL/COMMITTEE ACTION 

None. 

 

REPORT SUMMARY 

This report described an application to amend the zoning of 1654 Manning Avenue from RS1 

(Residential Single Dwelling 1) to RS4 (Residential Single Dwelling 4) to facilitate a two-lot 

subdivision of the existing property. The proposal conforms with the housing policies of the Official 

Community Plan (OCP), the Small Lot Residential lands use designation and the subdivision 

requirements of the RS4 zone. Approval is recommended. 

 

BACKGROUND  

Proposal: The applicant is proposing to rezone 1654 Manning Avenue from RS1 (Residential Single 

Dwelling 1) to RS4 (Residential Single Dwelling 4) to enable subdivision of the site into two smaller 

lots. 

 

Context: The 849 m2 (9,140 ft2) property is on the south side of Manning Avenue between Wellington 

Street and Vincent Street. The lot was previously developed with an older single storey home that 

has since been demolished. The lot has lane access at the rear, is generally level, and not located 

within the floodplain. The neighbouring lots are developed with two-storey single residential homes 

and duplexes.  

 

Policy and Regulations: The land use designation in the Official Community Plan (OCP) for the 

site is Small Lot Residential (RSL). OCP housing policy supports consideration of small lot RS4 

zones in areas designated RSL. The RS4 zone is a development permit area and any future 

development would need to meet associated OCP design guidelines and Zoning bylaw regulations.  
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Rezoning Application for 1654 Manning Avenue 
 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

 
Subject Property 

Proposed Subdivision: The applicant has provided a preliminary plan of subdivision to demonstrate 

the proposed lots would meet the subdivision requirements of the Zoning bylaw for RS4 zones. Both 

proposed lots exceed the minimum requirements.  

 RS4 Zone Requirements Proposed Lot 1 Proposed Lot 2 

Lot Area 300.0 m2  424.8 m2  424.9 m2  

Lot Width 9.5 m  11.43 m 11.43 m 

Lot Frontage 9.5 m  11.43 m 11.43 m 

Lot Depth 28.0 m 37.16 m 37.17 m 

 

Proposed Subdivision Plan 
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Rezoning Application for 1654 Manning Avenue 
 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

Off-site Infrastructure and Services: The proposed subdivision is subject to off-site works and 

servicing requirements in accordance with the Subdivision Servicing Bylaw. Such improvements 

include improvement of the road and lane with paving, curb and gutter, street lighting, and streets 

trees, upgrading of storm and sanitary services and installation of a new hydrant on Manning. New 

service connections will also be required for the lots. Vehicle access will be relocated to the lane.  

Trees: The applicant provided an arborist report which identifies three significant and one non-

significant Western redcedar in the rear yards as well as a Norway spruce tree in the front municipal 

boulevard. These trees are reported as in marginal condition or in direct conflict with future building 

footprints/required servicing works and removal of these trees is proposed.   

Two off-site trees, a Norway maple and a common cherry, located on the neighbouring property to 

the east (1634 Manning Avenue) towards the rear will be protected during development. All removals 

are subject to issuance of a tree cutting permit and will require replacement. 

 

DISCUSSION  

The proposed rezoning and subdivision would help meet the demand for ground-oriented housing in 

the community. The proposed lots exceed the Zoning Bylaw’s minimum subdivision requirements 

and complies with OCP housing polices that permit small lot residential uses on larger lots in areas 

designated Small Lot Residential.  

The rezoning is recommended for approval with conditions to be met prior to adoption of the bylaw. 

 

FINANCIAL IMPLICATIONS 

The subdivision of the site and construction of new dwellings is anticipated to increase the assessed 

value of the lands, resulting in increased property tax revenue for the City.  

 

PUBLIC CONSULTATION 

The applicant advises that they have spoken with neighbours concerning the rezoning application, 

including the owner at 1634 Manning Avenue regarding potential impacts to trees. 

Staff conducted a site visit on April 12, 2024, to ensure that the development sign is in good condition 

on the subject property. 

As a residential application that is consistent with the Official Community Plan a public hearing for 

this bylaw is prohibited by provincial legislation (Bill 44 – 2023).  
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Rezoning Application for 1654 Manning Avenue 
 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

 
Development Sign 

 

 
ATTACHMENTS 

None. 

Lead author(s): Paul Cloutier 

 

 

 

OPTIONS  (= Staff Recommendation) 

 # Description 

 1 
Recommend to Council that the zoning of 1654 Manning be amended from RS1 to RS4 

subject to the specified conditions being met prior to the adoption of the bylaw. 

 2 
Request additional information or amendments to the application, or require conditions 

to address specified issues prior to deciding on the application.  

 3 Recommend to Council that the rezoning application be refused. 
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Rezoning and Development Variance Permit Applications for 1160 
Victoria Drive 

 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

RECOMMENDATIONS: 

That Committee of Council recommend to Council: 

1. That the zoning of 1160 Victoria Drive be amended from RS3 (Residential Single Dwelling 

3) to P3 (Parks and Natural Area) for a 1.04-acre portion and RS2 (Residential Single 

Dwelling 2) for the remaining 3.23-acres. 

2. That prior to adoption of the amending bylaw the following conditions be met to the 

satisfaction of the Director of Development Services: 

a. Approval of a watercourse development permit that provides for realignment and 

connection of the onsite watercourse to Watkins Creek and enhancement of the 

watercourse protection area; 

b. Installation of tree protection as required by the Tree Bylaw. 

c. Subdivision to the satisfaction of the Approving Officer including dedication of a 

new road, lane and, a 2.5m wide pedestrian access route between the new road 

and Victoria Drive and dedication of the watercourse protection area to the City 

of Port Coquitlam; 

d. Submission of plans, fees and securities and agreements for offsite works and 
services that includes stormwater drainage works associated with the watercourse 
realignment, a crosswalk with pedestrian flashing beacons across Victoria Drive at 
Holtby Street, crosswalks along Lynwood Avenue and Wedgewood Street, and a 
raised crosswalk with lighting across Lynwood Avenue at Plymouth Crescent 
accessing Chelsea Park. 

e. Registration of a legal agreement to ensure installation of a 6ft tall privacy fence, 

planting a row of trees, and restricting rear yard second floor balconies for lots 

adjacent to the east property boundary, and limiting windows along the east 

interior side yard of lot 16 to either having high sills or frosted glass. 

3. That Development Variance Permit DVP00096 lot depth variance request for lots 3-8 and 

23-26 be supported and the rear yard setback variance request lots 3-8 and 11-16 be 

denied and that notification is given in accordance with s.499 of the Local Government 

Act. 

 

REPORT SUMMARY 

This report provides for Committee consideration of an application to rezone a 4.3-acres (187,320 

ft2) site to facilitate a 27-lot subdivision consisting of 26 residential lots and a large 1.04-acre lot to 

be dedicated to the City as natural park for watercourse protection.  The applicant has also requested 

consideration of a development variance permit to vary lot depth and rear yard building setbacks for 

a number of the proposed lots.  In Staff’s opinion, the proposed zoning and subdivision design meet 

the policies of the Official Community Plan and will provide an opportunity for new housing in the 

community as well as a substantial land dedication for the purposes of watercourse and riparian area 

protection.  Staff recommend a number of bylaw conditions to ensure appropriate design, 

transportation improvements and completion of the watercourse realignment and enhancement.  In 
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Rezoning and Development Variance Permit Applications for 1160 
Victoria Drive 

 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

regards to the development variance permit, staff recommend Committee support the lot depth 

variance and deny the rear yard setback variance. 

BACKGROUND 

Proposal: The applicant, HY Engineering Ltd., has submitted a rezoning application to rezone 1160 

Victoria Drive, a large 4.3-acres (187,320 ft2) site, from RS3 (Residential Single Dwelling 3) to RS2 

(Residential Single Dwelling 2) and P3 (Parks and Natural Areas) to facilitate development of a 26 

residential lot subdivision.  The proposal also includes modification and enhancement of a 

watercourse and dedication of approximately 25% of the land area to the City for ongoing 

watercourse and riparian area protection. 

 

History: The proposal was first brought to the City for preliminary discussion pertaining to the 

watercourse in 2017, and the rezoning application was formally submitted in March 2019. The review 

process for this development has been extensive due to watercourse complexities, meeting 

subdivision layout requirements, as well as revisions and additional work to assess opportunities to 

address neighbourhood concerns. 

 

Site Context: The site is located between Victoria Drive and Lynnwood Avenue west of Wedgewood 

Street.  The site is developed with an older house, accessory building and pool which have been 

vacant for a number of years.  Through the application review process, a Class B watercourse was 

identified which is fed by a storm sewer outfall located south of Victoria Drive in an unopened portion 

of road adjacent to the west property line.  There are a large number of trees on the site and the 

current landscaping is in a naturalized state. The site slopes downward approximately 7m from 

Victoria Drive to Lynwood Avenue with some steeper areas along portions of the unopened road.   

 

 
Location map 

Approximate location of watercourse 

32



Rezoning and Development Variance Permit Applications for 1160 
Victoria Drive 

 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

The site is a historic large property adjacent to areas that were rezoned and subdivided for residential 

purposes in the 1980s. Surrounding land uses include single residential homes (RS1 and RS2 

zones) and duplexes on the Port Coquitlam side of Victoria Drive and a mixture of houses and 

townhouses on the Coquitlam side.  The site is also in proximity to Watkins and Smiling Creeks, 

Chelsea Park, Victoria Park and Leigh Elementary. 

 

Policy and Regulations:  The site is currently zoned RS3, a historic large lot residential zone, 

(minimum 1-acre lot).  The applicant has proposed the RS2 zone for the residential portion of the 

site and the P3 zone for the watercourse protection area to be dedicated to the City. 

 

  
Site zoning - current OCP land use designation 

 

The land use designation in the Official Community Plan (OCP) for the site is R (Residential) which 

supports consideration of the residential and duplex zones.  Housing policies of the Official 

Community Plan encourage a variety of housing types to accommodate different housing needs for 

the growing population in Port Coquitlam and encourage consideration of rezoning of property within 

a Residential land use designation to facilitate subdivision into smaller lots; if the rezoning would 

result in one or more of the following public benefits: 

a. dedication of lands for roads, parks, watercourse protection, trail connections or similar public 

purposes; 

b. installation of off-site infrastructure such as sidewalks, street trees and lighting for the subject 

property and, where appropriate, extension of this infrastructure to address gaps in service 

or connections within the immediate area; 

c. retention of a heritage-listed home or landscape feature; or 

d. design and construction of buildings and landscaping to achieve a superior quality of design 

and enhanced fit with the established neighbourhood character. 

 

The site is subject to the objectives and design guidelines of the OCP Watercourse Protection 

Development Permit Area (DPA).  The intent of the watercourse protection DPA is to protect and 

enhance the natural environment, ecosystems and the biological diversity of watercourses. The 

Municipal boundary Municipal boundary 
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Development Permit Area designation encourages considering watercourse areas in development 

design, encouraging development which supports the riparian function, and using innovative and 

flexible regulations to support compatible development. 

 

Proposed watercourse protection and park dedication: The applicant provided environmental 

assessment reports and management plans in 2020 which identified and assessed an unnamed 

Class B watercourse running along the south west portion of the site, originating from a storm sewer 

outlet located approximately 60m south of Victoria Drive in the adjacent narrow (~10m wide) and 

unopened road allowance.  The watercourse flows southward through a portion of the unopened 

road and the southwest corner of the property and then re-enters the underground storm sewer along 

Lynnwood Avenue where it travels approximately 360m underground and daylights in a drainage 

ditch at 3940 Ambleside Close which later drains into Hyde Creek.  The approximate location and 

photos of the watercourse are inset below. 

 

 

 

Storm sewer outfall  

 
Ravine in unopened road 

 
Lower portion of site 

 
Storm sewer inlet Approximate location of unnamed watercourse 
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The applicant has proposed to subdivide and rezone a one-acre portion of the site to P3 (Parks and 

Natural Area), undertake modifications to the watercourse to connect it to Watkins Creek through a 

fish passible culvert under Lynnwood Avenue, and dedicate this portion of the site containing the 

realigned watercourse and associated riparian habitat improvements to the City for long term 

protection as a natural park area.    

 

The environmental consultant reports confirm the proposed modification would result in a 340m2 

increase in the riparian area and 275m2 increase in wetted area, significant improvements to the 

function of the watercourse through regrading of the channel and incorporating pools and riffles, 

boulders and course woody debris, and significant riparian planting to improve insect drop, leaf litter 

and shading over the stream.  This work would result in the watercourse being upgraded to a Class 

A(O) fish bearing watercourse. The habitat balance map below shows the realigned watercourse, 

loss and gain of riparian area, and the new connection to Watkins Creek. 

