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Date: August 30, 2021 
Submitted by: Community Development Department – Development Planning Division 
Subject: Rezoning (Mixed Use) – 2025 St. Johns Street (Marcon) – Second Reading 

Purpose 
To present for Council consideration of second reading a Zoning Amendment Bylaw for a 
six-storey mixed-use development, with 680m² (7,329ft²) of commercial space, 242 residential 
units, and the dedication of 1,234.7m² (13,291ft²) of riparian area (South Schoolhouse Creek) to 
the City. 

Recommended Resolution(s) 

THAT City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 54, 2021, 
No. 3315 (2025 St. Johns Street) (CD85) be read a second time as amended as 
recommended in the report dated August 30, 2021 from the Community Development 
Department – Development Planning Division regarding Rezoning (Mixed Use) – 
2025 St. Johns Street (Marcon) – Second Reading; 

AND THAT City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 54, 
2021, No. 3315 (2025 St. Johns Street) (CD85) be referred to a Public Hearing. 

Background 
The applicant is proposing to rezone the subject site from Automobile Sales and Service (C5) to 
Comprehensive Development Zone 85 (CD85) and Civic Service (P1) for the South 
Schoolhouse Creek Riparian Protection and Enhancement Area (RPEA) portion of land that is 
to be dedicated to the City.  Attachment 1 is the report considered by Council at the Committee 
of the Whole (COTW) meeting held on June 15, 2021 for first reading of the bylaw; this report 
provides a summary of the project.  Attachment 2 is the draft CD Zoning Bylaw. 

The following are the key milestones in the development review process to date: 

 the application was accepted on September 19, 2019;
 Community Planning Advisory Committee (CPAC) consideration of the application took

place on November 5, 2019;
 a Community Information Meeting was held on February 13, 2020; and
 Early Input was provided at COTW on June 16, 2020.

212

Considered at the September 28, 2021 Council meeting



  2 

At the June 15, 2021 COTW meeting, the following resolutions were passed:  
 

CW21/075a 

THAT City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 54, 
2021, No. 3315 (2025 St. Johns Street) (CD85) be read a first time as recommended in 
the report dated May 12, 2021 from the Community Development Department – 
Development Planning Division regarding Zoning Amendment Bylaw – 2025 St. Johns 
Street (Marcon). 
 
CW21/081 

THAT second reading be postponed until staff have explored further direction from 
Council. 
 
CW21/077} as amended (by CW21/078) 

THAT staff and the applicant consider the following: 
 increase to an affordable housing component in line with the City’s Affordable 

Housing Guidelines; 
 eliminate the Riparian Area encroachment; 
 completed traffic study for Council review; and 
 increase to job generating space. 

 
If this report’s recommendations are supported by Council, the next steps will be: 
 

 Public Hearing followed by consideration of third reading; 
 drafting of Housing Agreement Bylaw for Council consideration; 
 detailed design review for Development Permit; and 
 adoption of Bylaws (Rezoning and Housing Agreement) and issuance of Development 

Permits (form and character and environmentally sensitive areas).  

Discussion 
In response to Council direction, an updated proposal has been submitted.  The applicant has 
submitted a letter summarizing the application changes (Attachment 3).  The development 
proposal, as amended, includes: 
 

 six-storey mixed-use building over an underground parkade; 
 Floor Area Ratio of 2.24 before land dedication and 2.64 following dedication; 
 a total of 242 residential units, with a unit mix of 119 studio units, 49 one-bedroom units, 

70 two-bedroom units, and four three-bedroom units; 
 18 below-market rental units, with rents based on BC Housing’s Housing Income Limits 

(HILs) rates, including 13 one-bedroom and five two-bedroom units;  
 18 rent-to-own units, including 13 one-bedroom and five two-bedroom units; 
 680m² (7,329ft²) of commercial space, located at the northeast corner of the 

development; 
 333 vehicle parking spaces compared to the Zoning Bylaw requirement of 330 and 376 

bicycle parking spaces compared to the required 364; 
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 a public art component, with a proposed budget of $200,000, which will be incorporated 
within the building façade on the St. Johns Street frontage; 

 942.8m2 (10,148ft2) of outdoor amenity space and 222.7m2 (2,397ft2) of indoor amenity 
space; 

 the project will target Step Code 3 of the BC Energy Step Code; and 
 protection and restoration of the South Schoolhouse Creek riparian area, with the RPEA 

portion consisting of 1,234.7m² (13,291ft²) being dedicated to the City as park and 
rezoned to Civic Service (P1).   The Riparian Transition Area (RTA) and also High 
Value Environmentally Sensitive Area (i.e. mixed forest) will also be enhanced and 
protected via covenant.  The requested variance for the 70m² (753ft²) portion of RTA, 
will be incorporated as part of the setbacks, within the CD Bylaw (Attachment 2). 

 
The application changes are summarized as follows: 
 

REQUESTED 
CHANGE  

FIRST READING 
SUBMISSION 

REVISED 
SUBMISSION STAFF COMMENTS 

Affordable 
Housing 
Component 

19 market rental 
units 
seven 
below-market 
rental units  
Total: 26 units 

18 below-market 
rental units, with rents 
based on HILs rates. 
(including 13 one-
bedroom and five two-
bedroom units) 
18 rent-to-own units 
(including 13 one-
bedroom and five two-
bedroom units) 
Total: 36 units 
 

The increase in the total number of 
units addressing affordability from 26 
units to 36 units is seen as a positive 
change, particularly the increase to 
the number of below-market rental 
units from seven units to 18 units. 

Riparian Area 
Encroachment 

a setback 
variance to the 
RTA for a 70m² 
(753ft²) portion of 
the building at the 
southwest corner 
of Building 2 
(South) 

No changes proposed The applicant has highlighted 
impacts of conforming with the 
setback on the efficiency of the 
parkade (parking, bicycle facilities, 
electrical substation room, lobby) 
and also potential cost of an 
additional storey of parking. Staff 
continue to acknowledge the project 
proposes a relatively small variance 
request resulting in a significant 
enhancement of the riparian area 
adjacent to South Schoolhouse 
Creek, which includes the dedication 
of the RPEA area to the City as park. 

A completed 
traffic study 
for Council 
review 

A traffic study had 
been completed 
as part of the 
initial rezoning 
application/prior 
to first reading 

The completed traffic 
study is attached to 
this report 
(Attachment 4) 

Staff have reviewed the traffic study 
and the impact of the development 
on traffic movements on Albert Street 
and relevant intersections and have 
identified no areas of concern. It is 
noted that as part of the 
development, there will be 
improvements to the intersection and 
road alignment at Albert Street and 
St. Johns Street. 
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Increase to 
job generating 
space. 

680m² (7,329ft²) 
of commercial 
space, located at 
the northeast 
corner of the 
development 

No changes proposed As part of the review of the 
application, staff have considered the 
viability of commercial space at this 
location, and the challenges of the 
grade changes across the site in 
terms of including retail fronting both 
St. Johns Street and Albert Street.  
Based on this review, it is felt that the 
corner location is the most viable 
location for commercial space as 
part of the development.  It is also 
noted that adding additional 
commercial space may have 
implications on traffic generation. 

  
Additional Items 
In addition to the above items, there are two other changes/clarifications the applicant has 
communicated: 
 

 further refinement to the rooftop amenity space, with the total area increased by 20% to 
provide for improved programing and landscaping, but also to provide better separation 
of activities; and 

 confirmation that the project will meet Step Code 3, in line with the City’s 
Corporate Policy for applications received prior to 2021.  Previously, the applicant had 
committed to either Step Code 3 or Step Code 2 with a low carbon energy system. 

 
During staff’s review of the draft bylaw for this report, it was noted that section 2.1 incorrectly 
listed the new P1 zone as Civic Institutional; the correct zone description is Civic Service.  
Bylaw No. 3315 has been amended to reflect this correction. 

Other Option(s) 
THAT the applicant address the following issues prior to second reading and referral to a 
Public Hearing: 

 list issues. 

Financial Implications 
Community Amenity Contributions (CACs) 
The CAC amount will be established at the development permit stage once the final residential 
floor area is confirmed and prior to the adoption of the rezoning bylaw.  Based on the proposed 
residential floor area of 16,944.7m2 (182,391ft2) at $6.00/ft2, the contribution would be 
approximately $1,094,346.  Of that total, approximately $364,782 would be directed to the 
Affordable Housing Reserve Fund, and the remaining $729,564 would go towards general 
community amenities. 
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Communications and Civic Engagement Initiatives 
In accordance with the City’s Public and Stakeholder Consultation for Major Development 
Projects or Area Plans policy, an opportunity for input from the general public and specific 
stakeholder groups was provided at the community information meeting held on 
February 12, 2020 at the Old Mill Boathouse from 6:00-8:00pm.  Should the application proceed 
through the approval process, there will be an additional opportunity for community input at a 
Public Hearing. 

Council Strategic Plan Objectives 
The proposal is consistent with the strategic priority of Community Evolution in the 2019-2022 
Council Strategic Plan as it relates to the objective of ensuring that future community growth is 
carefully considered and strategically managed, consistent with the City’s Official Community 
Plan.  

