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Monday, December 17, 1973 - 3:30

II
A meeting of the Apartment Density Stiudy Committee convened in the Committee

Room, 1111 Brunette Avenue, Coquitlam, B.C. at 3:30 p.m.
i

Present were: Ald, J. W. Gilmore - Chairman

Mayor J. L. Tonn II
Ald. L. Bewley f
Ald. R. B. Stibbs I.
Ald. Elect L. Garrison
D. M. Buchanan - Planning_ Director

S. Jackson - Planner

I,I
APARTMENT DENSITY STUDY COMMITTEE

Mr. Sol Jackson stated that with respect to relocation criteria

perhaps more attention should be paid4'to the social implications.

f '
Ald. Bewley asked what the implications were of our policy of

concentrating apartments rather than scattering them.

Mr. Jackson stated that allowing an apartment in the midst of a

residential zone could create other types of problems.

Ald. Gilmore stated that the Group 9 Apartment project on

the corner of Austin and Gatensbury -is,located on a busy street, but

opposition is heard when an apartment block is located right in the

middle of a residential area and he cited as an example the opposition

expressed to the proposal to build apartments on Moore's Poultry Farm.

The Planning Director, D. Buchanan, said that the social problem

should be better defined, In terms of laying down criteria in terms of

our Zoning By-Law. In realistic practical terms how do you see us changing

our requirements to meet these demands?

Mr. Jackson felt that we havejto think more in terms of:-

1. Day Care Centres ---

2. entres--2. A facility that could be used for a Day Care Centre during the
day and a Teen Centre during the evening.

Ald. Bewley commented on the three apartment blocks going up on
Austin at Gatensbury - stating that although two are for rental, the third
which is strata owned is also intended for rental.

l

Mr. Garrison said we have to assess the number of people that can
be acoommodated in a given area. Ij

ICI
Mr. Jackson said although the popular belief is that social problems

arise and people start fighting if they are in a too crowded area - as cited
,in Skinner's experiment with rats where they started fighting when too many
rats were put together - maybe the problem is not necessarily that too many
people are in too small an area but thati'there should be some social space,
for example they might be able to all manage with smaller living rooms as
long as they had some social space.

Redevelopment of the right kind isO.K. For example, if a person
buys a home right next to an apartment block, it is there already and he
knows this and accepts it - but if a person buys a home on a quiet, 
residentialstreet and someone comes along and builds an apartment next
door - a great deal of opposition is experienced.
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Ald. Gilmore said the answer is perhaps when opening up new
areas, such as Hickey Street, that comprehensive planning is practised
and the apartment blocks are planned into the area and go in first so
the one family homes in the area know where the apartments will be when
they go into the area. He stated that he did not feel that it was
a good idea to scatter them in residential areas.

The map is a very good idea because no one can say they did not
know apartments were going in a particular area once the map is distributed
to the homeowners.

i

Mr. Jackson said that although many studies are ongoing on this
subject, we cannot wait for the results as we desperately need intelligent
input now to help us. ~!

Ald. Bewley said why not!:operate on,a trial basis on the assumption
that the present policy of clustering apartment blocks and congesting them
around a core area is wrong, and then see what the alternatives are.

It was suggested that maybe we should build the apartments and then
fill in. JI

Ald. Gilmore asked Mayor Tonn whether he thought it a mistake to
locate apartments in Harbour Village and the Mayor said that he thought
it was a mistake as the residents won't let you get away with scattering
apartments in residential areas now.

Ald. Gilmore stated that as we have Mr. Jackson here today with
his special background in social planning we should make use of his study
of this factor. Ald. Gilmore said that as soon as it is suggested to
increase the population the single,lfamily resident rebels.

Mr. Jackson suggested the possibility of legalizing duplexes in
the Maillardville area, either in the form of basement suites, or allow
duplexes on every lot, this way we wouldget a lot more dwelling units
available without rocking the boat,' too much.

V

The Planning Director said that although we realize there are
social problems in the Cottonwood area, we have- not pinpointed the causes.

l

Mr. Garrison said one of the problems is the high percentage of
family apartments.

Ald. Stibbs said if we ar(
apartments we mustlook at residents
we place apartments and he is not si

Questions to be answered are:

1. Where do apartments go

2. What amenities go with them.

3. What type of density

looking at the whole problem of
1 areas. It is very important where
e that we should expand apartments.

4. What has been done in the past? What problems,have we created?

Mr. Garrison stated that in the past we have simply allowed the
market to determine the type of suites, the mixture of bachelor apartments
or family apartments. Now we should decide what we want where.

i
Ald. Gilmore said he would appreciate some guidance as he-, does

not feel that this Committee should drag on indefinitely.

Ii
With regard to the application for Ebert and North Road, perhaps

we should have a moratorium until the Committee has made decisions.
I'

1. Are we going to continue to invite applications in our present
designated apartment areasii

2. Do we want any changes in ;them.

Mayor Tonn stated that before any decisions are made he felt it

would be wise if the Planning Director and Mr. Jackson visit the established
apartment areas and evaluate the impact so far.

i
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Either we should go up to the Cottonwood area or have their

representatives come here to discuss the matter.

Ald. Gilmore said there are two individuals presently employed

under a L.I.P. grant to study the social implications of life in an

apartment area, one of, these is Mr.!Denis Howarth.

Ald. Gilmore specifically asked Mr. Jackson to address himself

to the question of the social implications, in order to set guidelines

for day care centres, the facilities for the teenagers, etc.

Ald. Bewley said one of the main drawbacks to having so many family
apartments in one area is the lack of adequate space for the young
people to play, no green areas, j'Also, it becomes extremely difficult to
find the right kind of influence on;the youngsters or to have any control
over the children's companions. Whereas, if'apartments are dispersed

throughout the community and there is only one apartment block, you have
more control over your children, (When there are a dozen apartment
blocks together, as a family you lose a lot of control aver your children.
It is the size of these huge complexes that creates the problems. It is
not a good environment. Ald. Bewley cited the case of his own daughter
who lived there and so he learned first hand - when his daughter moved to
an apartment block on its own in another area of Coquitlam, the problems
disappeared.

