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City of Port Moody
Minutes
Community Planning Advisory Committee
Minutes of the electronic meeting of the Community Planning Advisory
Committee held on Thursday, October 15, 2020 via Zoom.
Present

Councillor Steven Milani, Chair
Councillor Zoë Royer, Vice-Chair
Megan Chalmers
Edward Chan
Melissa Chaun
Darquise Desnoyers
Greg Elgstrand
Patricia Mace
Wilhelmina Martin
Hazel Mason
Ronda McPherson
Callan Morrison

Absent

Allan Fawley
Severin Wolf

In Attendance

Doug Allan – Senior Planner
André Boel – City Planner
Philip Lo – Committee Coordinator
Kate Zanon – General Manager of Community Development

Also In
Attendance

Rob Blackwell, Anthem Properties
Ryan Bragg, Perkins & Will Architects
Tim Grant, PCI Development

1.

Call to Order
The Chair called the meeting to order at 7:03pm.

2.

Adoption of Minutes

Community Planning Advisory Committee
#525402
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October 15, 2020
File: 01-0360-20-01-01/2020
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Minutes

OCP Amendment
Application –
Moody Centre
Transit-Oriented
Development
Area

2.1

CPAC20/030
Moved, seconded, and CARRIED
THAT the minutes of the regular meeting of the Community
Planning Advisory Community held on July 13, 2020 be adopted.

3.

Unfinished Business

4.

New Business

4.1

Report: Community Development Department – Development
Planning Division, dated September 24, 2020
Staff introduced the OCP amendment application, noting that this is
one of two Transit-Oriented Development (TOD) areas within the OCP,
and noting the unusual nature of the application as it covers an entire
neighbourhood. Staff highlighted several features of the proposal,
including creek daylighting, a pedestrian promenade for Spring Street,
and other key amenities including a pedestrian overpass and a plaza
next to the transit station. Staff reviewed the next steps of the
application.
The applicant (the Moody Centre TOD Area Master Planning Group)
gave a presentation on the OCP amendment application, including
information on: the collaboration between public and private interests,
and the community-driven planning process and collaboratively
identified objectives; regional and local context and alignment with the
goals of the Metro Vancouver Regional Growth Strategy; existing
policy context; the project vision of a sustainable, transit-oriented
development which concentrates growth around the station;
community-based mobility overview, with pedestrians, cyclists, and
transit as the priorities; the public realm experience, including pocket
parks, urban plaza, and daylighting of Dallas/Slaughterhouse Creek;
amenities, including affordable housing, employment-generating
commercial uses, and rooftop gardens; revisions based on community
feedback; massing and built form; requested OCP amendments;
alignment with City’s Climate Action Plan; detailed transportation
modelling; and potential inclusion of post-secondary programs.
Staff and the applicant answered questions on: future City-led
opportunities for public input; the TOD’s impact on the Moody Centre
Heritage Conservation Area; active transportation planning; shadowing
impact and directional site renderings; when the applicant began
working with the City; the portion of the project site area that is owned
by the applicant ownership group; the height of the towers and
podiums; potential impact to small businesses currently operating in
the surrounding areas and their ability to redevelop in the future; the
percentage of affordable housing units and their level of affordability;
the inclusion of other development projects in the traffic projections;
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values of community amenity contributions (CAC) and development
cost charges (DCC) requirements for residential and commercial
components, and the value differential as a result of variances from the
OCP; total financial values of “must have” features for the City based
on existing policies; fundamental principles and metrics on which the
development is based; base metrics against which the development’s
goals can be measured against, including the proposed ratio of jobsto-residents; the City’s density bonusing policy; the difference in
valuation for the pedestrian overpass between the City and the
applicant; the prioritization of amenities, such as the consideration of
an arts and cultural centre; whether DCC rates will need to be revised
with regards to infrastructure cost to support the proposed population
growth; whether the City is in support of the projected population
increase; whether Golden Spike Way will be extended, and its
intended use; the percentage of retail, office, and industrial spaces that
will be sold or leased; the anticipated “urban industrial” use and the
plans to distribute this space; the total expected value of CAC
contributions to infrastructure if the proposal if built to the current OCP;
the omission of the City’s Arts and Culture Master Plan from the
development’s policy context; other TOD areas that were referenced
for this development, and why False Creek Flats was not referenced
as an example; the amount of additional green space that will be need
to be acquired to accommodate the projected population growth;
discussions have with First Nations groups for representation of their
arts and culture in the development; designing for added noise and
light impact with regards to public plazas; feasibility of including a
public library, community centre, or a performing arts centre;
consideration to retain ownership of commercial spaces and provide
rent control for arts spaces and businesses; how the Moody Centre
TOD will be considered as part of the upcoming OCP review; parking
allotment and reductions; potential changes to the application if the
OCP amendment is not granted; and the potential impact on Cityrequested amenities if the development is to proceed along the current
OCP.
The Committee noted the following comments in discussion:
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concerns were expressed about potential shadowing on Rocky
Point Park and surrounding areas;
one member expressed concerns that some property owners
within the TOD area are not part of the ownership and master
planning group, and that this may have potential taxation
concerns if OCP designations are changed;
market rental should not be considered as affordable housing;
there is a lack of clarity around the City’s goal for employment
generation within the TOD Area but there should be a greater
focus on employment;
there are concerns that there are currently no metrics to
measure how this proposal advances the City’s social, cultural,
and economic goals, or whether the City is close to reaching its
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population targets given the anticipated population arising from
Coronation Park and Woodland Park;
small, unique, and locally-owned businesses and creative
enterprises, rather than chain businesses, should be
encouraged to thrive in this development, and there are
concerns about their viability due to rent requirements; and
there is a need to ensure that a diversity of business uses
(industrial and retail) can afford to operate in this area by way
of maximum rents based on the Tri-City average cost for
different business types.

