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Item 4.1

Council Agenda Information
CPAC November 5, 2019

Date:

October 28, 2019

Submitted by: Planning and Development Department – Development Planning
Subject:

2025 St. Johns Street

Purpose:
To present to Community Planning Advisory Committee a rezoning application for a six-storey
mixed-use development, with approximately 8,000ft² of commercial space and 242 multi-family
residential units at 2025 St. Johns Street.

Recommended Resolution
THAT staff and the applicant consider the comments provided during the Community
Planning Advisory Committee meeting held on November 5, 2019 regarding the proposed
project presented in the report dated October 28, 2019 from the Planning and
Development Department – Development Planning Division regarding 2025 St. Johns
Street

Applicant:
Marcon Albert (GP) Ltd.

Property Description:
The development site consists of one property, 2025 St. Johns Street, located on the southwest
corner of St. Johns Street and Albert Street, as shown on the Location Map (Attachment 1).
The total site is approximately 8088.1m2 (97,059ft2) in area and has significant grade changes
on the western portion of the site before gently sloping towards the northeast corner of the
property. South Schoolhouse Creek runs through the southeast portion of the property. The
subject property is currently vacant, but was the site of the former Barnet Hotel.

Land Use Policy:
Official Community Plan (OCP):
The OCP designates the subject lands as Mixed Use – Moody Centre, which permits
commercial and residential development ranging up to six storeys in height.
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The site is located within the Westport Evergreen Line Sub-Area and Development Permit
Area 2: Moody Centre, which regulates the form and character of multi-family residential
developments. The site is also located within Development Permit Area 4: Environmentally
Sensitive Areas related to South Schoolhouse Creek and an Environmentally Sensitive Area
located on the western portion of the property.
Zoning:
The subject lots are presently zoned Automobile Sales and Leasing (C5), with a site specific
allowance for a Licensee Retail Store on the subject property.
The OCP, Zoning designation, and Environmentally Sensitive Area maps are included as
Attachments 2, 3, and 4.

Neighbourhood Context:
Surrounding development mainly consists of the following:






North: Medium Density Townhouse Residential (RM4) lots developed as three-storey
apartment buildings and Automobile Sales and Leasing (C5) occupied by Craftsman
Collision.
East: Single Detached Residential (RS1) lots, including a vacant lot and a lot developed
with a single family home;
South: Civic Service (P1) which includes the location of South Schoolhouse Creek and
Port Moody Secondary School beyond that to the south; and
West: Single Detached Residential (RS1) lots, developed with single family homes,
though these properties are under application by Bold Properties for a rezoning for a sixstorey multi-family project;

Proposal:
The applicant is proposing to rezone the subject site from Automobile Sales and Leasing (C5) to
Six-Storey Mixed Use (CRM2). The development proposal consists of a six-storey mixed-use
building over an underground parkade. The proposal includes 242 condominium units and
736m² (7,927ft²) of commercial space, located at the northeast corner of the development. The
proposal has a density, or floor area ratio (FAR) of 2.23, which is within the 2.5 FAR permitted
under the CRM2 Zone. The development proposes the following unit mix:





119 studio units;
49 one-bedroom units;
70 two-bedroom units; and
four three-bedroom units.

Additional key elements of the proposal include:


22 units which are proposed to be dedicated for market-rental housing for a period of
20 years;
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a public art component, with a proposed budget of $200,000, that would include a
standalone piece that would be located at the highly visible corner of St. Johns Street
and Albert Street and also a component that would be incorporated within the
building façade;
a project target of Built Green Gold equivalent; and
retention, restoration and enhancement of the South Schoolhouse Creek riparian
area and also High Value Environmentally Sensitive Area.

Reduced project plans are included as Attachment 5. A letter of intent provided by the project
proponent is included as Attachment 6.
Access and Parking
Vehicle access to the site and underground parking is provided from Albert Street.
In total, 331 parking spaces would be required, with 322 currently being proposed, resulting in a
shortfall of 9 spaces, though depending on the amount and type of rental housing incorporated
the required amount of parking may be reduced.
In accordance with the Zoning Bylaw, 100% of all residential parking spaces (268 spaces) will
have electric vehicle charging infrastructure and 20% of commercial spaces (4 spaces) shall
have Level 2 energized charging capability.
A total of 364 long-term residential bicycle parking spaces and are provided, which meets the
Zoning Bylaw requirements.
Amenity Space
The proposal provides a total of 848.4m2 (9,132ft2) of common amenity space, which is
comprised of an indoor amenity room 220.5m2 (2,373ft2) in size and an outdoor amenity space
with an area of 627.9m2 (6,759ft2). This meets and exceeds the Zoning Bylaw requirement for
apartment buildings of 3.0m2 (32ft2) per unit under the CRM2 Zone. The ground floor indoor
amenity space consists of a gym, meeting room, seating and lounge areas, with outdoor space
consisting of an open turf area and a children’s play space. On the 6th floor there is an amenity
room along with a kitchen, dining spaces, seating area and activity space which is connected to
a rooftop patio, with an outdoor barbeque and dining area and community garden beds. In
addition to the indoor and outdoor common amenity spaces, each individual unit has its own
balcony or patio space.
South Schoolhouse Creek
The Zoning Bylaw setback for South Schoolhouse Creek requires a 20-meter Riparian
Management Zone measured from the top of bank, which includes:


a 15-meter Riparian Protection and Enhancement Area (RPEA), a ‘no touch/no build’
area that should not be impacted by any construction-related activities (apart from
enhancement work); and
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a 5-meter Riparian Transition Area (RTA), an area where certain features or activities
may be permitted including construction-related activities (e.g., work zones),
landscaping, stormwater management, and trails.

The proposal is requesting a setback variance to the RTA for a 70m² (753ft²) portion of the
building at the southwest corner of Building 2 (South). A map detailing the proposed conditions
is included as part of Attachment 5.
Sustainability Report Card
The completed Sustainability Report Card for the development proposal is included as
Attachment 7 and the following table summarizes the initial scoring. The scoring may be
revised throughout the review process of the project.
Sustainability
Pillar

Cultural

Economic

Environmental

Social

Overall
Total

Application
2025 St. Johns Street

50%

46%

70%

45%

(7 out of 14)

(6 out of 13)

(40 out of 57)

(17 out of 38)

57%

Implementation
For the proposal to proceed the following would be required:




a rezoning of the property to CRM2;
adoption of a housing agreement bylaw to secure any rental component; and
issuance of a Development Permit for form and character and environmentally sensitive
areas.

Stage of the Application in the Review Process:
The development application procedures allow CPAC comments and consideration early in the
review process. As part of the first review of the application, CPAC is being asked to comment
on the proposal.

Items for Further Review:
Based on the present submission, the project is consistent with the Official Community Plan
designation and the design generally complies with the applicable development permit area
guidelines for the regulation of the form and character of mixed-use development. However, the
following topics will be further reviewed by staff:






proposed amount of commercial space;
proposed unit mix;
proposed building massing;
environmental setbacks to South Schoolhouse Creek
proposed parking reductions;
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•traffic considerations; and
•proposed rental housing provision;
Prior to Council consideration, staff will ensure that the technical reports address the
environmental aspects associated with the proposal.

Concluding Comments:
The proposed development is for a six-storey mixed-use building, which is consistent with the

land use direction identified in the OCP and at a density that complies with the applicable CRM2
zone for such a building.

Attachment(s)
1.Location Plan.

2.OCP Designation Map.
3.Zoning Map.

4.Environmental Sensitive Areas Map
5.Reduced Project Plans.
6.Letter of intent
7.Sustainability Report Card.
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2025 St. Johns Street
CPAC introduction
November 5, 2019 Current Planning Division
#477119

Location

2

1
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OCP Land Use Designations

3

Zoning Bylaw

4

2
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Environmentally Sensitive Areas

5

Proposal Key Features
• Six-storey mixed-use building under CRM2 zoning;
• 736m² of commercial space;
• 242 residential units total;
• FAR 2.23;
• 22 market rental units for a period of 20 years;
• 322 parking spaces;
• 15m Riparian Protection and Enhancement Area and variance to
the Riparian Transition Area; and
• Sustainability Report Card preliminary score 57%.
6

3
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Key Items for Staff Review
• Amount of commercial space;
• Unit mix;
• Building massing;
• Environmental setbacks;
• Parking reduction;
• Traffic considerations; and
• Rental housing provision.