 

 
Habitat balance map 

This work will require Provincial and Federal Government consideration and approvals under the 

British Columbia Water Sustainability Act along with Committee of Council consideration of a 

watercourse development permit.  The applicant submitted an application under the Water 

Sustainability Act in October 2022 and advises they have received positive preliminary feedback 
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from both Federal and Provincial ministries. The applicant has consulted with Hyde Creek Watershed 

Society representatives on the proposal and has also received positive feedback. Further information 

and details of the watercourse modification and enhancements would be brought forward to 

Committee through the watercourse development permit application process if the rezoning 

proceeds. 

 

Proposed residential subdivision: 

The applicant has proposed rezoning 

the remaining three acres of the site as 

RS2 (Residential Single Dwelling 2) to 

facilitate 26 residential lots as shown on 

the inset site plan.  6 lots front Victoria 

Drive, 1 lot fronts Lynwood Avenue and 

the remaining 19 lots would front either 

side of a new local road. The RS2 lots 

would range in size between 375 to 

541m2 (4,036 to 5,823ft2).   

 

The proposed residential subdivision 

layout is designed to support the 

watercourse protection and dedication 

area, limit impact on neighbouring 

properties and provide for safe vehicular 

and pedestrian movements.    

 

Along with the 26 residential lots and the 

watercourse dedication area, the 

proposed development would provide a 

new local road connecting the new 

homes to Lynwood Avenue, a rear lane 

to provide rear yard vehicle access to 

the lots fronting Victoria Drive, and a 

2.5m wide public walkway connecting 

the new road to Victoria Drive.   

 

To help integrate the new residential 

development into the surrounding 

neighbourhood where new homes 

would be directly adjacent to existing 

rear yards for properties on the west 

side of Wedgewood Street, the applicant 

Victoria Drive 
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has proposed the installation of a 6ft tall privacy fence, planting a row of trees, and restricting rear 

yard second floor balconies for lots adjacent to the east property boundary. The applicant has also 

proposed limiting windows along the east interior side yard of lot 16 (located at the northeast corner 

of the site) to either having high sills or frosted glass. 

 

Offsite works and services:  The proposed development requires extensive offsite infrastructure 

upgrades to service and support the residential subdivision, along with drainage works associated 

with the watercourse modifications.  These include: 

 New road - dedication and construction of a new road with curb and gutter, sidewalk, street 

lights, street trees, watermain, sanitary and storm sewers and fire hydrant(s). 

 Pedestrian pathway - dedication and construction of a 2.5m wide pedestrian pathway 

connecting the new road to Victoria Drive. 

 Victoria Drive - to be reconstructed ½ road width complete with curb and gutter, sidewalk, 

street lights and street trees and road drainage. 

 Lynwood Avenue – to be reconstructed ½ road width complete with curb and gutter, 

sidewalk, street lights and street trees. 

 Watercourse drainage works – these works include realignment of the watercourse channel 

and connection of the watercourse through a fish passable culvert under Lynwood Avenue 

to Watkins Creek, the final scope of work would be determined through detailed design once 

Provincial and Federal authorities have determined their requirements.  

 

Variance request: The zoning bylaw subdivision regulations for the RS2 zone require lots to have 

a minimum area of 375m2, lot width of 12m, lot frontage of 7.5m and lot depth of 28m.  The proposed 

lots meet or exceed the regulations for lot area, lot width and lot frontage. The applicant has 

requested consideration of a Development Variance Permit to reduce the required lot depth for 10 

of the proposed lots, noting a desire to not encroach into the adjacent watercourse protection area 

and maintain an efficient subdivision layout.    

 

 Lot area  Lot width  Lot frontage  Lot depth  Lot depth variance 

  Lot 1 375m2 13.6m 13.6m 28.3 - 

  Lot 2 375m2 13.4m 14.6m 28.3 - 

  Lot 3 375m2 15.3m 15.3m 25.4m 2.6m 

  Lot 4 375m2 15.37m 15.6m 24.7m 3.3m 

  Lot 5 375m2 14.84m 15.1m 26.5m 1.5m 

  Lot 6 375m2 15.1m 15.1m 26.5m 1.5m 

  Lot 7 375m2 15.3m 15.3m 25.1m 2.9m 

  Lot 8 375m2 14.4m 14.4m 27.3m 0.7m 

  Lot 9 375m2 13.1m 13.1m 29.9m - 

  Lot 10 408m2 12.27m 13.5m 34.9m - 

  Lot 11 541m2 15.8m 15.8m 34m - 

  Lot 12 441m2 15.8m 15.8m 28m - 

  Lot 13 441m2 15.8m 15.8m 28m - 

  Lot 14 441m2 15.8m 15.8m 28m - 
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  Lot 15 441m2 15.8m 15.8m 28m - 

  Lot 16 438m2 15.8m 15.8m 28m - 

  Lot 17 383m2 13.9m 10.9m 28.3m - 

  Lot 18 375m2 13.3m 13.3m 28.3m - 

  Lot 19 375m2 13.3m 13.3m 28.3m - 

  Lot 20 375m2 13.3m 13.3m 28.3m - 

  Lot 21 375m2 13.3m 13.3m 28.3m - 

  Lot 22 375m2 13.4m 13.5m 28.3m - 

  Lot 23 383m2 14.9m 14.9m 27.1m 0.9m 

  Lot 24 375m2 15.5m 15.5m 24.5m 3.5m 

  Lot 25 375m2 15.5m 15.5m 24.2m 3.8m 

  Lot 26 425m2 17.7m 19.1m 24.2m 3.8m 

 

The applicant has also requested a rear yard setback variance for proposed lots 3-8 and 11-16 to 

reduce the rear yard setback from 7.5m to 6m, with the intent to enable slightly larger building 

footprints on those lots. 

 

Neighbourhood Consultation: This application has generated significant interest from the 

residents in the surrounding area; the applicant has hosted two formal consultation processes, as 

well as engaged in ongoing dialogue with neighbours throughout the application review process.  

 

The first formal consultation was conducted via mailout between February 17th and March 14th 2021 

during the COVID19 outbreak.  The input received by the applicant included concerns about site 

access (e.g. through-road versus dead-end, access to Victoria or Lynwood), traffic and safety, 

secondary suites and parking, hydrology and drainage, displacement of wildlife and species at risk, 

land use and privacy, tree removal and replacement, construction management and erosion and 

sediment control.  The applicant provided a summary of the 2021 consultation (attachment 2) that 

includes information to staff responding to the neighbourhood input and attaches all written input 

received by the applicant. 

 

The second consultation was conducted in an open house format on June 8, 2023 at Hyde Creek 

Community Centre and 52 residents signed in as attendants.  The input received by the applicant 

was similar to input received in 2021.  The applicant provided a summary of the 2023 consultation 

(attachment 3) that includes information to staff responding to the neighbourhood input, the open 

house sign-in sheet and all written input received by the applicant. 

 

In addition to the consultation undertaken by the applicant, staff also received direct input from 

neighbours; the input included that provided to the applicant, but also included concerns about 

negative impact to property value, greenhouse gas emissions, impacts to children playing in the 

street, provision of park space, requests for signalized intersections, stop signs and crosswalks in 

the area, impact to neighbourhood satisfaction, sense of community and mental health, desire for 

larger lots, concern about wildlife fencing, and slope stability of the watercourse ravine. Staff heard 

from residents on Lynwood Ave and Wedgwood Street concerned about the impacts of a Lynwood 
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Avenue access point, as well as from residents along Victoria Drive concerned about the safety of a 

design that would provide access to the subdivision from Victoria Drive.  

 

The applicant engaged in written and verbal dialogue with neighbours to address noted concerns 

and undertook assessments/reassessments and revisions to the proposal to mitigate noted impacts 

where possible. This includes amendments to the subdivision layout, house design, landscaping, 

watercourse improvements, and further assessment of site servicing. A transportation assessment 

was also conducted to assess concerns pertaining to traffic impacts, access and parking by 

neighbours. 

 

Transportation Impact Assessment: The transportation impact assessment report, prepared by 

Watt Consulting Group, includes an assessment of existing traffic activity, patterns and volume, and 

assessment of vehicle trips that will be generated by the proposed development, a review of site 

access and availability of on-street parking adjacent to the site (attachment 4).   

 

The report provides current peak hour traffic counts and turning movements collected on a weekday 

(Wednesday September 27, 2023 between the hours of 8 to 9am and 4 to 5pm) for the 

Victoria/Wedgewood, Lynwood/Wedgewood, Victoria/Apel and Lynwood/Apel intersections.  These 

counts indicate all intersections function at a high level as shown on the image below. 

Watt Consulting Group - current traffic volumes and turning movements 
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The report, using Institute of Transportation Engineers (ITE) Trip Generation Manual 11th Edition, 

estimates the site when developed will generate a total of 19 ingoing/outgoing vehicle trips in the AM 

peak hour and 25 vehicle trips in the PM peak hour which is anticipated to be distributed throughout 

the road network as shown on the image below.  

 

 
Watt Consulting Group – site generated traffic volumes and turning movements 

The report concludes the proposed development is not expected to add significant traffic volume to 

surrounding local streets. 

 

The report further assessed the proposed road access from Lynwood Avenue and confirmed the 

road will exceed the minimum local road corner clearance from adjacent intersections and sightline 

standards will be met.  In summary the report confirms vehicular site access at Lynwood Avenue is 

not expected to create any significant traffic issues in the neighborhood. 

 

The City of Port Coquitlam transportation network consists of a hierarchy of road classifications 

(Local, Collector, and Arterial) with design standards to support the movement of vehicles, bicycles 

and pedestrians. The City limits new access to and from arterial roads where possible to safely and 

efficiently move large volumes of traffic.  

 

In staff’s review of the road network conditions in the area and in recommending/supporting Lynwood 

Avenue as the preferred point of intersection for the new road, staff note: 
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 Victoria Drive is classified as an arterial road in both Port Coquitlam and Coquitlam’s road 

network; 

 Traffic volume is anticipated to increase with the future construction of the Fremont Connector 

and ongoing development north of Victoria Drive in the City of Coquitlam; 

 The existing spacing between intersections on either side of the development site along 

Victoria Drive is already well below the Transportation Association of Canada (TAC) design 

guidance of 200m on arterial roads; 

 Proposed Victoria Drive road improvements by City of Coquitlam would introduce a dedicated 

left-turn lane at Wedgewood Street; 

 Introduction of an additional access point to Victoria Drive would create further spacing 

issues, particularly for left-turn access – it could only be accommodated if access to the new 

subdivision was limited to right-in/right-out only on Victoria Drive. A through road through the 

subdivision would still be required to provide residents additional access to the road network 

(left hand turns onto Victoria from Wedgewood Street and from Lynwood Avenue onto Apel 

Drive).  

 Local roads such as Lynwood Avenue and Wedgewood Street are designed to accommodate 

a significant volume of vehicle trips per day and given existing and anticipated volumes, the 

road network has more than adequate capacity for the anticipated volume of traffic for the 

development. 

 

The TIA report also assessed on-street parking capacity adjacent to the site along the south side of 

Victoria Drive and the north and south side of Lynwood Avenue.  Counts were conducted on a 

weekday (Wednesday September 27, 2023) between 8 to 9am and 4 to 5pm, and on a weekend 

(Saturday September 30, 2023) between 7 to 8pm and found on-street parking usage to be low along 

the site frontages with a peak parking utilization of 50% on the north side of Lynwood Avenue. The 

report noted 21 on-street parking spaces were observed to be available along the site frontages.  

The new road should also be able to accommodate 17 additional on-street parking spaces. Staff 

note future road improvements to Victoria Drive may impact availability of curbside parking. 

 

DISCUSSION  

The OCP establishes how the community is intended to develop, designates lands for uses in 

keeping with these policies and provides guidance on the types of land use the City should 

encourage.  The OCP also establishes objectives and guidelines for watercourse protection.   

 

Through their initial site investigation, the applicant identified the existence of an unmapped Class B 

watercourse and has since proposed significant modification and enhancement to this watercourse 

to facilitate the proposed development.  The proposal includes realigning the watercourse to connect 

it to Watkins Creek, an increase in riparian and wetted area, and significant improvements to the 

watercourse function and landscaping with the goal of reclassifying the watercourse from class B 

non-fish bearing to A(O) fish bearing. Staff believe the proposal aligns with the OCP which 
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encourages consideration of watercourse areas in development design, encourages development 

which supports the riparian function, and the use of innovative and flexible regulations to support 

compatible development.   

 

The site’s Residential OCP land use designation and housing policy supports consideration of the 

proposed RS2 (Residential Single Dwelling 2) and P3 (Parks and Natural Areas) zones.  The 

proposal provides for dedication of roads and watercourse protection, installation of public 

infrastructure including sidewalks, street lights, street trees, and a public pathway connection 

between the new road and Victoria Drive. The applicant has also proposed a number of design 

elements to help integrate the new homes into the established neighbourhood.  These elements 

include installing a 6ft tall privacy fence, planting a row of trees, and restricting rear yard second floor 

balconies for lots adjacent to the east property boundary and limiting windows along the east interior 

side yard of the lot located at the northeast corner of the site to either having high sills or frosted 

glass. 