Ald. Gilmore agreed that when apartments are bunched together,
the children get labelled as a problem - comments are heard such as
the school was O.K. until they sent~all the apartment kids there.
If the apartments were scattered they would not, be labelled as such.

Ald. Stibbs asked whether le want apartments and how can the
present apartments be improved.

We will meet again early i the New Year, this will:

1. Give Mr. Jackson time to'report on some of the requirements
of social planning, and

2. Location criteria.

A1d.,Stibbs.suggested that certain individuals with planning
experience or first hand experience be invited to get some input.

Ald. Gilmore suggested thatl Ald. Boileau be invited to the
first meeting in January to brainstorm generally as he has experience
in the real estate business. It was'also suggested that an average
tenant might be invited to get the residents point of view of life in
an apartment, II

(contactingMr. Filiatrault suggested the Municipal Manager of
other municipalities that have many apartments and ask them for their
advice and pros and cons of clustering apartments, he suggested West
Vancouver as they have many beautiful apartment blocks. Ald. Gilmore
said West Vancouver was not a good one to contact as they have s
different population - many of their apartments are luxury and one
bedroom apartments, whereas we are aibedroom municipality catering to
young families on relatively low incomes, The Planning Director said
North Vancouver might be a better one to contact.

i
Mayor Tonn requested that the committee review, in conjunction

with the apartment density studies, the Whiting Way proposition and whether
it is necessary or not. He stated that he had not formed an opinion one
way or another but he is concerned over the necessity of Whiting Way as it
was originally envisaged and therefore asks the committee to look into the
matter with an open mind. j

It was agreed to meet again'on January 8th, 1974 at 3:30 p.m.

I

~I

I

The meeting adjourned at 4:30 p.m.
I

'
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Monday, January 14, 1974. - 3:30 p.m.

A meeting of the Apartment Density Study Committee convened in the Council
Chambers, 1111 Brunette Avenue, Coquitlam, B.C. at 3:30 p.m.

Present were: Ald. J. W. Gilmore - Chairman
Ald. L. A. Bewley
Ald. R. B. Stibbs

i Mr. Sol Jackson - Planner
Mr. R. A. Boileau - Real Estate representative

i

Ald. Gilmore called the meeting to order. He stated that he had
requested Mr. Boileau to attend this meeting as a guest in order to have
his opinions and advice on the examination of the background of the apartment
density problem. He stated that at the last Committee meeting it was
agreed unanimously to ask Mr, Boileau to come today and give his own personal
and professional views as to the direction we should go.

Mr. Boileau stated that he could only give the views of the
developer who is really the man who'is supplying the units for people to
rent. He thinks it is very important that the developer is able to
realize a profit from constructing these units or he simply will not
construct them. The big problem, from the developer's point of view,
is the density of the land coverage per unit. In order to get the units
built, it will be necessary to increase the density so that the developer
can realize a profit. It used to be 12 units fo the lot, then the density
by-law came into effect and it was changed to 9 units. By reducing the
density it also reduced the amount of money he could sell his property for.
As a result of lowering the density, the price of the units was increased.
Pit. Boileau felt that if the density were to be increased to 10 or 101- units
per lot, the developer would be able to make a profit and would not have
to ask such high rents, so rents would drop. Also, if the density was
increased, it would encourage more apartments to be built thus creating
a higher vacancy rate and this would consequently cause rents to fall.
Ald. Bewley,stated that as the construction costs have risen, mortgage
rates have risen and rents have risen, he doubts that if the density
were increased, the owners would drop their prices.

Mr. Boileau also agreed that it was a better policy to spread
the apartments out and not condense them in one area. He also felt
they should be built within walking distance of a park.

Referring to a concrete apartment building built on Fairview,
~ Mr. Boileau said that the structure was brick and concrete, they wanted

to go higher than they did, but Council would not allow this. Poul Hansen
was the architect in this case. Apparently, after it was finished and
rented, although substantially high rents, it was found to be uneconomical,
and it was sold. When the builder uses concrete, the costs are accelerated,
Mr. Boileau said that he realized it is very difficult for a Council to be
able to resolve that end of the problem, but until the economics of the
construction of apartments is solved, they will not get the builders to build.

Ald. Bewley spoke in regards to increasing the number of floors
in the high rise apartments. He said that reports indicate that they can
be death traps if a fire breaks,out.The elevator acts as a chimney and
becomes a tunnel of smoke. Mr. Boileau said this is so, but with all

l the high rise buildings going up now, they are constantly trying to improve
the fire-fighting techniques, one of these is a new design in building so
that it is built in steps and in an emergency a person could get out on the
-roof and come down on the outside. Another precaution is to build 2 or
3 elevators in a high rise building, then a person has to take an elevator
from the first floor to the eighth floor, get out and take another, and
sometimes even a third - this to prevent the flu effect of one elevator.

~'~ Also there are sprinklering systems.
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Mr. Boileau suggested that members of the Committee visit apartments

in Burnaby behind the Lougheed Mall as they have substantially more than eight
storeys in their high rises, and it might be learned from inspecting these
buildings what measures they have taken for the prevention of fires.

Ald. Gilmore asked Mr. Boileau whether he would care to comment
on our apartment areas. Mr. Boileau said he felt it was interesting that
there were less problems and complaints about the apartments in the King
Albert area than the Cottonwood apartments, and he felt part of this was
due to the park being close by for the children.

Ald. Gilmore enquired whether Mr. Boileau felt the Maillardville
area would be suitable for apartments. Mr. Boileau said he would be
careful about building high rises in Maillardville, he would suggest putting
them only south of Brunette where the lots are large and the developer would
only be allowed to develop if each apartment owner gave up a strip at the
rear of his lot for parks, so that one long strip of parkland could be
developed behind apartments.

