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Recommendation: 
That the Committee receive the report dated April 25, 2017 of the General 
Manager Planning and Development entitled "Austin Heights Neighbourhood 
Centre Density and Height Review - Outcomes and Proposed Directions" for 
information. c> 

Report Purpose: 
Based on the outcomes of a density and height review, this report presents 
proposed directions for Council-in-Committee's information and feedback, prior 
to preparing amendments to the Austin Heights Neighbourhood Plan and C-5 
Zone for Council's consideration at a future Regular Council meeting. 

Strategic Goal: 
The Austin Heights Neighbourhood Centre Density and Height Review supports 
Strengthening Neighbourhoods and is a "B" priority in the 2017 Business Plan. 

Executive Summary: 
Based on feedback received at the November 7, 2016 Council-in-Committee 
meeting, staff have undertaken a focused density and height review involving the 
Neighbourhood Centre area within the Austin Heights Neighbourhood Plan 
(AHNP). Proposed directions coming out of this review include updates to AHNP 
policies and the C-5 Zone, to incorporate Austin Heights into the City-Wide 
density bonusing system, remove the current 'landmark site' density bonus 
provision and create a 25 storey height limit in the C-5 zone. 

In the context of considering the removal of the high-rise moratorium in Austin 
Heights, these proposed directions provide improved certainty regarding high-rise 
development for residents, landowners, the development community and 
Council, recognize Austin Height's role as a local centre in Coquitlam's urban 
centre hierarchy, and reflect the AHNP's intent to revitalize the Neighbourhood 
Centre through a range of redevelopment opportunities and building heights. 
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Background: 
On November 7, 2016 staff presented a report to Council-in-Committee that 
proposed three options for addressing the current moratorium on high-rise 
development in the Austin Heights Neighbourhood Centre (Attachment 1 and 2), 
which is based on the following Council resolution passed on July 25, 2011: 

"That Council direct staff to withhold processing of other applications for high-rise 
developments in Austin Heights until the neighbourhood centre plan policies and C-
5 zone are reviewed with respect to building heights, in context of the comments 
received at the Public Hearing, and returned to Council for consideration, direction 
and further public consultation." 

Based on Committee feedback staff has undertaken a density and height review 
based on 'Option 2' as outlined in the November 7, 2016 report, which includes a 
review of Public Hearing comments regarding 'The Austin' high-rise rezoning in 
2011 and the Neighbourhood Centre density and height policies, as well bringing 
the corresponding C-5 Zone in line with the Citywide Density Bonusing Program 
and considering a potential building height limit. 

This review consists of these specific components, the outcomes of which have 
been used to derive proposed density and height directions: 
1. Reviewing Public Hearingfeedback on'The Austin', along with related 

Neighbourhood Centre policies; 
2. Reviewing Austin Heights' place and role in the hierarchy of urban centres in 

Coquitlam, and how this relates to density and height; 
3. Reviewingthe 'landmark site' designation and related density bonus; and 
4. Undertaking 'architectural testing' within in the Neighbourhood Centre, to 

better understand potential density and height scenarios, and what this 
means in terms of a potential building height limit. 

Following the presentation of the review outcomes to Council-in-Committee and 
pending Council-in-Committee's feedback staff intend to proceed with preparing 
amendments to the Official Community Plan (OCP) and Zoning Bylaw to 
incorporate these proposed directions. 'Option 2' also involves public 
consultation which would specifically include a mail-out to property owner and 
tenants in the Neighbourhood Centre, as well as key stakeholders, to seek 
feedback on the proposed directions and amendments to the Neighbourhood 
Centre policies and C-5 Zone, prior to a Public Hearing on these proposed bylaw 
amendments. 

The remainder of this report summarizes the review components, identifies key 
outcomes and proposed directions and outlines next steps 

Discussion/Analysis: 
Density and Height Review 
As noted above, this review is made up of four components, the details and 
outcomes of which are elaborated on below: 
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Discussion/Analysis: cont'd/ 
Density and Height Review cont'd/ 
1. Public Hearing Feedback and Neighbourhood Centre Policies 

Public Hearing Feedback 
Shortly after the adoption of the AHNP in 2011, a proposal for a 24-storey high-
rise ('the Austin') was received. Following the Public Hearing for that 
development, Council approved the rezoning application, but based on concerns 
raised, the building height was reduced from 24 storeys (5.5 FAR^) to 19 storeys 
(4.68 FAR). 

