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Rapid Urban GrowthManhattan Population 
 1910: 2.3 million (164 people/acre)
 2010: 1.6 million (109 people/acre)  

City Planning Origins & Evolution of Development Controls

• Lack of building and sanitation standards • Absence of land use control

40 storeys , 1915

• Health & Safety Issues 
• Poor Urban Livability

• Externalities & Environmental Impacts
• Risk of Natural Hazards
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BC’s Response
PLANNING TOOLS

• Municipal Construction Codes
• Fire 
• Building & Plumbing Codes

• Town Planning Act, 1948 
• Vancouver Charter & Amendments, 1953
• Municipal Act, 1957
• Official Regional Plan for the Lower Mainland Planning Area, 

1966
• Livable Region Strategic Plan, 1995
• Local Government Act, 1996
• Community Charter, 2004
• BC Building Act, 2015
• Metro 2040 Regional Plan, 2011
• Metro 2050 Regional Plan, 2023

City Planning Origins & Evolution of Development Controls
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BC’s Building Standards Response
Building Codes & Regulations

BUILDING TOOLS
• Municipal Building Bylaws early 

1900’s
• Fire 
• Building

• National Building Code, since 1941
• National Fire Code, since 1941
• BC Building Code, since 1973

5



Planning & Building More Integrated than Ever

Current Planning & Building Development Controls

Building Tools
• Accessibility/ Adaptability
• Step Code(s)
• 6 storey wood frame
• 12 storey MT 

Planning Tools

Sustainability
• Energy
• Zero Carbon
• LEED
• Taller wood

6



Current Planning & Building Development Controls

Development Approval Continuum

Regional Plan
Official 

Community 
Plan

Zoning & 
Development 

Permits

Building 
Permits

Regional Vision for 
Planned Growth

Municipal Vision for 
Community Growth

Specific Development 
Controls

Construction 
Coordination & 
Approval
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Subdivision & Development Servicing Bylaw

Occupancy Permit

Development Continuum Tools

Official Community Plan

Development Permit

Zoning Bylaw

Building Permit

Vision

Design

Land Use & 
Density Rights

Building & Fire Codes 
Building Bylaw

Completion

Current Planning & Building Development Controls

Subdivision & 
Servicing
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• Population – 148,625 (2021)

• Growth Rate – 6.7% per year (2016-
2021), one of the fastest in BC

• Diverse Community – 40% of 
population born outside of Canada

• Demography – younger than the 
Region as a whole

Coquitlam At A Glance
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Coquitlam At A Glance

Stage Multi – Family 
Applications

Single 
Detached 
Units

Strata Units Market Rental 
Units

Below/ None 
Market Rental 
Units

Total Dwelling 
Units

Pre-Application 
Stage

21 0 3,683 1,060 589 5,332

Development 
Stage

171 0 33,010 9,573 1,628 44,211

Building Permit 
Stage

33 131 3,994 833 43 5,001

Under 
Construction

58 460 4,551 938 457 6,406

TOTAL 283 591 45,238 12,404 2,717 60,950

Development Application & Building Activity Snapshot (as of December 31, 2022)
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Coquitlam At a Glance

Building Permit Issued Construction Values
2012 – 2022 (CCI Adjusted)
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Department Structure Geared to Community Development Continuum
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GM Planning & 
Development/ Admin

Community Planning Development Services Building Permits -  
Approval

Building Permits - 
Inspections

Business Services

• Strategies & Plans 
for Managing 
Growth

• City-Wide Policies

• Data & Analytics

• Social Planning

• Special Projects

• Development 
Planning 

• Development 
Servicing 

• Review Process 
Development

• Applications & 
Servicing Plans

• Sign Permits, Liquor, 
Cannabis Permits

• Erosion & Sediment 
Control, Lot Grading 
Plans

• Development & 
Servicing Agreements

• Collect Fees, Charges

• Customer Service
• Front Counter/ 

E-plan Portal
• Plans Examination, 

Digital Review
• BP & Phased Permit 

Issuance

• Building & Plumbing 
Inspections

• Construction 
Impacts & Site 
Monitoring

• Occupancy Permit 
Issuance

• Development 
Application Process 
Review (DAPR)

• Department 
budgeting

• Development 
Revenue Projections 
& Monitoring

• Tracking & 
Reporting



Balancing Priorities

Best Practices Technical 
Feasibility

Neighbourhood 
Context

City Goals, 
Objectives & 

Policy

Development 
Interests

Public & 
Stakeholder 

Feedback

Budget

Legislative 
Requirements

Coquitlam Development Continuum Process
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Good Planning 
Principles

Health & 
Safety



(or how an idea becomes buildings and spaces to create a great community!)