CPAC20/031
Moved, seconded, and CARRIED
THAT the meeting be extended by one hour.
The Committee noted the following comments in discussion:









one member suggested that this item should not be considered
by the Committee until the City has completed its OCP review
on the Moody Centre TOD area;
concerns were expressed regarding the proposed tower
heights, as 36-storeys may not be feasible on the entire site;
there is no clarity on how this project sustains the City’s vision
as the “City of the Arts”, and also from a social, cultural, and
economic standpoint;
there is no reference in the development context to City’s Arts
and Culture Master Plan;
it is important for businesses to be in place to support the arts,
and it is not clear how the development will support and sustain
the City’s creative enterprises;
one member suggested that the development process so far
has been heavily influenced by developer input and has not
been transparent, and that some early public consultation
opportunities were missed, including early review by CPAC;
and
one member noted that some residents in the area do not think
that this proposal is a suitable fit.

CPAC20/032
Moved, seconded, and CARRIED
THAT the meeting be extended by 30 minutes.
The Committee noted the following comments in discussion:
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concerns were expressed regarding potential impact on
neighbouring properties and Rocky Point Park, insufficient
amenities and greenspace for the proposed scale and for City
needs, the lack of details on affordable units;
one member suggested that there may be a risk of soil
liquefaction as a result of an earthquake;
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one member suggested that a town hall consultation was
necessary;
concerns were expressed that this OCP amendment
represents a significant deviation from the City’s projected
population growth, and that the proposed density could result in
issues and conflicts related to traffic movement and services;
one member expressed support for the development, as it
provides many things that the City wants to achieve in the area,
including creek daylighting;
one member expressed support for the development as it
would bring vibrancy, amenities, and housing options to the
neighbourhood;
the narrow towers supports retention of view corridors;
the provision of office spaces can help to support the economic
vision;
public art attributes and creative design and architecture is
encouraged; and
the development can consider the inclusion of artist spaces.

Megan Chalmers and Darquise Desnoyers left the meeting at this point
and did not return.
CPAC20/033
Moved, seconded, and CARRIED
THAT staff and the applicant consider the comments provided
during the Community Planning Advisory Committee meeting
held on October 15, 2020 regarding the proposed Moody Centre
TOD Area Master Plan presented in the report dated
September 24, 2020 from the Community Development
Department – Development Planning Division regarding OCP
Amendment Application – Moody Centre Transit-Oriented
Development Area.
CPAC20/034
Moved, seconded, and DEFEATED
THAT the Community Planning Advisory Committee support the
OCP Amendment Application (Moody Centre Transit-Oriented
Development Area) moving forward.
(Voting against: Melissa Chaun, Greg Elgstrand, Patricia Mace, Hazel
Mason, and Councillor Milani)

5.

Information

Community Planning Advisory Committee
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6.

Adjournment
The Chair adjourned the meeting at 10:28pm.

Councillor Steve Milani,
Chair

Community Planning Advisory Committee
#525402

-6-

Philip Lo,
Committee Coordinator
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Date:
June 24, 2020
Submitted by: Community Development Department – Development Planning Division
Subject:
Coronation Park (Wesgroup Properties)

Purpose:
To present to CPAC an OCP Amendment Application for the Coronation Park Transit-Oriented
Development Area.

Resolution Options
The following resolutions are available for Community Planning Advisory Committee
consideration:
THAT staff and the applicant consider the comments provided during the Community
Planning Advisory Committee meeting held on November 9, 2020 regarding the proposed
OCP amendment presented in the report dated October 26, 2020 from the Community
Development Department – Development Planning Division regarding OCP Amendment
Application – Coronation Park Transit-Oriented Development Area.

Applicant:
Wesgroup Properties.

Background
In 2017, Council amended Port Moody’s OCP to include the Coronation Park Neighbourhood
Plan (section 15.3.1), which outlines a new vision for this neighbourhood: a transit-oriented,
pedestrian-friendly, and bike-friendly community that has a range of housing forms and types in
close proximity to shops, amenities, and public transit. The Plan includes opportunities for a
variety of land uses, including High-Rise Residential, Mixed-Use Inlet Centre, Low-Rise
Residential, and Parks and Open Space.
In 2018, Council approved funding for a transportation analysis of the OCP amendment for this
neighbourhood. Working with the City of Coquitlam, the City of Port Moody completed the
Coronation Park Transportation Study, which includes a recommended road network with new
neighbourhood access points. The study proposed a long-term connection in Coquitlam,
between Palmer Avenue and Barnet Highway, which was selected based on existing grades,
regrading within the neighbourhood, and the potential impact on the surrounding arterial road
network. An interim access point, just east of the gas station site, with only right-turn
movements permitted when entering or exiting the neighbourhood, is proposed to support
access to the neighbourhood for residents and construction vehicles during development of the
1
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area. On May 28, 2019, Council approved a Corporate Policy (Attachment 1) to guide
redevelopment in the area, which includes a road network and grading plan derived from the
draft version of the Coronation Park Transportation Study.
Corporate Policy – 13-6410-2019-01 – Coronation Park Development Application Requirements
helps guide future development of this neighbourhood. The goal of the Policy is to ensure
orderly neighbourhood re-development with the following goals:








