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Site Constraints

5

Proposal Key Features
• Terraced 11-storey multi-family
• 156 units total
• FAR 0.96 (gross) / 1.33 (net)
• 2 creeks
• Steep slope
• Sustainability Report Card
preliminary score 60%
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Key Items for Staff Review
• Form and character
• Affordable housing
• Technical reports - geotechnical
and environmental
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Thank you
Questions?
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CPAC Meeting Presentation

Item 4.2

September 3rd, 2019

City of Port Moody
Proposal for Rezoning and OCP Amendment
Lots 17 - 20 Henry Street (3000 Block)

View of Proposal looking West on Buller
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275’

Overview
The Official Community Plan (2014) designates these lots as multi-family
residential, with 3-6 storeys for various typologies; this is within the broader,
transit-oriented neighbourhood around Moody Centre Station.
An OCP Amendment is required for the building height, technically being an
11-storey building, though designed as a series of ascending green terraces
in direct response with the surrounding hillside elevations, with a 3-storey
frontage along Henry St., up to 6 storeys at the rear yard.
A similar proposal was approved by Port Moody Council in 2012.

688’

As significant time has passed, the current Council recently asked that the
project be re-visited, and in particular, be made to conform to updated
Streamside Protection and Enhancement Areas prescribed in Section 5 of
the 2018 Zoning Bylaw, without changing the look and feel of the building.
A rezoning application for these lots is also part of this design and review
process to be able to create a Comprehensive Development (CD) zone.
The current proposal meets Council’s objectives, yet remains a highly
sensitive solution to this unique and beautiful site.
Site Plan

Lots 17 – 20 Henry Street
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Project Background & Timeline
Date

Milestone

Aug. 2006 Proponent receives letter outlining their requirements for site.
Dec. 2006 Proponents presented various schematic design options to Planning Staff. Terraced housing (very similar to current
proposal) was selected and encouraged by Staff.
April 2007 Formal Rezoning and OCP Amendment Application made.
May 2008 Series of geotechnical studies were undertaken to ensure bank stability for project.
Oct. 2008 Project presented to Port Moody Centre Resident’s Association and favourably received. Parking and affordability for
seniors were raised as issues to be considered.
Nov. 2008 Hosted POH at Port Moody Middle School. 16 people attended, 10 filled out exit surveys, and project was favourably
received. Issues raised were traffic (congestion at Middle School), garbage and recycling, and bank stability.
June 2012 Project was granted 3rd Reading by Port Moody Council
2013-2016 Project was generally idle while finances and project details under review
2017-2018 Documents for Final 4th reading & Development Permit prepared and submitted.
Feb. 2019 Project was presented to Port Moody Council (elected 2018) who rescinded previously approved Readings, citing more
stringent environmental regulations since approval; encouraged Proponent to keep current design aesthetic.
July 2019 Revised design resubmitted for OCP and Rezoning Application, c/w Council requests implemented.

Lots 17 – 20 Henry Street
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What’s Changed?
While keeping the design aesthetic similar to the previously approved submission, feedback from Staff, Council
and other team members was used to update and make improvements to the project, including:
• Streamside setbacks increased to meet new
By-Law requirements.
• Underground parking redesigned to reduce
excavation and shoring impacts.
• Building footprint more compact, resulting in
even more open space than previous design.
• Courtyard area improved between Henry Street
and main entrance, resulting in larger, brighter,
and more functional open space.
• Amenity areas updated and re-programmed,
both indoor and outside (see list on pg.A14).
• Loading and waste area improved.
• Over $1M committed to the City of Port Moody
for Community Amenity Contribution (CAC),
Housing Reserve Fund, and Public Art funding.