 

The applicant has also requested consideration of a development variance permit to vary lot depth 

and rear yard setbacks for a number of specified lots.  Staff recommend support of the request for a 

minor variance to lot depth for lots impacted by preservation of the watercourse protection area; this 

is not anticipated to have a negative impact and the variance is required in order to allow for the 

proposed subdivision layout to be accepted by the Approving Officer.  

 

Staff recommend the request to vary the rear yard building setback be denied at this time; staff note 

the City will be making changes to siting regulations for single residential properties in the coming 

months in order to respond to Provincial legislation which may impact the requested setback 

variance. This variance would not impact the subdivision approval process and, if necessary, could 

be reconsidered at a later date when building designs are being finalized.   

 

Vehicle speed and pedestrian safety were raised by residents through the consultation processes.  

While staff do not recommend provision of direct access to the proposed subdivision from Victoria 

Drive for the reasons outlined in this report, the following additional infrastructure improvements are 

recommended to help address resident concerns. These improvements are consistent with 

infrastructure improvements identified in the draft Master Transportation Plan and will support 

improved pedestrian and vehicular movements.  

 

 Crosswalk across Wedgewood Street at Victoria Drive and a crosswalk with pedestrian 

flashing beacons across Victoria Drive at Holtby Street to improve pedestrian access to parks 

and schools in the area.  
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Approximate locations of Victoria Drive crosswalks with pedestrian flashing beacons 

 Crosswalks along Lynwood Avenue at Plymouth Crescent and Wedgewood Street, 

crosswalk across Lynwood Avenue at Apel Drive, and a raised crosswalk with street lighting 

across Lynwood Avenue at Plymouth Crescent accessing Chelsea Park to slow traffic and 

improve crossing safety.  

 
Approximate locations of crosswalks 

Staff recommend that Committee of Council forward the rezoning application to Council with a 

recommendation to support consideration of the rezoning with the following conditions: 

1. Prior to adoption of the amending bylaw, the following conditions be met to the satisfaction 

of the Director of Development Services: 

a. Approval of a watercourse development permit that provides for realignment and 

connection of the onsite watercourse to Watkins Creek and enhancement of the 

watercourse protection area; 

b. Installation of tree protection as required by the Tree Bylaw; 

c. Subdivision to the satisfaction of the Approving Officer including dedication of a new 

road, lane and, a 2.5m wide pedestrian access route between the new road and 

Victoria Drive and dedication of the watercourse protection area to the City of Port 

Coquitlam; 

d. Submission of plans, fees and securities and agreements for offsite works and 

services that includes stormwater drainage works associated with the watercourse 

realignment, a crosswalk with pedestrian flashing beacons across Victoria Drive at 

Holtby Street, crosswalks along Lynwood Avenue and Wedgewood Street, and a 

Crosswalk with beacon 

Crosswalk  

Raised crosswalk 

Crosswalk  

Entrance to Chelsea Park  
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raised crosswalk with lighting across Lynwood Avenue at Plymouth Crescent 

accessing Chelsea Park.  

e. Registration of a legal agreement to ensure installation of a 6ft tall privacy fence, 

planting a row of trees, and restricting rear yard second floor balconies for lots 

adjacent to the east property boundary and limiting windows along the east interior 

side yard of the lot 16 to either having high sills or frosted glass. 

 

Staff recommend that Committee of Council forward the development variance permit application to 

Council with a recommendation to authorize notification in accordance with Section 499 of the Local 

Government Act and support the requested lot depth variance for lots 3-8 and 23-26 and that the 

request to vary rear yard setbacks for lots 3-8 and 11-16 be denied. 

 

FINANCIAL IMPLICATIONS 

It is anticipated that there will be an increase in property tax and utility revenue with the rezoning and 

construction of the new homes.  The watercourse protection area (approximately 1.04 acres of land) 

would be dedicated to the City and a number of the recommended pedestrian and traffic calming 

infrastructure improvements are aligned with the draft Master Transportation Plan and would be 

constructed at the developers cost. 

 

ATTACHMENTS 

Attachment 1:  Phoenix Environmental environmental assessment and supplemental reports 

Attachment 2:  2021 Consultation Summary 

Attachment 3:  2023 Consultation Summary 

Attachment 4:  Transportation Impact Assessment prepared by Watt Consulting Group 

Attachment 5:  Draft Development Variance Permit DVP00096  

Lead author(s): Bryan Sherrell 

Contributing author(s): Jennifer Little and David Walker 

OPTIONS (= Staff Recommendation) 

 # Description 

 1 
Recommend to Council that the Zoning Bylaw amendment and Development Variance 

Permit DVP00096 be considered for approval.  

 2 
Request additional information, amendments to the applications, or changes to 

recommended conditions prior to forwarding the applications to Council.  

 3 
Recommend to Council the rezoning and or development variance permit application 

be refused. 
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April 1, 2021 

 

Via E-Mail to sherrellb@portcoquitlam.ca and Mail 

 

H.Y. ENGINEERING FILE: 174762 

PORT COQUITLAM PROJECT: SUB00169 

 

City of Port Coquitlam 

Planning Department 

#200 – 2564 Shaughnessy Street  

Port Coquitlam, BC V3C 3G4 

 

Attention: Mr. Bryan Sherrell, Planner 3 

 

Dear Bryan, 

 

RE: PROPOSED SINGLE-FAMILY SUBDIVISION LOCATED AT 1160 VICTORIA DRIVE, PORT 

COQUITLAM, BC 

We are pleased to provide you with the following information and comments regarding 

the Neighbourhood Consultation Packages that were provided to the surrounding 

neighbourhood residents. A total of 98 Neighbourhood Consultation Packages (including 

one to the Hyde Creek Watershed Society) were mailed on Wednesday, February 17, 

2021. Each package included the Proposed Subdivision Layout, Proposed Site 

Plan/Parking Plan, Proposed Habitat Balance Map and a Comment Sheet (incl. self-

addressed, stamped envelopes). Per the covering letter, residents were requested to 

provide their comments by Sunday, March 14, 2021 to H.Y. Engineering Ltd. We received 

eighteen (18) comments by mail and nineteen (19) comments by email from the 

adjacent residents (please see attached). 

 

The following outlines the comments and questions that were raised and our responses 

to address each of the items. 

 

Access from Victoria Drive / Traffic and Safety 

The main concern raised by the neighbours is regarding the existing traffic and safety 

conditions of the area including the blind curve on Lynwood Avenue and Alderwood 

Avenue, as well as sufficient width of the proposed road for access by emergency 

vehicles. The residents suggested that Lynwood Avenue is a busy road that poses an 

unsafe environment for children and pedestrians. They feel that the increase in traffic due 

to the proposed development will worsen the existing conditions. The residents suggested 

that the proposed road within the development should be a thru-road with an entrance 

and exit from Victoria Drive as well as Lynwood Avenue. Some residents also suggested 
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that access to the proposed development should be from Victoria Drive only, potentially 

at Victoria Drive and Holtby Street at the west side of the development (with a signalized 

intersection or pedestrian crosswalk), and that the access from Lynwood Avenue should 

be removed. Some also suggested implementing traffic calming measures such as: 

signage, speedbumps, signalization on Apel Drive and Lynwood Avenue, crosswalks on 

Lynwood Avenue and Victoria Drive on either side of the development, and sidewalk 

improvements on Lynwood Avenue.  

 

With regards to providing access from Victoria Drive, this option was considered; 

however, the City’s Engineering and Transportation Departments expressed concerns 

with potential traffic management issues on Victoria Drive due to the proximity of this 

intersection to the existing intersection of Victoria Drive and Wedgewood Street to the 

east. Furthermore, the ultimate right-of-way for the proposed road is 15m. This is consistent 

with the City’s standards and the widths of Wedgewood Street to the east and Plymouth 

Crescent to the west and has been designed to accommodate maintenance and 

emergency vehicles (including the proposed lane).  

 

Two neighbours also asked about the proposed road and lane network and why a cul-

de-sac is not required. To clarify, the lane is required to provide access to the lots fronting 

Victoria Drive. A cul-de-sac option was considered; however, the City’s Engineering and 

Transportation Departments found it unfavourable to have a cul-de-sac with a tee at the 

end for safety and accessibility concerns.  

 

With regards to the intersection at Holtby Street, there is an existing dedication for an 

unopened road (Newberry Street) continuing south, adjacent to the western property 

line of the development, following the same alignment as Holtby Street to the north on 

the Coquitlam side. This stretch of unopened road is currently being used by wildlife, and 

in order to retain the existing wildlife habitat, it was determined that this unopened road 

should be retained as a wildlife corridor through extensive consultation with the City, the 

project Environmental Consultant (Phoenix Environmental Services) and the Hyde Creek 

Watershed Society. Additionally, the City has also previously advised that the anticipated 

additional traffic from the development would not be significant and of concern, and 

we believe that appropriate measures to address the traffic and pedestrian concerns 

can be addressed through the detailed design in coordination with the City. 

 

Secondary Suites and Parking 

Some neighbours expressed concerns that secondary suites would also worsen the 

existing parking issues of the area. However, although the proposed zone does permit 

secondary suites, there are a list of site specific and lot specific requirements that need 

to be met for secondary suites to be provided, including a separate parking spot for 

secondary suites in addition to the four parking spots provided for each house. Therefore, 

secondary suite potential for these lots is not guaranteed. Each home will also provide a 

double car garage and double car driveway for a total of four (4) cars, and we believe 

that the proposed road will also be able to accommodate parking on both sides for a 
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total of approximately fifteen (15) cars. We believe that the parking provided for each 

house combined with the potential on-street parking along the proposed road will 

provide ample space to accommodate parking without impacting the surrounding 

area(s). 

 

Hydrology and Drainage 

Some neighbours expressed concerns regarding site hydrology, including floodplain, and 

water overflow and run-off from the subject site leading to overflow and pooling at the 

sidewalk and road at the southeast corner of the site, as well as increased stormwater 

flows from tree removal. The neighbours on Wedgewood Street also expressed concerns 

of displaced water from the development, pre (during) and post-construction, and from 

pre-loading. Some also expressed concerns of water seepage into their backyards due 

to a high-water table and underground streams located at the subject site.  

 

With regards to hydrology, the on-site watercourse is fed by a storm main carrying flows 

from Apel Drive and Victoria Drive to the east, which extends south in the unopened 

Newberry Road dedication where it daylights and enters the site at approximately the 

mid-west portion. The on-site watercourse currently drains into a storm main on Lynnwood 

Avenue and is conveyed west to Alderwood, then south and east along Alderwood, and 

exits south into a park at the east side of Ambleside Close where it daylights and drains 

into Hyde Creek. Please note, no water table or ground water seepage was observed 

during the geotechnical assessment and testing. 

 

With regards to Stormwater Management and Drainage, although natural features such 

as watercourses, riparian areas and landscaped areas do help with stormwater 

management and drainage, the City requires each development to provide adequate 

servicing to ensure that stormwater flows from the development can be adequately 

managed, captured and directed to the City’s infrastructure and not impact the 

neighbouring lots. As such, the proposed development will provide a City storm main in 

the proposed road with adequate capacity to manage the stormwater flows resulting 

from the development. Each lot will also be required to capture stormwater 

independently and direct it to the City’s infrastructure. Additionally, the new watercourse 

alignment will also provide a new and larger drainage pipe (Fish Passable Culvert) that 

will directly connect the realigned watercourse to Watkins Creek to the south. This new 

drainage pipe will be 750mm in diameter, significantly larger than the existing 450mm 

diameter pipe. We believe this, combined with the new storm main in the proposed road 

and the requirement for each lot to direct on-site stormwater to the new storm main, will 

improve the existing drainage conditions.  

 

Furthermore, a Geotechnical and Hazard Assessment Report, prepared by Cornerstone 

Geo-Structural Engineering, confirms the stability and feasibility of the proposed use of 

the site. Geotechnical Recommendations have also been provided for site preparation 

that will be followed, including recommendations for foundation footings, inspection of 

the foundation soil by the Geotechnical Consultant prior to construction and approval 
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of the type and amount of grading fill being used. The site will be regraded to establish 

a more even slope from north to south while maintaining the existing grades and 

elevations with adjacent properties. Additionally, due to the topsoil being underlain by 

very stiff clayey silt glacial till, we do not anticipate that pre-loading of the site will be 

required. It has also been confirmed the by Environmental Consultant that this 

composition of materials below the ground surface is also not conducive to underground 

streams. Furthermore, the site is also located outside of the flood plain areas identified by 

the City. 

 

Displacement of Wildlife and Species at Risk 

A few neighbours expressed concerns regarding the displacement of wildlife and species 

at risk and asked about wildlife mitigation measures. Others also expressed concerns 

regarding the concentration of wildlife in the wildlife corridor proposed for the unopened 

Newberry Street dedication to the west of the site. 