Ald. Gilmore asked Mr. Boileau whether he felt the District
should stay with the apartment areas as now laid out in the plan, or
consider other areas. Mr. Boileau felt that where King Albert has
been started as apartments, that area will have to be filled in, maybe
with a little variation in the number of storeys. Also, there will be
a few high rises along Austin Avenue adjoining Brookmere Park on a portion
of the Vancouver Golf Club property. This land is very expensive.
Mr. Boileau said that one idea might be to give developers a bonus of some
sort, such as an extra storey, to go into a specific area where you want
apartments but it is not as lucrative for the developer. Nothing can be
done in the East End until the sewer system comes in. He suggested scattering
low density apartments in the area parallel to Glen Drive, perhaps 3 storey
or 8 storey, although it is perhaps not that critical re density in that area
as there are substantial parks in the area.

The area around Mundy Park should be made use of - perhaps Austin
Avenue and Haversley avenue would be good. He feels that the present planning
for apartments should be changed at this time. Apparently when the
apartment plan was made up they did not forsee what would happen when they
put too many people in one area with no park land. It seems better to
utilize the areas with substantial parks in for apartments.

He also suggested putting apartments in areas near Mundy Park that
need rejuvenating, and not next to $70,000.00 homes.

Also mentioned was the construction of condominiums and townhouses
with incentives for rental versus strata title. There is a new Federal scheme
out to assist families to get into a townhouse or condominium, whereby the
government subsidizes by making a monthly payment based on the number of
children and total income.

Ald. Gilmore asked Mr. Boileau whether he could see any way of
reducing the price of lots. He said only one, and that is develop a
certain area from scratch with lower servicing requirements, such as
sid-owwalk on one side of the road only, no underground wiring, storm sewer
only where necessary. The developer could then sell the lots at a
lower cost. If a developer can make a 15% profit that is fine, - if
you could figure out a way of a developer not making more than 15% profit
that would be marvelous - but 15% is enough profit to make the venture
worthwhile. Basically he suggested that different areas have different
servicing requirements - in a newly developed expensive area such as
Kerrisdale in Vancouver where they are all expensive homes, the full
servicing requirements could be requested, but in other areas of less
expensive homes, lower service requirements could be allowed.

Mr, Boileau stated that if high rises are put one ne-xt to another
they will block the view for others, but one in a block does not block the
view as you can still see around it.

The meeting adjourned at 4:30 p.m.
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Monday, January 28, 1974 - .4:.00 p.mi.

A meeting of the Apartment Density'Study Committee convened in the Council
Chambers, 1111 Brunette Avenue, Coquitlam, B.C. at 4:00 p.m.

I

Present were: Ald. J. W. Gilmore - Chairman
Ald. R. B. Stibbs
Mr. Sol Jackson - Planner
Mr. D. M. Buchanan - PlanningDirector
Mr.'R. A. Boileau - Real Estate Representative

Absent; Ald. L. A. Bewley

Ald. Gilmore called the meeting to order.

He suggested calling one or two public meetings to get the
tenants views on apartment development in Coquitlam. Also invite
ratepayers groups, tenants groups and the landlords.

It was agreed that a Public Meeting should be held on
February 20th, 1974 at 7:30 p.m. in the Council Chambers. It was
further agreed that permission should be requested'from Council to
insert a small advertisement in the three local newspapers advising
the public that a Public Meeting is to be held on February 20th, 1974
at 7:30 p.m. in the Council Chambers to give interested persons the
opportunity to state their views on apartment development in Coquitlam
and any proposals they might have as to future multi-family developments
in this area. Ald. Gilmore requested that a map of 'the apartment
areas be handed out at the meeting.

Ald. Gilmore said he sees us staying with our present
apartment policy but looking at some additional areas.

i

Ald. Stibbs stated that he was concerned about the
duplex zoned areas being too concentrated.

The alternatives seem to be:~ I

(1) Stay with the present apartment policy.

(2) Stay with the present apartment policy but hold back
in certain areas - a sort'of moratorium.

(3) Either (1) or (2) plus perhaps some additional areas
where we would entertain multi-family accommodation.

Mr. Boileau suggested looking into a special zoning for
4-plexes or 6-plexes. JI

The Meeting adjourned
t

,;t 4:30 p.m.
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APARTMENT DENSITY COMMITTEE

PUBLIC MEETING

A Public Meeting called by the Apartment Density Committee was held

in the Council Chambers of the Municipal Hall, 1111 Brunette Avenue,

Coquitlam, B. C. on Wednesday, February 20th, 1974 at 7. 30 p, m.

Members of Council present:

Ald. J. W. Gilmore,

Ald.  L. A. Bewley,

Ald. C. J. Filiatrault,

Ald. L. Garrison.

Members of staff present:

Mr. D. M. Buchanan,

~y Mr. E. Tiessen,

` Mr. S. Jackson.

Also attending the meeting were approximately 30 members of the general
public.

Ald. Gilmore began the meeting by explaining the terms of reference of
the Apartment Density Committee and outlined the background of the
Muni:cipality's present apartment policy.

The Planning Department were requested by Ald. Gilmore to read the
Brief submitted by the Planning Department in order that the meeting
would be aware of the recommendations the Committee was receiving
from staff.

A copy of the Brief submitted by the Planning Department is-_atita_ched to.
these Minutes.

BRIEFS AND PETITIONS FROM GENERAL PUBLIC

1. Mr. G. A. _ McRobb,
1061 Dansey Avenue,

COQUITLAM, B. C.

Mr. McRobb presented a petition on behalf of property owners in
the area of the Maillardville Shopping Centre.

Mr. McRobb stated that persons signing the petition wished to have
medium density apartment designation retained in their area.

The petition submitted by Mr. McRobb also made the following points:

- many existing older homes are not worth rehabilitating.

- many of the lots are large and under-utilized.
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Ald. Gilmore sought Mr. McRobb's reaction to encouraging new
duplexes or conversion of existing buildings for duplex use and

was informed that new duplexes could be appropriate but conversions
would be inappropriate since most existing dwellings are too small.