re-development is in accordance with the attached Future Road Network Plan, including
pedestrian and bicycle connectivity;
re-development that realizes the identified grades needed for the future road network;
during the transformation, continued access for existing homes is provided;
new development does not create or leave individual orphaned parcels;
new development does not preclude or sterilize re-development of other sites;
construction traffic impacts on existing neighbourhoods and homes are managed; and
costs for roads, storm water management, servicing, and amenities, including parks are
distributed among individual developments throughout the Coronation Park
Neighbourhood Plan Area.

It is noted that the General Manager of Community Development is authorized to accept or
refuse Development Applications based on this Policy, but that exceptions to this Policy require
Council approval.
A Pre-Application from Wesgroup for the Coronation Park Neighbourhood was reviewed by
Council at the May 19, 2020, Committee of the Whole Meeting which resulted in the following
motion being carried:
CW20/052a
THAT staff and the applicant consider the comments provided during the Committee of
the Whole meeting held on May 19, 2020 regarding the Pre-Application presented in the
report dated April 20, 2020 from the Planning and Development Department –
Development Planning Division regarding Early Input - (Pre-App) OCP Amendment Rezoning (Mixed-Use and Multi-Family) - Coronation Park (Wesgroup Properties)

Property Description:
The site area covered by the application (Attachment 2) includes all those residential properties
that Wesgroup is in the process of assembling, which represents 59 of the total 66 properties in
the Coronation Park Neighbourhood Plan area. Those not included are the six properties to the
north of Guilford Drive, including the large townhouse site (Balmoral Place) and the Esso gas
station at the corner of Ioco Road and Barnet Highway. Of the 59 residential properties in this
area of the neighbourhood Wesgroup has contracts with 54 properties, two properties are
definitively not part of the application, and Wesgroup has yet to reach any agreement with three
further properties. The total site area is 59,950m² (645,301ft²), which includes of 49,534m²
(533,189ft²) of private property and 9,486m² (102,112ft²) of City road right-of-way. The site
includes significant grade changes from east to west and particularly on the northern portion of
the site where the grade drops 30 metres over a length of 230 metres.
2
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The Coronation Park Neighbourhood Area is located on the eastern boundary of the City with
Coquitlam. It is located to the north of Barnet Highway, south of Guilford Way and east of Ioco
Road. The Plan includes opportunities for a variety of land uses, including High-Rise
Residential, (High-Rise) Mixed-Use Inlet Centre, Low-Rise Residential, and Parks and Open
Space. An OCP map is included as Attachment 3. All of the properties in the portion of
Coronation Park that Wesgroup is the process of assembling are zoned as One-Family
Residential (RS1). A zoning map is included as Attachment 4. Surrounding development
includes:








North: across Guilford Avenue, properties also within the Coronation Park
Neighbourhood Plan area are zoned Semi-Detached and Townhouse Residential (RM1)
and are designated High-Rise Residential in the OCP. Newport Village lies beyond
these properties to the north;
East: across Balmoral Drive is Coquitlam, including the former Coronation Park School
site, which is currently designated and zoned for school use, although in Coquitlam’s
Draft City Centre Area Plan (November 2019), it is designated as high-density apartment
residential development along with eight properties on Palmer avenue currently zoned
One-Family Residential (RS-1) and one property zoned Two-Family Residential (RT-1);
South: immediately to the southwest of the site is the Esso Gas station, which is zoned
Service Station Commercial (C4) and designated Mixed Use Inlet Centre in the OCP.
Across Barnet Highway are Inlet Centre SkyTrain station (south station house), and
properties zoned Automobile Sales and Service (C5) and designated Mixed Use Inlet
Centre in the OCP; and
West: across Ioco Road is Inlet Centre SkyTrain Station (north station house) is
Suterbrook which is governed by a Land Use Contract, and the vacant site at
130 Ioco Road, which is zoned CD40, allowing for a 24-storey high-rise mixed-use
development. These properties are designated Mixed Use Inlet Centre in the OCP.