 

An Environmental Impact Assessment (EIA) Report has been prepared by Phoenix 

Environmental Services which includes an assessment of wildlife habitat features at the 

site, and an assessment of endangered or species at risk. The report notes that no raptor 

(hawk, owl, etc.) nests are present at the site. Existing streams and ravines, such as Smiling 

Creek and the watercourse at the west of the subject site (unnamed stream), are 

commonly used for wildlife movement corridors from which some animals may disperse 

for feeding opportunities. The EIA report includes a search of species-at-risk databases 

and notes that the riparian forest area and wetted portions along the unnamed stream 

could provide suitable foraging habitat for occasional use by Great Blue Heron, Olive-

sided Flycatcher, Barn Swallow, and Band-tailed Pigeon. Northern Red-legged Frog may 

use the stream at the site for movement and foraging. An inactive Barn Swallow nest was 

observed in the barn and the EIA report suggests erecting artificial Barn Swallow nesting 

structures within the streamside setback area. 

 

It should be noted that the proposed development is not proposing to shift and 

concentrate wildlife at the western portion of the site by incorporating a wildlife corridor 

in this area. Rather, the unopened road allowance located to west of the site is already 

being used as a wildlife corridor by bear, deer and other wildlife and will be retained in 

its current state further to extensive consultation with the City, the project Environmental 

Consultant and the Hyde Creek Watershed Society. Furthermore, we believe that the 

width of the unopened road allowance combined with the width of the riparian area will 

provide adequate space to maintain wildlife movement through the site, as well as 

mitigate and minimize wildlife displacement. 

  

120



 

 

Page 5 of 6 

PROPOSED SINGLE FAMILY SUBDIVISION 

1160 Victoria Drive, Port Coquitlam, BC 

April 1, 2021 

PROJECT NUMBER: 174762 

Land Use and Privacy 

Some of the neighbours have expressed concerns that the proposed zone and lots are 

smaller and out of character with the surrounding properties, while some also suggested 

that clustered housing and coach houses should be considered for this site. 

 

The proposed zone and subdivision layout have been prepared with consideration of the 

neighbouring properties to keep them as consistent as possible with the surrounding 

properties, while minimizing the variances required given the significant constraints 

imposed by the on-site watercourse and riparian area dedication. As illustrated by the 

attached Proposed Subdivision Layout drawing, the riparian area dedication, and the 

City’s standards for the proposed road to access the development have resulted in a 

very limited developable area on either side of the road.  

 

Due to these constraints, particularly to the lot depths, meeting the minimum lot area 

requirement of the RS-1 zone of the surrounding properties would require the proposed 

lots to provide widths of 20m or more, resulting in these lots being significantly wider and 

more out of character with the surrounding properties in the neighbourhood. Therefore, 

we believe that the RS-2 zone is more appropriate for this development to ensure that 

the proposed lots and houses maintain the character of the surrounding properties and 

neighbourhood as much as possible. Furthermore, there are also other RS-2 zoned 

properties in the surrounding area. 

 

In addition to the above, the proposed development will respect the character of the 

existing homes in the neighbourhood. The proposed homes will be 2 storeys above 

ground and will be similar to the heights of the adjacent homes, adhering to the height 

and setback requirements of the zoning bylaw. To preserve privacy of the neighbouring 

properties, upper floor decks would be discouraged, and privacy fencing would also be 

installed along the side and rear lot lines, and shade trees would be planted in the rear 

and front yards. 

 

Tree Removal and Replacement 

Some of the neighbours have expressed that they would like to see the City’s Tree Bylaw 

requirements being followed. 

 

A Tree Evaluation Report has been prepared by Stickleback Environmental which 

includes an assessment of the trees for their preservation based upon condition, health, 

location, and species factors. Trees which are in conflict with the proposed development 

footprint, watercourse realignment, in poor health, or of little long term retention value 

are recommended for removal. Tree retention and replacement will also be considered 

during the Construction and Building Permit Stage of the project and additional trees will 

be retained where possible. Per the Tree Bylaw, a Tree Replacement Plan will be provided 

and contributions to the City’s Green City Fund will be required in lieu of the replacement 

trees that cannot be accommodated on the proposed lots. 
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Construction Management and Erosion and Sediment Control (ESC) 

Some of the neighbours expressed concerns of vibrations, dirt, and property damage 

during construction and tree removal. With regards to this concern, construction activities 

will be conducted using best practices and care to ensure that damage to neighbouring 

properties does not occur and will follow the recommendations provided by the project 

Geotechnical Consultant, Environmental Consultant and Arborist. Furthermore, the City 

mandates that developers and contractors carry liability insurance as specified by the 

City.  

 

In addition to the Geotechnical Recommendations noted above, Environmental 

Recommendations as provided by the Environmental Consultant will also be followed 

including stabilization of exposed soils and Erosion and Sediment Control (ESC) measures 

during construction activities including site clearing, utilities installation and house 

construction to ensure that dust, debris, and stormwater from the construction works are 

managed on-site and do not impact the neighbouring properties or the existing 

watercourse. Tree management will be conducted as directed by the Project Arborist 

(Stickleback Environmental) and City Arborist, and Arborist recommendations will also be 

followed.  

 

It is our understanding that although typical vibrations may be felt during construction, 

they will not be in excess of the typical vibrations encountered with developments of this 

type. Furthermore, the developer will take extra care to ensure that the construction work 

is being done within the permitted hours according to the City’s bylaws. 

 

We believe our recommendations and clarifications provided above address the 

neighbourhood's comments and concerns. Please review the above and attached, and 

if you have any questions, or if you require additional information, please do not hesitate 

to contact the undersigned. 

 

Sincerely, 

 

H.Y. ENGINEERING LTD. 

Fahad Abrahani, RPP, MCIP, CPT 

Planner  

  

FXA/am 

Attachments 

cc: RBD Victoria Homes Inc. 

 Attn: Mr. Glenn Richardson (via e-mail to gprich7@gmail.com) 

 ..\174762 Letter Neighbourhood Consultation Summary 
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June 30, 2023 

 

Via E-Mail to sherrellb@portcoquitlam.ca and Mail 

 

 

H.Y. ENGINEERING FILE: 174762 

PORT COQUITLAM PROJECT: SUB00169 

 

 

City of Port Coquitlam 

Planning Department 

#200 – 2564 Shaughnessy Street  

Port Coquitlam, BC V3C 3G4 

 

Attention: Mr. Bryan Sherrell, Planner 3 

 

 

Dear Bryan, 

 

RE: PROPOSED SINGLE-FAMILY SUBDIVISION LOCATED AT 1160 VICTORIA DRIVE, PORT 

COQUITLAM, BC 

We are pleased to provide you with the following information and comments regarding 

the Public Information Meeting that was held on June 8, 2023, at the Hyde Creek 

Recreation Centre. A total of 91 invitations were mailed to the neighbours on 

Wednesday, May 24, 2023. The Public Information Meeting was attended by fifty-two (52) 

neighbours. Fifteen (15) comment sheets were completed at the Public Information 

Meeting, and four (4) comment submissions were made by email. 

 

The following outlines the concerns that were raised and our responses to address each 

of the items. 

 

Access from Victoria Drive / Traffic and Safety 

The main concern raised by most of the neighbours is regarding the existing traffic and 

safety conditions of the area. The residents feel that the increase in traffic from the 

proposed development will worsen the existing conditions. Some residents expressed that 

the proposed road within the development should be a thru-road with an entrance and 

exit from Victoria Drive as well as Lynwood Avenue, while others suggested that access 

to the proposed development be from Victoria Drive only (with a signalized intersection 

or pedestrian crosswalk). Some also suggested implementing traffic calming measures 

such as signage, speedbumps, signalization on Apel Drive and Lynwood Avenue, 

crosswalks on Lynwood Avenue and Victoria Drive on either side of the development, 

and sidewalk improvements on Lynwood Avenue. 
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A few neighbours asked about the ultimate right-of-way for the proposed road and lane. 

The proposed right-of-way of 15.0m is consistent with the City’s standards and the widths 

of Wedgewood Street to the east and Plymouth Crescent to the west, and has been 

designed to accommodate maintenance and emergency vehicles (including the 6.0m 

proposed lane). 

 

Secondary Sites and Parking 

Some neighbours expressed concerns about parking for the secondary suites. To address 

this concern, each home will provide on-site parking in the garage for the suite with an 

exit door for access to the suite from the side of the home, which complies with the City’s 

bylaw. There will also be two (2) parking spaces provided for the principal residence; one 

(1) in the garage, and one (1) in the driveway. We believe that the proposed road will 

also be able to accommodate parking on both sides for a total of approximately fifteen 

(15) cars. The combination of on-site parking and potential off-site street parking along 

the proposed road will provide ample space to accommodate parking without 

impacting the surrounding area(s). 

 

Hydrology and Drainage 

Some neighbours on Wedgewood Street expressed concerns about groundwater and 

seepage on their properties as well as Lynwood Avenue. With regards to Stormwater 

Management and Drainage, although natural features such as watercourses, riparian 

areas and landscaped areas help with stormwater management and drainage, the City 

requires each development to provide adequate servicing to ensure that stormwater 

flows from the development can be adequately managed, captured and directed to 

the City’s infrastructure and not impact the neighbouring lots. As such, the proposed 

development will provide a City storm main in the proposed road with adequate 

capacity to manage the stormwater flows resulting from the development. Each lot will 

also be required to capture stormwater independently and direct it to the City’s 

infrastructure. Additionally, the new watercourse alignment will also provide a new and 

larger drainage pipe (Fish Passable Culvert) that will directly connect the realigned 

watercourse to Watkins Creek to the south. This new drainage pipe will be 750mm in 

diameter, significantly larger than the existing 450mm diameter pipe. 

 

With regards to groundwater and seepage, the Geotechnical and Hazard Assessment 

Report prepared by Cornerstone Geo-Structural Engineering states that no water table 

or groundwater seepage was observed up to a 1.8m depth of investigation. However, 

groundwater and seepage were encountered at depths ranging between 2.1m and 

2.7m. The Report also provides recommendations for ensuring that groundwater 

seepage does not negatively impact neighbouring properties. Should excavation occur 

into layers conducive to seepage, the Report suggests that potential seepage can be 

collected through perimeter drains and discharged into the City’s storm system. The 

Report also provides recommendations for a more permeable soil composition 

surrounding the perimeter drains to ensure that any seepage is adequately absorbed 

and captured by the drains. The Report also provides recommendations for the 
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watercourse realignment channel, including low permeability fill material to ensure that 

no seepage occurs through the berms. Furthermore, the Report notes that the proposed 

measures and recommendations will enable the proper handling of the surface water 

flows, as well as groundwater seepage, preventing the occurrence of displacement and 

negative impacts on neighbouring properties. The project Geotechnical Consultant has 

also confirmed that no additional groundwater flows will be generated through the 

development. 

 

We believe the recommendations and improvements noted above will adequately 

address and improve the existing drainage conditions. 

 

Land Use and Privacy 

Some of the neighbours on Wedgewood Street expressed concerns regarding the 

proposed lot sizes and privacy. 

 

With regards to the lot sizes, the proposed zone and subdivision layout have been 

prepared with consideration of the neighbouring properties to keep them as consistent 

as possible with the surrounding properties, while minimizing the variances required given 

the significant constraints imposed by the on-site watercourse and riparian area 

dedication. The riparian area dedication, and the City’s standards for the proposed road 

to access the development have resulted in a very limited developable area on either 

side of the road.  

 

Due to these constraints, particularly to the lot depths, meeting the minimum lot area 

requirement of the RS-1 zone of the surrounding properties would require the widths of 

the proposed lots to be 18m-20m or more, resulting in the lots and proposed homes being 

more out of character with the surrounding properties. Therefore, we believe that the RS-

2 zone is more appropriate for this development to ensure that the proposed lots and 

homes maintain the character of the surrounding properties. Furthermore, there are also 

other RS-2 zoned properties in the surrounding area. 

 

In addition to the above, the proposed development will respect the character of the 

existing homes in the neighbourhood. The proposed homes will be similar to the heights 

of the adjacent homes, adhering to the height and setback requirements of the zoning 

bylaw. To preserve privacy of the neighbouring properties on Wedgewood Street, upper 

floor decks are not proposed on the adjacent homes, and a 6.0 ft privacy fence would 

also be installed along the eastern property line along with privacy landscaping to 

maintain privacy. A few neighbours appreciated the addition of the privacy fencing and 

landscaping.  

 

Tree Removal and Replacement 

Some of the neighbours on Wedgewood Street have expressed the desire to retain trees 

located at the rear of their properties. Further to the Tree Evaluation Report prepared by 

Stickledback Environmental, no trees on neighbouring properties are proposed to be 

removed for the development. 
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Please review the above and attached, and if you have any questions, or if you require 

additional information, please do not hesitate to contact the undersigned. 

 

Sincerely, 

 

H.Y. ENGINEERING LTD. 

 

 

 

 

 

Fahad Abrahani, RPP, MCIP, CPT 

Planner Manager 

  

FXA/nb 

Attachments 

 

cc: RBD Victoria Homes Inc. 