OCP Preperation Land Assembly Pre Application Review Process Development 
Application Review Process

Pre-Sales & 
Marketing

Building 
Application Review Process Construction Inspections Occupancy

1st Reading Public Hearing 2nd & 3rd Reading Finalize DP, servicing 
and legal 4th Reading

City Responsibility Industry Responsibility Shared Responsibility
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Coquitlam Development Continuum Process



Development Permit to Building Permit
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Concurrent Permit Processing

Development Permit to Building Permit

16

• History of EBPA
• What is Driving EBPA?
• Does Concurrent 

Processing Really Work?
• Pros and Cons
• The Coquitlam Experience
• What Did We Learn?
• Going Forward – Digital 

Intake (App. Portals)



Partial Building Permits

Development Permit to Building Permit 
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• Excavation Permit
• Foundation Permit
• Core and Shell 

Permit
• Full Building Permit

• Intent – 
Concurrent 
Processing

• The Slippery Slope 
of Construction 
Momentum

• Pain Points – 
Foundation Permit 
with Plumbing 
Services Permit



Secondary Suites

Current Issues & Emerging Trends
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• Coquitlam Program – Since 1999
• Continuous Evolution Responding to 

Planning and Economic Trends
• 2018  BCBC revisions to Secondary 

Suite Provisions
• Zoning Bylaw Amendments – Location 

of Suite, Maximum Suite Area



Secondary Suites – Unauthorized vs. Impermissible

Current Issues & Emerging Trends
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• Response to Housing Market
• Balancing Authority and Duty of Care
• The Reasonableness Test – Policy A12
• Planning Program 

Incentives/Disincentives
• Housing Choices Program
• Frontage Works Program



Traditional Single-Family Neighbourhoods - Housing Choices

Current Issues & Emerging Trends
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• Opportunity For Ground Oriented 
Densification of Single-Family 
Neighbourhoods – “Sensitive Infill”

• Inexperienced Applicant/Developer
• Inexperienced Consultant Team 
• Creation of LBDAT Coordinator
• Development of Policy B01 based on 

Interpretation of Complex 
Development

• Stock Building Plans
• Coordination of Referrals is a Work in 

Progress – Offsite Civil Works



Tools for Novice Applicants - Stock Plans

Current Issues & Emerging Trends
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Policy Structure

Current Issues & Emerging Trends
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Rooftop Occupancies

Evolution of Building Use & Form
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• Zoning Bylaw – Traditional 6 Storey 
Wood Frame Buildings

• Economic Factors and Development 
Pressures

• FAR, Site Coverage and Amenity Space 
Location

• Push for Rooftop Occupancy
• 2018 Code Response
• Alternative Solutions at DP Stage prior to 

Code amendments



Enclosed Balconies

Evolution of Building Use & Form
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• Economic Factors and Development 
Pressures

• Urban Design versus Code Regulations
• Conditioned/Habitable Space?
• Occupant Behaviour – the Pitfalls of 

Habitable Balcony Space
• New Construction or Retrofits?



Passive Energy Buildings – Step 5

Evolution of Building Use & Form
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• Energy Efficiency Requirements and 
the Impact on Planning Policy

• Zoning Bylaw Impacts: Setbacks, Site 
Coverage, Density

• Siting Exception for Cladding? 



Passive Energy Buildings – Zoning Implications

Evolution of Building Use & Form
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Going Forward…
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93,000 more 
people by 2050

Housing Needs 
Assessment

120% increase in  
applications since 

2019



Questions & Discussion
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…and thank you from Jim & Jim
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