Attachment(s) 
1. June 15, 2021 Staff Report for Rezoning (Mixed Use) – 2025 St. Johns Street (Marcon). 
2. Draft Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 54, 2021, No. 3315 

(2025 St. Johns Street) (CD85). 
3. Application Letter – Response to First Reading comments – 2025 St. Johns Street. 
4. Transportation Impact Assessment – 2025 St. Johns Street 

Report Author 
Kevin Jones, MCIP, RPP 
Senior Development Planner 
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Report Approval Details 

Document Title: Rezoning (Mixed Use) – 2025 St. Johns Street (Marcon) – Second 
Reading.docx 

Attachments: - Attachment 1 - June 15, 2021 Staff Report for Rezoning (Mixed 
Use) – 2025 St. Johns Street (Marcon).pdf 
- Attachment 2 - Draft Zoning Bylaw, 2018, No. 2937, Amendment 
Bylaw No. 54, 2021, No. 3315 (2025 St. Johns Street) (CD85).pdf 
- Attachment 3 - Application Letter - Response to First Reading 
comments – 2025 St Johns Street.PDF 
- Attachment 4 - Transportation Impact Assessment - 2025 St. 
Johns Street.PDF 

Final Approval Date: Sep 21, 2021 

 

This report and all of its attachments were approved and signed as outlined below: 

André Boel, City Planner - Sep 14, 2021 - 1:35 PM 

Kate Zanon, General Manager of Community Development - Sep 15, 2021 - 8:29 AM 

Dorothy Shermer, Corporate Officer - Sep 15, 2021 - 3:09 PM 

Natasha Vander Wal for Rosemary Lodge, Manager of Communications and Engagement - 
Sep 16, 2021 - 8:56 AM 

Paul Rockwood, General Manager of Finance and Technology - Sep 17, 2021 - 11:03 AM 

Tim Savoie, City Manager - Sep 21, 2021 - 11:19 AM 
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EDMS#558413  1 

 
Bylaw No. 3315 

A Bylaw to amend City of Port Moody Zoning Bylaw, 2018, No. 2937 to facilitate a mixed-use 
development, including two buildings, one building with commercial uses on the ground floor 
and residential uses above and one residential building, all over a common underground 
parking structure at 2025 St. Johns Street. 

The Council of the City of Port Moody enacts as follows:  

1. Citation 

1.1 This Bylaw may be cited as “City of Port Moody Zoning Bylaw, 2018, No. 2937, 
Amendment Bylaw No. 54, 2021, No. 3315 (2025 St. Johns Street) (CD85)”. 

2. Amendments 

2.1 City of Port Moody Zoning Bylaw, 2018, No. 2937 is amended by rezoning the 
following lands from Automobile Sales and Service (C5) to Comprehensive 
Development Zone 85 (CD85) and Civic Service (P1): 

Lot 92 District Lot 202 Group 1 New Westminster District Plan 52281 
PID: 004-963-539 
 

as shown on the location map in Schedule A of this Bylaw. 

2.2 City of Port Moody Zoning Bylaw, 2018, No. 2937 is further amended by adding 
the following section CD85 to Schedule D: 

“CD85.  Comprehensive Development Zone (CD85) 

CD85.1 Intent 

The intent of this zone is to facilitate the development of a 
mixed-use development, including two buildings, one building with 
commercial uses on the ground floor and residential uses above 
and one residential building, all over a common underground 
parking structure.  The development allows for a total maximum of 
242 residential units and approximately 680m2 (7,319ft2) of 
commercial space. 
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City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 54, 2021, No. 3315 (2025 St. Johns Street) (CD85) 
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CD85.2 Permitted Uses 

The following uses are permitted in the CD85 Zone: 

a) Principal Uses 

(1) Apartment 
(2) Artist Studio – Type A 
(3) Assembly 
(4) Child Care 
(5) Civic 
(6) Commercial Athletic and Recreation 
(7) Community Care 
(8) Entertainment 
(9) Hotel 
(10) Office 
(11) Personal Service 
(12) Restaurant 
(13) Retail Food Service 
(14) Retail 
(15) Townhouse 
(16) Work-Live. 

 
b) Secondary Use 

(1) Home Occupation – Type A. 
 

CD85.3 Conditions of Use 

Commercial Uses, as set out in CD85.2(a)(2-16) are only permitted 
on the ground floor of Building 2 North. 

CD85.4 Floor Area Ratio (FAR) 

CD85.4.1 The maximum permitted Floor Area Ratio in the CD85 
Zone shall not exceed 2.65. 

CD85.4.2 Section 7.0 of the Zoning Bylaw shall not apply to this 
CD zone. 

CD85.5 Building Height 

Buildings in the CD85 Zone shall not exceed six storeys or 23m, 
whichever is less. 

CD85.6 Setbacks 

Minimum setbacks in the CD85 Zone shall be in accordance with 
the plans included as Schedule B. 
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CD85.7 Parking 

CD85.7.1 Refer to section 6.0 of this Bylaw for Off-Street Parking 
Requirements. 

CD85.7.2 Refer to section 6.10 of this Bylaw for Bicycle Parking 
requirements. 

CD85.7.3 No on-site loading space will be required. 

CD85.8 Landscaping 

Refer to section 5.2.10 of this Bylaw for landscaping requirements. 

CD85.9 Common Amenity Space 

Amenity Spaces in the CD85 Zone shall be in accordance with the 
following: 

(a) The minimum amount of indoor amenity area is 222m2; and 
(b) The minimum amount of outdoor amenity area is 942m2. 

 
3. Attachments and Schedules 

3.1 The following schedules are attached to and form part of this Bylaw: 

• Schedule A – Location Map. 

• Schedule B – Building Setbacks. 

4. Severability 

4.1 If a portion of this Bylaw is found invalid by a court, it will be severed and the 
remainder of the Bylaw will remain in effect. 

 

Read a first time this 15th day of June, 2021. 

Read a second time this       day of           , 2021. 

Read a third time this       day of           , 2021. 

Adopted this       day of           , 2021. 
 
 
 
 
 
 
R. Vagramov 
Mayor 

  
 
 
 
D. Shermer 
Corporate Officer 
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I hereby certify that the above is a true copy of Bylaw No. 3315 of the City of Port Moody.  
 
 
 
 
D. Shermer 
Corporate Officer  
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Schedule A – Location Map 

 
This is a certified true copy of the map referred to in section 2 of City of Port Moody Zoning 
Bylaw, 2018, No. 2937, Amendment Bylaw No. 54, 2021, No. 3315 (2025 St. Johns Street) 
(CD85). 
 
_______________________ 
Corporate Officer 
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Schedule B – Building Setbacks 
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Aug 23, 2021 
 
Kevin Jones 
Planning and Development  
City of Port Moody  
100 Newport Drive  
Port Moody, BC V3H 5C3 
 

Mr. Jones:  

Re:  2025 St. Johns St. – Response to Council 1st Reading Comments  

With respect to our project at 2025 St. Johns St., and in response to Council comments and the 
motion of June 15, 2021, please accept the following response letter and the attached submission 
package summarising changes and approach to these items.    

Council passed the following motion:  
That staff and the applicant consider the following elements:  

• Increase to an affordable housing component in line with the City’s Affordable Housing 
Guidelines;  

• Elimination of the Riparian Area encroachment;  
• Completion of traffic study ready for Council review; and  
• Increase to job generating space.  

 

1. Increase to an affordable housing component in line with the City’s Affordable Housing 
Guidelines  
Its worth repeating this project predated the Interim Affordable Housing Policy and, as such, it is 
challenging to match new policies that have considerable financial implications. Throughout the 
development of the project and in response to committee, Council and public comments, we have 
worked to improve the affordable housing offering – see summary in Table 1. 

We respect the City’s recognition of the need to supply more affordable housing and for providing 
clarity on its prioritisation.  Moreover, the direction provided by Council with respect to adjusting 
the types and tenures of housing under the affordable housing umbrella is well-taken. It is 
important to consider new approaches to addressing the housing affordability crisis, and rent-to-
own, indeed, appears to provide an innovative and successful way to get people into the market.  

Accordingly, we have proposed a further adjustment to this project’s affordable housing offering 
in order to bring it in-line and consistent with current policy.  The total percentage of units will be 
15%, composed of the 7.5% below-market rental and 7.5% rent-to-own.  Furthermore, the unit 
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mix for both will be composed of 30% 2-bedroom and 70% 1-bedroom homes, which is the target 
unit mix outlined in the affordable housing policy – see summary Table 2.  

The below-market rental rates are proposed to be determined by HILs to be consistent with the 
Affordable Housing Policy. The tenure of these homes will be in perpetuity for the life of the 
building.  

Table 1 - Summary of Previous Affordable Housing Proposals 
Proposal 1 – Sept 2019 

Market Rental  22 homes    
 Tenure: 20 years 

Proposal 2 – October 2020 
Market Rental  20 homes 
Below-Market Rental  4 homes 

 Tenure: life of the building 

Proposal 3 – June 2021  
Market Rental  19 homes 
Below-Market Rental  7 homes 

 Tenure: life of the building 
 

Table 2 - Summary of Current Affordable Housing Proposal  
Current Proposal  
 1-Bed 2-Bed Total 
Rent-to-Own 13 5 18 
Below-Market Rental* 13 5 18 
Total  26 10 36 
 * Tenure; life of the building 

 

2. Elimination of the Riparian Area Encroachment 
Through our experience at the George project and from consultation with local environmental 
groups, we are keenly aware of the importance the Port Moody community places on 
environmental considerations. Our approach, from the beginning of this project, was to do as 
much as possible to adhere to the City’s environmental setback bylaw.  Initially, we had requested 
a slightly larger variance, but have since been able to refine it to the minimum feasible depth.  We 
have now reached a limit whereby any further change would create extreme inefficiencies for the 
design and construction of the parkade.   

It should be noted that the project meets and exceeds the 15m Riparian Protection Enhancement 
Areas (RPEA) setback. However, the site requires an approximate 3m variance to a segment of 
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the Riparian Transition Area (RTA) line where a ‘peaked’ section of the line overlaps the parkade 
– see Figure 1. 