 Attn: Mr. Glenn Richardson (via e-mail to gprich7@gmail.com) 

 

 ..\174762 Letter Public Information Meeting Summary 
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1.0 INTRODUCTION 

WATT Consulting Group (WATT) was retained by RBD Victoria Homes Inc., C/O H.Y. 
Engineering Ltd. to prepare a Transportation Impact Assessment (TIA) for the proposed 
development application at 1160 Victoria Drive in Port Coquitlam, BC for the City of 
Port Coquitlam (City).  

The TIA forms part of the development application and determines any transportation 
impacts and their associated mitigation measures due to the development.  

 

 

1.1 The Site Today 

The development site is bounded by Victoria Drive to the north, Lynwood Avenue to the 
south, and existing single-family homes to the east and west. 

The site location and lot layout are illustrated in Figure 1. The existing site is occupied 
by a single-family home.  
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1.2 Proposed Development 

The proposed development includes 26 single-family residential units. Vehicle parking is 
proposed at the respective garages and driveway pads of the single-family dwelling 
units. Vehicular access to the homes is proposed from Lynwood Avenue (through the 
construction of a new north-south local road) while pedestrian access is proposed from 
both Victoria Drive (through the construction of a new north-south walkway) and 
Lynwood Avenue.  

The development will replace the existing single-family home. The date of occupancy of 
the development is expected to be in 2028. 

 

1.3 This Report 

This report is provided as part of the rezoning application being submitted to the City. 
The report contains the following: 

▪ An overview of the proposed development program. 

▪ An overview of the transportation context in the vicinity of the site, including 
vehicular, pedestrian, cycling, and transit facilities, and area travel characteristics. 

▪ An assessment of the existing traffic activity patterns and traffic volumes in the 
study area during the weekday morning and afternoon peak periods. 

▪ An assessment of the trip generation and assignment characteristics of the 
proposed development. 

▪ A review of vehicular traffic operations at intersections in the area under existing 
(2023), opening year (2028), and five-year horizon following the opening year 
(2033) conditions with and without the proposed development. 

▪ A review of the proposed site access. 

▪ A review of parking impacts in the vicinity of the site. 
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2.0 TRANSPORTATION CONTEXT 

2.1 Road Network 

The existing road network, lane configuration, and intersection control are illustrated in 
Figure 2. The study area consists of five roadways. 

Victoria Drive is an east-west arterial road that borders both the City of Port Coquitlam 
and City of Coquitlam. It extends from Coast Meridian Road in the west, to Huber Drive 
in the east, where it continues as Cedar Drive. Victoria Drive has a posted speed limit of 
50 km/h. Between Apel Drive and Holtby Street, Victoria Drive has a three-lane cross-
section with one lane in each direction and a center left turn lane. East of Holtby Street, 
Victoria Drive has a two-lane cross-section with one lane in each direction. The speed 
limit reduces to 30 km/h west of Apel Drive/Soball Street due to a school zone (Leigh 
Elementary) from 8am to 5pm on school days, while a 30km/h speed limit also exists 
between Apel Drive/Soball Street and Holtby Street due to a playground zone (Victoria 
Park) at all times. A Multi-Use Pathway (MUP) is available on the north side of the road 
as part of the City’s bike route. Curbside parking is available on the south side of the 
road west of Apel Drive/Soball Street while parking on both sides of the road is 
available east of the intersection. Walking facilities are available on both sides – MUP on 
the north side and sidewalk on the south side. 

Apel Drive and Soball Street are collector roads under the jurisdiction of the City of Port 
Coquitlam and the City of Coquitlam respectively. Apel Drive extends diagonally 
between Coast Meridian Road in the southwest and Victoria Drive in the northeast, 
where it continues north as Soball Street as it enters the jurisdiction of the City of 
Coquitlam. Within the study area, Apel Drive/Soball Street has a two-lane cross-section 
with one lane in each direction. Both roads have a posted speed limit of 50 km/h. In the 
study area, the speed limit reduces to 30 km/h on Apel Drive north of Derby Crescent, 
and on Soball Street due to the school zone (Leigh Elementary) from 8am to 5pm on 
school days. Apel Drive is part of the City’s designated on-street bike route with bike 
route guide signs. On Soball Street, a MUP is available on the west side of the road as 
part of the bike route. The MUP ends just north of the intersection with Wilkie Avenue. 
Curbside parking is available on both sides of Apel Drive, and on the west side of Soball 
Street within the study area. On Apel Drive, sidewalks are available on the east side of 
the road, and on the west side of the road for approximately 50m south of Victoria 
Drive. On Soball Street, walking facilities are available on both sides – MUP on the west 
side and sidewalk on the east side. 
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Wedgewood Street is a north-south local road under the jurisdiction of the City. It 
extends from Victoria Drive in the north, to Lynwood Avenue in the south. Wedgewood 
Street has a two-lane cross section with one lane in each direction, and a posted speed 
limit of 50 km/h. There are no cyclist facilities. Curbside parking is available on both 
sides of the road. Sidewalk is available on the west side of the road.  

Lynwood Avenue is an east-west local road under the jurisdiction of the City. This 
section of Lynwood Avenue extends from Apel Drive in the west, to Alderwood Avenue 
in the east passing the intersection with Wedgewood Street. Lynwood Avenue has a 
two-lane cross section with one lane in each direction, and a posted speed limit of 50 
km/h. There are no cyclist facilities. Curbside parking is available on both sides of the 
road. Sidewalk is available on the north side of the road. After Lynwood Avenue 
terminates at Alderwood Avenue, a gravel trail is available for pedestrians and cyclists 
to continue east and connect to the Traboulay Trail. 

 

2.2 Study Intersections 

The study area consists of four intersections. 

Victoria Drive & Apel Drive / Soball Street is a signalized four-legged intersection. The 
eastbound and westbound approaches have a shared through-right turn lane and a 
dedicated left turn lane. The northbound and southbound approach have a single 
shared lane for all movements. Pedestrian crossings are available on all legs of the 
intersection. The crossing on the north leg is a multi-use crossing for both pedestrians 
and cyclists as part of the MUP connection.  

Victoria Drive & Wedgewood Street is an unsignalized three-legged intersection with 
stop control on the northbound approach and free movements for eastbound and 
westbound approaches. All approaches have a single shared lane for all movements. No 
signed pedestrian crosswalk is available at this intersection. 

Apel Drive & Lynwood Avenue is an unsignalized three-legged intersection with stop 
control on the westbound approach and free movements for northbound and 
southbound approaches. All approaches have a single shared lane for all movements. 
No signed pedestrian crosswalk is available at this intersection. 

Wedgewood Street & Lynwood Avenue is an unsignalized three-legged intersection 
with stop control on the southbound approach and free movements for eastbound and 
westbound approaches. All approaches have a single shared lane for all movements. No 
signed pedestrian crosswalk is available at this intersection. 
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2.3 Transit Network 

Table 1 summarizes the transit route in the site vicinity. Although there is only one bus 
route directly serving the development, the bus route terminates shortly east of the site 
on Victoria Drive and continues on Cedar Drive as another bus route, making it two bus 
routes. Together they provide connections to key employment, institutional, and 
recreational locations such as Downtown Port Coquitlam, various commercial stores 
near the intersection of Coast Meridian Road & Prairie Avenue, Shaughnessy Station 
Mall, Port Coquitlam Community Centre, Port Coquitlam Station, before terminating at 
Coquitlam Central SkyTrain Station, allowing connection to the Millennium Line. A 
School Special bus route also operates two trips from Terry Fox Secondary School in the 
afternoon. The existing bus stop is within 250 metres (i.e., a 3-minute walk) from the 
development.  

 

Table 1 - Existing Transit Services 

Route Direction 
Walking 
Distance 

Service Frequency 
(Peak Hours) 

174 – Coquitlam Central Station / Rocklin East/West 100 m 15 min 

173 – Coquitlam Central Station / Cedar East/West 150 m 15 min 

863 – Terry Fox Secondary Special Circular 250 m Single Trip 

 

 

2.4 Cycling Network 

The existing area cycling network is illustrated in Figure 3. Multi-use pathways (MUP) 
are available along Victoria Drive and Soball Street. Apel Drive is a part of the City’s 
designated on-street bike route. Future residents at the development site will also be 
able to connect to the Traboulay PoCo Trail by travelling 500m east of the Lynwood 
Avenue / Alderwood Avenue intersection. The Traboulay PoCo trail provides an off-
street active transportation loop connection around the City.  

 

 

  

  

272



SITE

1160 Victoria Drive, Port Coquitlam
Transportation Impact Assessment (TIA)

N
O

R
TH

Figure 3
Existing Cycling NetǅorŒ 273



 

 
1160 Victoria Drive, Port Coquitlam  9 
Transportation Impact Assessment (TIA) 

2.5 Pedestrian Environment 

There is adequate walking infrastructure in proximity to the site. Sidewalks are available 
on the west side of Wedgewood Street and on the north side of Lynwood Avenue. 
Sidewalk is also available on the south side of Victoria Drive, and walking facility as part 
of the MUP on the north side of Victoria Drive. Apel Drive has sidewalk on the east side 
of the road, and for approximately 50 meters south of Victoria Drive on the west side of 
the road. On Soball Street, a MUP is available on the west side of road, and sidewalk is 
available on the east side of the road. Signed and marked crossings are available on all 
four legs of the Apel Drive / Soball Street & Victoria Drive intersection. 

The proposed development is planned to include a north-south walkway at Victoria 
Drive, providing direct access to/from the site at Victoria Drive.  

 

3.0 PROPOSED DEVELOPMENT 

3.1 Overview 

The proposed development site plan is provided in Appendix A. The transportation-
related elements of the proposed site plan are summarized in Table 2. 

 

Table 2 - Development Program 

Site Element Details 

Residential Units 26 units 

New Roads 

A north-south local road with an 8.5m road width connecting 
with Lynwood Avenue and an east-west laneway with a 6m 
road width connecting with the new north-south road will be 
constructed as part of the developments. 

Vehicular Access 
Vehicular access (including loading and waste collection) to 
the proposed residential units is provided from Lynwood 
Avenue. 

Pedestrian Access 

Pedestrian access will be provided from Victoria Drive 
through the proposed north-south walkway. Access will also 
be available from the existing north side sidewalk on 
Lynwood Avenue.  
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4.0 TRAFFIC VOLUMES 

4.1 Traffic Analysis Scenarios and Design Periods 

Vehicle traffic operational analysis has been undertaken for the weekday morning (AM) 
and afternoon (PM) peak hour under the following conditions: 

▪ Existing traffic: traffic activity under current conditions. 

▪ Background traffic: traffic activity levels in the future, which includes allowances for 
corridor growth and other background developments. 

▪ Post-development traffic: traffic activity levels in the future with the site 
redeveloped and projected site-generated traffic added to the road network. 

Traffic operations are discussed in the following sections for these scenarios: 

▪ 2023: Existing Conditions 
▪ 2028: Opening Day, background and post-development conditions 
▪ 2033: Five-year horizon after opening day, background and post-development 

conditions 

 

4.2 Existing Traffic 

Turning movement volumes were collected on Wednesday September 27th, 2023, 
between 8:00AM and 9:00AM for the AM peak hour, and 4:00PM to 5:00PM for the PM 
peak hour at the study intersections. It should be noted that the afternoon peak hour in 
the study area may also have an additional school peak hour due to the nearby Leigh 
Elementary School. However, the school peak hour does not coincide with the expected 
peak hour of the proposed development and is rather expected to coincide with the 
commuter traffic peak hour data that has been collected for the intersection. The 
existing traffic volumes for the weekday AM and PM peak hour are illustrated in Figure 
4. 
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4.3 Background Traffic Volumes 

4.3.1 Corridor Growth 

The study area has undergone recent road upgrades along Victoria Drive between 
Toronto Street and Holtby Street which included a center turn lane to ease access to 
residential driveways, maintain street parking on the south side of Victoria Drive, widen 
the eastbound travel lane so that moving traffic can pass parked vehicles without 
crossing the center line, and provide a multi-use pathway on the north side of Victoria 
Drive. The upgrades are expected to extend further east between Holtby Street and 
Wedgewood Street in the future. 

Additional road network upgrades related to the study area include the Fremont 
Connector Project which is planned to connect the east end of Victoria Drive at Cedar 
Drive to the Lougheed Highway and Mary Hill Bypass with a north-south arterial road 
(see Figure 5). This project is expected to increase background traffic along Victoria 
Drive from the east end via the connector road while reducing traffic along Victoria 
Drive from existing roads in the network such as Coast Meridian Road and Cedar Drive. 
For the purposes of the Transportation Impact Assessment for the subject site 
development, background traffic growth for the Victoria Drive corridor and all study area 
roads was forecast using a +2.0% annual linear growth rate applied to the existing 
2023 volumes to all the horizon years. This growth rate would capture background 
traffic growth and assume a conservative traffic model to identify any possible 
development generated traffic impacts at the study area intersections due to the subject 
site. 
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Figure 5: Map of Fremont Street Connector Project 
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4.3.2 Background Traffic Volumes 

Background traffic volumes are the sum of the existing traffic volumes and corridor 
growth. Background traffic volumes for the 2028 opening day and the 2033 five-year 
horizon year are illustrated in Figure 6 and Figure 7. 
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4.4 Site Traffic Volumes 

The weekday peak hour trip generation rates are obtained from Institute of 
Transportation Engineers (ITE) Trip Generation Manual 11th Edition. They are then used 
to estimate the number of site-generated trips for the proposed development. The trip 
generation rates are summarized in Table 3. 

