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City Planning Origins & Evolution of Development Controls
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e Lack of building and sanitation standards e Absence of land use control

* Health & Safety Issues * Externalities & Environmental Impacts
* Poor Urban Livability * Risk of Natural Hazards
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City Planning Origins & Evolution of Development Controls

BC’s Response

PLANNING TOOLS

e Municipal Construction Codes
* Fire
* Building & Plumbing Codes

e Town Planning Act, 1948
* Vancouver Charter & Amendments, 1953
* Municipal Act, 1957

. ?ggigial Regional Plan for the Lower Mainland Planning Area,

* Livable Region Strategic Plan, 1995
* Local Government Act, 1996
 Community Charter, 2004

e BC Building Act, 2015

* Metro 2040 Regional Plan, 2011

* Metro 2050 Regional Plan, 2023




Building Codes & Regulations
BC’s Building Standards Response

BUILDING TOOLS Natiora g Code
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Current Planning & Building Development Controls

Planning & Building More Integrated than Ever

Sustainability Building Tools
* Energy

. * Accessibility/ Adaptability
Planning Tools * Zero Carbon - Step Code(s)

* LEED * 6 storey wood frame

* Taller wood e 12 storey MT




Current Planning & Building Development Controls

Development Approval Continuum

Official Zoning & Building

Permits

Community Development
Plan Permits

Regional Plan »

Construction
Coordination &
Approval

Regional Vision for Municipal Vision for Specific Development
Planned Growth Community Growth Controls
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Current Planning & Building Development Controls

Development Continuum Tools

Official Community Plan

Zoning Bylaw

Development Permit

Subdivision & Development Servicing Bylaw

Building Permit

Occupancy Permit

Vision

Land Use &
Density Rights

Design

Subdivision &
Servicing

Building & Fire Codes
Building Bylaw

Completion

Coggitlam
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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
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Coquitlam At A Glance

Development Application & Building Activity Snapshot (as of December 31, 2022)

Stage Multi — Family | Single Market Rental | Below/ None | Total Dwelling

Applications Detached Units Market Rental | Units
Units Units

Pre-Application 21 0 3,683 1,060 589 5,332

Stage

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

Stage

Building Permit 33 131 3,994 833 43 5,001

Stage

Under 58 460 4,551 938 457 6,406

Construction

TOTAL 283 591 45,238 12,404 2,717 60,950
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Coquitlam At a Glance

Building Permit Issued Construction Values
2012 — 2022 (CCl Adjusted)
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Department Structure Geared to Community Development Continuum

GM Planning &
Development/ Admin

Community Planning Development Services Building Permits - Building Pgrm|ts : Business Services
Approval Inspections
* Strategies & Plans * Development *  Customer Service * Building & Plumbing * Development
for Managing Planning *  Front Counter/ Inspections Application Process
Growth « Development E-plan Portal + Construction Review (DAPR)
+  City-Wide Policies Servicing *  Plans Examination, Impacts & Site « Department
. i ioi i Monitoring i
. Data & Analytics Review Process Digital Review . budgeting
. . Development e BP & Phased Permit *  Occupancy Permit . Development
e Social Planning «  Applications & Issuance Issuance Revenue Projections
* Special Projects Servicing Plans & Monitoring
* Sign Per_mlts, nguor, . Tracking &
Cannabis Permits Reporting

* Erosion & Sediment
Control, Lot Grading
Plans

* Development &

Servicing Agreements
Q“ MOO °
a’\ﬂ * Collect Fees, Charges CoOu |t|am @
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City of the Arts

Coquitlam Development Continuum Process

Good Planning
Principles

Best Practices

Balancing Priorities

Public &
Stakeholder
Feedback

Legislative Neighbourhood
Requirements Context

City Goals,
Objectives &
Policy

Technical
Feasibility

Development
Interests

Health &
Safety




Coquitlam Development Continuum Process

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

OCP Preperation Land Assembly Pre Application Review Process DBl G Review Process
Application

Finalize DP, servicing
and legal

Pre-Sales & Building Review Process
Marketing Application

B Industry Responsibility B shared Responsibility

Cogquitlam

15t Reading Public Hearing 2nd & 3" Reading

4th Reading

] City Responsibility
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Development Permit to Building Permit