The configuration of the RTA is such that a small triangular section overlaps with the southern 
edge of the parkade design. As illustrated in Figures 2 to 4, adjusting the parkade to accommodate 
the full 5m RTA setback would result in the following impacts to the parkade and other key 
functions of the building:  

• Parking – 27 parking stalls, 9 on each of the three levels, would be affected and need to 
be relocated, requiring additional levels of the parkade to be added.   

• Bicycle Facilities – The current building is well-suited to bicycles as it provides direct 
access to the main bike lockers, repair room and bike wash station.  Accommodating the 
full setback would eliminate this bicycle-friendly access and require it to come from the 
parkade. In addition, the number of bike lockers would also be impacted requiring these 
be relocated to lower levels of the parkade.   

• Electrical Substation Room – BC Hydro stipulates minimum equipment  clearances 
within substation rooms. With this space reduction, a new location for the room would 
need to be determined which would displace more parking, storage, and bike facilities. 
These facilities would need to be relocated lower in the parkade and likely increasing the 
depth to the excavation.  

• Building 2 Lobby – Due to the sloping nature of the site, there is a grade difference 
between the street and the lobby, and between the lobby and the first level of the building.  
The additional space constraints make meeting the wheelchair accessibility requirement 
of the lobby, as well as the exiting requirements, of this building extremely difficult. This 
would likely result in unconventional building entry and circuitous routing for accessible 
access. 

The result of this inefficiency means the parkade would need to be extended down to at least a 
fourth, if not a partial fifth, level. Construction costs aside, there is an environmental cost 
associated with all the extra excavation, structural concrete and steel. Furthermore, the added 
cost undermines the project’s ability to provide other amenities such as, public art and affordable 
housing.    

As compensation for the variance, we will be providing off-site riparian restoration and removal of 
invasive species for the ravine located to the south of the site and representing an area of over 
1700m2. 
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Figure 1 - RTA Variance 

 

Figure 2 - Impact of Full RTA Setback – Level 1  
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Figure 3 - Impact of Full RTA Setback – P1 & P2 

 

Figure 4 - Impact of Full RTA Setback – P3 

 

3. Completion of Traffic Study Ready for Council Review 
A finalised traffic study has been submitted to staff with this resubmission material.  We trust this 
will be made available to Council for review.   
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4.Increase to Job Generating Space 
In designing and configuring the employment space, we focused on the quality of the space over 
quantity.  We also wanted to ensure the project respected the community’s concerns over traffic. 
We heard from the public that they didn’t want more commercial as it is a greater traffic generator. 
The amount of commercial space proposed was felt to be appropriate for the site.  

The site naturally accommodates commercial at the corner by virtue of the sloping grade and the 
visual exposure it is afforded to traffic at the intersection of St. Johns and the Barnet Hwy.  
Increasing the commercial space to extend further west or south on the less visible parts of the 
site limit the feasibility of future businesses here.  As this is already outside the commercial core, 
extension beyond the primary focal point risks resulting in spaces which would be difficult to lease 
and impose and even stands the threat of being chronically vacant.  

The sloping nature of the site also presents design challenges as it relates to accessibility. 
Expanding commercial space to the south and east along the ground plane further exacerbates 
this issue.  

5. Rooftop Amenity Outdoor Space  
In addition to the items requested in Council’s motion, we have provided further refinement and 
expansion to the rooftop amenity areas.  As illustrated in Figures 5 and 6, additional planters and 
extensive planting has been added throughout the rooftop provide a more natural and inviting 
setting.  The number of trees has been increased to provide for more natural shading and to help 
reduce ‘heat island’ effect.  The intent of the changes was to sense that the area is a lush garden 
space while also affording people views of the water and mountains.  

The overall rooftop amenity space has been increased by 20% to not only provide for improved 
programing and landscaping, but also to provide better separation of activities.  The urban 
agriculture components are separated from the outdoor dining and recreation areas to allow each 
to operate more freely and without potential conflict.  
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Figure 5 - Building 1 Rooftop Amenity 
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Figure 6 - Building 2 Rooftop Amenity 

 
 

We appreciate Council’s thoughtful feedback and trust we have adequately addressed concerns 
raised. We look forward to presenting the project and hearing the community’s comments at a 
Public Hearing.  

 

Sincerely, 

 

Nic Paolella 
Vice President, Development 
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August 06, 2021 

04-18-0480 

 

Timothy  Schmitt 

Development Manager 

Marcon Developments Ltd. 

5645 – 199th Street 

Langley, BC  

V3A 1H9 

Dear Tim: 

Re:  2025 St. Johns Street, Port Moody  

Transportation Impact Assessment 

 

We have completed a Transportation Impact Assessment study for the proposed mixed-use development 

located at the southwest corner of St. Johns Street and Barnet Highway/Albert Street in Port Moody to 

support your development application. The development plan consists of approximately 550 SQM (7,000 

sq. ft.) of commercial use and 242 residential units.  

The following  report provides an overview of the existing transportation conditions in the study area, 

forecast of the future transportation conditions with the proposed development and recommended 

mitigations to the road network, and an overview of the proposed site plan. This report has been updated 

in response to the City’s comments on December 9, 2019.  

We trust that this information will assist you in moving forward with your development. Please contact us 
should you have questions.  

Yours truly,  

Bunt & Associates  

 

Yulia Liem, P.Eng., PTOE  

Associate, Senior Transportation Engineer  
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This document was prepared by Bunt & Associates for the benefit of the Client to whom it is addressed.  The copyright and ownership of the report 
rests with Bunt & Associates.  The information and data in the report reflects Bunt & Associates’ best professional judgment in light of the 
knowledge and information available to Bunt & Associates at the time of preparation.  Except as required by law, this report and the information 
and data contained are to be treated as confidential and may be used and relied upon only by the client, its officers and employees.  Any use which 
a third party makes of this report, or any reliance on or decisions made based on it, are the responsibilities of such third parties.  Bunt & Associates 
accepts no responsibility for damages, if any, suffered by any third party as a result of decisions made or actions based on this report.

CORPORATE AUTHORIZATION 

 Prepared By: Hana Stoer, EIT  Bunt & Associates Engineering Ltd. 

  Yulia Liem, P.Eng. PTOE  1550-1050 West Pender Street 

    Vancouver,  BC  V6E 3S7 

    Canada 

     

     

 Reviewed By: Neal Peacocke, P.Eng.  Telephone: +1 604 685 6427 

  Senior Transportation Engineer  Facsimile: +1 604 685 6579 

      

    Date: 2021-08-06 

    Project No. 04-18-0480 
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EXECUTIVE SUMMARY 
Marcon Developments Ltd. (Marcon) is proposing to develop the vacant site at 2025 St Johns Street located 

on the southwest corner of St Johns Street and Barnet Highway/Albert Street in the City of Port Moody. The 

development will be comprised of approximately 550 SQM (7,000 sq. ft.) of commercial use and 242 

residential units. Parkade access will be provided on Albert Street between St Johns Street and St George 

Street.  At present, the nature of commercial uses is not fixed, although both retail (excluding restaurants, 

food services or grocery uses) and office are being considered by the developer. 

As part of the rezoning application, the City requires a Transportation Impact Assessment (TIA) study to 

be completed to understand the impact of the proposed development traffic on the traffic operations for 

two horizon years: Opening Day (expected to be in 2022) and Opening Day + 5 years (2027). The TIA 

study also provides a review of site requirements for parking and loading, as well as layouts. 

The existing conditions traffic analysis showed the study area is currently nearing the accepted 

performance threshold for traffic operations at the St Johns Street and Barnet Highway intersection. Long 

queues were predicted by the traffic operations model at this intersection during the weekday AM peak for 

northbound traffic, likely associated with the drop-off activity generated by the nearby Port Moody 

Secondary School, located on Albert Street.  During the weekday PM peak period, long westbound  queues 

were reported for Clarke Road at St Johns Street, which  corresponds to Bunt’s  field observations during 

the weekday peak period.  

Assuming a worst case site development scenario for traffic generation hour (100% office use) in the AM 

peak hour, the development could generate in the order of 102 two-way vehicles per hour.  With the worst 

case scenario for traffic generation in the PM peak hour (a mix of retail and office use) there could be up 

to 128 two-way vehicle movements.  This level of traffic generation is equivalent to approximately 2 

vehicles entering and exiting the site, every minute during the peak hour periods. The site traffic impact 

onto the road network is expected to be low, as it is expected to contribute just 4% or less of future total 

traffic at study area intersections. 

A compounded background traffic growth rate of 0.5% was approved by the City for future horizon year 

traffic forecasting in addition to the school projected traffic increase due to the planned 12 classroom 

expansion that will bring the student enrollment from 1,200 to 1,500 in the long term (2027) horizon 

year.  Comparisons between total traffic conditions and background traffic conditions showed no 

significant impacts to traffic operations in the short term horizon due to the proposed development.  

An increase in traffic signal cycle length and optimization of split times is recommended for Barnet 

Highway & St. Johns Street intersection to be considered by the City to accommodate background growth 

by the horizon year of 2022, even if the site does not redevelop. However, this recommendation  should 

be addressed within the context of the overall signal optimization strategy for the St Johns Street corridor. 
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With the background signal timing improvements in place, the adjacent transportation network will be  

adequate to support the proposed form of development under the two land use scenarios tested for the 

AM and PM Peak hours, with no further mitigation measures necessary. Alternatively, if the cycle length is 

not supported, laning modification to the north leg of Barnet Highway without the need to widen the road 

can be considered.  

In the long term horizon year, if the school expansion is taken place, further improvement is 

recommended on Albert Street at St. Johns Street to maintain the intersection operation below the 

performance thresholds.  