Table 3 - Trip Generation Rates 

Land Use Trip 
Generation 

Source 

Setting Units Trip 
Type 

Weekday AM Peak 
Hour Trips 

Weekday PM Peak 
Hour Trips 

Rate In Out Rate In Out 

Single-
family  

ITE 210: 
Single-
Family 

Detached 
Housing 

General 
Urban/ 

Suburban 

Dwelling 
Units 

Vehicles 0.70 25% 75% 0.94 63% 37% 

 

Based on the vehicle trip generation rates notes above, the number of external vehicle 
trips expected to be generated by the proposed development are shown in Table 4. The 
proposed development is expected to generate a total of 19 vehicle trips in the AM peak 
hour and 25 vehicle trips in the PM peak hour. This is equivalent to approximately 1 
vehicle trip every 3 minutes in the AM peak hour and approximately 1 vehicle trip every 
2.5 minutes in the PM peak hour. These additional trips are considered low and 
therefore, the proposed development is not expected to create any significant traffic 
issues in the neighborhood and the surrounding streets. Traffic modelling is performed 
in section 5 of this report to further confirm and validate these findings.    
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Table 4 - Trip Generation, External Vehicle Trips 

Land Use Trip 
Generation 

Source 

Setting Units Trip 
Type 

Weekday AM Peak 
Hour Trips 

Weekday PM Peak 
Hour Trips 

Total In Out Total In Out 

Single-family  ITE 210: 
Single-
Family 

Detached 
Housing 

General 
Urban/ 

Suburban 

26 Vehicles 19 5 14 25 16 10 

Net Vehicle Trips 19 5 14 25 16 10 

*Note: Totals may not add up due to rounding effects 

 

4.4.1 Trip Distribution and Assignment 

The trip distribution pattern for site-generated traffic was established based on the 
existing traffic patterns at each intersection.  

The distribution of inbound and outbound traffic adopted for the proposed development 
is summarized in Table 5. The net new site traffic volumes assigned to the area road 
network are illustrated in Figure 8. 
 

Table 5 – Site Trip Distribution 

Route From 
/To 

AM Peak Hour PM Peak Hour 

Inbound Outbound Inbound Outbound 

Victoria Drive  West 12% 18% 27% 12% 

East 38% 18% 9% 21% 

Apel Drive South 50% 64% 64% 67% 

Total 100% 100% 100% 100% 
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4.5 Post-Development Traffic Volumes 

Post-development traffic volumes are the sum of the background traffic volumes and 
net new site traffic volumes. The proportion of the new site traffic volumes compared to 
the post development total traffic volumes provide an understanding of the level of 
development traffic at each of the study area intersections. Table 6 summarizes the 
percentage of site generated traffic volumes compared to the total traffic volumes at the 
study area intersections which indicates that site generated traffic is adding a maximum 
of 17% of the total traffic volumes at Lynwood Avenue / Wedgewood Street 
intersection. This is an intersection comprised of local streets and therefore, site 
generated traffic impacts is expected to be minimal (see Section 5). At the Victoria 
Drive / Apel Drive / Soball Street intersection, which is comprised of arterial and 
collector streets, the addition of site generated traffic is less than 1%.  

Table 6: Proportion of Site Traffic Volumes to Total Traffic Volumes 

Intersection 

Site Traffic Volumes / Total Traffic Volumes 

2028 AM 2028 PM 2033 AM 2033 PM 

Victoria Dr and Apel Dr 
/ Soball St 

2 / 885 = 

0.3% 

5 / 675 = 

0.7% 

2 / 966 = 

0.2% 

5 / 733 = 

 0.7% 

Victoria Dr and 
Wedgewood St 

5 / 664 = 

0.8% 

5 / 535 = 

0.9% 

5 / 725 = 

0.7% 

5 / 586 = 

0.9% 

Apel Dr and Lynwood 
Ave 

14 / 456 = 

3% 

21 / 373 = 

6% 

14 / 497 = 

3% 

21 / 403 = 

5% 

Lynwood Ave and 
Wedgewood St 

5 / 33 = 

15% 

5 / 29 = 

17% 

5 / 36 = 

14% 

5 / 32 = 

16% 

Post-development traffic volumes for opening day (2028) and five-year horizon (2033) 
are illustrated in Figure 9 and Figure 10. 
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2033 HoriǕon Year Post-Development TraĲĲic Volumes
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5.0 TRAFFIC OPERATIONS ANALYSIS 

5.1 Methodology 

Analysis of vehicular traffic conditions at the study area intersections was undertaken 
using Synchro version 11. Synchro and SimTraffic is a two-part traffic modelling 
software that provides analysis of traffic conditions based on Highway Capacity Manual 
sixth edition evaluation methodology. A detailed description is provided in Appendix B. 

 

5.2 Input and Calibration Parameters 

Heavy Vehicle 

Heavy vehicle percentages incorporated into the analysis were based on information 
provided as part of the intersection turning movement counts. 

Peak Hour Factor 

Peak hour factors (PHF) incorporated into the analysis were calculated from the 
intersection turning movement counts. 

Lane Configuration 

Lane configuration mirrored existing conditions for all scenarios within the report.  
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5.3 Victoria Drive & Apel Drive / Soball Street 

Traffic analysis results for the Victoria Drive & Apel Drive / Soball Street intersection are 
summarized in Table 7. 

 

Under existing conditions:  

• All movements at this intersection are operating at LOS C or better which indicates 
no significant vehicle delay. With a volume / capacity (V/C) ratio of 0.67 or lower, all 
lanes are currently operating within capacity. There are no vehicle queueing issues 
for any movements and the left turn lanes have sufficient storage lengths to manage 
existing queues. 
 

Under the opening day (2028) conditions: 

• Without development traffic, all movements continue to operate at LOS C or better 
with no significant vehicle delays. The V/C ratio is expected to be 0.73 or lower and 
therefore, is not expected to have any lane capacity issues. No vehicle queues are 
expected.   

• With development traffic, no significant additional traffic operational impacts are 
expected. Vehicle delay is expected to continue to operate at LOS C or better. The 
V/C is expected to remain the same at 0.73 or lower. No significant change in 
vehicle queuing is expected and the left turn lane storage lengths are expected to be 
sufficient to manage vehicle queues.    
 

Under the opening day + five-year horizon (2033) conditions: 

• Without development traffic, all movements are expected to continue to operate at 
LOS C or better, thus no significant vehicle delays. The V/C ratio is expected to be 
0.76 or lower for all movements, well within lane capacities. No significant vehicle 
queuing is expected, and the left turn lane storage lengths are expected to be 
sufficient for managing vehicle queues. 

• With development traffic, all movements are expected to continue to operate at LOS 
C or better. The V/C ratio is expected to remain the same at 0.76 or lower for all 
movements and no significant vehicle queues are expected. The left turn lane 
storage lengths are expected to be sufficient for managing any additional vehicle 
queues due to the development.  
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Table 7 – Victoria Drive & Apel Drive / Soball Street Traffic Operations 

Key 
Movement 

Existing (2023) Background Post Development 

LOS V/C 
Ratio 

Delay 
(s) 

Queue 
(m) 

LOS V/C 
Ratio 

Delay 
(s) 

Queue 
(m)  

LOS V/C 
Ratio 

Delay 
(s) 

Queue 
(m) 

2023/28 Horizon Year (Opening Day) 

EBL B (B) 0.03 
(0.02) 

15 
(13) 5 (5) B (B) 0.03 

(0.02) 
15 

(14) 5 (5) B (B) 0.03 
(0.02) 

15 
(14) 5 (5) 

EBTR B (B) 0.41 
(0.47) 

17 
(16) 

30 
(25) B (B) 0.44 

(0.50) 
18 

(16) 
30 

(30) B (B) 0.44 
(0.50) 

18 
(16) 30 (30) 

WBL C (B) 0.67 
(0.47) 

24 
(19) 

25 
(15) C (C) 0.73 

(0.49) 
26 

(20) 
25 

(15) C (C) 0.73 
(0.49) 

26 
(20) 25 (15) 

WBTR A (A) 0.45 
(0.26) 9 (7) 35 

(20) A (A) 0.49 
(0.28) 10 (8) 40 

(30) A (A) 0.49 
(0.28) 10 (7) 40 (25) 

NB B (B) 0.40 
(0.39) 

16 
(14) 

20 
(20) B (B) 0.44 

(0.42) 
16 

(15) 
25 

(20) B (B) 0.44 
(0.43) 

16 
(15) 25 (20) 

SB B (B) 0.40 
(0.19) 

15 
(13) 

25 
(15) B (B) 0.44 

(0.21) 
16 

(13) 
30 

(15) B (B) 0.44 
(0.21) 

16 
(14) 30 (15) 

2033 Horizon Year (5-Year Post Build) 

EBL - - - - B (B) 0.04 
(0.03) 

16 
(14) 5 (5) B (B) 0.04 

(0.03) 
16 

(14) 5 (5) 

EBTR - - - - B (B) 0.47 
(0.52) 

18 
(17) 

30 
(35) B (B) 0.47 

(0.52) 
18 

(17) 35 (30) 

WBL - - - - C (C) 0.76 
(0.51) 

27 
(21) 

30 
(20) C (C) 0.76 

(0.52) 
27 

(21) 30 (20) 

WBTR - - - - B (A) 0.53 
(0.30) 10 (8) 40 

(25) B (A) 0.53 
(0.30) 10 (8) 45 (30) 

NB - - - - B (B) 0.47 
(0.45) 

17 
(15) 

25 
(20) B (B) 0.47 

(0.45) 
17 

(15) 25 (20) 

SB - - - - B (B) 0.47 
(0.22) 

17 
(14) 

35 
(15) B (B) 0.47 

(0.22) 
17 

(14) 35 (15) 

Notes: XX (XX) = AM (PM); # = storage length; 95th percentile queue lengths are rounded to the nearest 5 metres. 
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5.4 Victoria Drive & Wedgewood Street 

Traffic analysis results for the Victoria Drive & Wedgewood Street intersection are 
summarized in Table 8. 

 

Under existing conditions: 

All movements are operating at LOS B or better, thus no significant vehicle delays. The 
V/C ratio for all movements are well within capacity at 0.16 or lower. There is no 
significant vehicle queuing at this intersection. 

 

Under the opening day (2028) background conditions: 

• Without development traffic, this intersection is expected to continue to operate at 
LOS B or better for all movements. The V/C ratio is expected to be 0.18 or lower for 
all movements. No significant vehicle queuing is expected. 

• With development traffic, traffic operations are not expected to deteriorate any 
further with no noticeable change in vehicle delay, capacity, or queuing. 

 

Under the opening day + five-year horizon (2033) conditions: 

• Without development traffic, this intersection is expected to continue to operate at 
LOS B or better, V/C ratio of 0.20 or lower and no significant vehicle queues for all 
movements. 

• With development traffic, traffic operations are expected to remain the same as 
background conditions for all movements, and therefore, no significant traffic issues 
are expected due to the development. 
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Table 8 - Victoria Drive & Wedgewood Street Traffic Operations 

Key 
Movement 

Existing (2023) Background Post Development 

LOS V/C 
Ratio 

Delay 
(s) 

Queue 
(m) 

LOS V/C 
Ratio 

Delay 
(s) 

Queue 
(m)  

LOS V/C 
Ratio 

Delay 
(s) 

Queue 
(m) 

2023/28 Horizon Year (Opening Day) 

EB A (A) 0.16 
(0.15) 0 (0) 0 (0) A (A) 0.18 

(0.17) 0 (0) 0 (0) A (A) 0.18 
(0.17) 0 (0) 5 (0) 

WB A (A) 0.01 
(0.00) 8 (8) 5 (0) A (A) 0.01 

(0.00) 8 (8) 5 (0) A (A) 0.01 
(0.00) 8 (8) 10 (5) 

NB B (B) 0.03 
(0.01) 

11 
(12) 10 (5) B (B) 0.03 

(0.01) 
12 

(12) 10 (5) B (B) 0.04 
(0.01) 

11 
(11) 10 (5) 

2033 Horizon Year (5-Year Post Build) 

EB - - - - A (A) 0.20 
(0.18) 0 (0) 0 (0) A (A) 0.20 

(0.19) 0 (0) 0 (5) 

WB - - - - A (A) 0.01 
(0.00) 8 (8) 10 (5) A (A) 0.01 

(0.00) 8 (8) 10 (5) 

NB - - - - B (B) 0.04 
(0.01) 

12 
(13) 10 (5) B (B) 0.04 

(0.02) 
12 

(12) 10 (10) 

Notes: XX (XX) = AM (PM); # = storage length; 95th percentile queue lengths are rounded to the nearest 5 metres. 
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5.5 Apel Drive & Lynwood Avenue 

Traffic analysis results for the Apel Drive & Lynwood Avenue intersection are 
summarized in Table 9. 