Ald. Filiatrault asked Mr. McRobb whether he would support high-
density apartments in this area and was informed that large high-

rises might be unsuitable, but certainly there should be development

at apartment densities. `

Mr. McRobb,in answer to a questionfrom the floor, stated that a

mixture of housing types, e.g. high-rise, low-rise and town housing

would be ideal in his area of Roderick and Harris Avenue.

2. Mr. A. Thielman,

449 N. Springer Avenue,

Burnaby, B. C.

Mr. Thielman read a brief in which he explained that he had invested

in property in Coquitlam on' the basis of the existing apartment plan

and had proceeded to consolidate this property with adjacent property

on the advice of the A. P. C. He now feared his investment was in

jeopardy because of the uncertainties in the apartment policy.

Mr. Thielman informed the Committee that his own survey indicated

little school enrolment from apartments, but a good tax return to

the Municipality.

Outright apartment zoning in apartment areas in order to save

development time and uncertainty was advocated by Mr. Thielman.

3. Mrs. Tina Lymburner,
Cottonwood Neighbourhood
Improvement Association.

Mrs. Lymburner presented a brief in which was outlined the problems
associated with family living in medium-density apartment areas,

particularly the Burquitlam area.

Some of the points made in the brief are:

- lack of park space and recreational facilities.
- lack of child care and supervision.

- lack of convenience features.
- feeling of being overcrowded.

3-' - noise factors.
- safety factors including heavy traffic on adjacent streets.

Mrs. Lymburner stated that many apartment residents feel alienated

from the community.

Mrs. Lymburner also made the following points:

- need for additional recreational facilities and additional park

space well equipped with play facilities.

- need for a full range of services and facilities readily accessible

to apartment residents.
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- apartment areas should not be so large as to constitute ghettos.

- apartments should cater to a wide cross-section of people in

terms of age groups and income levels.

- meaningful and useable green areas should be integrated into
the design of apartment areas.

- need for greater design control to ensure that the physical

form of a building suits the needs of residents; in particular,
high rises and three-storey walk-ups are unsuitable for

families with children and, as well, the effect of colour is

often ignored.

Ald. Filiatrault inquired of Mrs. Lymburner if she would object

to the apartment proposed by Mr. Thielman several blocks from
Cypress Gardens with mainly one-bedroom suites and she stated

J she felt she would object on the basis that this would add to the
pressure on inadequate recreation facilities.

0

Ald. Bewley observed that Mrs. Lymburner's brief raised many
social arguments against building large complexes of high density
housing concentrated in any one area and at the same time pointed
out advantages of taking a more dispersed approach, utilizing existing
open spaces.

Ald. Garrison supported the concept of locating apartments close
to existing open,,space.

4. Mrs. Jensen,

Ranch Park District

Community Association.

Mrs. Jensen presented a brief on behalf of the Ranch Park District
Community Association which made the following points.

- recreational facilities should be provided by the developer.

- a more dispersed approach should be taken in the locating
of multi-family dwellings.

- heights should be limited to eight stores.

- buffers should be provided from arterial streets.

- duplexes should be scattered throughout the District.

- senior citizen developments are not considered a problem.
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5. Mr. Gerald Wong,

3109 Starlight Way,

Port Coquitlam, B.C.

Mr. Wong presented a brief to the Committee and stated that multiple

development would become an increasing necessity due to economic

reasons, however, our community should learn from experience

elsewhere and avoid undue concentrations.

Mr. Wong is of the opinion that a policy of scattered multi-family

developments would be wise and that a criteria such as now utilized

for the siting of duplexes in the community should be employed with

respect to other types of multi-family dwellings.

Mr. Wong also stated that projects should provide adequate recreational

facilities which would be open to neighbouring residents and further,

that tenants should have a say in the management of the projects.

Mr. Wong felt that such measures, particularly decentralization,

would aid in the integration of tenants and surrounding home owners

and further, the Municipality should not have to contribute to solving

the housing problem but that it should limit the amount of growth

to which it caters.

The Chairman observed that there seemed to be agreement from all

sides that in new areas there should be a more integrated approach

to housing with multiple family housing being more dispersed,

however, this still left the problem of existing apartment areas such

as along North Road.

6. Mr. John Dyck.

Mr. Dyck in his address to the Committee informed them that he

was, speaking from the viewpoint of a developer.

Mr. Dyck stated that concepts were changing and more recreational

facilities were being requested from developers of apartments,

however, in his experience where these facilities had been provided

they were underutilized,

Mr. Dyck was also of the opinion that approvals for apartment
applications took too long.

7. Mr. Denis Howarth,

Mr. Howarth addressed the Committee on behalf of the Association

of Coquitlam Electors and stated that Coquitlam would have to accept

its share of residential growth. Coquitlam's share of this growth

would, he said, have to be accommodated not only in new areas

but as infill in existing areas.

Mr. Howarth stated that his Association were opposed to the

traditional concept of shopping centre nodes, surrounded by high-

density housing, since this was an artificial arrangement. He was

of the opinion that apartment projects need not be grouped, that in

fact dispersion had many arguments in its favour.
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Mr. Howarth informed the Committee that what he envisioned would

be integration of various uses at a fairly small neighbourhood scale.

This arrangement would be brought about not by throwing out zoning

controls but by setting, in conjunction with neighbourhood residents,
quotas for various uses in the neighbourhood.

8. Mr. B. Hagell.

Mr. Hagell, in his address to the Committee, made reference to
the difficulty of getting approvals for apartment applications in

Coquitlam.

Mr. Hagell was of the opinion that the Municipality levy a fee on
proposed developments to allow the purchase of public green space.

Mr. Hagell suggested the possibility of smaller lot sizes and suggested
" a greater mixture of uses to provide more interesting and vital

CI 
neighbourhoods. Greater participation by the public was also suggested
by Mr. Hagell which he felt would not result in the problems that
some claim would result from such a process.