Architect’s Rendering of Front Entry and Communal Use Space

A05

Lots 17 – 20 Henry Street

Proposal Highlights
• The terraced building form with green roofs relates to the site’s natural setting.
• Townhomes oriented to Henry Street on either side of the courtyard provide scale that helps
reduce the massing of the building.
• Landscaped patio terraces, street trees, lighting fixtures and sidewalks significantly add to the
streetscape along Henry Street.
• A welcoming main entry frames the courtyard, which also provides convenient access to the
guest parking levels, bicycle parking areas, and other amenities/uses.
• Revised proposal results in only 20% Site Coverage.
• Geotechnical complexity reduced in revised parkade design (now terraced excavation):

deep shoring

terraced
excavation
Design revision - cross-sections - excavation compared
previous version (left) and current proposal (right)

Lots 17 – 20 Henry Street
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Land Use
- Does the proposed land use fit with the existing context and/or does it bring desired change consistent with the OCP’s
long-term vision?
• In the 2014 OCP update, the site remained part of the designated area for multi-family with a
height of 3 - 6 stories, though the project had received approval for the proposed height in 2012.
• Proposed density of 1.0 Floor Area Ratio (of full site area, or 189,000 sq.ft.) before park
dedication, or 1.33 excluding area to be dedicated back to Port Moody as natural parkland.
• From the outset this project established a smaller building footprint to increase open space.
• As background, the results of a Design Charrette from early 2008 were published by the City of
Port Moody, intended as a study to guide the new OCP.
• A “green terraced roof” was envisaged for this site with a height of 7-9 stories staggered up the
hill, far beyond where the building is currently proposed (see sketch below).
To reduce building footprint and
increase open green space the
design solution was always to
mimic the terraced housing form
and green roofs as envisaged in
the Charrette, by condensing the
massing into one building form.

7-9 Storeys

Lots 17 – 20 Henry Street

5-4 Storeys

4 Storeys

4 Storeys

3 Storeys

Henry Street
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Sustainability & Environment
- Does the project contain adequate protection and enhancement of environmentally sensitive features on or near the site?
- Does the project include sustainability features that respond to the needs of future generations (clean water, climate change?)
Features:
• LEED Silver for mid-rise equivalent
• Tier 2 of the B.C. Energy Step Code.
• Streamside protection and riparian area enhancement
• Green-roof strategies for rainwater collection, thermal
resistance, and urban heat gain reduction
• Energy demands will benefit from building orientation within
heavily tree shaded surroundings, reducing solar heat gain
and requirements for air conditioning
• Low-E glass and high insulation values will reduce overall
heating loads, high thermal mass of the concrete structure
reduces peak eating loads
• Over 2/3 of the site is being left in its’ natural state.

Example of Green Roof Assembly

• Designed as a “Complete Community” with a range of
amenities results in less automobile use overall.

Lots 17 – 20 Henry Street
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Affordable Housing
- Does the project include a range of housing options that respond to the housing needs of the community?
Flexibility for residents:
• The diversity of units are suitable for many types of new and
existing residents, including young families, first-time buyers,
young couples, empty-nesters, seniors and the disabled.
• Many floor plans have the opportunity for flexibility as interior
partition walls are freed from structure.
Opportunities to increase affordability:
• Larger units can be divided to include a ‘lock-off’ studio a
larger strata unit, thus benefitting home-owners with
changing needs to have optional income potential, while also
delivering a less expensive rental unit to the market.
• Smaller, less expensive units will allow qualification for First
Time Home Buyer financial relief programs
• The project could also become more affordable if more,
smaller units were created without the addition of parking
spaces; this would also improve amenity provisions, and
increase the CAC amount.
Financial consideration:
• $312,000 will be allocated to the City’s Affordable Housing
Reserve Fund (1/3 of $936,000 CAC).