The proposed parking plan meets the City’s bylaw requirement for number of vehicle and bicycle parking 

spaces. However, it has a shortfall of loading space inside the property which is significantly constrained 

by environmental setbacks. In lieu of an on-site truck loading position, two passenger vehicle-sized 

loading spaces are provided on the P1 level.   Based on previous surveys conducted by Bunt on similar 

land-use sites, the majority of loading demand for the site can be satisfied by the two passenger vehicle 

sized stalls inside the parkade.  Infrequent loading demand by single-unit trucks could be accommodated 

via an on-street commercial loading space, within the lay-by space fronting the building on the west side 

of Albert Street, north of the entrance/exit ramp.  It is recommended that appropriate signage for this 

loading space be provided. 

The multi-use paths planned on Albert Street and St. Johns Street fronting the development site will meet 

TAC minimum sight distance requirements for pedestrians and cyclists approaching the intersection from 

south and west.  
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1. INTRODUCTION 

1.1 Study Purpose & Objectives 

Marcon Developments Ltd. (Marcon) is proposing to develop the vacant site at the southwest corner of St 

Johns Street and Barnet Highway/Albert Street in the City of Port Moody. The site location is shown in 

Exhibit 1.1.  The development will be comprised of approximately 550 SQM (7,000 sq. ft.) of commercial 

use and 242 residential units. Parkade access will be provided off Albert Street between St Johns Street 

and St George Street.  

As part of the rezoning application, the City required a Transportation Impact Assessment (TIA) study to 

be completed to understand the impact of the proposed development traffic to the surrounding road 

conditions and identify any mitigations required. Bunt & Associates Engineering Ltd. (Bunt) was retained by 

Marcon to complete the study.  

The purpose of the TIA is: 

 to understand the existing operational challenges/opportunities in the study area concerning walking, 

cycling, transit and vehicle use; 

 to estimate the number of new trips generated by the development and the operational impact on the 

study network; 

 to assess how the anticipated ‘net new’ vehicle movements generated from the development can be 

accommodated on the study network for future horizon years;  

 to review on-site design access, loading, garbage and accessibility of vehicles; and, 

 to review the City’s Bylaw requirements for vehicle and bicycle parking and compare to that proposed 

by the developer. 

1.2 Study Scope & Area 

The City of Port Moody has approved the Terms of Reference prepared by Bunt for the study as included in  

Appendix A.  

The study area includes the following intersections as illustrated in Exhibit 1.2. 

1. St Johns Street & Barnet Highway; 

2. Clarke Road & St Johns Street; 

3. St George Street & Albert Street; and, 

4. Site Access at Albert Street. 
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As agreed with the City, this TIA examines the impacts of the proposed development on the surrounding 

road network on Opening Day (2022) and Opening Day + 5 Years (2027) during the weekday AM and PM 

peak hours.  

1.3 Organization of Report 

The report is organized into the following sections: 

 Section 1 – Introduction; 

 Section 2 – Existing conditions within the study area, including existing traffic volumes, transit, 

cycling and walking networks, and operations analysis of existing conditions at all study 

intersections; 

 Section 3 – Future traffic conditions within the study area, including net trip generation and 

assignment generated by the proposed development, and any mitigations required to 

accommodate the increase of traffic in the study area; 

 Section 4 – Site design review of the proposed site plan, including internal circulation, parking, 

bicycle and loading requirements, and waste collection operation; and, 

 Section 5 – Sightline analysis for pedestrians and cyclists on the new multi-use paths fronting the 

development site. 

 Section 6 – Conclusion and recommendations. 
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2. EXISTING CONDITIONS 

2.1 Land Use 

The proposed development site on 2025 St Johns Street is located in the Moody Centre Neighbourhood of 

Port Moody. According to the City of Port Moody’s Official Community Plan (OCP), the Moody Centre is the 

City’s most diverse neighbourhood from a land use perspective, with a waterfront industrial area, a 

heritage conservation area as well as a mix of commercial and residential spaces all located within the 

neighbourhood. The primary residential area in Moody Centre is to the south of St Johns Street. The north 

side of the property fronts St Johns Street, a major arterial road in Port Moody. The east side of the 

property fronts Albert Street and is adjacent to  Port Moody Secondary School to the south.    

The existing Official Community Plan (OCP) land use designations are shown in Exhibit 2.1. 

2.2 Existing Transportation Network 

2.2.1 Road Network 

Table 2.1 lists the individual road characteristics of the existing transportation network and Exhibit 2.2 

shows the existing traffic control and laning configuration of the network. 

Table 2.1:  Existing Street Characteristics 

STREET CLASSIFICATION 
NUMBER OF 

TRAVEL LANES 
POSTED SPEED 

(km/h) 
PARKING FACILITIES 

Barnet Highway Highway (MRN) 5 50 None 

St Johns St Arterial (MRN) 4 50 None 

Clarke Rd Arterial (MRN) 3 50 None 

Albert St Local 2 30 West side 

St George St Local 2 30 Both sides  

Charles St Local 2 50 Both sides 

     

Barnet	Highway	

Barnet Highway is a major arterial roadway, is a part of TransLink’s Major Road Network (MRN) and is 

classified as a truck route. The road connects with Hastings Street in Vancouver to the west of Port Moody 

and connects with St Johns Street to the east.  

St.	Johns	Street	

St Johns Street is also a part of the MRN and is the main east-west arterial thoroughfare in the City of 

Port Moody. The road connects the Burquitlam and Lougheed Town Centre areas to the west and 

Coquitlam Centre and Port Coquitlam to the east.  
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Exhibit 2.1

Existing OCP Land Use Designations

June 2019
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Clarke	Road	

Clarke Road is also a part of the MRN, that connects with St Johns Street to the east and extends south 

west towards Burquitlam. This 3 lane road widens to a 4 lane road south west past the study area. 

Albert	Street	

Albert Street is a local north-south road that provides access for the residential community to the major 

intersection of St Johns Street and Barnet Highway. Port Moody Secondary School is also located at the 

southern end of this street. On-street parking is available on both sides of the street. 

St	George	Street	

St George Street is a local east- west road that connects with Albert Street to the west and Douglas Street 

to the east. This is a narrow street with an overall width of around 8.3m that has  on-street parking on 

both sides of the street.  

Charles	Street	

Charles Street is local north-south road in the study area that connects with Clarke Road to the south and 

Spring Street to the north, another local east-west road. This is also a narrow street with an overall width 

of around 8.6m providing parking on both sides of the street.   

2.2.2 Transit Network 

Table 2.2 lists all transit routes within 800m of the proposed site. The proposed development is located 

on the Frequent Transit Network (FTN), meaning that buses serve the site with headways of 15 minutes or 

better for 15 hours a day, 7 days a week. These buses also connect with the Moody Centre station, 

providing access to the Sky Train Millennium Line and the West Coast Express commuter rail service, with 

an approximate 6 minute transit trip.  The surrounding transit network can be seen along with pedestrian 

and cyclist facilities in Exhibit 2.3. 
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Table 2.2:  Existing Transit Service Frequency 

ROUTE 
STOP 

WEEKDAY SERVICE 
SPAN 

HEADWAY (MIN.) 

# DIRECTION START END AM 
MID-
DAY 

PM EVENING WEEKEND 

160 
Port Coquitlam 

Stn 
53144 06:01 02:02* 15 15 15 15 15 

160 Kootenay Loop 53186 05:02 01:38* 15 15 15 15 15 

180 Lougheed Stn 53187 04:42 00:02* 15 15 15 20 20 

180 
Moody Centre 

Station 
58227 05:27 00:59* 15 15 15 20 20 

848 
Lougheed Town 
Centre (school 

season) 
53187 15:18 15:35 - - - - - 

N9 
Coquitlam 
Central Stn 

58227 02:12 05:23 - - - 
30 (late 
night) 

- 

N9 
Downtown 
NightBus 

53187 01:01 03:13 - - - 
30 (late 
night) 

- 

          

(*) Time next day 

2.2.3 Cycling & Pedestrian Networks 

According to Translink’s Metro Vancouver Cycling Map, the study area is well connected for people to 

cycle in all directions to and from the proposed development site. As seen on Exhibit 2.3, Barnet Highway 

consists of a major street bicycle lane beginning from the View Street and Barnet Highway intersection, 

around 350m north of the proposed site. This lane is connected to a shared cycling/walking pavement 

that runs north south on the west side of Barnet Highway from the Barnet Highway and St Johns Street 

intersection as well as an off-street, unpaved bicycle route that runs north south along the east side of 

Barnet Highway beginning from Short Street. 

Albert Street and St George Street included in the study area are both classified as informal bicycle routes 

which are recommended for cycling although no special treatments are provided for cyclists due to low 

traffic volumes. The east and west sides of the proposed site currently have neighbourhood street 

bikeways along Spring Street and Clarke Street respectively. 

The road network surrounding the proposed site has sidewalks on the adjacent Albert Street as well as on 

St Johns Street, Clarke Road, Barnet Highway and St George Street.  

Marked crosswalks and pedestrian walk “countdown” times are provided at a number of the signalized 

intersections within the study area 

Marked crosswalks are provided at the Barnet Highway and St Johns Street signalized intersection on all 

four legs. However, there is currently an absence of crossing opportunies from Charles Street to the 

sidewalk on the south side of St Johns Street due to free flowing movement of vehicles travelling 

northbound on Clarke Road turning east on St Johns Street and vehicles travelling westbound turning 

south on Clarke Road.     
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2.3 Data Collection 

2.3.1 Traffic Data Collection Program 

Intersection counts were conducted by Bunt, for the weekday AM and PM traffic movement counts (TMCs) 

at the study area intersections on Tuesday, April 30, 2019. Bunt had previously conducted a TMC at the St 

Johns Street and Barnet Highway intersection on June 17, 2018. Since recent data was available for this 

intersection, an updated TMC was not required as confirmed with the City of Port Moody. Minor 

adjustments were made to the raw data in order to balance existing volumes between all intersections in 

the study area.  