Development Permit to Building Permit

Concurrent Permit Processing

COQUitlam EARLY BUILDING PERMIT APPLICATION
————

City of Coquitlam
Building Permits Division
3000 Guildford Way
Coquitlam BC V3B 7N2
Tel: 604-927-3441
permits@coquitlam.ca

Permit Address:

Date: Existing Project:

Approved by Planning File Manager: Date:

File Manager Name

File Manager Approval Date
This application only applies to projects that:

1) require the Rezoning and/or Development Permit to have Third Reading;

2) have a very low risk of revisions between Third Reading and Final Reading; and

3) demonstrate a commitment to begin construction shortly after a Building Permit is issued

Checklists Complete? OYes [ONo

Note: the Checklists b e Invoice To: 1 Owner 0O Agent

In order for your applicatian to be accepted, all of the following conditions must be met and there cannat be any
outstanding issues requiring a review from senior staff.

PLEASE READ CAREFULLY AND COMPLETE ACCURATELY
1. CHECKLIST - Development Planning Requirements (see Note 1)

Do you have written confirmation from your file Planning Manager to make this application? Oves ONe

Is the Director of Development Services satisfied with all of your Alternative Solutions? OYes ONeo

Are all of the “further design considerations™ in the Development Permit resolved? OYes ONeo

As outhined in the report to Council or most recent review letter

Is the signed and sealed Letter of Assurance (Schedule B) from your Architect included? Oves ONo
s ilding Permi ngs Permit drawings are not permitted

4re Third Reading and Development Permit conditions able to be met within a timely manner? OYes ONeo

Per Council's Minutes and Third Reading report, in order to be reviewed by staff for inclusion in the Finai Reading Council report

Have you submitted detailed design drawings for off-site servicing? OYes ONe

Have you received first review comments on the off-site servicing drawings? OYes ONe

are all third party and outside agency approvals received, or be completed within a timely manner? O ves O No

Do you have the City's templates for all required legal documents? Oves ONeo

are all legal document conditions within your ability to complete within a timely manner? Oves ONeo

Have you or an associated entity ever had an Early Building Permit rejected? Ovyes ONo

Is the property vacant, or can it vacated and ready for demolition prior to final approval

of the Development Permit? OvYes ONo

2. CHECKLIST- Tenanted / Rental Buildings
Compiete this checklist if there are existing purpose built rental and/or tenanted buildings

Is your Demolition Permit application complete? OYes ONo
Has your Tenant Relocation and Assistance Strategy been submitted and accepted by staff? OYes ONeo
Did your Planning File Manager agree that you may issue a Notice to End Tenancy and

apply for a Demelition Permit? O Yes O No
File # 04-1405-30/POEVL/1 Doc 8: 39721241 FOF 4013775 May 2023 Paga1ofs

EARLY BUILDING PERMIT APPLICATION

COQI_.! itlam

3. CHECKLIST - Building Permit Requirements (see Note 2}:

Is the owner aware of the application? O Yes ONo
If appointing a representative, has the Agent Authorization section been completed? O Yes ONo
Are digital copies of the required documents included? O Yes ONo
Do you have an approved property addressing program with the Development Servicing Clerk? O Yes ONo
Have you completed and submitted your civil drawing package? OYes OMNo
Are your Building Permit and Plumbing Permit submissions complete? OYes ONo
mer(s) of Property
Owner: Address: Phone Number:

The decision to allow an Early Building Permit Application rests with the Director Development Services,
supported by this application form with a recommendation from planning staff.

IMPORTANT:

It is important to note that the Early Building Permit Application is not a way to submit an application so it is “in
the queue” early — it is only for projects that are 1) fully capable of meeting all post Third Reading conditions
easily and on schedule, with a very low risk of changes being made that could result in the Building Permit
Application requiring revisions and 2) for projects that will start construction shortly after the Building Permit is
issued, as outlined in the criteria above.

Due to variances between projects, the Early Building Permit Application process cannot guarantes a Building
Permit issuance schedule, however, in general, the sooner after Third Reading that an Early Building Permit
Application is submitted, the sooner after Final Reading/Development Permit issuance a Building Permit may be
issued.

The onus is an you, the applicant, to be fully transparent as to the state of outstanding past Third Reading work
remaining and the proposed construction start. If staff are not able to process your Bu g Permit application
due to misinformation on this application form, you will forfeit the Building Permit Application fee and the Early
Building Permit Application fee and have to re-apply for a Building Permit after Final Reading, Development
Permit issuance and Subdivision Plan approval. The applicant, or associated entities, will not be eligible to use the
Early Building Permit Application process for a period of two years. Applicants will not be penalized if staff defer
or reject an application for reasons other than incorrect information on this form.