Land Use Policy:
Regional Growth Strategy
The Inlet Centre - Municipal Town Centre Area is identified as a Frequent Transit Development
Area and the land is designated as ‘General Urban’ which is defined as:
‘General Urban areas are intended for residential neighbourhoods and centres, and are
supported by shopping, services, institutions, recreational facilities and parks. Within
General urban areas, higher density trip-generating development is to be directed to Urban
Centres and Frequent Transit Development Area. General Urban areas are intended to
emphasize place-making, an enriched public real, and promote transit-oriented communities
where transit, multiple-occupancy vehicles, cycling and walking are the preferred modes of
transportation.’
Official Community Plan Policy
As noted above, Coronation Park Neighbourhood Plan envisages a new vision for this
neighbourhood: a transit-oriented, pedestrian-friendly, and bike-friendly community that has a
range of housing forms and types in close proximity to shops, amenities, and public transit,
which accordingly includes opportunities for a variety of land uses (High-Rise Residential,
3
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Mixed-Use Inlet Centre, Low-Rise Residential, and Parks and Open Space) as shown in
Attachment 2. Section 15.3.1 of the OCP (Attachment 5) includes key policies to govern the
future development of the neighbourhood. The OCP provides for a central area housing a one
acre park and low-rise (four-storey) residential buildings, and with 26-storey residential buildings
(three-storey podiums) on the south, west, and north edges of the neighbourhood.
The OCP, section 3.2.4 includes additional objectives related to Appropriate Development
including focussing higher density development around Evergreen Line transit stations and
along transit corridors, enhancing pedestrian and cycling connections between and within
neighbourhoods and encouraging higher density development where it is well-served with
services, amenities and transit. These matters are key considerations in the Corporate Policy:
Prioritizing Higher Density Development, that Council will take into account when reviewing
applications to amend the OCP.

Proposal:
OCP amendment application
The OCP amendment application is at a high-level of design and is focussed on establishing
certain key aspects of the development, including: the proposed road network; site grading; the
size and location of development parcels; land use, including: uses, building heights, massing,
density, number of units; park location and format; and potential incorporation for future
development of lots not under contract or negotiation. It is envisaged that greater detail will be
established through the OCP amendment application process and in conjunction with a future
Rezoning application. Architectural and Landscape Plans, which include conceptual renderings
of the proposed development are included in Attachment 6. Key elements of the Wesgroup
proposal include:












Density: total site area of 50,070m² (538,957ft²) and a proposed Floor Area Ratio (FAR)
of 4.5, or 226,247m² (2,435,312ft²), accommodating approximately 2,800-2,900
residential units;
Built-Form: including five high-rise towers of ranging between 37-40 storeys with
podiums varying between four to 10 storeys and five mid-rise buildings of six storeys;
Use: in addition to residential use, the potential inclusion of both a small amount,
3,237m² (10,000ft²), of neighbourhood serving retail space and additional 743m²
(8,000ft²), space for a daycare;
Affordable Housing: approximately 175 affordable rental units (with rents 10% below
CMHC average rental rates);
Park: approximately 1.5 acres of park space and 1.93 acres of semi-public space, which
includes a linear park running east-west through the centre of the site;
Public Art component with a value of $2,000,000;
Road Network: as an alternative to the regraded road network contemplated in the
Neighbourhood Plan, an amended road network, very similar in layout but different in
that it is based largely on existing site grades. It is estimated that the amended network
would result in 8,215m² (88,433ft²) of City road right-of-way being retained and 1,325m²
(14,262ft²) of closed road being incorporated into the developable site area.
Alternative Transportation: a focus on improving connections within the neighbourhood
and to the surrounding neighbourhood for both pedestrians and cyclists, including Inlet
4
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Centre SkyTrain Station and Suter Brook Village, to include further exploration of a
pedestrian overpass to the SkyTrain station as envisaged in OCP policy.

Purpose of Application
For clarity, the purpose of the OCP Amendment application is to seek Council’s approval for the
following:







an increase in the allowable building height in the area designated as High-Rise
Residential from 26 to a range of 37-40 storeys and an increase in allowable podium
heights from three to between four-10 storeys;
the inclusion of a high-rise tower, with a 10 storey podium in the area designated for
Low-Rise Residential (four storeys);
an increase in the allowable height in the area designated for Low-Rise Residential from
four to six storeys;
an increase in the encouraged maximum tower floor plate size from 7,534ft² to 8,500ft²
and;
an amendment to the Coronation Park Development Application Requirements
Corporate Policy will also be required in relation to the proposed road network and
grading plan.

Through the Coronation Park Neighbourhood Plan process, it was estimated that the potential
number of residential units within the whole neighbourhood, including the properties to the north
of Guilford Drive, would be approximately 2,225, with an estimated population of 4,450. With the
proposal for this portion of the neighbourhood for 2,800-2,900 units, this would equate to a
population of 5,600-5,800.
In relation to amenity requirements, any redevelopment of the site would also be subject to the
City’s Community Amenity Contribution (CAC) Program, density bonus requirements, and the
Development Cost Charges Bylaw. In addition to the above, the application would be subject to
Council Corporate Policy: Interim Affordable Housing Guidelines, which outlines the
expectations around the provision of affordable housing units, and also to the Public Art Policy,
which encourages the provision of public art as part of new development.