Feedback from the Public Hearing included: 
• Concerns over the proposed building height - some supported 

redevelopment and revitalization, but were concerned with 24 storeys and 
that it did not fit with the character of the neighbourhood; 

• Concerns high-rise development would increase traffic, and would have 
negative impacts on road capacity, parks and recreation facilities; 

• Concerns that high-rise development would infringe on privacy and create 
shadowing on neighbouring properties; and 

• Comments that generally supported the proposal and recognized the benefits 
of revitalization and increased housing options, also expressed concerns that 
if the proposal was not approved, it would take a long time for the 
Neighbourhood Centre to continue to revitalize. 

The type of feedback received at the Public Hearing for the Austin is sometimes 
raised when new high-rise developments are proposed elsewhere in the City. The 
AHNP includes policies that are related to the issues raised and are discussed 
further below. Feedbackfrom the Public Hearing has also been considered 
throughout this density and height review, while recognizing that the current 
policies in the Neighbourhood Centre aim to create viable redevelopment 
projects, support revitalization in the Neighbourhood Centre and result in 
building forms that respond to the topographical and view context of Austin 
Heights, through narrower high-rises and increased distances between high-
rises. 

Neighbourhood Centre - Land Use Context 
The AHNP vision states that "Austin Heights is a vibrant community-oriented 
neighbourhood known for its accessibility, diversity and amenities. Its commercial 
main street is a distinctive, local shopping destination for Coquitlam residents." 

The AHNP's Neighbourhood Centre policies for the Austin Avenue 'commercial 
main street' seek to complement existing commercial uses with higher-density, 
mixed-use redevelopments and revitalize the public realm and amenities. This in 
turn is intended to help incrementally enhance this well-established commercial 
area, which has served local and broader community needs for over 60years. 
These policies also support more housing options through a variety of building 
densities and height, including low-rise, mid-rise and high-rise developments. 

^ Floor area ratio (FAR) defines the maximum amount of floor area (building floor area) permitted to be 
constructed on a lot, expressed as a ratio of floor area relative to lot area. 
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Discussion/Analysis: cont'd/ 
Density and Height Review cont'd/ 
Neighbourhood Centre - Land Use Context cont'd/ 
Attachment 3 illustrates potential redevelopment possibilities, in the 
Neighbourhood Centre, based on the current Neighbourhood Centre policies and 
the corresponding C-5 zone (see Attachments 4 and 5 for policies and C-5 Zone 
details). 

Following current Neighbourhood Centre policies, the C-5 zone allows a 'base' 
density of 3.0 FAR, with the opportunity for additional density bonuses as follows: 
• an additional 1.0 FAR, in exchange for amenities that have public benefit 

(i.e., affordable housing, parks, urban plazas, pedestrian corridors and public 
art), for a total possible 4.0 FAR; and 

• a further additional 1.5 FAR for 'landmark sites' that have a high level of 
'design excellence' and incorporate public space, art and or amenities at the 
ground level, for a total maximum 5-5 FAR. 

Outside of the landmark sites and their potential of a maximum 5.5 FAR density 
for redevelopment applications, it is reasonable to assume that, given current 
market conditions (i.e., building applications under current plan policies are more 
frequently pursuing density bonus opportunities), most Neighbourhood Centre 
properties available for higher density mixed-use redevelopment under the C-5 
zone would seek the available 4.0 FAR option (3.0 base FAR + 1.0 FAR bonus). 

It is also important to note that there is a four-storey maximum height on the 
south side of Austin Avenue between Marmont Street and Gatensbury Street, and 
the south side of Charland Avenue, between the Fire Hall and Lebleu Street to 
provide an effective transition to adjacent 'Neighbourhood Attached Residential' 
properties. This means that approximately 80% of existing properties in the 
Neighbourhood Centre could accommodate buildings of varying heights (including 
high-rises). 