9. Mr. Stiglish.

Mr. Stiglish stated he wished to know why there was now a shortage
of apartments when only a short time ago large numbers of apartments
were being constructed. He stated that perhaps too many amenities
were being expected of apartment developments and someone should
make available decent but basic accommodation at a reasonable cost.

Mr. Stiglish was of the opinion that consumers were demanding too
much, however, the Chairman disagreed ,and stated that consumers
were not being given choices.

10. Mr. Kostur.

Mr. Kostur suggested that school playgrounds were not being utilized
or were underutilized after school hours and Ald. Bewley disputed
this claim and stated that one school playground is so heavily used
that advance bookings are required.

Mr. Kostur was of the oponion that it was time to consider subsidized
rents or possibly it was time to improve the economics of a development
by combining commercial floor space with high-rise residential which
should be allowed to exceed 8 stories.

i

DISCUSSION

1. Shell Housing.

A gentleman in the audience objected to the concept of "shell"
housing as suggested as a good idea by Mr. Jackson. Ald. Filiatrault
also opposed the "shell" concept and was supported by Mr. John Dyck.
Mr. Hagell pointed out that the "shell" method of housing does allow
the buyer to save by contributing his own labour and that experiments
with this concept in the post-war period had been successful. Another
gentleman in the audience felt that in today's era of high land costs
and material prices, the savings with the "shell" concept would be
minimal.
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Z. Summary of Meeting and Contents of B riefs.

The Chairman pointed out that there appeared to be agreement by
most speakers on an integrated, more dispersed approach to apartments
in new areas, but what about the existing undeveloped sites in apartment
areas that have now been designated for seven or eight years. The
Chairman stated that this was the dilemma the Committee must face
in making its recommendations.

Ald. Bewley stated that he felt there was agreement on the basic
premise of not creating too large a concentration at high densities,
however, at the same time it is necessary to deal with existing apartment
areas and possibly a site by site analysis is necessary to determine
the best use consistent with this premise.

Ald. Garrison agreed that having concentrations which are too large
should be avoided. He was of the opinion that various areas are at
different stages in the development cycle and perhaps the greatest
possibility for an integrated approach is in the new areas or in areas
ready for redevelopment but not in the stable "middle age" areas.

3. North Road Area.

A lady in the audience expressed the view that she saw no problem
with the existing apartments on North Road and suggested that the
project proposed by Mr. Thielman should be allowed to proceed.

4. Maillardville Area.

Various Maillardville residents stated that their houses were too far
gone to be rehabilitated and, therefore, they wished apartment
development. Other residents of this area opposed this saying they
had recently invested monies in remodelling their homes.

CIHA IRMA N



February 20, 1974

BRIEF TO PUBLIC MEETING - APARTMENT DENSITY COMMITTEE
FROM PLANNING DEPARTMENT - FEBRUARY 20, 1974

A. Past Planning

Because of the importance to municipal planning policy of
.~ apartment planning over the last eight years, the Planning

Department wishes to state its position on the subject of
this public meeting.

Since 1965 Council has followed a plan of locating apartments
in designated areas adjacent to commercial centres, reinforcing
those centres and placing apartment residents close to
facilities. Parks and schools have also been related in terms
of locating apartment areas within one-quarter to one-half mile
of such facilities or working on establishment of new facilities
within that distance. Apartment areas have been located in
close proximity to major arterial streets to provide for ready
access without traffic going through other residential areas.

The extent of the areas designated for apartments has been
reviewed at periodic intervals; as well, in 1969 Council
adopted a;policy that apartment developments should fully
servic kdjAc,ont streets, and-in 1970 the apartment zoning
re6Gl'a'tT6'ns'' we`re , O'ghtened t6"prevent overbuilding. Also,
since 1970 the review exercised by the Design Committee has
become increasingly.stronger, with greater emphasis on the
amenities provided for residents, in addition to the former
eoncerr A'th 'the appearance of buildings.

B. el sont"'P,► obl6~t

1) Cottonwood Area

S`ocial' robloms have been alluded to in the Cottonwobd area,
°in mee ngs 'with persons 'living in the area and with the

a} ~ ~il Com' Mittee. The specific problems we can indicate
as a ~esul~'6f'these discussions and visiting thli'area are!

`' 1 ,̀d ) I iL'k of'.chi l d-care facilities, and of public recreation
I 

f~~ilities~   -

b) poorly designed common facilities for recreation within
p'8 ects; so that thesd facilities are under.-'tilizod;v I 'o u

icdo, modati on of families  4 with young ch i l dr"n i n '1 three-
std'ey 

,v 
walk-up apartments;

!111  'n'° d ,it It

d) ih i"need for streetimprovements,- e..g. elimination of
open ditc'he .
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There is a perception that this is a problem area by area
residents, by the community at large, and by welfare and
police officials. At presen.t, a Company of Young Canadians
assisted group is studying the area in terms of these social
concerns.

Most of the apartment projects in the Cottonwood area predate
the improved servicing policies, zoning regulations and design
review that have come about since 1969-70, and certainly this'
is the most built up .of our apartment areas, being now about
80% developed. However, Mr, Jackson of our Department feels
that the concentration of social problems here is not mainly
due to physical deficiencies or densityep r se. Rather it is
because this area, and in particular Cypress Gardens, has
offered lower than average rents and has, unlike most projects
in other areas, not discouraged families with children. This
has been good in providing housing.for many families who would
have had difficulty finding other accommodations, but it has
led to a concentration of households with special needs, e.g.
lower income families, families with young children, and single
parent families.

2) Housing Needs

There is a housing crisis developing in B.C., and this is
reflected in Coquitlam. No new rental housing is being
constructed, and vacancy rates in apartments are at an all
time low. With the spiralling cost of land, the proportion
of families who can afford a new single-family home is
shrinking rapidly. Even if we restrict our consideration
to present residents only, young people are forming new
housholds, but do not yet have the resources to buy a
single-family dwelling, while some older residents would
wish to give up their homes and move into accommodation
requiring less maintenance on their part. We feel that
there is a responsibility to provide new apartment housing
to meet such needs, whether it be in rental or condominium
units.