Table 2.3 summarizes the available traffic data and peak hours of traffic demand at each intersection.  

Complete TMC reports are provided in Appendix B.   

Table 2.3:  Summary of Available and Counted Traffic Data 

INTERSECTION SOURCE DATE OF COUNT 
PEAK HOURS 

AM PM 

St Johns St / Clarke Rd Bunt April 30, 2019 8:00-9:00 4:45-5:45 

St Johns St / Barnet Highway Bunt June 17, 2018 7:45-8:45 4:45-5:45 

Albert St / St George St Bunt April 30, 2019 8:00-9:00 2:45-3:45 

OVERALL STUDY AREA PEAK HOUR 7:45-8:45 4:45-5:45 

 

Based on the traffic volumes collected, the overall weekday AM and PM peak hours for the study area were 

determined to be from 7:45am to 8:45am and 4:45pm to 5:45pm respectively. The morning peak hour 

overlaps with Port Moody Secondary School peak drop off activity while the afternoon peak hour does not.  

That is, the afternoon peak pick-up period for the school occurs earlier at 2:45pm-3:45pm compared to 

the commuter peak hour. 

Exhibit 2.4 shows the peak hour traffic volumes. 

Table 2.4 presents a summary of the two-way peak hour vehicle movements for the streets included in the 

study area. 
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Table 2.4:  Existing Peak Hour Roadway Link Volumes at Study Area Gateways 

ROAD LINK 
PEAK LINK VOLUMES (VEH/HR) 

AM PM 

St Johns St (East) 2870 2930 

Clarke Rd (South) 2030 1980 

Barnet Highway (North) 1185 1665 

Albert St (South) 725 80 

St George St (East) 95 295 

Charles St (North) 30 50 

St Johns St (West) 20 0 

   

 

During the scheduled count program, long queues were observed in the AM and PM hours for northbound 

traffic on Albert Street. These queues were evident during peak morning drop off and afternoon pick up at 

Port Moody Secondary School beginning from the St Johns Street and Barnet Highway intersection and 

extending south past the St George Street and Albert Street intersection.  

Long queues were also observed in the commuter PM hours for northbound traffic on Clarke Road, turning 

east at the Clarke Road and St Johns Street intersection. These queues were evident at various times of the 

count program with the longest queues observed during 3:30pm and 3:50pm, 4:40pm and 5:00pm and 

5:30pm and 5:50pm. The queues began from the St Johns Street and Clarke Road intersection and 

extended south past the St George Street and Clarke Road intersection.  Signal timing at Clarke Road & St 

Johns Street favours the very high southbound to eastbound left turn movement in the afternoon (over 

1,000 vph) and not the eastbound through movement from Clarke Road. 
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2.4 Existing Operations 

2.4.1 Performance Thresholds 

The existing operations of study area intersections and access points were assessed using the methods 

outlined in the 2000 Highway Capacity Manual (HCM 2000), using the Synchro 10 analysis software (Build 

10.2.0.45). For intersections where Synchro 10 could not apply the HCM 2000 methodology, HCM 2010 

methodology was applied instead, The traffic operations were assessed using the performance measures 

of Level of Service (LOS) and volume-to-capacity (V/C) ratio. The study area intersections and access points 

were also assessed using the methods outlined in HCM 6th Edition. 

The LOS rating is based on average vehicle delay and ranges from “A” to “F” based on the quality of 

operation at the intersection.  LOS “A” represents optimal, minimal delay conditions while a LOS “F” 

represents an over-capacity condition with considerable congestion and/or delay. Delay is calculated in 

seconds and is based on the average intersection delay per vehicle. 

Table 2.5 below summarizes the LOS thresholds for the six Levels of Service, for both signalized and 

unsignalized intersections. 

Table 2.5:  Intersection Level of Service Thresholds 

LEVEL OF SERVICE 
AVERAGE CONTROL DELAY PER VEHICLE (SECONDS) 

SIGNALIZED UNSIGNALIZED 

A ≤10 ≤10 

B >10 and ≤20 >10 and ≤15 

C >20 and ≤35 >15 and ≤25 

D >35 and ≤55 >25 and ≤35 

E >55 and ≤80 >35 and ≤50 

F >80 >50 

   

Source:  Highway Capacity Manual 

The volume to capacity (V/C) ratio of an intersection represents ratio between the demand volume and the 

available capacity.  A V/C ratio less than 0.85 indicates that there is sufficient capacity to accommodate 

demands and generally represents reasonable traffic conditions in suburban settings.  A V/C value 

between 0.85 and 0.95 indicates an intersection is approaching practical capacity; a V/C ratio over 0.95 

indicates that traffic demands are close to exceeding the available capacity, resulting in saturated 

conditions.  A V/C ratio over 1.0 indicates a very congested intersection where drivers may have to wait 

through several signal cycles.  In downtown and Town Centre contexts, during peak demand periods, V/C 

ratios over 0.90 and even 1.0 are common. 

As directed by the City of Port Moody, the performance thresholds that were used to trigger consideration 

of roadway or traffic control improvements in this study are listed below:  
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Signalized Intersections: 

 Overall intersection Level of Service = LOS D or better;  

 Individual movement Level of Service = LOS E or better; and, 

 Individual movement V/C ratio = 0.90 or less.  

 

Unsignalized Intersections and Roundabouts: 

 Individual movement Level of Service = LOS E or better, unless the volume is very low in which 

case LOS F is acceptable. 

 

In interpreting of the analysis results, note that the HCM methodology reports performance differently for 

various types of intersection traffic control.  In this report, the performance reporting convention is as 

follows:  

 For signalized intersections: HCM 2010 Edition or HCM 2000 output for overall LOS and V/C (only 

in HCM 2000) as well as individual movement LOS and V/C is reported.  95th Percentile Queues 

are reported as estimated by SimTraffic, the micro-simulation module of the Synchro software; 

and, 

 For unsignalized two-way stop controlled intersections: HCM 2010 or HCM 2000 output for LOS 

and V/C output is reported just for individual lanes as the HCM methodology does not report 

overall performance.  SimTraffic estimated queues and delays have also been reported, as the 

HCM methodologies do not directly take into account the gaps afforded by adjacent signalized 

intersections. 

The performance reporting conventions noted above have been consistently applied throughout this 

document and the detailed outputs are provided in Appendix C. 

2.4.2 Existing Conditions Analysis Assumptions 

Signal	Timing:	

The existing signal timing plan for the intersection of St Johns Street and Barnet Highway was obtained 

from the City of Port Moody Engineering Department. The signal operates as actuated and coordinated 

with nearby traffic signals in the St Johns Street corridor.  The current coordination green time strategy 

favours the heavy traffic flows between the Barnet Highway and St Johns Street east leg; however, is it 

unknown if this intersection has the master controller in the coordination plan. 
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Synchro	Parameters:	

In general, Synchro default parameters were used for the analysis. However, existing peak hour factors, 

heavy vehicle percentages, and bicycle and pedestrian volumes were collected as part of the intersection 

traffic counts and thus, were used to better represent existing conditions. It was important to reflect the 

effect of the short term drop off/pick up activity during the AM and PM Peak Hour, in particular, 

associated with Port Moody Secondary School. 

 

Blockages due to bus stops were also included in the analysis using Translink’s database of bus stop 

locations and service frequency. Adjacent parking lanes were also accounted for on road segments with 

on-street parking permitted. These parameters were carried through in the analysis of future conditions. 

2.4.3 Existing Operational Analysis Results 

Table 2.6 summarizes 2019 existing traffic operations for the weekday AM and weekday PM peak hours. 

In addition to showing the traffic operations, the table also shows in bold the movements not meeting the 

general acceptable traffic operations performance criteria. 95th percentile queues that exceeded the 

available lane’s storage length by 5 m or more are also bolded, as they are expected to cause congestion 

on adjacent traffic lanes and/or in nearby intersections.  
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Table 2.6:  Existing Traffic Operations 

INTERSECTION/ 
TRAFFIC CONTROL 

MOVEMENT 

AM PM 

LOS V/C 
95TH Q 

(M) 
LOS V/C 

95TH Q 
(M) 

Barnet Hwy & St Johns St / 
Signalized 

OVERALL C 0.83 - D 0.82 - 

EBL C 0.51 25 D 0.65 855 

EBTR D 0.73 110 D 0.83 190 

WBL C 0.73 80 C 0.47 75 

WBT D 0.89 115 E 0.96 160 

WBR A 0.54 - A 0.18 45 

NBTL D 0.70 65 D 0.30 20 

NBR D 0.49 45 D 0.01 10 

SBL D 0.46 55 D 0.85 130 

SBTL D 0.46 45 D 0.85 115 

SBR D 0.09 20 C 0.11 45 

St Johns St & Charles St / 
TWSC 

OVERALL A   A   

EB A 0.00 - A 0.00 - 

WB A 0.03 10 A 0.01 10 

SB A 0.01 0 A 0.02 - 

St Johns St & Clarke Rd / 
TWSC 

OVERALL       

EB A 0.02 10 A 0.04 15 

WB C 0.84 30 B 0.65 10 

NB A 0.00 20 A 0.00 85 

Albert St & St George St / 
TWSC 

OVERALL       

WB C 0.34 15 A 0.04 10 

SB A 0.02 10 A 0.22 10 

NB A 0.31 - A 0.03 - 

        

AM	Peak	Hour	

In the AM peak hour, the signalized intersection at St Johns Street and Barnet Highway operates within 

capacity with an overall LOS of C. The highest V/C ratio was observed for westbound through movement 

on St Johns Street at 0.89.  