Neighbourhood Centre - Building Size, Tower Separation and Transportation 
To achieve the goals of the AHNP, amendments were made to the C-5 zone in 
2011 that included provisions (SOOm^ floorplate for buildings twelve storeys or 
higher, which is lOOm^ smaller than the Citywide guideline of yoom^), to reduce 
massing, maintain view corridors and reduce shadowing and privacy impacts on 
adjacent properties from high-rise development. 

Also unique to the C-5 zone is a 3Sm (ll5ft.) setback separation between high 
rises sharing a common property line for buildings above twelve storeys. This 
tower separation is 10m greater than the Citywide specification of 25m outlined 
in the Urban Design + Development permit Areas guidelines in the Citywide OCR. 
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Discussion/Analysis: cont'd/ 
Density and Height Review cont'd/ 
Neighbourhood Centre- Building Size, Tower Separation and Transportation 
cont'd/ 
During the development ofthe AHNPthe City's transportation network was 
reviewed and in 2012 Council adopted the City's Strategic Transportation Plan 
(STP) which includes high-level transportation policies and direction for all types 
of travel for the next 20 years. Based on the STP there are three arterial streets 
that run through the Neighbourhood Centre (Austin Ave, Blue Mountain Street, 
and Marmont Street), and these streets are designed to accommodate an 
expected daily traffic demand of 15,000+ vehicles, and include frequent transit 
services. 

2. Hierarchy of Urban Centres in Coquitlam 
Coquitlam is made up of a hierarchy of urban centres that accommodate higher-
density, commercial and residential development, and provide jobs, 
services and amenities that serve residents at a neighbourhood, citywide and 
regional level. The largest and highest centres on the hierarchy have a greater 
capacity for high density, mixed use redevelopment and have easy access to 
regional highways, major arterial roads and SkyTrain. 

As outlined on Attachment 6, and as designated in the OCP and Regional Growth 
Strategy (RGS), Coquitlam Regional City Centre is the primary urban centre in the 
City and is Coquitlam's 'downtown', with the highest commercial and residential 
densities possible in the City and no height limits. Lougheed Municipal Town 
Centre and Burquitlam Frequent Transit Development Area (FTDA) are 
Coquitlam's secondary urban centres, and as they are oriented around SkyTrain 
stations and the North Road/Lougheed Highway corridors, they have the second 
highest density potential in the City and no building heights. 

Coquitlam's primary and secondary urban centres are complemented by a series 
of smaller local centres, including Austin Heights, Maillardville, Partington Creek 
and Fraser Mills, that are 'urban villages' located on arterial corridors and provide 
smaller-scale commercial services, employment and amenities for local 
neighbourhood areas. Although these local centres are also identified for higher 
density, mixed-use growth, and are typically served by frequent, bus-based transit 
routes, they are typically smaller scale in area, and have lower densities and 
building heights than primary and secondary centres - and development in these 
local centres should not compete or compromise the role of larger urban centres. 

As noted on Attachment 6, Table 1, the current maximum allowable density in 
Austin Heights of 5-5 FAR is higher than what is available in the City Centre, 
Lougheed and Burquitlam, and is thus 'out of sync' with the City's hierarchy of 
urban centres. 
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Discussion/Analysis: cont'd/ 
Density and Height Review cont'd/ 
2. Hierarchy of Urban Centres in Coquitlam cont'd/ 
Based on the fact that Austin Heights is a local centre, it can be argued that its 
building density and height should be lower than City Centre, Lougheed and 
Burquitlam. Notingthatthe Neighbourhood Centre currently allows upto a 4.0 
FAR on most properties without the 1.5 FAR 'landmark site' bonus, it is reasonable 
to propose that the maximum Austin Heights FAR be set at 4.0. As noted in Table 
2 on Attachment 6, 4.0 FAR better aligns Austin Heights with the City's urban 
centre hierarchy, and still allows for a range of redevelopment opportunities, 
including high-rise, that is supported by bus-based transit (which is planned to 
become more frequent as part of Translink's 'FIN' or Frequent Transit Network) 
and three arterial streets. 

3. Review of the landmark site designation 
Landmark sites are defined within the AHNP as important corner gateways, 
located at intersections of arterial streets or arterial/collector streets, which can 
achieve a maximum 5.5 FAR (4.0 + 1.5 landmark bonus) in exchange for high-
quality buildings and public spaces, art or other amenities at the ground level. 