Another aspect of the problem is that in Coquitlam we have
developed almost solely single-family housing on the one
hand, and traditional apartments of higher densities on the
other. There is a strong need for alternatives between
these two, of housing forms that are more economical than
single-family homes, but more suited to the needs of
families with small children than the traditional three-storey
walk-up or high-rise building.

C. Proposals

We feel that the present apartment areas should be maintained
and new apartment developments permitted in them. While we
would not entirely eliminate s-uch families from these areas,
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we feel that the emphasis in these apartment areas should be
on housing for families without young children. Where appropriate
developments should be required to have "social floor space'
of a high quality.

In the Burquitlam area, the provision of municipal parkland
should be concluded with dispatch, and encouragement given
to other recreational and child care facilities.

We do not feel that location of conventional apartments in
single-family housing areas on a scattered basis is a viable
policy. There would be substantial opposition from the general
public at public hearings which would result in. such scattered .
projects being defeated.

Another issue is the alternative to apartment housing in the
designated apartment areas. One and two-family housing is
not, 

in 

our judgement, feasible or economic in the long run.
Commercial or institutional uses are a possibility, but would
such uses improve local living conditions?

We do not believe that the scarcity in rental housing can be
solved by raising allowable densities in. apartment areas..
This scarcity is not unique to Coquitlam; the same situation
is prevalent in other municipalities, and is more related to
changes in tax legislation and other factors than it is to
Coquitlam's 1970 by-law changes.

We believe that new approaches must be explored in finding
forms of housing suitable for families with children, but at
a lower price than the conventional single-familyhhome. Some
of the possibilities are:

- small lot subdivisions;
- "zero lot line projects, patio housing and

cluster housing ;
- townhouses and garden apartments.

These will be explored in the Planning Department's forthcoming
report on housing. Generally, the greatest potential for these
forms will be in newly developing areas such as Austin-Hickey,
Lower Ranch Park and the Barnet Corridor. On a small scale,
there may also be some potential for such projects as "infill"
in existing areas. Densities with these forms would be higher

.than the traditional 7,000 square foot lot, but much lower than
is permitted in the apartment areas.

In the Maillardville Area, the "Plan Maillardville" report is
forthcoming in March. Residential development policy is being
reviewed, with land use proposals and housing programme
recommendations being presented.
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D. Conclusions

Let us explore new forms of family housing in newly developing
areas. But, to be a complete community, Coquitlam needs a
good stock of conventional apartment housing. With housing
cost trends, higher density housing appears even more necessary
as one part of the total approach to ameliorating the cost of
housing. Policies which would lead to no apartment housing
being built would not be a responsible approach in this period.
Let us instead build such housing with social facilities.. Let

_ v  ! us get the mix of people in these projects with a.certain
percentage of units accommodating low income households. Let
us proceed with dispatch on complementary street improvements
and parkland. Let us maintain the present apartment plan, but
build with more social sensitivity.
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Council of Coquitlam.

Coquitlam., B.C.

Gentlemen s

Feb.19,73

Res Public Hearing on Apartment Dencity.

I would like to speak on behalf of myself as a

builder in this municipality for at ],east ten years and I be_l_ive

in the interest of other responsible builders in this comunity.

Council in conjunction with the planning department has done

some long — term planning end set aside some areas for apartment use.

I remember the many stru.gles which council had in arriving at the

present Apartment Plan. Mr. or Alderman Buttler asked Council

" Should we take the bull by the horns and takle the whole problem -.-It ones ?"

Permit me to quote from the Plan that resulted at that time and

was updated with minor changes in 1973.
fI

The purpose of the Apartment Plan is to give the home owner

knowledge of his local area to enable him to look to the future with

confidence. It will also benefit the developer and land broker in

providing clearly defined areas in which apartments may be loha.ted ."

It is with this confidence th=T'some of us builders invested large

sums of money in these design ted areas. With reference to North Rd. &

0 Perth Ave. upon the advise of the Advisory Planning Commission we bought
two houses and h,.,ve to dedicnite most of the one lots for construction

of Wbiting Way. This property is lobF--ted next to two apartments, the

Assessment on the vacant land has more than doubled as a penelty for

not building,tbe need for housing is greater than ever before it seems

2s a pr7rr~dox all the obstacles to get a building permit.
1 ~ I



I can feel with Council about -this ,I hope short, delay ,because

of the spedia.l Apgrtm.ent Dencity Study.

May I interject the findings of a. little sorry I made in the

Coquitlam a.rea.. On Como Lake Ave. & Clark Rd. in my nei"hborhood

and North Rd.. e- Perth. where I hope to build with your permission

there are 353 suites with. 100, 2 B. R. and the rest mostly 1, B.R.

There are 29 School Children.

Taxes -- taking the average of 275.00 x 353 Suites - $97 9075-00

MW In comparison I built 21 houses on Ebert & Ivy Ave. besides

Vaiacouver Golf Club it averages out to two children per house

that is 42 children. 
r

Taxes - averiging $ 800,{ , a00 ear.house -$ 16,800.00

Taking an a.verage of 50 suites per acre and 4 houses per acre in

comparison to school population the taxes are in favour to the

Municipality if more apartments are built.

Because of the uncertenties that exist at the present time

a

and the long and costly road we have to follow before we know with

certenty that l.,re will get a: building permit,I would plead with

f'ouncil to change the policies as follows:

Areas set aside by Council and the Planning Department

for Apartment Use be zoned Outrigb.t for Apartment or Condominium.

Use and be controlled by Advisory Planning Commission,

Design Panel, and Council before the building permit is issued.