Note 1 — Back-up information is required to demaonstrate that you are in a position to achieve the above commitments in
a timely manner. For example, copies of outside agency approvals, Alternative Solution approvals, a list of Final Reading
conditions marked up with your proposed due dates, or a staff email eutlining outstanding isswes marked up with your
proposed due dates, ctc. You should attempt to provide confirmation for each item above.

Note 2 — Back-up information is required te demonstrate that you are in a pasition to start construction as soon as the
Building Permit is issued. For example, providing a redacted copy of your financing commitment letter, lease termination
notices to tenants, etc. You should attempt to provide confirmation for each item above.

File #:04-1405-30/PDEVANL Dac#: 3972424 POF 4043775 May 2022 Page20f5

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

Coggitlam



Development Permit to Building Permit

Partial Building Permits

e Excavation Permit * Intent —
e Foundation Permi Concurrent
oundation Permit Processing

e Core and Shell

 The Slippery Slope
Permit PREFY SIop

of Construction

 Full Building Permit Momentum

* Pain Points —
Foundation Permit
with Plumbing
Services Permit

Cogquitlam (17)




Current Issues & Emerging Trends

Secondary Suites
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Current Issues & Emerging Trends

Secondary Suites — Unauthorized vs. Impermissible

COQUitIam Building Permits Division

Planning and Development Department

* Response to Housing Market

| POLICY No. A12 NOT FOR PUBLIC DISTRIBUTION Date: 10 01 2020 |

TITLE: Impermissible Secondary Suites

* Balancing Authority and Duty of Care -

Currently, the British Columbia Building Code (BCBC) permits one secondary suite per dwelling
unit. The City of Coquitlam Zoning Bylaw permits one secondary suite per single family dwelling
unit. Any additional dwelling units as defined in the Zoning Bylaw are deemed to be unlawful
and therefore described as “impermissible”.

* The Reasonableness Test — Policy A12 B

Plans Examination

Applications showing more than one secondary suite will be rejected. In cases where the Plans
Examiner identifies elements that indicate the possibility of a future additional unlawful

.

. P I a n n I n P ro ra I I l secondary suite, the applicant shall be instructed to remove or medify such elements to reduce
the non conformity. It is recognized that at times, it can be difficult to anticipate the potential
reconstruction of an impermissible suite, so the following criteria will be used in applying the
“reasonableness test”.

Incentives/Disincentives T i e A

1. Multiple exterior docrways on one building face that have no apparent function;

2. Internal staircases that are not necessary for normal access to upper floors;

3. Large rooms that are labelled for use as hobby, craft, nanny, exercise, guest, etc., and contain
facilities outfitted for a kitchen;

. [
[ ) H O l I S I n ‘ h O I C e S P ro ra m 4. Excessive number of kitchens and bathrooms that are not reasonable for a single family
home;
g g 5. Rough-in plumbing and electrical services that do not serve a purpose (including the use of
multiple bar sinks); and

6. Door openings that appear redundant and can be easily walled over to create a separate
room or area.

. It will be noted on the drawings that “A reinspection will be done within one year of occupancy to
ensure unauthorized secondary suites do not occur in this building.”
Inspection

If an impermissible suite is detected on site, the inspector should call upon a Bylaw Enforcement
Officer to accompany him/her for decumentation and enforcement.

REASON:

This policy reflects Council’s desire to encourage appropriate and safe forms of housing in single
family oriented neighbourhoods.

File #: 13-6410-01 Doc s

Cogquitlam (19)




Current Issues & Emerging Trends

Traditional Single-Family Neighbourhoods - Housing Choices

e Opportunity For Ground Oriented
Densification of Single-Famin
Neighbourhoods — “Sensitive Infill”

* Inexperienced Applicant/Developer

FOURPLEX

Lot ize: 8,000 sq 1. , * Inexperienced Consultant Team

_____________

y TRIPLEX
Lot Size: 7,000 sq.fi. Lot 5lze: 6,000 5q.