 

Under existing conditions: 

All movements at this intersection are operating at LOS B or better for all movements, 
indicating no significant vehicle delays. The V/C ratio is 0.12 or lower for all movements, 
indicating lanes are operating well within capacity. There is no significant vehicle 
queuing for any movement. 

 

Under the opening day (2028) background conditions, 

• Without development traffic, all movements are expected to continue to operate at 
LOS B or better, V/C ratio of 0.13 or lower, and no significant vehicle queues for all 
movements. 

• With development traffic, no significant change in traffic operations is expected with 
LOS B or better, V/C ratio of 0.14 or lower and no increase in vehicle queues for all 
movements.  
 

Under the opening day + five-year horizon (2033) conditions: 

• Without development traffic, all movements are expected to continue to operate at 
LOS B or better, V/C ratio of 0.15 or lower, and no significant vehicle queues for all 
movements. 

• With development traffic, no change in traffic operations is expected from 
background conditions and therefore, no significant traffic issues are expected due 
to the development. 
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Table 9 – Apel Drive & Lynwood Avenue Traffic Operations 

Key 
Movement 

Existing (2023) Background Post Development 

LOS V/C 
Ratio 

Delay 
(s) 

Queue 
(m) 

LOS V/C 
Ratio 

Delay 
(s) 

Queue 
(m)  

LOS V/C 
Ratio 

Delay 
(s) 

Queue 
(m) 

2023/28 Horizon Year (Opening Day) 

WB B (B) 0.09 
(0.03) 

12 
(11) 

10 
(10) B (B) 0.11 

(0.04) 
12 

(11) 
10 

(10) B (B) 0.13 
(0.05) 

13 
(11) 10 (10) 

NB A (A) 0.09 
(0.12) 0 (0) 0 (0) A (A) 0.13 

(0.13) 0 (0) 0 (0) A (A) 0.14 
(0.14) 0 (0) 0 (0) 

SB A (A) 0.00 
(0.01) 8 (8) 0 (5) A (A) 0.00 

(0.01) 8 (8) 0 (5) A (A) 0.00 
(0.01) 8 (8) 0 (5) 

2033 Horizon Year (5-Year Post Build) 

WB - - - - B (B) 0.12 
(0.04) 

13 
(11) 

10 
(10) B (B) 0.15 

(0.06) 
13 

(11) 15 (10) 

NB - - - - A (A) 0.15 
(0.15) 0 (0) 0 (0) A (A) 0.15 

(0.15) 0 (0) 0 (0) 

SB - - - - A (A) 0.00 
(0.01) 8 (8) 5 (5) A (A) 0.00 

(0.01) 8 (8) 0 (5) 

Notes: XX (XX) = AM (PM); # = storage length; 95th percentile queue lengths are rounded to the nearest 5 metres. 
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5.6 Wedgewood Street & Lynwood Avenue 

Traffic analysis results for the Wedgewood Street & Lynwood Avenue intersection are 
summarized in Table 10. 

 

Under existing conditions: 

This intersection is operating at LOS A for all movements, which indicates no vehicle 
delay. The V/C ratio is 0.01 or lower for all movements, which indicates no lane capacity 
issues. There are no vehicle queuing issues for any movement. 

 

Under the opening day (2028) background conditions: 

• Without development traffic, this intersection is expected to continue to operate at 
LOS A, V/C ratio of 0.02 or lower, and no significant vehicle queues for all 
movements. 

• With development traffic, this intersection is not expected to experience any 
significant change in traffic operations with LOS A, V/C ratio of 0.02 or lower, and 
no increase in vehicle queues for all movements. 
 

Under the opening day + five-year horizon (2033) conditions: 

• Without development traffic, this intersection is expected to continue to operate at 
LOS A, V/C ratio of 0.02 or lower, and no significant vehicle queues for all 
movements. 

• With development traffic, this intersection is not expected to experience any 
significant change in traffic operations with LOS A, V/C ratio of 0.02 or lower, and 
no increase in vehicle queues for all movements. 
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Table 10 – Wedgewood Street & Lynwood Avenue Traffic Operations 

Key 
Movement 

Existing (2023) Background Post Development 

LOS V/C 
Ratio 

Delay 
(s) 

Queue 
(m) 

LOS V/C 
Ratio 

Delay 
(s) 

Queue 
(m)  

LOS V/C 
Ratio 

Delay 
(s) 

Queue 
(m) 

2023/28 Horizon Year (Opening Day) 

EB A (A) 0.01 
(0.00) 7 (7) 0 (0) A (A) 0.01 

(0.01) 7 (7) 0 (0) A (A) 0.01 
(0.01) 7 (7) 0 (0) 

WB A (A) 0.00 
(0.00) 0 (0) 0 (0) A (A) 0.00 

(0.00) 0 (0) 0 (0) A (A) 0.00 
(0.00) 0 (0) 0 (0) 

SB A (A) 0.01 
(0.01) 9 (9) 10 

(10) A (A) 0.02 
(0.01) 9 (9) 10 

(10) A (A) 0.02 
(0.02) 9 (9) 10 (10) 

2033 Horizon Year (5-Year Post Build) 

EB - - - - A (A) 0.01 
(0.01) 7 (7) 0 (0) A (A) 0.01 

(0.01) 7 (7) 0 (0) 

WB - - - - A (A) 0.00 
(0.00) 0 (0) 0 (0) A (A) 0.00 

(0.00) 0 (0) 0 (0) 

SB - - - - A (A) 0.02 
(0.02) 9 (9) 10 

(10) A (A) 0.02 
(0.02) 9 (9) 10 (10) 

Notes: XX (XX) = AM (PM); # = storage length; 95th percentile queue lengths are rounded to the nearest 5 metres. 

 

6.0 SITE ACCESS REVIEW 

6.1 Sightlines and Access Spacing 

Vehicular access to the proposed residential units is proposed from Lynwood Avenue. 
The Transportation Association of Canada (TAC) Geometric Design Guide for Canadian 
Roads (2017) provides recommended minimum intersection sight distances for drivers 
turning onto a road from a stop-controlled intersection. For this study, the design vehicle 
used was a passenger vehicle and the design speed was set to 50 km/h. Drivers should 
be provided with 65 metres of sight distance looking to the right and looking to the left 
when exiting at the Lynwood Avenue / New Road intersection. There are no sightline 
obstructions within 65 metres on either side of the intersection and therefore, no 
sightline issues are expected. 

The TAC Geometric Design Guide for Canadian Roads (2017) also provides suggested 
minimum corner clearances from adjacent intersections on local or collector roads which 
is 15 meters. The Lynwood Avenue / New Road intersection is 65m from the nearest 
intersection to the east at Lynwood Avenue / Wedgewood Street and 65m from the 
nearest intersection to the west at Lynwood Avenue / Alderwood Avenue and therefore, 
the site access meets the recommended access spacing.  
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6.2 Neighborhood Traffic Impacts 

With the vehicular site access at Lynwood Avenue, average traffic volumes during the 
peak hour along Lynwood Avenue are expected to increase by only 10 vehicles due to 
the proposed development as summarized in Table 11 below. This increase in minimal 
and therefore, the proposed development is not expected to create any significant traffic 
issues in the neighborhood. The intersection traffic operations based on traffic 
modelling results summarized in Section 5 further support this conclusion. 

 

Table 11: Lynwood Avenue - Corridor Volumes 

Roadway 
Peak Hour Traffic Volumes (Two-way) * 

2028 – Without 
Development 

2028 – With 
Development 

Lynwood Avenue 42 52 

*Average corridor volume calculated from intersection volumes in Figure 5 and Figure 8 

 

Lynwood Avenue has a 10m roadway width with curbside parking on both sides of the 
road. The presence of on-street parking reduces the effective travel lane width of the 
road which supports neighborhood traffic calming. The site visit performed for traffic 
data collection also did not indicate any speeding issues along Lynwood Avenue.   

 

7.0 PARKING REVIEW 

7.1 Off-Street Parking 

The off-street vehicle parking supply requirement for the proposed development is 
reviewed by comparing with the City’s Parking and Development Management bylaw. 
Table 12 summarizes the bylaw requirements and the proposed parking supply. The 
proposed development is meeting the bylaw requirements for off-street vehicle parking 
supply.  
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Table 12 – Off-Street Vehicle Parking Requirements 

Residential 
Use 

Bylaw 
Reference 

Required Proposed 

Rate Number  Rate Number  

Single Family 
Bylaw No. 

4078, Section 
8 

2.0/unit 52 2.0/unit 52 

Secondary 
Suite 

Bylaw No. 
4078, Section 

8 
1.0/unit 26 1.0/unit 26 

 

In terms of off-street parking layout, the proposed two-vehicle garage per residential 
unit are intended to accommodate one vehicle for the principal residence and one 
vehicle for the secondary suite while the second vehicle for the principal residence is 
intended to be accommodated on the driveway pad of the garage directly behind the 
principal residence parked vehicle in the garage. This provides an independently 
accessible parking space for the secondary suite.  

Moreover, the Institute of Transportation Engineers (ITE) Parking Generation Manual, 6th 
Edition, provides a vehicle parking rate of 1.41 vehicles per single-family home. This 
indicates that the bylaw requirement of 2 vehicles per single-family home is a 
conservative requirement and not all homes in the proposed development are expected 
to have a second vehicle for the principal residence. As such, the proposed layout for 
off-street parking supply is sufficient. 

 

7.2 On-Street Parking 

Figure 11 illustrates the on-street parking supply along the site frontages on Victoria 
Drive and Lynwood Avenue. A total of 27 parking spaces are available on-street. The 
parking supply accounts for any parking restrictions due to presence of driveways and 
intersecting roads or pathways. The parking supply count is based on a 6m length per 
car which assumes a standard passenger car (5.6m long) and spacing between 
successive cars (0.4m).  
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Figure 11: On-Street Parking Supply 
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Parking utilization counts were conducted along the site frontages on a weekday 
(September 27, 2023) and a weekend (September 30, 2023) to determine the existing 
on-street parking demand. Table 13 summarizes the on-street parking data collection 
results. On-street parking usage was found to be low along the site frontages with a 
peak parking utilization of 50% on the north side of Lynwood Avenue. This indicates 24 
on-street parking spaces will still be available in case of any resident parking spillover 
from the proposed development to the surrounding streets.  

The proposed development is not required to provide visitor parking spaces as per the 
City’s Parking and Development Management bylaw. However, assuming a visitor 
parking rate of 0.2 parking spaces / dwelling unit, 5 visitor parking space demand is 
estimated for the proposed development. This demand can be accommodated by the 24 
on-street parking spaces expected to be available along the street frontages on Victoria 
Drive and Lynwood Avenue.   

Table 13: On-Street Parking Utilization 

Street 
Parking 
Supply 

Parking Demand Peak 
Parking 

Utilization 
(%) 

Parking 
Spaces 

Available 
Weekday 
(8-9am) 

Weekday 
(4-5pm)  

Weekend 
(7-8pm) 

Victoria Drive 
(south side) 15 0 0 0 0% 15 

Lynwood Avenue 
(north side) 6 1 3 0 50% 3 

Lynwood Avenue 
(south side) 6 0 0 0 0% 6 

TOTAL 24 

 

It should be noted that the proposed development will include the construction of the 
new north-south local road which will connect with Lynwood Avenue. The new road is 
planned to have an 8.5m road width as per the City’s Subdivision Servicing Bylaw 
requirements for a local road. This is expected to provide additional on-street parking 
supply to the neighborhood street network, ensuring sufficient parking spaces will be 
available for residents and visitors alike. An estimated 17 curbside parking spaces are 
expected to available at the new road assuming parking will be allowed on both sides of 
the street.  
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8.0 CONCLUSIONS 

The proposed development is to convert an existing large lot with a single-family home 
at 1160 Victoria Drive into 26 single-family homes. The development will also include 
the construction of a new north-south local road connecting with Lynwood Avenue, an 
east-west laneway connecting with the new north-south local road, and a north-south 
walkway to provide direct pedestrian access from Victoria Drive. Vehicular site access is 
proposed at the Lynwood Avenue / New Local Road intersection. 

The proposed development is expected to generate a total of 19 vehicle trips in the AM 
peak hour and 25 vehicle trips in the PM peak hour. This is equivalent to approximately 
1 vehicle trip every 3 minutes in the AM peak hour and approximately 1 vehicle trip 
every 2.5 minutes in the PM peak hour. These additional trips are considered low and 
therefore, the proposed development is not expected to create any significant traffic 
issues in the neighborhood and the surrounding streets. A traffic operational analysis of 
the study area road network indicated all movements at all intersections in the study 
area in the 2033 horizon year are expected to operate at LOS C or better, a V/C ratio of 
0.76 or lower and no queuing issues. The development traffic does not deteriorate the 
traffic operations and all movements continue to operate at the same levels in terms of 
vehicle delay, capacity, and queuing. 