Concluding Comments and Items for Further Review:
The Wesgroup land assembly presents a rare opportunity to achieve the redevelopment of the
majority of the Coronation Park neighbourhood in a phased and coordinated manner with a
single developer. There are many advantages to such an approach. High level issues which
have been identified during staff review that require further consideration, include, but are not
limited to:



the completion of a detailed financial analysis to determine the ability of the proposal to
provide amenities;
The review of a Transportation Impact Assessment, that addresses:
o vehicular traffic generation and required road network improvements;
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o









the prioritization of pedestrian and cyclist movements and required improvements
to connections to the wider surrounding neighbourhood and amenities, including
a potential pedestrian overpass to the SkyTrain station; and
o the need for transportation demand management measures to support the
proposed parking reductions.
the amount of affordable housing relative to the Interim Affordable Housing Guidelines
Corporate Policy;
the amount of employment generating uses proposed;
the amount, type and configuration of park space (public and semi-public) to be
delivered as part of the application;
how lots not part of the application may be accommodated to ensure that they would be
left with a practical development potential in the future;
identification of key elements that will inform the development of specific design
guidelines, including, but not limited to site planning; grade transitions; building height,
massing and built form; landscaping; and other urban design elements, that will govern
the future development of the subject lands and also wider Coronation Park
neighbourhood;
clarification as to how the application addresses the other City Plan and Policy
documents, including goals in the Climate Action Plan, the Master Transportation Plan,
City’s Parks and Recreation Master Plan, sustainability policies and the recently-adopted
Child Care and the Age-Friendly Plans Climate Action Plan;

While staff continue to work through the review of the application against existing policies and
plans, staff would welcome any additional input from CPAC on the above identified matters
and/or any other aspects of the proposal.

Attachment(s)
1.
2.
3.
4.
5.
6.

Corporate Policy – Coronation Park Development Application Requirements
Location Map
OCP Land Use Designation Map.
Zoning Map.
OCP Policy: Section 15.3.1
Architectural and Landscape Concept

Report Author
Kevin Jones, MCIP, RPP
Senior Development Planner.
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Report Approval Details
Document Title:

Coronation Park (Wesgroup Properties).docx

Attachments:

- Attachment 1 - Corporate Policy - Coronation Park Development
Application Requirements.PDF
- Attachment 2 - Location Map.pdf
- Attachment 3 - OCP Land Use Designation Map.pdf
- Attachment 4 - Zoning Map.pdf
- Attachment 5 - Section 15.3.1 of the OCP.pdf
- Attachment 6 - Architectural and Landscape Concept.pdf

Final Approval Date:

Nov 3, 2020

This report and all of its attachments were approved and signed as outlined below:
No Signature - Task assigned to André Boel was completed by workflow
administrator Philip Lo
André Boel - Nov 3, 2020 - 12:27 PM
No Signature - Task assigned to Kate Zanon was completed by workflow
administrator Philip Lo
Kate Zanon - Nov 3, 2020 - 12:28 PM
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Section:

Planning and Development

13

Sub-Section:

Planning and Development – General

6410

Title:

Coronation Park Development Application Requirements

2019-01

Related Policies
Number
13-6410-2017-02

Title
Prioritizing Higher Density Development

Approvals
Approval Date: May 28, 2019

Resolution #: CC19/128

Amended:

Resolution #:

Amended:

Resolution #:

Amended:

Resolution #:

EDMS#466276
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Corporate Policy Manual
Coronation Park Development Application Requirements

Policy
This Policy outlines pre-requisites, conditions, and requirements for the acceptance of
Development Applications in the Coronation Park Neighbourhood Plan Area that require a
rezoning and/or development permit.
The goal of the Policy is to ensure orderly neighbourhood re-development with the following
goals:








Re-development is in accordance with the attached Future Road Network Plan, including
pedestrian and bicycle connectivity;
Re-development realises the identified grades needed for the future road network;
during the transformation, continued access for existing homes is provided;
New development does not create or leave individual orphaned parcels;
New development does not preclude or sterilize Re-development of other sites;
construction traffic impacts on existing neighbourhoods and homes is managed; and
Costs for roads, storm water management, servicing, and amenities, including parks are
distributed among individual developments throughout the Coronation Park
Neighbourhood Plan Area.

In response to the goals, the City will only accept Development Applications for Redevelopment
that address all of the following pre-requisites:
1. The lands proposed for Redevelopment include sufficient area to accommodate all
Future Road Network sections adjacent to the Assembly Area as well as pedestrian
corridors identified through the assembly areas;
2. The proposed site plan follows the Grading Plan;
3. The proposed site plan maintains current access or provides alternative access to the
properties surrounding the Redevelopment;
4. The lands proposed for Redevelopment encompass all parcels within an Assembly Area;
5. A road connection to allow construction access, and other access as required, to the
Coronation Park neighbourhood from Barnet Highway must be constructed prior to the
Re-Development of any Assembly Areas south of Guildford Drive. This road connection
may include the Interim or Permanent Barnet Highway Access;
6. Cumulative traffic impacts of each of the development parcels will be demonstrated by
each applicant and considered by the City as Development Applications are made. If
only the Interim Barnet Highway Access is available, the City may postpone acceptance
of further Development Applications until the Permanent Barnet Highway Access is
completed;
7. Each Re-development will be required to relocate, construct, provide, allow provisions
for, or complete other work or study as required to provide excess capacity or additional
services as required to allow Servicing of the entire neighbourhood and adjacent
neighbourhoods for both conditions during development and based on the full future
Coronation Park Neighbourhood Plan Area; and

EDMS#466276
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Corporate Policy Manual
Coronation Park Development Application Requirements
8. Each Re-development includes a commitment for the contribution of funds to share the
cost of future off-site servicing, storm water management and amenities, including parks
that are not being delivered by the proposed Re-development. The extent of such
contributions will be determined on a development by development basis or may be
based on an overall financial strategy for the neighbourhood.