All queue lengths for each of the available lanes are lower than the available storage length except for the 

westbound left turn movement on St Johns Street with a queue length of 73m and northbound through & 

left and northbound right turn movements on Albert Street with queue lengths of 133m and 22m, 

respectively. These queue lengths were confirmed in the field during the data collection program and 

occurred due to the drop off at Port Moody Secondary School on Albert Street located south of the Albert 

Street and Hope Street intersection. However, this activity is not currently affecting the operations of 

westbound and southbound turning movements at the Albert Street and St George Street intersection with 

a LOS of C and A, respectively and V/C ratios of 0.34 and 0.02, respectively. 
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The long northbound queue length was further observed at the Albert Street and St George Street 

intersection with a queue length of 86m. This confirmed the vehicle delay taking place on this lane during 

the peak AM drop off activity going on at the school. 

The northbound traffic queues turning east at the St Johns Street and Clarke Road intersection also 

exceeded the storage length with 61m long queues. This length extended south past the Clarke Road and 

St Andrews Street intersection.   

All movements at unsignalized intersections in the study area were found to operate within the 

performance thresholds during the AM peak. 

PM	Peak	Hour	

In the PM peak hour, the signalized intersection at St Johns Street and Barnet Highway operates within 

capacity with an overall LOS of D. The highest V/C ratio was observed for westbound through movement 

on St Johns Street with a value of 0.96. This value exceeds the defined performance threshold for an 

individual movement at a signalized intersection. Queue lengths exceeded the available storage lengths at 

the westbound left, southbound left and southbound right turn movements of this intersection.  

Northbound traffic queues turning east at the St Johns Street and Clarke Road intersection also exceeded 

with 136m queue length. This was longer than the AM peak hour queue length of 61m, and confirmed 

during field observations. The queue extended south past St George Street intersection.  
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3. FUTURE TRAFFIC CONDITIONS 

3.1 Traffic Forecasts 

3.1.1 Background Traffic Forecasts 

Based on the information provided by Marcon Developments Ltd., Bunt assumed the development’s 

opening day for 2022.  The City of Port Moody required Opening Day and Opening Day + 5 years future 

scenarios to be assessed.  Therefore, Bunt’s analysis focused on the 2022 “Opening Day” and 2027 

“Opening Day + 5 years” horizon years. 

Background traffic is traffic that would be present in the study area road network if the site did not 

redevelop. Based on past studies conducted in the area by Bunt, a 0.5% annual growth rate (compounded) 

was applied to the existing traffic volumes to forecast background traffic. 

3.1.2 School Traffic Forecast 

In addition to the growth rate, Bunt calculated the traffic that would be added to the network due to the 

growth projected at Port Moody Secondary School if the planned additional 12 classrooms are approved by 

the Ministry and constructed. The addition, according to the Principal of Coquitlam School District, would 

increase the nominal capacity of the school from 1,200 to 1,500 students to meet the planned 

densification in the area. This expansion was part of the district’s 5-year annual capital plan with the 

Ministry of Education, subject to funding and approval. Therefore, additional trips generated by the school 

expansion were added to the background traffic in the long term horizon year (2027).  

Using trip generation rates collected by Bunt at other secondary schools in Surrey School District, which 

are comparable to ITE Trip Generation rates, vehicle trips generated by the school were estimated for the 

current 1,150 student enrollment and future 1,500 capacity. Table 3.1 summarizes the estimated existing 

and future school trips.  

 Table 3.1:  Estimated School Vehicle Trips during Adjacent Street Peak Hour 

CONDITION 
# 

STUDENTS 

AM PEAK HOUR PM PEAK HOUR 

IN OUT TOT IN OUT TOT 

Trip rate/student 0.36 0.23 0.59 0.04 0.06 0.10 

Existing 1,150 414 265 679 46 69 115 

Future 1,500 540 345 885 60 90 150 

INCREASE +350 +126 +80 +206 +14 +21 +35 

 

Exhibits 3.1 and 3.2 show the peak hour background traffic volumes for 2022 and 2027 horizon years, 

respectively. 
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3.1.3 Site Traffic 

Trip	Generation	

With reference to the latest site statistics confirmed with Marcon Developments Ltd., the proposed 

development plans for 242 residential units and approximately 550 SQM (7,000 sq. ft.) of commercial use 

comprised of a mix of land uses related to general office, medical/dental space and retail.  

The precise nature and mix of the commercial space is not yet known.  Therefore, solely for the purposes 

of this TIA, Bunt considered “worst case” scenarios of land use mix contemplated by the site developer for 

the two commuter peak hours in relation to traffic generation as follows: 

 AM Peak Hour:  100% office use with 4,100 sq.ft GFA Medical/Dental Office and 2,900 sq.ft. General 

Office space 

 PM Peak Hour:  30% office use with 2,000 sq.ft GFA and 70% retail use with 5,000 sq.ft GFA. 

Vehicle trip rates to estimate the future AM and PM peak-hour periods generation were obtained from the 

Institute of Transportation Engineers (ITE) Trip Generation Manual, 10th Edition. ITE Land Use Codes 

number 221 (Mid-Rise Residential), 720 (Medical/Dental), 710 (General Office Building) and Shopping 

Center (ITE 820) were used as part of the analysis. Table 3.2 and 3.3 summarize the base vehicle trip 

rates: 

Table 3.2:  Peak Hour Vehicle Trip Rates (AM with 100% Office) 

LAND USE QUANTITY UNITS 
AM PEAK HOUR 

IN OUT TOT 

Mid-Rise Residential 242 Dwelling units 0.09 0.27 0.36 

Medical/Dental 4.1 1,000 sf GFA 2.17 0.61 2.78 

General Office Building 2.9 1,000 sf GFA 1.00 0.16 1.16 

      

 

Table 3.3:  Peak Hour Vehicle Trip Rates (PM with 30% Office and 70% Retail) 

LAND USE QUANTITY UNITS 
PM PEAK HOUR 

IN OUT TOT 

Mid-Rise Residential 242 Dwelling units 0.27 0.17 0.44 

Shopping Center 5.0 1,000 sf GFA 1.83 1.98 3.81 

General Office Building 2.0 1,000 sf GFA 0.18 0.97 1.15 

      

 

Table 3.4 summarizes the anticipated future site generated vehicle trips for the two land uses scenarios  

based on the above rates. 
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Table 3.4:  Estimated Peak Hour Site Vehicle Trips 

LAND USE 
AM PEAK HOUR 
(100% OFFICE) 

PM PEAK HOUR 
(30% OFFICE, 70% RETAIL) 

IN OUT TOT IN OUT TOT 

Mid-Rise Residential 22 65 87 65 42 107 

Medical/Dental 9 3 12 - - - 

General Office Building 3 0 3 0 2 2 

Shopping Center - - - 9 10 19 

 34 68 102 74 53 128 

	

Trip	Distribution	&	Assignment	

The site’s new vehicle trips were distributed, assigned and superimposed on the road network based on 

existing turning movements and travel patterns observed within the study area. The assumed new trip 

distribution is shown in Table 3.5. 

Table 3.5:  Estimated Trip Distribution 

ORGIN/DESTINATION 
AM PEAK HOUR PM PEAK HOUR 

IN (%) OUT (%) IN (%) OUT (%) 

St Johns St – East 55 30 30 55 

Barnet Highway – North 10 25 40 15 

Clark Rd – South 25 35 25 25 

St George St - East 10 10 5 5 

TOTAL 100% 100% 100% 100% 

 

The resulting site traffic forecast is shown in Exhibit 3.3 and the net changes in intersection traffic 

volumes are presented in Table 3.6. 

Table 3.6:  Net Change in Future Intersection Vehicle Volumes with New Site Trips  

INTERSECTION 

AM PEAK HOUR 
(100% OFFICE) 

PM PEAK HOUR 
(30% OFFICE, 70% RETAIL) 

2022 BACK-
GROUND  

SITE % CHANGE 
2022 BACK-

GROUND 
SITE % CHANGE 

Barnet Hwy & St Johns St  3470 95 3 3500 130 4 

St Johns St & Clarke Rd  2085 35 2 2025 35 2 

Albert St & St George St  800 10 1 365 5 1 

St Johns St & Charles St   45 0 0 55 0 0 

       

 

387

Considered at the September 28, 2021 Council meeting



 

24 2025 St. Johns Street | Transportation Impact Assessment – FINAL | August 6, 2021 
S:\PROJECTS\2018\04-18-0480 2025 St. Johns St TIA\5.0  Deliverables\20210806_04-18-0480_2025 St. Johns St TIA_FINAL.docx 

The table shows that the development is estimated to contribute to a maximum increase of 3-4% during 

both peak-hour periods which would occur at the Barnet Hwy & St. Johns St intersection. The net increase 

on other intersections are expected to be less than 3%.  

3.1.4 Total Traffic 

Total traffic was estimated by summing the background and site traffic forecasts. The resulting total 

traffic forecasts in 2022 and 2027 are shown in Exhibits 3.4 and 3.5, respectively. 
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3.2 Future Traffic Operations 

The Synchro parameters used in the analysis of existing traffic conditions previously reported were applied 

to the future traffic operations analysis. 

3.2.1 Future Background Traffic Operations 

Table 3.7 summarizes the Opening Day (2022) operation conditions while Table 3.8 summarizes the 

Opening Day + 5 Years (2027) conditions without any mitigations applied.  