Lots 17 – 20 Henry Street
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Mobility and Transportation
- Does the proposal adequately plan for the new
resident’s mobility needs in relation to the needs of
the existing community?
Transportation Demand Management (TDM) tools
and travel mode options are available to residents to
help reduce the impacts of excessive vehicle use on
our transportation network, while saving residents
money and adding to the liveability of the building:
• Approx. 10 minute walk (650m) to the Moody
Centre Skytrain Station and West Coast Express,
for easier commuting by transit for residents.
• Convenient, ground floor access to 2 car share
options; dedicated motorcycle /scooter parking;
reduced private vehicle use and ownership.
• Off-street loading (pick-up / drop-off) at the main
entrance, accommodating a future with a higher
mode share for alternative forms of vehicle use,
such as community shuttles, ride-sharing,
autonomous vehicles, and taxis, etc.
• Convenient, secure bike storage, and an area
dedicated to basic bicycle maintenance / cleaning.
Walking radius to transit map - Traffic Impact Report by Binnie

Lots 17 – 20 Henry Street
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Accessibility and Inclusion
- Does the project provide options for people of all ages and abilities and participate in Port Moody (ownership, rental housing)?
• The project includes housing choices for everyone including
families, young couples and first-time buyers, empty-nesters,
seniors, & the disabled.
• Lock-off suites and smaller units purchased by investors are ideal
for renters, providing the project with an appropriate mix of on-site
owners and renters (up to 25 suites of the unit mix under the
current suite cap of 156).
• Larger unit plans provide for future flexibility, as interior partition
walls are freed from the building’s structure.
• A commitment of 50% of the units will be adaptable, and could
also be constructed at the outset for various residents’
accessibility needs, depending on demand.

Lots 17 – 20 Henry Street
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Arts and Culture
- Does the project address Port Moody’s character as the City of the Arts (on-site features, cash-in-lieu)?
• The terraced building form and exemplary architecture will by
definition contribute significantly to Port Moody’s reputation as a “City
of the Arts” while providing a landmark building.
• The main 2 storey entryway will provide dramatic opportunities for
artistic panels and/or sculptures that will be experienced as one
approaches the main entry.
• The building’s siting, scale and design offers many opportunities for
integrating artist’s functions, particularly in the extensive landscaping
where the site’s seamless perimeter interacts with public spaces and
natural features.
• The Proponents are providing a $200,000 financial contribution to the
City’s Public Art Reserve Fund as one option.
• Alternatively, the project will commit $250,000 to pay for a Public Art
Consultation process, selection and implementation as an opportunity
exists for the installation of public art in the centre of main rotunda
which can be seen by all residents, visitors and those strolling along
Henry Street that would be commissioned by a local artist.

Lots 17 – 20 Henry Street
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Form and Character
- Does the proposed form and massing (volume of buildings, quality of design, materials) fit with the existing context
and/or does it bring desired change consistent with the OCP’s long-term vision?
• The terraced building form and
exemplary architecture, as previously
approved and extremely well received
by the Land Use Committee, Design
Panel, Staff and Council remains
virtually unchanged and will become a
welcome addition to Port Moody’s
architectural library.
• Unlike much of the surrounding
architecture, this project from the
outset was designed to mimic the
existing treed hillside.

Architect’s Rendering of view of proposal from across Henry Street

Lots 17 – 20 Henry Street
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Amenities - Indoor
The building’s amenity spaces are organized to promote community gathering, health and wellness:
Indoors:
• Shared work spaces and meeting rooms
to promote interaction amongst residents,
create alternatives for those working from
home, and reduce trips and commuting.
• Second floor programmed for a gym and
exercise studios (yoga, dance or other
training).
• Additional flex spaces adaptable to the
needs of the building’s future residents,
such as a workshop.
• Dog washing / bike cleaning stations.
• Residents will also enjoy a virtual
concierge, online management tools,
automated lighting, and many other
technological state-of-the-art advances to
ensure everyone can make the most
efficient use of their homes.

Lots 17 – 20 Henry Street
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Amenities - Outdoor
The building’s amenity spaces are organized to promote community gathering, health and wellness:
Outdoors:
• Opportunities around the main entry
and courtyard for exhibiting artwork.
• Gathering spaces in the backyard or
potential amphitheatre for improvised
and playful performances.
• Secured play areas in the backyard
for children of different ages.
• Gardening areas for residents.
• Outdoor furnishings for socializing
and communal meals, bbq, etc.
• The visual and physical access to
nature can also contribute to
positivity and inspiration.