7

4

CPAC - On-Table - 2019 11 05

13

Item 4.1

2025 st. johns street

site - 2025 st. johns steet
2
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policy framework
• maintain consistency with OCP Designation
• Mixed-Use Moody Centre
• consistent with the CRM2 Mixed-Use
6-Storey zone not a unique CD zone.
• signiﬁcant environmental enhancements
as well as permanently protecting the
adjacent ESA
• include employment generating land use at
ground level, consistent with zone

CITY OF PORT MOODY
OFFICIAL COMMUNITY PLAN

• integrate a signiﬁcant piece of public art
into the building design

Schedule “A” to Bylaw No. 2955

3

neighbourhood
context

4
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neighbourhood
context

5

neighbourhood
context
• 5 minutes to moody centre station by bus
• served by 180 and N9 frequent service
• connected to the bike network
• east on st. george,
• west on clarke rd.
• north/west on barnet hwy..
• adjacent development activity
• high-rise cluster to the northeast
• 6-storey on the west
• 8-storey northeast

existing multi-family
existing commercial
proposed low-rise developments
proposed high-rise developments

6
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the proposal
•
•
•
•
•
•

6-storey form consistent with the OCP
34% of the site is preserved environmental area
242 homes designed for end users
8,000 sf of commercial space
sustainable building standard
‘place-making’ design, with integrated public art to
mark the entry into The City of The Arts

7

ST. JOHNS ST

existing condition

environment
paved/impervious
site area
ALBERT ST

• schoolhouse south creek ravine located
south of the site
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• steep hillside on the east is identiﬁed as an
environmentally sensitive area (ESA)
• site is currently paved and much of the
environmental areas are aﬀected by
invasive species

stream setback
area

8
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proposed enhancement

environment
RTA
VARIANCE
(70m2)

Riparian Transition Zone
(RTA)

• Riparian Transition Area (RTA) setback
variance (70m2)
• additional protected SPEA (163m2)
• restoration to high-value conservation area
of (4,579m2)

INCREASE
IN HIGH
VALUE
RPEA
(163m2)

15m stream
setback

9

proposed enhancement

environment
• riparian area restoration and enhancement
• 13,500 sf on-site
• 17,000 sf oﬀ-site, ravine area
• preservation of hillside ESA (20,500 sf)
• ﬁrst Salmon Safe certiﬁed residentail
project in Canada

10
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Salmon Safe
MEC HEADQUARTERS
Vancouver, British Columbia

• Salmon-Safe BC is one of Canada’s ﬁrst ecocertiﬁcation programs
• promotes sustainable friendly land and water
management
• peer-reviewed standards and rigorous on-site
inspections provide independent validation of
environmental performance

VANCOUVER INTERNATIONAL AIRPORT (YVR)
(Fraser River watershed)

• originated in the US, Salmon-Safe BC is
administered under Fraser Basin Council

11

NIKE WORLD HEADQUARTERS CAMPUS
Beaverton, Oregon (Tualatin River watershed)
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to Port Moody residents
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housing aﬀordability

12

CPAC - On-Table - 2019 11 05

19

Item 4.1

topography & ESA

site constraints
• Environmentally Sensitive Area (ESA) and
Riparian Protection Area (RPEA)
• topography increases considerably along
both St. Johns and Albert frontages from
the corner.

13

site planning
• creation of a public plaza space at the
intersection of Barnet Hwy and St.
Johns St.
• utilise the grade to provide a
commercial node at the corner with
high visiblity from Barnet Hwy.

14
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site planning
• provide two 6-storey buildings above
commercial base
• position buildings to create a strong
courtyard and allow natural landscape to
ﬂow into the amenity courtyard

15

site access

16
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17

1

open space and
amenity areas

1
2

2

3

3

• 848.4m2 (9,132 sf) common area; exceeds
the bylaw requirement by 15%

4

• courtyard open space
• seating, activity area, children’s
playground

8.3%

3

56'
145.
33'
145.

8.0%

ENITY
OR AM
INDO ROOM
8.0%

06'
144.

28.607 m
( 93.86' )
92.26'
93.86'

• rooftop outdoor amenity space connected
to a 1,400sf amenity room

18
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alex morrison

art and architecture
Alex Morrison investigates architectural styles, the
historical context of their construction, and the
evolution of their use over time.
his work plays with and critiques historical and social
narratives, and the aesthetics of cultural identiﬁcation
aﬃliated to these narratives.
through his diverse practice including sculpture,
drawing, and painting as well as digital renderings,
Morrison reﬂects on built environments and their often
counter-cultural inhabitation.

past work - brand new era social club, capture, 2017

he creates works that can be seen both as objects of
contemplation as well as architectural ornamentation
within a broader urban architectural context.
21

albert public art proposal

art and architecture
“This Old House”
The proposal has two diﬀerent components, has
been designed speciﬁcally for this site and will be
a unique landmark both in terms of my art practice
as well as for the city of Port Moody. The two
components borrow aesthetically from Port Moody’s
rich heritage housing stock vernacular but also
possess a simple economy of materials reminiscent
of mid-century aesthetic ideals. With this project, I
hope to strike a balance between utility and beauty
and evoke the Arts and Crafts tradition so prevalent
on the West Coast.
22
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