Table 3.7:  Opening Day (2022) Background Vehicle Operations 

INTERSECTION/ 
TRAFFIC CONTROL 

MOVEMENT 

AM PM 

LOS V/C 
95TH Q 

(M) 
LOS V/C 

95TH Q 
(M) 

Barnet Hwy & St Johns St / 
Signalized 

OVERALL C 0.85  D 0.83  

EBL C 0.52 25 D 0.66 60 

EBTR D 0.75 110 D 0.85 170 

WBL C 0.74 75 C 0.49 70 

WBT D 0.91 130 E 0.99 180 

WBR A 0.55 - A 0.19 85 

NBTL D 0.72 65 D 0.30 20 

NBR D 0.50 50 D 0.01 10 

SBL D 0.47 60 D 0.85 125 

SBTL D 0.46 40 D 0.85 115 

SBR D 0.09 20 C 0.11 70 

St Johns St & Charles St / 
TWSC 

OVERALL       

EB A 0.00 5 A 0.00 5 

WB A 0.03 5 A 0.01 10 

SB A 0.01 40 A 0.02 - 

St Johns St & Clarke Rd / 
TWSC 

OVERALL       

EB A 0.02 16 A 0.04 15 

WB C 0.85 20 B 0.66 10 

NB A 0.00 43 A 0.00 80 

Albert St & St George St / 
TWSC 

OVERALL       

WB C 0.36 15 A 0.04 10 

SB A 0.02 10 A 0.22 15 

NB A 0.31 - A 0.03 0 
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Table 3.8:  Opening Day + 5 (2027) Background Vehicle Operations 

INTERSECTION/ 
TRAFFIC CONTROL 

MOVEMENT 

AM PM 

LOS V/C 
95TH Q 

(M) 
LOS V/C 

95TH Q 
(M) 

Barnet Hwy & St Johns St / 
Signalized 

OVERALL D 1.00  D 0.85  

EBL C 0.53 20 D 0.70 85 

EBTR D 0.82 140 E 0.91 175 

WBL F 1.15 80 D 0.50 65 

WBT D 0.96 135 F 1.05 200 

WBR A 0.56 - A 0.19 145 

NBTL E 0.81 80 D 0.31 20 

NBR D 0.67 55 D 0.01 10 

SBL D 0.49 60 D 0.85 130 

SBTL D 0.48 50 D 0.85 120 

SBR D 0.09 20 C 0.12 75 

St Johns St & Charles St / 
TWSC 

OVERALL       

EB A 0.00 5 A 0.00 5 

WB A 0.03 10 A 0.02 10 

SB A 0.01 - A 0.03 - 

St Johns St & Clarke Rd / 
TWSC 

OVERALL       

EB A 0.02 15 A 0.04 15 

WB C 0.89 20 B 0.68 10 

NB A 0.00 100 A 0.00 80 

Albert St & St George St / 
TWSC 

OVERALL       

WB E 0.54 15 A 0.04 10 

SB A 0.02 15 A 0.23 10 

NB A 0.37 10 A 0.05 - 

        

 

St.	Johns	Street	/	Clarke	Road	Intersection	

Longer queues were also reported on the northbound movements on Clarke Road turning east with a 

reported 95th percentile queue length of 100m during the AM peak hour. However, it is understood the 

City of Port Moody intends to widen the northbound Clarke Road to accommodate additional lane. If this 

widening occurs, it will improve the intersection operation.  

Albert	Street	/	St.	George	Street	Intersection	

Vehicles making westbound turning movement would experience long delays with additional traffic 

generated by the school expansion.   

Bunt conducted TAC Pedestrian Crossing Warrant analysis for this intersection. Based on the AADT of 

Albert Street at approximately 9,000 vehicles and a two-lane road, a zebra crosswalk with side-mounted 
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sign is recommended. Curb bulges on all corners are also recommended to narrow down the crossing 

distance and slow down traffic travelling north-south.  

Barnet	Highway	/	St.	Johns	Street	Intersection	

Under 2022 background growth conditions, Barnet Highway & St. Johns Street intersection is expected to 

operate within the overall intersection thresholds.  However, the westbound through movement will 

exceed the defined performance threshold for individual movements with a V/C of 0.91 in the morning 

peak hour and 0.99 in the afternoon peak hour. All other movements are expected to operate within 

capacity.  

The projected queues of the northbound movements are quite long with 80m or approximately 10 – 12 

vehicles long in the morning peak hour. The westbound left movements’ queues are also projected to 

extend beyond the storage length. 

Under 2027 background conditions, this intersection is expected to reach its capacity in the morning peak 

hour due to the background traffic growth and additional 200 trips generated by the school expansion. 

During the PM peak hour, the overall intersection operation will still be within the performance thresholds, 

but the westbound through movement will operate above capacity.  

The reported capacity and 95th percentile queues in Tables 3.7 and 3.8 are a result of future background 

growth conditions and school expansion, that would be present  regardless of whether the site redevelops 

or not.  It should be noted that the intersection peak hour factor was quite low in the morning peak hour, 

at 0.86.  The volume within the hour was considerably higher during 15-minute period before the school 

starts. We were assuming that this condition persists in the future when the school expands. 

Bunt recommends the following improvements to resolve the capacity issues for the future 2022 

background scenario at this intersection regardless of the development:  

Option 1: 

 For the AM peak period: optimize the signal phasing split between westbound left turn and eastbound 

through movements, while keeping the cycle length at 108 seconds. This will improve the overall 

intersection V/C ratio and westbound left turn movement operations while maintaining V/C ratios of 

other movements below 1. 

 For the PM peak period: increase signal cycle length from 118 seconds to 125 and optimize phasing 

split. This will bring the westbound through movement V/C ratio to 0.90 with an LOS E in horizon year 

2022. 
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Option 2: 

 convert the southbound left/through lane into a 2nd exclusive left turn lane, and the exclusive right 

turn lane into a shared through/right turn lane. This will form dual southbound left turn lanes and a 

shared southbound through/right turn lane. This configuration is expected to lower the westbound 

through movement’s V/C ratio from 0.99 to 0.94, and the overall intersection V/C from 0.83 to 0.80.   

It is understood that the traffic signal at Barnet Highway and St Johns Street is coordinated with other 

traffic signals on the St Johns Street corridor and possibly also on the Barnet Highway corridor.  The 

coordination objectives for the corridor as a whole may not support the potential mitigation measure of 

increasing the cycle length, therefore, the second option is presented herein.  

Tables 3.9 shows the resulting improvements to the Barnet Highway and St Johns Street intersection with 

the above listed two mitigation options for the future 2027 horizon year. 

Table 3.9:  2027 Background Operations at Barnet Hwy & St. Johns St with Mitigations 

MITIGATION MOVEMENT 
AM PM 

LOS V/C 
95TH Q 

(M) 
LOS V/C 

95TH Q 
(M) 

AM: Optimized Split 
PM:  Increased Cycle 

Length to 125 Seconds 

OVERALL D 0.92  D 0.84  

EBL C 0.53 25 E 0.84 40 

EBTR D 0.89 150 D 0.86 170 

WBL E 0.97 80 D 0.58 70 

WBT D 0.96 130 E 0.96 145 

WBR A 0.56 120 A 0.19 45 

NBTL E 0.81 90 E 0.32 30 

NBR D 0.45 55 D 0.01 10 

SBL D 0.49 55 D 0.83 130 

SBTL D 0.48 45 D 0.84 125 

SBR D 0.09 20 C 0.12 80 

Dual SBL and a shared 
SBTR 

OVERALL D 0.89  D 0.82  

EBL C 0.57 25 D 0.66 60 

EBTR D 0.91 160 D 0.84 190 

WBL E 0.90 80 C 0.49 75 

WBT D 0.93 125 E 0.97 175 

WBR A 0.56 - A 0.19 110 

NBTL E 0.81 90 D 0.31 20 

NBR D 0.49 55 D 0.01 15 

SBL D 0.44 45 D 0.83 125 

SBTR D 0.20 30 C 0.25 60 
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It is noted that the projected queues of the northbound movements on Albert Street would almost reach 

St. George Street.  Bunt recommends widening this south leg of the intersection to formally accommodate 

an exclusive northbound left turn lane, one through lane, and an exclusive right turn lane. This will not 

require right-of-way from Marcon site, but may require some land acquisition from the property to the east 

of Albert Street due to the lane alignment to the north leg. This laning configurations will improve the 

overall intersection operations and critical movements’ operations.  

3.2.2 Future Total Traffic Operations 

Table 3.10 summarizes the total operation traffic conditions of all intersections within the study area for 

horizon year 2022.  As part of the site development, the shared eastbound through/right turn lane will be 

extended as far as the west property line.  This extension was included in the Total conditions analysis.  

Other parameters were kept as per Background condition without any mitigations.  . 

Table 3.10:  Opening Day (2022) Total Vehicle Operations with Signal Change 

INTERSECTION/ 
TRAFFIC CONTROL 

MOVEMENT 

AM PM 

LOS V/C 
95TH Q 

(M) 
LOS V/C 

95TH Q 
(M) 

Barnet Hwy & St Johns St / 
Signalized 

OVERALL D 0.88  D 0.86  

EBL C 0.52 30 D 0.72 45 

EBTR D 0.76 95 E 0.97 160 

WBL D 0.90 85 D 0.58 85 

WBT D 0.94 110 F 1.04 195 

WBR A 0.55 - A 0.19 140 

NBTL E 0.82 80 D 0.43 30 

NBR D 0.57 55 D 0.03 20 

SBL D 0.47 55 D 0.85 125 

SBTL D 0.47 40 D 0.83 115 

SBR D 0.09 20 C 0.11 85 

St Johns St & Charles St / 
TWSC 

OVERALL       

EB A 0.00 5 A 0.00 5 

WB A 0.03 10 A 0.01 10 

SB A 0.01 0 A 0.02 0 

St Johns St & Clarke Rd / 
TWSC 

OVERALL       

EB A 0.02 10 A 0.04 15 

WB C 0.87 25 B 0.67 10 

NB A 0.00 40 A 0.00 60 

Albert St & St George St / 
TWSC 

OVERALL       

WB C 0.33 15 A 0.04 15 

SB A 0.03 15 A 0.22 10 

NB A 0.30 - A 0.03 0 
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The development traffic is expected to reduce the overall intersection performance of Barnet Highway & St. 