Since 2008-2011, when the AHNP was developed and adopted, the development 
context in Coquitlam has evolved considerably, and very high quality building 
designs are now considered a 'given' and added density is not necessary to 
achieve these designs. Furthermore, a City-wide density bonusing program was 
introduced in 2011 (but did not include Austin Heights), which allows additional 
FAR in exchange for funds that are then used to develop significant public 
amenities and affordable housing on a City-wide basis. 

The landmark site designation of 5.5 FAR is also higher than City Centre, 
Lougheed, and Burquitlam, and as noted in the previous review component, this 
is out of sync with the City's urban centre hierarchy. 

Based on the above points, and given that most properties in the Neighbourhood 
Centre can achieve a 4.0 FAR, the landmark site bonus is recommended to be 
removed and any further density bonuses in Austin Heights should be considered 
for more relevant incentives, as per the City's successful density bonus program, 
and not result in FARs that exceed those in City Centre, Lougheed, and 
Burquitlam. 

4. Architectural testing of alternate density and height scenarios 
Merrick Architects was retained to undertake high-level architectural tests on five 
sample sites (representing a range of property sizes, locations and configurations) 
within the Neighbourhood Centre to generically model potential high-rise 
building heights at certain density (FAR)'thresholds'or scenarios. See 
Attachment 7 for a detailed summary of the architectural testing and outcomes. 
A full copy of the architectural testing has been placed in the Councillor's office 
and is available for viewing at the Planning and Development front counter. 
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Discussion/Analysis: cont'd/ 
Density and Height Review cont'd/ 
4. Architectural Testing of alternative density and height scenarios cont'd/ 
The architectural testing was not a design exercise per se; it was intended to gain 
an understanding of what kind of building height is achievable on a site, by 
looking at how a certain amount of building density or 'square footage' on a 
property is 'shaped' into basic high-rise forms, through the use of these basic 
design inputs: 
• High-rise floorplate, lot coverage and building separation (C-5 zone); 
• Neighbourhood Centre Policies; 
• Standard City Parking Regulations (Zoning Bylaw); and 
• Basic point and podium high-rise building massing. 

The testing determined building heights according to specific FAR thresholds, 
based on several scenarios including the Citywide Density Bonusing Program (2.5 
base), the C-5 density system (3.0 base FAR, max 4.0 FAR, max. 5.5 FAR for 
landmark sites) and the Housing Affordability Strategy (HAS), which allows a 1.0 
FAR bonus for rental; 
• Base density - 2.5 FAR; 
• Maximum density - 4.0 FAR; 
• Landmark site designation - 5.5 FAR (for 2 sites only); and 
• HAS rental bonus - 5.0 FAR (4.0 FAR + 1.0 FAR bonus). 

Architectural Testing Outcomes 
The below table shows that average potential maximum building heights across 
the test sites (shaped by the above basic design input), according to the FAR 
scenarios described above: 

FAR Average Height 
2.5 17 Storeys 
4.0 21 Storeys 
5.0 25 Storeys 
5.5' 26 Storeys 

Parking requirements were achieved for all test scenarios based on the City's 
Zoning Bylaw, including requirements for commercial, residential visitor and 
loading, and varied from 1.5 levels to 4.5 levels of parking (mostly underground). 

Interestingly, the typical high-rise concept sketched by Merrick Architects was 
based on a BOOm^ maximum floorplate size specified in the C-5 zone, which 
allowed for an average of 7 units per floor, oriented around a two elevator core, 
which in turn could support between 150-220 units in a building ranging in 
height between 20 and 30 storeys. According to the architect, this is consistent 
with projects of this scale being developed and marketed elsewhere in the City 
and region. 

A 5.5 FAR was only tested on two selected landmark sites as identified in the AHNP 
File#: 13-6480-20/09/1 Doc#: 2585893.vl 
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Discussion/Analysis: cont'd/ 
Density and Height Review cont'd/ 
Architectural Testing Outcomes 
Through the testing outcomes, the architect showed that a smaller floorplate 
allows for a more rectangular buildingform versus bulkier square floorplates, 
resulting in a more slender tower form which helps reduce massing and 
shadowing as well as better maintaining view corridors. This confirmed the 
original intent of provisions to reduce high-rise impacts and some of the test 
scenarios also included the 35 metre separation between high-rises on different 
properties, which allows for wider view corridors between high-rise projects, and 
less shadowing and privacy impacts. 