Submitted respectfully, ̀ .Lours truly,

0



Cottonwood Neighbourhood Improvement Association

Presentation concerning Coquitlam Apartments Policy, February 20, 1974

/ 1 The existing apartments in the Burquitlam, or Cottonwood
and North Road, area have developed without a simultaneous development
of neighbourhood recreational and social facilities to service them.
The result has been to produce a concentrated population of
apartment dwellers, perhaps 5000 in the Cottonwood Avenue area alone,
who are socially alienated from the surrounding community. They
sleep there, and they shop for groceries there, and otherwise tend
to have no links to Coquitlam or to each other. The resulting social
problems are many and serious, but not insurmountable, and the
Cottonwood Neighbourhood Improvement Association is engaged in
tackling them. But until the neighbourhood is improved for residential
living, the problem should not be aggravated. No more apartments
should be built in that area.

This is not said irresponsibly, It is recognized that
multi-family or increased-density housing must be built. But in
building it, the lessons of Cottonwood should be learnt, and every
effort made to integrate multi-family buildings and their inhabitants
into the full life of the community.

Integrating ̂  apartment dwellers into the community should
begin by integrating the townhouse or apartment building physically
into the neighbourhood. Large ghetto-like expanses of nothing but

' apartments should be avoided. Instead, a few multi-family buildings
could form part of most neighbourhoods, with clear physical
relationships to nearby single-family homes, to parks, to institutions,
to transit, and to commercial facilities— ideally, even to nearby
work places. The residents of apartments and of single-family houses
should be socially integrated by being users of the same facilities
and community services.

The apartments themselves should serve a whole spectrum
of the population; old and young, single persons and families. Certain
units in any multi-family building should be usable by the handicapped
or the elderly (as is proposed in the Greater Vancouver Regional
District's December 1973 "Report of the Residential Living Policy
Committee"). People should be mobile from single-family houses to
apartments and back again within the same neighbourhood= that is,
the elderly, parents whose children have left home, young adults
setting up housekeeping, should be able to change their housing style
without leaving their community.

The architectural design or landscaping of whole neighbourhoods
requires a generous use of parks (treed parks, not just playing fields
shaved bald) and undeveloped small green areas, in strips or swatches,

`J to give a shape, a definition to the neighbourhood, and a sense both
of openness to nature and of communal privacy. These strips can
serve a buffer function, as between a single high-rise and some
single-family houses, but some types of buildings, such as townhouses
and detached houses, may not need buffering from each others there
the green spaces would be buffers between whole neighbourhoods or
parts of a neighbourhood, serving rather to draw contiguous buildings
together than to pull them apart.
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Park areas do not need to be developed,to fulfill their
most important function, which is simply to be there. But any
recreational development that is done in parks should not be
aimed at one age level. but should try to make certain park areas
natural gathering places for all segments of the community.
Mixtures of development are needed that appeal to various age and
interest levels: flower gardens, benches, bowls or shuffleboard,
tennis courts, swings.

On the design of buildings: the ideal design process is
perhaps available to housing cooperatives, where the eventual users
are the owners, and can therefore control the design. In rental
apartments, the users are not identified before the design and
construction are complete. But igxbuil'ding new rental apartments,
the residents of existing apartments, and of single-family homes
in the neighbourhood, can contribute to the design process by
identifying the community needs.

There are some obvious faults in existing building
designs and building types. Highrises, adequate for childless
people, are not suitable for family living (although they often
have better special recreational facilities, at least for adults,
than other types). The three-storey concept is also bad for
families. Psychologically, it is very important for a family to
have its separate dwelling entrance. Townhouses or ground floor
apartments with some private garden space are obviously better to
preserve privacy and develop family cohesion. Better noise
insulation between units, of whatever type, is a necessity. Some
visual insulation might also be achieved by more imaginative
placement of units. Existing designs tend either to lock people
into their units, suggesting to them that they are also isolated
socially; or else to dump all the children, noises, and cooking
smells into the hallways, achieving a frenetic kind of social
contact. Design of dwelling units should incorporate both privacy
and a clear architectural relationship to the neighbourhood.

Exterior design is generally worst in frame apartments,
which suggest ill-constructed shoeboxes. Colour has a powerful
psychological effect on every resident, whether or not he realizes
it; much of the seeming bad, cheap, and depressing design of the
Cypress Gardens complex is simply an effect of its yellow ochre
stucco. Better design control must be exercised over colour, and
architects should be compelled to harmonize their designs with the
existing colours of the neighbourhood. Materials can be better
used to suggest warm and inviting homes, rather than metal or
concrete filing cabinets. And there are many common functional
faults (such as overhangs that do not protect top balconies,
recreation and service rooms designed as leftover space rather than
for activities) that could be catalogued by existing tenants and
avoided in the future.

February 20, 1974 _-Q, 
a. -

Den s How h

T na jLymb rner
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Febr~ary 18, 1974.

Alderman Jack Gilmore, .

~J 
Apartment Density Study Committee,

~J Coquitlam Municipal Hall,

1111 Brunette Avenue,

Coquitlam, B. C.

Dear Mr. Gilmore:
i

At a meeting of the Ranch Park District Community Association

executive on February 13 a lengthy discussion was held on the

building program in this district. I would like to convey to you

some of the concerns expressed by the executive.

1. Recreation facilities should be provided by the builders of

apartment complexes and that these facilities be available

to the public in a given area.

In other words the taxpayer should not be burdened with

supplying extra recreational facilities in high density

apartment areas.

2. The executive approves of the building of Old Aged Pensioners

complexes as these do not strain the facilities of the

community.

3. All new building areas should have medium and high density

apartments spread throughout the area rather than grouped

in one location.

4. Builders of apartment complexes should supply both resident

0 and visitor parking.

Continued.......
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5. New apartment buildings should not exceed eight stories in

height.

6. No more than 300 people should be located within one block

when medium and high density apartments are built.

7. Duplexes should be scattered throughout the district where

compatable with existing buildings.

8. A higher than single family residential density should be

used as buffers between residential areas and major or

arterial highways if schools and recreational facilities

are available.

We hope you will consider these points when meeting with your

committee.

Yours sincerely

George Longstaff, President,

Ranch Park District '

Community Association.

II
 
I



February 19, 1974

The Apartment Density Study Committee,
Municipal Council,
.:ve District of Coquitlam,

rquit lam, B.C.