Definitions
Assembly Area: collections of parcels outlined on the Port Moody Minimum Land Assemblies
sheet of the Coronation Park Transportation Planning Study map set.
Coronation Park Neighbourhood Plan Area: that part of the Coronation Park neighbourhood
designated in the Official Community Plan for re-development
Development Applications: any development applications that include change of use (rezoning) or other development approval (development permits)
Future Road Network: the road network as outlined on the attached map Coronation Park
Transportation Planning Study: Internal Network Configuration
Grading Plan: the grades as identified on the Coronation Park Transportation Planning Study:
Internal Network Configuration: L100, L200, L300, L400, L500, L600, L700, L800 Profiles.
Permanent Barnet Highway Access: a new road connection to Barnett Highway located within
the City of Coquitlam as outlined in the Future Road Network
Re-development: development that includes a change of land use
Interim Barnet Highway Access: a new road connection to Barnet Highway located within the
City of Port Moody as outlined in the Future Road Network
Servicing: all roads, pathways, corridors, utilities, and other off-site works and services required
to service a development. Generally, such services are as outlined in the City’s Subdivision and
Development Servicing Bylaw, 2010, No. 2831.

Procedures
This Policy is implemented through communication by staff with prospective applicants in the
Coronation Park Neighbourhood Plan Area.

Monitoring/Authority
The General Manager of Planning and Development is authorized to accept or reject
Development Applications based on this Policy. Exceptions to this Policy require Council
approval.

EDMS#466276
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LOCATION MAP 1 - CORONATION PARK

N

SUBJECT PROPERTY
PROPERTIES NOT PART OF
DEVELOPMENT PROPOSAL
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Land Use Designations - Coronation Park
N

Subject Property
Properties not part of
development proposal
Coronation Park
Neighbourhood Plan Area
High-Rise Residential

Multi-Family Residential
Parks and Open Space

Mixed Use - Inlet Centre
Public and Institutional
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ZONING MAP - Coronation Park
N
RM1
RM1

RS1
A1
RS1
P1

M2
RS1
M2
A1

RS1

CD40

RS1

C4
M2

SUBJECT PROPERTY
PROPERTIES NOT PART OF
DEVELOPMENT
PROPOSAL
T1

C5
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GENERAL POLICIES
1. Inlet Centre as defined on Map 10 – Neighbourhood Plan Areas
shall serve as a focal point of pedestrian oriented higher density
development in the community. Within this area, a mix of uses shall
be permitted, including residential, retail and office commercial,
civic, institutional, recreational, cultural and religious institutional.
2. Within Inlet Centre, the City shall investigate opportunities to
create urban plazas and pedestrian oriented public gathering
spaces as part of a wider system of connected greenways,
trails and parks including a forested trail extending from the
civic centre to the Inlet Centre SkyTrain station.
3. The property at 221 Ioco Rd (Heritage Shoppers Mall) is
designated as Mixed Use – Inlet Centre and will be considered
for redevelopment to a maximum height of 4 storeys.
4. Land use options for the City owned Works Yard and former
Firehall site will be explored including a range of uses such as
residential, institutional, commercial and parks and open space.

15.3.1 CORONATION PARK
The following section applies to the Coronation Park
Neighbourhood Plan Area. The Neighbourhood Plan envisions
Coronation Park as a transit-oriented, pedestrian and bikefriendly community that is made up of a range of housing forms
and types, in close proximity to shops, amenities, and transit.
The Plan includes four land uses:
1. Hi-Rise Residential: Slender towers on 3-storey podia, with
ground-oriented housing (maximum 26 storeys).
2. Hi-Rise Mixed-Use: Slender towers on 3-storey podia, with
ground-oriented commercial (maximum 26 storeys).
3. Low-Rise Residential: Mix of townhomes and apartments
(maximum 4 storeys).
4. Park – A new central, public park.

CORONATION PARK POLICIES
1. New residential uses, as identified on Map 1, shall include a
range of forms (e.g., ground oriented townhomes and
stacked town homes, and low-rise and high-rise apartments),
tenures (e.g., strata, market rental and affordable/non-market
rental), and unit sizes (e.g., studio to 3+ bedrooms and
family friendly units). New residential buildings shall include
ground-oriented/accessible units at grade.
2. New mixed residential/commercial uses, as identified on Map 1,
shall include commercial at grade, oriented to the street and
designed at a pedestrian scale. Low impact uses (e.g., banks,
coffee shops, take-out eateries), are encouraged throughout
the mixed-use area, while higher impact uses (e.g., bars,
restaurants, patios) are encouraged to have a buffer from
residential uses beside or above them.
Chapter 15 – Neighbourhood Plan Areas