Preliminary Directions Based on Density and Height Review 
Based on the outcomes of the density and height review, staff propose the 
following preliminary directions related to density, landmark sites and height in 
the Neighbourhood Centre. 

Density 
l.a) Bring the C-5 zone and Neighbourhood Centre policies in line with the Citywide 

Density Bonusing Program: 
Based on the outcomes of this review, it is proposed to re-structure the C-5 
density bonusing system according to the Citywide Density Bonusing Program, by 
introducing a base density of 2.5 FAR with 0.5 FAR incremental steps up to a 
maximum density of 4.0 FAR (see Attachment 8 for details). This approach 
reduces the base FAR from 3.0 to 2.5, yet maintains a 4.0 FAR for all sites in the 
Neighbourhood Centre, which is the current maximum density permitted on non-
landmark sites. 

The proposed amendment will align the C-5 zone with other zones in the 
Citywide Density Bonusing Program (RM-A, RM-5, RM-6, C-7 and C-4), and will 
provide clarity and consistency with established City practice and provision of 
community amenities and affordable housing. 

l.b) Consider the exemption of purpose-built rental floorspace from maximum 
density allowances: 

Staff is also proposing to allow an additional l.o FAR bonus in exchange for 
secured market rental housing, consistent with the City's HAS. If supported by 
Council, this provision could result in a maximum FAR of up to 5.0 in the 
Neighbourhood Centre, which provides an opportunity for development densities 
to approach the previous 5.5 FAR Landmark site provision, yet is still below the 
maximum density allowance in City Centre (6.0 FAR) and Burquitlam and 
Lougheed (5.5 FAR) if the full 1.0 FAR rental incentive is applied in City Centre or 
Burquitlam-Lougheed. 
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Discussion/Analysis: cont'd/ 
Preliminary Directions Based on Density and Height Review cont'd/ 
2. Remove Landmark Site Designation 
Based on the density and height review, staff is proposing to remove the current 
landmark site designation and related 1.5 FAR bonus, and introduce criteria (as 
applied elsewhere in the City and without a density bonus) for gateway sites to 
achieve high quality design where arterial streets enter the Neighbourhood 
Centre (Attachment 9). 

The draft Burquitiam-Lougheed Neighbourhood Plan (BLNP) includes policies to 
increase design excellence at gateway locations and mark entry to the 
neighbourhood. Recognizing that a high level of design and streetscape 
improvements should be standard for redevelopment, and noting this is a key 
objective of redevelopment in the Neighbourhood Centre, it is recommended that 
gateway design elements, like those in the draft BLNP, be incorporated into the 
Austin Heights Neighbourhood Centre policies (Attachment lO). 

Height 
3. Update the C-5 zone to include a maximum building height of 25 storeys: 
Based on review outcomes and testing results, staff proposes that a maximum 
building height of 25 storeys be established in the Austin Heights Neighbourhood 
Centre with the caveat that the existing 4 storey limit for properties on the south 
side of Austin is maintained. This approach balances Public Hearing feedback 
with the goals of the AHNP to support revitalization with the provision of a range 
of redevelopment projects in the Neighbourhood Centre, including high-rises. 

The proposed building height limit also reflects the review of urban centres 
throughout Coquitlam. Given the role and function of Austin Heights as a local 
centre, relative to higher density centres like City Centre and Burquitlam that 
have no height limits, it is reasonable to propose a building height limit and a 
lower maximum FAR in Austin Heights. 

The proposed height limit accommodates the maximum density allowances 
proposed (base 2.5 FAR, maximum 4.0 FAR), and larger properties allow for 
density to be spread amongst the site in multiple high and mid-rise forms. 
Furthermore, if the 1.0 FAR rental bonus is used, the resultant 5.0 FAR on most of 
the smaller sites in the Neighbourhood Centre will also likely fall within a 25 
storey building height, and on larger sites the density will need to fit under this 
height limit, which would result in a variation of building heights and forms. 