q___.l____-__- [ ———
|

o+

D

g - * Creation of LBDAT Coordinator

3
= * Development of Policy BO1 based on
it e e e Interpretation of Complex

LOCALROAD Development

 Stock Building Plans

e Coordination of Referrals is a Work in
Progress — Offsite Civil Works

Cogquitlam
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Current Issues & Emerging Trends

Tools for Novice Applicants - Stock Plans
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Current Issues & Emerging Trends

COQU itlam Building Permits Division
P ing and D
3000 Guildford Way
Coquitlam, BC V3B 7N2
| Poucy No. Boa FOR PUBLIC DISTRIBUTION Date: 06 18 2024 |
TITLE: i of Record (RPR) and Coordinating Registered

q for Reg|
Professional {CRP) on “Complex” Projects
POLICY:

Development projects incorporating three or more residential units on one or more legal
properties may be considered as “complex "as defined in the Building Bylaw, and may require a
Registered Professional of Record (RPR) to be engaged in the architectural design. Furthermore,
complex sites may require the oversight of a Coord (CRP). A
building permit application that meets the above criteria  must identi \‘y and list the designated
RPR and CRP.

REASON:

The Official Community Plan and Zoning Bylaw have been amended to encourage diversity of
housing choices (Housing Choices Program) where a development project may include a
combination of one or more buildings each containing between one to four units. Often, these
projects comprise of one or more lots involved in subdivision or consolidation and require off-site
servicing improvements.

A project is deemed to be complex when:

a} Requirements of the BC Building Code necessitate the need for overview and supervision of a
registered professional because of the increased knowledge required in dealing with muliple
buildings on a lot and architectural components requiring supervision by an Architect.
Alternative solutions to the Code are often required and these are normally beyond the
purview of designers;

b} Coordination of multiple professionals and disciplines is required because the site involves
civil engineering works beyond what is normally found in small developments; and

¢} Coordination of multiple professionals and disciplines is required to ensure that the

conditions of the development permit have been met.

Section 55 of the Community Charter states that a Council may, by bylaw, authorize building
inspectors for the municipality to require applicants for building permits to provide the
municipality with a certification by a p engineer, p B or architect
in circumstances that relate to site condition, size and complexity,

File . 13-6420.0241 Doc #: 37724681

Policy Structure

POLICY No. Bo1
Page 2

Article 6.5 of the Building Bylaw refers to the building permit conditions and requirements of
complex sites. “Where registered professionals provide Letters of Assurance in the form of
Schedules C-A and C-B (Schedules A and B as amended) as required by Section 2.6 (now Division C
- Part 2) of the Provincial Code, or as otherwise required by the Building Inspector where the
complexity of the proposed work or siting circumstances warrant, the City and the Building
Inspectors will rely on the registered professionals’ coordination and field reviews..”
Furthermore, Article 17 authorizes the Chief Building Official to require a registered professional
1o "supervise” sites where technical expertise is required.

This policy is intended to assist Owners and their Designers/Registered Professional in
understanding the roles and responsibilities regarding Housing Choices projects or similar
developments that are clearly more complex than a combination of single and two-family
dwellings. The Architect’s Act and AIBC guidelines are clear on the division of labour between
Architects {registered) and Professional Architectural Designers. Where registered members of
AIBC may be commissioned to design and inspect all types of buildings, designers are limited to
single family Part 9 structures, or any Group € building containing four or fewer units. Therefore,
it is understandable why designers (registered or not) would consider a site comprised of several
buildings each containing four or fewer units would not require the services of a registered
professional architect

Projects often contain site grading, traffic circulation, servicing, landscaping and signage
components that are highly integrated with the building design. In addition, while a designer
may be fully aware of the BC Building Code implications of simple buildings, he/she may not have
the training and expertise in dealing with several multi-unit buildings as part of a larger site. As a
result, a registerad professional architect is required so that the responsibility for design integrity
of the project and full compliance with the BC Building Code is achieved. In some cases, the
Structural Engineer may be qualified to |nclude the Archrteﬂural discipline on the Schedule B. In
addition, a CRP s required to "co with the site, as well as
assume responsibility for communication with the City and all other parties. (A CRP is required
when there is more than one registered professional involved in the project.).

ACTION:

A Registered Professional of Record (RPR) may/shall® be required for the architectural
components listed in Letters of Assurance Schedule B that apply to a project deemed complex.
This will apply to all projects in the Housing Choices Program containing three or more units.