Policy directions in this section apply to the area outlined in the map above.
N

3. For new high-rise buildings (above the podium), a minimum
distance separation of 60 metres between adjacent towers, and
floorplates in the range of 700 square metres, are encouraged.
4. Redevelopment is encouraged to dedicate space for
child, family, and senior-friendly amenities, such as child
care, community care; and seniors care facilities, outdoor
amenity and play space. Redevelopment applications within
Coronation Park sha!l provide a demographic analysis
identifying the estimated childcare demand produced by
the proposed development, how this demand could be
accommodated and, if necessary, how the development
would contribute towards the provision of daycare spaces.
5. The envisioned 0.4 hectare park in Coronation Park will be
either provided through dedication as part of a redevelopment
proposal, or purchased by the City. Its design, function,
location, and cost will be determined through further study.
New buildings adjacent to the park shall front/face the
park and be designed to minimize overshadowing, through
stepping back of building heights away from the park.
6. The City will continue to work with School District 43 and
Fraser Health on servicing the expected population growth in
Coronation Park.
7. The redevelopment of Coronation Park is encouraged to
support alternative transportation modes, and shall include:
• Pedestrian and cycling infrastructure, including a pedestrian/
bicycle overpass to Inlet Centre Station, and on-road separated
bike lines connecting the neighbourhood to surrounding areas;
• Vehicle infrastructure, including a new road connection/access
to Barnet Highway. Rezoning of any properties within the
Coronation Park Neighbourhood Plan Area will not be considered
by the City until an agreement has been reached on a new
transportation access. This may include a feasibility study on
access options.
City of Port Moody Official Community Plan Bylaw No. 2955

83

22

8. Given its proximity to Inlet Centre Station, and vision
towards creating a complete and walkable community, TOD
parking standards (i.e. parking relaxations in certain areas)
are encouraged for Coronation Park, while still ensuring
adequate parking to support retail vitality. All off-street
parking should be underground. On-street loading areas in
front of multi-family residential entrances are encouraged.

age of the housing in Moody Centre varies considerably, but
some of the existing housing stock is nearing redevelopment age.
Very few parcels of undeveloped land remain in Moody Centre.
• The Murray-Clarke Corridor is located in Moody Centre. As
part of the Corridor Visioning Study, ideas for improvements
to this area were compiled and included in the Murray-Clarke
Stakeholder Summary to be considered as part of the final plan.

9. Integrating rooftop gardens and green roofs into new
buildings is encouraged.

15.4.1 CULTURAL PLAZA

10. For a site to be considered for a rezoning within the Coronation
Park Neighbourhood Plan area, it shall be of such a size
and configuration that it can reasonably accommodate a
form of development as outlined in the plan. Substantial
lot consolidation is required. Rezoning of lot configurations
that unreasonably preclude future planning and design
opportunities (i.e., that result in excluded, isolated, or small
lots that cannot reasonably be redeveloped) will not be
considered. To ensure that sites are not “orphaned”, rezoning
applicants shall demonstrate that any sites “left behind“
can be reasonably developed with consideration for building
massing, underground parking, and project economics.

It is envisioned that a cultural plaza will be developed on
city-owned land around the existing Arts Centre as part of the
redevelopment of Kyle Recreation Centre. The Cultural Plaza
is intended to be a heritage and arts focused development area,
and potentially a performance and cultural centre and a library.
This area would also be considered a suitable location for the
preservation of heritage buildings that may be donated to the
City. The Cultural Plaza could include a range of components
such as public art, flexible performance, exhibit and gathering
spaces, unique landscaping and street furniture elements.

11. All redevelopment and/or rezoning applications shall
include a phasing plan and may be required to support
‘up-fronting’/oversizing of infrastructure.

1. The City shall continue to pursue revitalization of the Moody
Centre historic commercial area, with emphasis on a strong
heritage theme and a pedestrian oriented environment. This
will be accomplished through:

15.4 MOODY CENTRE
Moody Centre encompasses the south shore of Port Moody
and is the City’s most diverse neighbourhood from a land use
perspective. It is composed of a number of distinct areas, each
with its own character. These include:
• The waterfront industrial area, which is bounded on the east
by the Mill and Timber sawmill site and on the west by Pacific
Coast Terminals. This area also contains industries such as
Reichhold Chemicals.
• A light industrial area of Port Moody, which is largely made
up of small manufacturers and distributors located on Murray
Street and Spring Street.
• Moody Centre Heritage Conservation Area and Heritage Character
Area are located in Moody Centre. These areas contain a number
of buildings that are listed on the City’s heritage register.
• The remainder of St. Johns Street outside of the Heritage
Conservation Area is primarily commercial, although there are
some residential land uses at both the eastern and western
ends of the St. Johns Street corridor.
• Rocky Point Park acts as the major south shore access to the
head of Inlet Park, which extends to Shoreline Park and Old
Orchard Park on the City’s north shore.
• The primary residential area in Moody Centre is to the south of
St. Johns Street, containing a mix of single-family homes, townhouses,
and apartments. There is one manufactured (mobile) home site at
the eastern end of Moody Centre on Dewdney Trunk Road. The
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• Encouraging more businesses that serve the daily shopping
needs of residents, as well as, specialty retail businesses
such as arts, cultural and entertainment oriented activities that
attract people from elsewhere in the Lower Mainland.
• Maintaining and improving the appearance and heritage
character of the area through Development Permit Area
design guidelines (Appendix 2) and the Moody Centre Heritage
Conservation Area guidelines (Appendix 4).
• Undertaking the development of zoning and development
permit area guidelines for intensive residential development
forms in keeping with the scale and character of existing low
density single family areas e.g. laneway housing, duplexes, triplex, four-plex, small lot subdivisions.
• Encouraging the retention and revitalization of heritage
character buildings.
• Upgrading the pedestrian environment through such means
as widening sidewalks, additional street trees and soft
landscaping, special lighting, street furniture, signage and
the installation of pedestrian overpasses.
• Investigating opportunities to create urban plazas and
pedestrian oriented public gathering spaces as part of a
wider system of connected greenways, trails and parks.
• Pursuing opportunities for the creation of a Moody Centre
Cultural Plaza as part of new development on City-owned
lands in the Kyle Centre/Arts Centre area.
• Encouraging mixed use developments with residential or office
commercial uses above street-level commercial businesses.
Culturally related commercial activities would also be appropriate.
City of Port Moody Official Community Plan Bylaw No. 2955