Sirs:

We are presently in an era in which many citizens or family

units can not afford what is normally considered a single family dwelling.

Therefore, low, medium and high density apartments, condominiums and

townhouse complexes are now being considered in our area. Further,

we are concerned with the developing areas of our municipality as com-

pared to the existing built-up areas which have established zoning and

is nearly 100% utilized.

As a forewarning we must look to other areas in the world

where similar conditions and economic factors have prevailed. In part-

icular Europe and the United Kingdom, we can learn of errors which

should not be repeated here, but to some degree, unfortunately, al-

ready have. Such mistakes are:

- The concentration of low, medium and nigh density populated areas

such as Vancouver's west-end, and Cypress Gardens in Coquitlam.

- The lack of adequate recreational facilities for all ages in or

about these ghettos of human concentration.

- The lack of identity of ownership by tenants, and of tenant partic-

ipation in the direction of the management of multiple unit

dwellings.

And of oourse any or a combination of the above result, with sociological

problems affecting the whole community and which must be overcome by the

whole community.

It is my firm belief that Coquitlam, and in fact, any community,

must ensure the decentralization of multiple dwelling complexes throughout

the future developing areas. A mode of zoning restriction could ensure

that, for example a maximum concentration of 200 to 400 persons in one

multiple housing unit would be surrounded by single family dwellings for

perhaps 1500' to 2000' before another multiple unit would be allowed -
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'.{ this would be similar to Coquitlamfs present policy of duplexes throughout

the district on a basis of 600' between same.

or a~
I believe that all multiple dwelling units should'be kept as

' low as possible in consideration of single family residents in the area.

A maximum height of 3 stories including ground level, and a maximum
of -a normal city block. All such units must have outside play areas

-~ or court yards, and I suggest that all complexes be limited to an ex-

treme maximum of 200 persons with a preferable limit of 150 residents.

I am convinced that developers of all future multiple family

complexes within our district must be compelled to provide a minimum

of play areas within the complex -.itself - for example, adventure playgrounds

and send-lots for toddlers (similar to recent development at Medallion

Court in Coquitlam), swimming pools, inside recreational areas etc.;

plus, I would expect the developers to provide land or contribute to

the cost of municipal recreational.facilities in the near area - this

y last item could be based on a percentage of the total apartment cost,

or a dollar value per family living unit. Further, as tenants of

these complexes use municipal facilities, I suggest that the group

facilities within the multiple family complexes be open to all local

area residents, subject of course to hours of use and rules of the

complex.

I believe that all multiple family dwelling units of over

8 apartments should have a management-council in which each tenant
could have a voice in the operation of the complex. In this manner

the apartment complex would be operated similar to a Co-Op housing

Complex. I suggest that a municipal by-law be prepared such that

management-councils be mandatory in all existing and future multiple

family developments.
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I propose that by decentralizing multiple family dwellings

throughout the municipality, by the provision of recreational facilities

within and around the complexes for use by all local residents, and

the use of complex management-councils, will integrate tenant and

immediate single family residents, and hopefully lessen sociological

problems which we are finding in our present concentrated residential

areas.

As a final item, I suggest that on-site parking (preferably

underground) for tenants and visitors be mandatory at all multiple

family complexes, and further that parking not be allowed on the

streets surrounding such developments.

Yours truly

u Gerald Y. Wong
3109 Starlight Way
Port Coquitlam, b.C.

V3C 3P9



APARTMENT DENSITY STUDY COMMITTEE

Monday, February 25, 1974 - 3:30 p.m.

f~ A meeting of the Apartment Density Study Committee convened in the
f Council Chambers, 1111 Brunette Avenue, Coquitlam, B.C. at 3:30 p.m.

Present: Ald. J. W. Gilmore - Chairman
Ald. R. B. Stibbs
Ald. L. A. Bewley
Mr. D. M. Buchanan - Planning Director

Ald. Gilmore called the meeting to order. He reported
~ 

on the results of the Apartment Density Public Meeting held on February 20th
and stated that the contractors who had already acquired land in areas
designated for apartments on the map published by the District, had removed
old houses and were all set to build apartments, and certainly felt that
Council had a moral obligation to let them proceed in the areas set out
on the map as apartment areas.

The other extreme were the residents who expressed the
point of view that there should be no more growth and density increase,
except in the northern part of Coquitlam, such as the Barnet corridor.
No one was in favour of scattering apartments in the established residential
areas.

The General Conclusions were:

i 1. That in established residential areas there should be no apartments.

2. In the designated apartment areas each application should be
looked at and considered individually. In the North Road area
non-family type apartments would be more favourably looked at.

3. To achieve a mixture of living accommodation, such as multi-family
and single-family, there was support for the new undeveloped areas
to have that mix.

Ald. Bewley said there was a consensus of opinion on

spreading the apartments throughout the Municipality to prevent
another congested apartment area such as the Cottonwood area.

Ald. Bewley stated that in his opinion the main criteria
for apartments should be parkland and then proximity to a commercial area.

He also stated that there are some areas where infilling
should go on such as Austin-Hickey and the top end of Ranch Park which
is separated by the School on one side and Mariner Way on the other.

Ald. Gilmore suggested to the Committee that at the
meeting of the Advisory Planning Commission tomorrow evening, Febr:iary 26th,
the above three conclusions be proposed to the Advisory Planning Commission.

Mayor Tonn joined the meeting at this time and suggested
that we look at one area at a time, and the North Road area was the most

'urgent. Ald. Gilmore said that with Whiting Way the buffer between
the residential area and the apartments, he felt it would be an acceptable
area for one or two bedroom condominiums for adults only. He suggested
a start -be made at the Advisory Planning Commission meeting with the area

I from Foster Avenue down to Austin Avenue, with no apartments in the
e'stablished areas.

Ald. Gilmore suggested that'Council go and look at the
actual lots in the area and come back within two or three weeks with
specific recommendations for the area.

`~ The meeting adjourned at 4:00 p.m.