An application for building permit for a project approved by Development Permit, containing
three or more residential units may/shall” designate a CRP as part of the project team and submit
a sealed and signed Letter of Assurance Schedule A. Item 1.13 "Development Permit and
conditions within® of Schedule B (among other clauses that must be undertaken by a registered

| for the archif iral comp ) shall nat be struck out on the Letter of Assurance
(Appendm A

il #: 13-66100011 Duc 8. 377206801

POLICY Ne. 801
Page3

The requirement for a RPR and CRP should be identified during the DP review and listed as
required items in correspondence to the owner (see table below).

No. of Units

Per Project Building Class Professional Requirement

A Registered Professional of Record and a
1-2 Simple buildings Coordinating Registered Professional are not
required for the project.**

Reg:stemd meessmna\(s) cfl?ecord anda
3-4 Simple or complex buildings C may"* be
requ\red for the project.

Registered Professional(s) of Record and a
5 or more Complex buildings Coordinating Registered Professional shall® be
required for the project.

* may/shall - this requirement is at the discretion of Chief Building Official or his designate and will
be determined at the Development Permit review stage.

**These projects are not exempt from the requirement for professional structural and/or
geotechnical engineering design and review.

ADDITIONAL REFERENCE:
Permits Bulletin Number: 14-001 dated July 14, 2014 (Doc# 1727343)

File 13-6410-01/1 Boc b 3772488v1
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Evolution of Building Use & Form

Rooftop Occupancies

e Zoning Bylaw — Traditional 6 Storey
Wood Frame Buildings —_— T

— a————— g e ——
: _ar

* Economic Factors and Development e —— by

Pressures

* FAR, Site Coverage and Amenity Space
Location

* Push for Rooftop Occupancy

e 2018 Code Response

* Alternative Solutions at DP Stage prior to
Code amendments




Evolution of Building Use & Form

Enclosed Balconies

* Economic Factors and Development
Pressures

* Urban Design versus Code Regulations
* Conditioned/Habitable Space?

* Occupant Behaviour — the Pitfalls of
Habitable Balcony Space

e New Construction or Retrofits?

Cogquitlam




Evolution of Building Use & Form

Passive Energy Buildings — Step 5

* Energy Efficiency Requirements and
the Impact on Planning Policy

e Zoning Bylaw Impacts: Setbacks, Site
Coverage, Density

. Cit: . g, .
Siting Exception for Cladding: COOUIﬂam @




Evolution of Building Use & Form

Passive Energy Buildings — Zoning Implications

STRNPARD BOWLPING MASS NET ZERO BOWPING MASS .
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Going Forward...

VANCOUVER | Victoria

'Stqtus quo is not dcceptdbleI: B.C. mdy remove FE-:IEstcate / Politics / News / Local News / Business
some housing approval powers from local -.L. prepares to remove some

governments housing approval powers from
local governments: minister

Housing minister David Eby says "municipalities are not

Opinion / News / Local News / Columnists approving enough housing for our population growth" as too
93.000 more Dan Fumano: British Columbians many development proposals become stalled at the permit
’ 2 - - approval stage
people by 2050 dying waiting for homes, ministers

hear Politics / Opinion / Columnists
Opinion: Gover blame each other for the housing crisi .
e Vaughn Palmer: B.C. government | | a¢rordability target demands 570,000
may bring down legislative new homes in B.C.
Published Sep 15, 2022 « 5 minute read . . . 1

Housing Needs hammer If houslng red tape Isnt g:;\;:;:‘r:;z:;am“insurmoutab\echal\emge"W|thou[govemmemsuppor[,an\ndus(ry

cut

Opinion: Premier Horgan's current line is that the province
prefers to work with municipalities to expedite housing

Assessment

approvals. British Columbia - Video
Canada needs 5.8 million new homes by 2030 to Vaughn Palmer 7 Premier proposes giving cities building targets in
DA N Liacleafiordahilty crisls, CUHC wams e bid to tackle BC.'s housing crisis
(]

applications since

2019 NEWS DEVELOPMENT URBANIZED (ioHsie
BC government's new Housing Supply Act to
require cities to meet targets

@ KennethChan | Nov212022 1:52 pm

Coquitlam Mayor Richard Stewart on
why we need new housing - now

Cogquitlam (27)

City of the Arts




Questions & Discussion

..and thank you from Jim & Jim
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