23

24

25

26

27

28

29

Key
^ŬǇdƌĂŝŶ^ƚĂƟŽŶ
EĞǁƉŽƌƚ
sŝůůĂŐĞ

^ŬǇƚƌĂŝŶZŽƵƚĞ
Westcoast Express
Bus Route

Harrier
Park

^ŚŽƉƐĂŶĚƐĞƌǀŝĐĞƐ

DƵŶŝĐŝƉĂůďŽƌĚĞƌ
Klahanie

^ƵƚĞƌďƌŽŽŬ
sŝůůĂŐĞ

Ioco Rd

ŽŵŵƵŶŝƚǇĨĂĐŝůŝƚǇ

SITE

Barnet Hwy

St. Johns St

/ŶůĞƚĞŶƚƌĞ^ŬǇdƌĂŝŶ
^ƚĂƟŽŶ

COQUITLAM

PORT MOODY

FUTURE DEVELOPMENT
CONCEPT ONLY

SUTER BROOK

OAD
OR
IOC

PROJECT SITE
IOCO
ROAD

20M
DROP

ƌŽƐƐͲƐĞĐƟŽŶŽĨĞǆŝƐƟŶŐƐŝƚĞ

10M
DROP

BA
RN
ET
HW
Y

PROJECT
SITE

FUTURE
DEVELOPMENT

30

MURRAY STREET

Future
ĞǀĞůŽƉŵĞŶƚ
Site

KLAHANIE

IOCO ROAD

SUTER BROOK
VILLAGE

SITE
KW>ĂŶĚhƐĞĞƐŝŐŶĂƟŽŶƐ<ĞǇ
^ŝƚĞ
Municipal border

BARNET HWY

COQUITLAM

,ŝŐŚZŝƐĞZĞƐŝĚĞŶƟĂů
DƵůƟͲ&ĂŵŝůǇZĞƐŝĚĞŶƟĂů
Parks and Open Space
DŝǆĞĚhƐĞͲ/ŶůĞƚĞŶƚƌĞ

31

32

33

IOCO ROAD

SITE

KW>ĂŶĚhƐĞĞƐŝŐŶĂƟŽŶƐ<ĞǇ
^ŝƚĞ
Municipal border
,ŝŐŚZŝƐĞZĞƐŝĚĞŶƟĂů

BARNET HWY

DƵůƟͲ&ĂŵŝůǇZĞƐŝĚĞŶƟĂů
Parks and Open Space

ĞƌŝĂůsŝĞǁĨƌŽŵdƌĂŶƐƉŽƌƚĂƟŽŶ^ƚƵĚǇ

N

DŝǆĞĚhƐĞͲ/ŶůĞƚĞŶƚƌĞ

34

0"

35

36

37

Daycare

Gateway

Retail

Retail

The Green

,ŝůůƐŝĚĞ

Public Park

38

39

40

41

42

43

44

Ϯ͕ϵϬϬŶĞǁ
ŚŽŵĞƐΎ

ϭϳϱďĞůŽǁŵĂƌŬĞƚ
ƌĞŶƚĂůŚŽŵĞƐΎ

ZĞƐŝĚĞŶƟĂůůŽǁ
ƌŝƐĞďƵŝůĚŝŶŐƐ
;ϲͲƐƚŽƌĞǇƐͿ

ZĞƐŝĚĞŶƟĂůĂŶĚ
ŵŝǆĞĚƵƐĞŚŝŐŚƌŝƐĞ
ďƵŝůĚŝŶŐƐ;ϯϳƚŽ
ϰϬͲƐƚŽƌĞǇƐͿ

,ŽƵƐŝŶŐĨŽƌ
ĨĂŵŝůŝĞƐ͕ǇŽƵŶŐ
ƉƌŽĨĞƐƐŝŽŶĂůƐ͕
ĚŽǁŶƐŝǌĞƌƐ͕ĂŶĚ
ƐŝŶŐůĞƐ

45

46

47

48

49

50