As noted above the Public Hearing feedback from the Austin raised concerns over 
height, privacy and shadowing. A height limit in the Neighbourhood Centre will 
provide certainty for residents and allow for enough density and height to create 
viable high-rise projects which support continued revitalization, while 
maintaining the eoom^ floorplate and 35m high-rise separation will help to 
reduce shadowing and privacy impacts, and maintain view corridors. 
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Next Steps: 
Pending feedback received from Council-in-Committee, staff will proceed in 
preparing relevant amendments to the Austin Heights Neighbourhood Plan and 
the Zoning Bylaw (C-5), which if approved following a Public Hearing would end 
the high-rise moratorium. 

As a part of this process (as outlined in the November 7, 2016 report), a mail out 
will be sent to property owners/developers and tenants within the 
Neighbourhood Centre as well as other stakeholders (i.e., Austin Heights BIA, 
TransLink, Metro Vancouver and School District #43) to provide an opportunity 
for feedback on the proposed directions. The mail out would provide general 
information on the density and height review and its outcomes, and direct them 
to the Austin Heights project webpage where further information will be 
available (information would also be available through social media channels). 
Staff would analyze and summarize this feedback in the First Reading report to 
Council and standard Public Hearing notification practice for the OCP (AHNP) and 
Zoning Bylaw amendments would follow. 

Should the moratorium be lifted by approving these amendments, a high level 
servicing assessment will be completed for the AHNP, and brought forward for 
Council's information at a later date. Staff will also consider the need for a 
commercial tenant relocation policy, similar to the Mobile Home Park 
Redevelopment Tenant Assistance Policy, to provide (if and where necessary) 
relocation assistance for existing commercial tenants involved in redevelopment 
proposals. 

Financial Implications: 
Austin Heights has its own density bonus program where financial contributions 
collected based on the current C-5 density bonus system are made towards public 
amenities outlined in the AHNP (relative to the Citywide Density Bonusing 
Program, which allocates funds towards amenities Citywide). As a result of the 
Austin redevelopment, the Austin Heights density bonusing fund balance at the 
end of 2016 was $594,000.00. Provided the C-5 zone is amended to incorporate it 
into the City-Wide bonusing program, staff recommend retaining the density 
bonus funds accrued to date in a separate fund and bring forward potential 
future projects in the Austin Heights area that would benefit from this funding 
for Council approval. 

Conclusion: 
Staff has completed the Austin Heights density and height review as per 
discussion at the Council-in-Committee meeting on November 7, 2016, and this 
report outlines directions that would remove the high-rise moratorium by 
amending the C-5 Zone and establishing a 25 storey height limit. Proposed next 
steps include a mail out to property owners and stakeholders within the 
Neighbourhood Centre to seek feedback on the proposed amendments. Staff 
would then bring feedback results back to Council late spring, as part of the First 
Reading report on relevant OCP and Zoning Bylaw Amendment Bylaws. 
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J.L Mclnty 
AP/ss 

e, MClP, RPP 

( 

Attachments: 
1. Austin Heights Neighbourhood Plan and Surrounding Land Uses 

(Doc# 2385954) 
2. Austin Heights Neighbourhood Centre Aerial Image (Doc# 2585951) 
3. Austin Heights Neighbourhood Centre Density Potential (Doc# 2585948) 
4. Austin Heights Neighbourhood Centre Policies (Doc# 2585944) 
5. C-5, Community Commercial, Zone (Doc# 2585943) 
6. Hierarchy of Urban Centres in Coquitlam (Doc# 2581048) 
7. Density and Height Review - Summary of Architectural Testing 

(Doc# 2579358) 
8. Proposed C-5 Density bonus Structure (AHNP) (Doc# 2581048) 
9. Austin Heights Neighbourhood Centre Proposed Gateway Locations 

(Doc# 2585940) 
10. Proposed Gateway Design Policy (Doc# 2581048) 

This report was prepared by Allison Pickrell, Community Planner and reviewed by 
Steve Gauley, Senior Planner and Carl Johannsen, Manager Community Planning. 
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ATTACHMENT 1 

This information has been prepared to provide information only. It is not a legal document. If any contradiction exists between 
this document and the relevant City Bylaws, codes of Policies, the text of the Bylaws, codes or Policies shall be the legal authority. 
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