The proposed development is within 250 meters from the existing bus stop (i.e., a 3-
minute walk) which provide connections to Downtown Port Coquitlam, Shaughnessy 
Station Mall, Port Coquitlam Community Centre, Port Coquitlam Station, Coquitlam 
Central SkyTrain Station (Millennium Line) and Terry Fox Secondary School. The cycling 
network in the site vicinity consists of multi-use pathways (MUP) and on-street bike 
routes. Walking facilities are adequate around the site. Future residents of the 
development will also be 500m away from the Traboulay PoCo off-street active 
transportation loop trail.   

The proposed site access at Lynwood Avenue / New Local Road intersection meets the 
recommended sightlines and access spacing guidelines. With access at Lynwood 
Avenue, traffic volumes along Lynwood Avenue are only expected to increase by 10 
vehicles in the peak hour. This increase is minimal and is not expected to create any 
significant neighborhood traffic issues. Lynwood Avenue has on-street parking on both 
sides which reduces the effective travel lane width and supports neighborhood traffic 
calming. The site visit to the proposed site did not indicate any speeding issues along 
Lynwood Avenue. 
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The proposed development is meeting the bylaw requirements for off-street parking. 
Based on ITE parking rates of 1.41 vehicles per single-family home, the proposed 
supply of 2 vehicles per single-family home is higher than the effective parking rate. As 
such, the proposed layout of off-street parking with 2 spaces in the garage, shared 
between the principal resident and the secondary suite, and 1 space on the driveway 
pad is sufficient for independent accessibility to parking spaces. On-street parking 
usage along the site frontages are low at 50% peak parking utilization. Based on 
collected data, 24 street parking spaces will be available to accommodate any parking 
spillover due to the proposed development. The new north-south local road is also 
expected to have on-street parking availability which will further increase the on-street 
parking supply by as estimated 17 spaces. 
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APPENDIX A: SITE PLAN  
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APPENDIX B: SYNCHRO BACKGROUND 
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SYNCHRO MODELLING SOFTWARE DESCRIPTION 

The traffic analysis was completed using Synchro and SimTraffic traffic modelling 
software. Results were measured in delay, level of service (LOS), and 95th percentile 
queue length.  

SimTraffic integrates established driver behaviours and characteristics to simulate 
actual conditions by randomly “seeding” or positioning vehicles travelling throughout 
the network. The simulation is run ten times (ten different random seedings of vehicle 
types, behaviours and arrivals) to obtain statistical significance of the results.   

 
Levels of Service 

Traffic operations are typically described in terms of levels of service, which rates the 
amount of delay per vehicle for each movement and the entire intersection. Levels of 
service range from LOS A (representing best operations) to LOS E/F (LOS E being poor 
operations and LOS F being unpredictable/disruptive operations). LOS E/F are generally 
unacceptable levels of service under normal everyday conditions. A LOS C or better is 
considered acceptable operations, while D is considered to be on the threshold between 
acceptable and unacceptable operations. Operations will typically need to operate at 
LOS C or better for through movements and LOS E or better for other traffic movements 
with lower order roads. The hierarchy of criteria for grading an intersection or 
movement not only includes delay times, but also takes into account traffic control type 
(stop signs or traffic signal). For example, if a vehicle is delayed for 19 seconds at an 
unsignalized intersection, it is considered to have an average operation, and would 
therefore be graded as an LOS C. However, at a signalized intersection, a 19 second 
delay would be considered a good operation and therefore it would be given an LOS B. 
The table below indicates the range of delay for LOS for signalized and unsignalized 
intersections. 

Table B1 – LOS Criteria by Intersection Traffic Control 

Level of Service 
(LOS) 

Unsignalized Intersection 
Average Vehicle Delay 

(sec/veh) 

Signalized Intersection 
Average Vehicle Delay 

(sec/veh) 
A 0 – 10 0 – 10 
B > 10 – 15 > 10 – 20 
C > 15 – 25 > 20 – 35 
D > 25 – 35 > 35 – 55 
E > 35 – 50 > 55 – 80 
F > 50 

 

> 80 
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THE CORPORATION OF THE CITY OF PORT COQUITLAM 
 

“DEVELOPMENT PROCEDURES BYLAW, 2013, NO. 3849” 
 

DEVELOPMENT VARIANCE PERMIT 
 
 

NO. DVP00096 
 
 

Issued to: GRD VICTORIA HOMES INC, INC. NO. BC1096067 
  RBD VICTORIA HOMES INC, INC. NO. BC1096064 

(Owner as defined in the Local Government Act, hereinafter referred to as 
the Permittee) 

 
Address: 41A-1145 INLET STREET COQUITLAM BC V3B 6E8 
 
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 development thereon: 
 

Address: 1160 Victoria Drive 

Legal Description: LOT 48 EXCEPT: PART DEDICATION ROAD ON PLAN 77115, 
SECTION 7 TOWNSHIP 40 NEW WESTMINSTER DISTRICT 
PLAN 29352 

P.I.D.:  001-622-251 

 
3. The Zoning Bylaw, 2008, No. 3630 is varied as follows: 

 

• Table 2.2: Residential Zones Subdivision Regulations are varied to reduce the 
minimum lot depth of proposed lots numbered 3-8 and 23-26 as indicated in 
the table below and shown on the drawing numbered DVP00096 (1) which is 
attached hereto and form part of this permit. 
 

Lot number Minimum lot depth  

  Lot 3 25.4m 

  Lot 4 24.7m 

  Lot 5 26.5m 

  Lot 6 26.5m 

  Lot 7 25.1m 

  Lot 8 27.3m 
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  Lot 23 27.1m 

  Lot 24 24.5m 

  Lot 25 24.2m 

  Lot 26 24.2m 

 
For clarity, this variance applies to and only to Residential Zones Subdivision 
Regulations associated with rezoning application RZ000196 and subdivision 
application SUB00169. 

 

APPROVED BY COUNCIL THE          DAY OF                 2024. 

 

SIGNED THIS _____ DAY OF                   2024. 

 
 
 
 ____________________________________ 
 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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DVP00096 (1) 
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Land Use Contract Review 
 

 

Report To:   Committee of Council 

Department:  Development Services 

Approved by: B. Irvine 
Meeting Date: April 23, 2024 

 

RECOMMENDATION: 

None. 

 

REPORT SUMMARY 

This report provides information on the City’s existing Land Use Contracts (LUCs), which will expire 

on June 30th, 2024, in accordance with Provincial legislation. The report further describes the 

provisions contained within these contracts, and confirms the underlying zoning and OCP 

designations which are in place for these properties. Staff will ensure information on this change is 

available on our website and will provide additional information to impacted Port Coquitlam property 

owners as required.  

  

BACKGROUND  

Provincial Legislation: Land Use Contracts (LUCs) were a form of land use and development 

control used by BC municipalities from 1971 to 1978 to allow more flexibility than traditional zoning. 

LUCs were registered on title and included a specific, contractual arrangement between local 

governments and landowners that typically included permitted land uses, as well as matters such as 

subdivision layout, parking, servicing, infrastructure and building design.  

 

When the Provincial legislation allowing for LUCs was repealed in 1978 many of the existing LUCs 

remained in place, overriding zoning and other development controls on a property, however no new 

contracts could be created. While the Contracts provide certainty to both parties, under contractual 

law they are complex to administer, modify or terminate, and often resulted in municipalities being 

challenged to implement public objectives or property owners being unduly restricted by outdated 

development provisions.  

 

In 2014, the Province amended the Local Government Act to phase-out Land Use Contracts, with 

all LUCs terminating on June 30, 2024. Local Governments were given time to ensure zoning and 

other bylaws were in place and were given an option for early termination (June 30, 2022) in 

situations that were merited. The Act further provides that LUC properties with development that 

does not meet the requirements of the zoning applied upon termination are protected as non-

conforming.  

 

Port Coquitlam Land Use Contracts: Between 1971 and 1978, the City entered into 30 Land Use 

Contracts. Over time, a number of these contracts have been voluntarily discharged by the land 

owner; at present, there are 14 remaining LUCs regulating 239 properties in the City. The Contracts 

apply to a variety of land development, including single residential subdivision, multi-family 

development, multi-tenant industrial building and commercial or mixed-use developments.  
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The City has historically taken a proactive approach to LUC properties and has applied appropriate 

underlying zoning to all LUC properties to provide certainty and direction to those seeking to 

discharge the Contract. These zoning designations have been updated over time, most recently in 

2008 when the City adopted Zoning Bylaw 3630.  In addition, the 2005 OCP establishes land use 

designations for all LUC properties, and the underlying zoning identifies development permit 

guidelines, subdivision and servicing provisions for the LUC properties.  

 

DISCUSSION  

In the lead up to Contract termination, staff have undertaken a detailed assessment of the provisions 

contained in the existing LUCs in relation to the underlying zoning and current development 

provisions.  Staff’s assessment notes that while most of the Contracts reference outdated land use, 

siting, parking and development provisions from the 1970’s, there are generally only minor 

discrepancies to current provisions which are unlikely to constitute a hardship. Several properties 

include a form of multi-family development (“detached townhouses”) which would not be permitted 

under current zoning provisions, however these properties are afforded non-conforming protection 

under the Act. Two LUCs for properties in the Downtown included a provision to lease parking from 

the City, an arrangement which would also be permitted to continue (staff note that the City is in 

process of restructuring the provision of public parking in the Downtown, which is anticipated to 

phase out downtown parking lease arrangements).  A full assessment of the existing LUCs is 

included in Attachment 1. 

 

The proactive steps undertaken by the City over time to ensure updated and appropriate underlying 

zoning, OCP designation and development controls were in place for LUC properties has been 

successful in eliminating the need for a comprehensive review and consultation process prior to the 

Contracts expiring. In general, staff expect the LUC termination will benefit property owners who are 

subject to outdated or restrictive regulations contained within the Contract or have been constricted 

in making minor building or landscape alterations without a substantial process to amend the 

Contract.  

 

In accordance with Provincial legislation, LUCs will expire on June 30th after which LUC properties 

will be regulated by the City’s Zoning Bylaw and other applicable regulatory provisions. Information 

on this change and links to the Provincial Land Use Contract website will be posted on the City’s 

website and communicated to property owners as required. 

 

 

FINANCIAL IMPLICATIONS 

Staff do not anticipate the termination of the Land Use Contracts will have a significant financial 

implication to the City.  
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ATTACHMENTS 

Attachment 1:  List of Land Use Contracts 

 

Lead author(s): Jennifer Little  

Contributing author(s): Natalie Coburn 

 

 

 

OPTIONS  (= Staff Recommendation) 

 # Description 

 1 Receive this report for information. 

 2 Request additional information or clarification on specific matters in this report. 
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Address LUC Overview
Underlying 

Zoning 

OCP 

Designation
Comments

2425 Shaughnessy Street
4 storey apartment building with 15 strata 

dwelling units
RA1 AH

2381 Bury Avenue
3 storey apartment building with 43 strata 

dwelling units
RA1 AH

3120/3150/3156 Coast Meridian Road

Metro Vancouver housing development 

consisting of 130 townhouse units, 72 

apartment units in 2 buildings and a group 

daycare (83 children) in separate building

RTh3 A 

Apartment buildings will be permitted non-

conforming use in townhouse zone. 

Chester Place
11 lot fee simple subdivision with single 

residential homes
RS4 RSL

Some lots may not comply with current 

siting or size requirments. 

3397 Hastings Street

Strata development with 27 detached 

dwelling units; Maple Creek running through 

northwest portion.

RTh3 RT

Buildings do not comply with current 

townhouse definition (3 or more attached 

dwelling units).

2957 Oxford Street
3 townhouse buildings with a total of 16 

strata units
RTh3 A

2719 St. Michael Street
Bare land strata development with 60 semi-

detached dwelling units 
RTh3 RT

Buildings do not comply with current 

townhouse definition.

Lombardy Subdivision

Fee simple subdivision consisting 206 single 

residential lots, 6 duplex lots and Evergreen 

Park. 

RS1 & RD R

Some lots may not comply with current 

setback requirements.

2986 Coast Meridian Road
Bare land strata development with 42 

detached dwelling units.
RTh3 RT

Buildings do not comply with current 

townhouse definition.

3091 Flint Street 5 unit strata townhouse development RTh3 A

2540 Shaughnessy Street 3 storey multi-tenant commercial building. CC D
Contract with City to lease parking. 

2334/6/8 Marpole Avenue

3 storey mixed-use strata building with 2 

commercial units at grade and 10 residential 

units above

CC D
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Address LUC Overview
Underlying 

Zoning 

OCP 

Designation
Comments

2548/50 Shaughnessy Street 2 storey multi-tenant commercial building CC D
Contract with City to lease parking. 

1750/60/70/80 McLean Avenue
4 lots, each with a multi-tenant industrial 

building. 
M3 IL

Contract references outdated  version of 

M3 zone - some existing business may be 

non-conforming. 
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