Excerpts from
Landscape Plan
Right: Backyard
play areas
Below:
Rooftop uses

Lots 17 – 20 Henry Street

A15

Summary
This project will become its own complete part of the wider community, while being environmentally sensitive, sustainable in
all respects, and will provide its future residents a setting and a living environment fitting for Port Moody.
We ask Port Moody Council and the Community Planning Advisory Committee to provide us with the opportunity to allow
our very long-term vision to become reality.

Thank you.
Questions?

Lots 17 – 20 Henry Street
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804 Alderside Road
CPAC introduction
September 3, 2019 Current Planning Division
#477120

Location

2
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OCP Land Use Designations

3

Zoning Bylaw

4

2
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Proposal Background
• Initial proposal: build a new home replacing existing home
Two options available:
1. Maintain, repair, renovate existing home
(current non-conforming floor area)
2. Build a much smaller new home under current RS3 zoning limits

5

Proposal Background
• Detailed proposal: new built (re-construction) on existing
foundation, re-use existing floor area
Options:
1. Rezone
(provincial laws prohibit varying density)
(in Port Moody density is defined through floor area ratio)

6

3
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Proposal Key Features

Density (maximum)
Height (maximum)
Lot Coverage
(maximum)
Front Lot Line
Setback (minimum)
Side Lot Line Setback
(minimum)
Rear Lot Line Setback
(minimum)

RS3 Zone
(2018 Zoning Bylaw)
Floor Area Ratio – 0.6
The lesser of 8.0m
(26.2ft) or 3 storeys

Floor Area Ratio – 1.23

45%

63%

3.0m (9.8ft)

1.5m (4.9ft)

1.2m (3.9ft)

1.2m (3.9ft)

7.0m (23.0ft)

0m (0ft)

Proposed CD Zone

9.33m

7

Key Items for Staff Review
• Flood protection
• Overall floor area and coverage
• Geotechnical review

8

4
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Thank you
Questions?

Proposal backgrounds
• Possible general changes to similar properties in the area
Options:
1. Develop a new custom zone for multiple properties
(more extensive analysis needed)
(one-off CD zone faster process)

10

5
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804
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804

8.5.6 Conditions of Use
(a) Notwithstanding any other provision of this Bylaw,
waterfront RS3 Lots on Alderside Road shall:
(i) have a maximum permitted Floor Area Ratio and maximum permitted Lot
Coverage based on the survey plan of the property registered with the Land Title
Office, as of July 1, 1994;

804

2
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BEFORE

Existing Lot Coverage
2,441.8 sf (226.9m2)

AFTER

804
Proposed Lot Coverage
2,366.9 sf (219.9m2)

Hamel Residence Main Floor

Hamel Residence Basement

4
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804 ALDERSIDE
LOT AREA
FORESHORE AREA
TOTAL LOT AREA
FLOOR AREA (EXCL. GARAGE)
FAR
FLOOR AREA (EXCL. GARAGE & BASEMENT)
FAR (EXCL. GARAGE & BASEMENT)
FAR WITH FORESHORE (EXCL. GARAGE & BASEMENT)
GARAGE FLOOR AREA EXCL.
BASEMENT FLOOR AREA EXCL.

Item 4.3

EXISTING

PROPOSED

4,090 SF
1,324 SF
5,414 SF
5,013 SF
1.2
3,282 SF
0.8
0.6

4,090 SF
1,324 SF
5,414 SF
5,011 SF
1.2
3,454 SF
0.8
0.6

495 SF

495 SF

1,730 SF

1,556 SF

5
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Roof Peak EL.
48.29

Bsmt FL. EL.
14.8

6
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BEFORE
AFTER

GARAGE 9” BELOW
EXISTING PEAK

REBUILD TO BCBC 2018
NEW BUILDING ENVELOPE
TRIPLE GLAZED WINDOWS
HIGH EFFICIENCY MECH. SYST.
HIGH EFFICIENTY LIGHTING
HEAT RECOVERY VENTILATION
PERMEABLE PAVERS
ACCESSIBLE (INT. ELEVATOR)
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