Johns Street by V/C ratio of 0.03  The westbound through movement on St. Johns Street at Barnet Highway 

will operate above capacity, and the eastbound through/right movements will reach its capacity with V/C 

ratio of 0.97. All other movements are expected to operate within capacity, while queuing issues remained 

the same as under background conditions.    

All other intersections will remain operating within the performance thresholds in the Opening Day of the 

site.  

The 2027 AM analysis was conducted with the signal phasing split optimized for the intersection of Barnet 

Highway & St. Johns Street, but no changes were implemented for the PM analysis. The analysis results for 

horizon year 2027 are summarized in Table 3.11. 

Table 3.11:  Opening Day + 5 (2027) Total Vehicle Operations 

INTERSECTION/ 
TRAFFIC CONTROL 

MOVEMENT 

AM PM 

LOS V/C 
95TH Q 

(M) 
LOS V/C 

95TH Q 
(M) 

Barnet Hwy & St Johns St / 
Signalized 

OVERALL D 0.92  D 0.86  

EBL C 0.59 25 D 0.72 40 

EBTR E 0.98 100 E 0.97 170 

WBL E 0.94 80 D 0.58 85 

WBT D 0.95 140 F 1.04 200 

WBR A 0.56 - A 0.19 165 

NBTL E 0.91 100 D 0.43 30 

NBR D 0.52 55 D 0.03 20 

SBL D 0.50 55 D 0.85 130 

SBTL D 0.50 50 D 0.83 120 

SBR D 0.09 25 C 0.11 80 

St Johns St & Charles St / 
TWSC 

OVERALL       

EB A 0.00 5 A 0.00 5 

WB A 0.03 15 A 0.02 10 

SB A 0.01 0 A 0.03 - 

St Johns St & Clarke Rd / 
TWSC 

OVERALL       

EB A 0.02 10 A 0.04 15 

WB C 0.89 25 B 0.67 10 

NB A 0.00 40 A 0.00 100 

Albert St & St George St / 
TWSC 

OVERALL       

WB E 0.55 20 A 0.04 15 

SB A 0.02 10 A 0.22 10 

NB A 0.37 20 A 0.03 - 
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Table 3.12 summarizes the operation performance of Barnet Hwy & St. Johns St intersection with the 

aforementioned improvement options for 2022.  

Table 3.12:  2022 Total Operations at Barnet Hwy & St. Johns St with Mitigations 

MITIGATION MOVEMENT 
AM PM 

LOS V/C 
95TH Q 

(M) 
LOS V/C 

95TH Q 
(M) 

AM: Optimized Split 
PM:  Increased Cycle 

Length to 125 Seconds 

OVERALL D 0.89  D 0.84  

EBL C 0.52 30 E 0.83 40 

EBTR D 0.78 85 E 0.90 130 

WBL D 0.86 80 D 0.65 75 

WBT D 0.94 120 E 0.95 155 

WBR A 0.55 - A 0.19 45 

NBTL E 0.82 80 E 0.45 25 

NBR D 0.35 50 D 0.03 15 

SBL D 0.47 55 D 0.85 130 

SBTL D 0.47 45 D 0.83 125 

SBR D 0.09 25 C 0.12 80 

Dual SBL and a shared 
SBTR 

OVERALL C 0.84  C 0.81  

EBL C 0.54 25 D 0.64 60 

EBTR D 0.72 85 D 0.89 155 

WBL C 0.78 80 C 0.53 80 

WBT D 0.86 130 E 0.96 165 

WBR A 0.53 - A 0.19 65 

NBTL E 0.79 85 D 0.43 30 

NBR D 0.31 55 D 0.03 20 

SBL D 0.41 50 D 0.83 120 

SBTR D 0.18 30 C 0.32 80 
        

 

Table 3.13 summarizes the 2027 analysis results with the additional northbound left turn lane. It should 

be noted that this widening is recommended for background conditions, regardless of the proposed 

development. 
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Table 3.13:  2027 Total Operations at Barnet Hwy & St. Johns St with Mitigations 

MITIGATION MOVEMENT 
AM PM 

LOS V/C 
95TH Q 

(M) 
LOS V/C 

95TH Q 
(M) 

AM: Optimized Split 
PM:  Increased Cycle 

Length to 125 Seconds 
New Exclusive NBL 

OVERALL D 0.88  D 0.83  

EBL C 0.57 25 E 0.82 40 

EBTR E 0.95 90 E 0.91 115 

WBL E 0.91 80 D 0.65 85 

WBT D 0.92 145 E 0.95 140 

WBR A 0.56 - A 0.19 - 

NBL D 0.77 50 E 0.35 25 

NBT D 0.21 70 D 0.13 15 

NBR D 0.49 55 D 0.03 20 

SBL D 0.50 60 D 0.84 130 

SBTL D 0.50 50 D 0.82 130 

SBR D 0.09 20 C 0.12 80 

Dual SBL + a Shared SBTR 
New Exclusive NBL 

OVERALL D 0.88  D 0.80  

EBL C 0.57 35 C 0.61 60 

EBTR E 0.95 105 D 0.88 140 

WBL E 0.91 80 C 0.51 75 

WBT D 0.92 130 E 0.95 170 

WBR A 0.56 - A 0.19 65 

NBL D 0.77 50 D 0.34 25 

NBT D 0.21 75 D 0.12 15 

NBR D 0.49 50 D 0.03 15 

SBL D 0.44 45 D 0.83 125 

SBTR D 0.21 30 C 0.32 110 
        

 

Albert	Street/Barnet	Highway	&	St.	Johns	Street	Intersection	

Comparison between Opening Day + 5 Total  and Opening Day + 5 Background traffic conditions showed 

the expected development traffic will not have a significant impact on traffic operations.  

The capacity concerns identified in the background traffic conditions can also be mitigated for improved 

total condition operations and reduce the V/C ratio to below 1.  

Queuing issues under background conditions would remain the same under future total conditions.  
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3.2.3 Site Access Traffic Operations 

Site access traffic analysis was conducted at the proposed vehicle access on Albert Street between St Johns 

Street and St George Street. This access was modeled to function as a full-movement, three-leg, two-way 

stop-controlled intersection, with the site access functioning as a stop-controlled movement. 

Table 3.14 summarizes Opening Day and Opening Day + 5 Total Traffic operations for the weekday AM 

and weekday PM peak hours at the site access. 

Table 3.14:  Site Access Traffic Operations 

SCENARIO 
INTERSECTION/ 

TRAFFIC 
CONTROL 

MOVEMENT 

AM PM 

LOS V/C 
95TH Q 

(M) 
LOS V/C 

95TH Q 
(M) 

Opening 
Day 

Site Access & 
Albert St 
(TWSC) 

EBLR C 0.29 21 B 0.10 17 

NBLT A 0.00 84 A 0.00 3 

SBTR A 0.33 38 A 0.23 3 

Opening 
Day + 5 

Site Access & 
Albert St 
(TWSC) 

EBLR C 0.23 20 B 0.11 15 

NBLT A 0.00 80 A 0.00 5 

SBTR A 0.27 15 A 0.24 - 

         

 

Traffic operations at the site access were within the recommended performance thresholds.  An on-site 

magazine storage of 22 m (nearly a 3-vehicle queue) is recommended as per the results of this analysis. 

The current parkade ramp is approximately 35m long, and thus will be able to accommodate the projected 

queues of vehicles exiting the parkade. 

3.2.4 Summary of Recommended Mitigations 

Albert	Street/Barnet	Highway	&	St.	Johns	Street	

1. Background 2022: 

o AM peak period: optimize westbound left turn and eastbound through movements signal 

phasing while keeping the cycle length at 108 seconds; 

o PM peak period: increase cycle length to 125 seconds or modify the north leg to include 

dual southbound left turn lanes and a shared through/right turn lane. 

2. Background 2027: 

o Provide an exclusive northbound left turn lane, through lane, and a right turn lane which 

may require right-of-way from the property east of Albert Street. 

No further improvements are required to accommodate the proposed development site traffic.  
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Albert	Street/St.	George	Street	

i. Curb bulges and zebra crossing are recommended at this intersection to provide safe crossing during 

school period.   
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4. SITE PLAN DESIGN REVIEW 

4.1 Site Access Design 

The site’s parkade will be accessed via a proposed driveway off of Albert Street, south of the St Johns 

Street and Barnet Highway intersection. Vehicular access to the underground parkade consists of a two-

lane ramp: one inbound (westbound) and one outbound (eastbound). The proposed site plan is shown in 

Exhibit 4.1. 

4.2 Vehicle Parking Supply 

Table 4.1 summarizes the required number of parking spaces according to the City of Port Moody Zoning 

Bylaw based on the worst case parking supply scenario with 30% Office and 70% Retail uses. 

Table 4.1:  Vehicle Parking Supply Requirement & Provision  

LAND USE TYPE QUANTITY BYLAW RATE 
# OF STALLS 

REQ. 
TOTAL 

STALLS REQ. 
TOTAL 

PROVIDED 

Residential 

Ownership 
147 units 

1 / studio or 1 
bedroom unit 

147 

316 316 

71 units 1.5 / 2+ bedrooms unit 107 

Visitor  
0.2 / unit for 100 units 

0.1 / unit for each 
additional unit 

32 

Market Rental 20 units 1.1 / unit 22 

Visitor  
0.2 / unit for 100 units 

0.1 / unit for each 
additional unit 

4 

Below Market 
Rental 

4 units 0.9 / unit 4 

Visitor  0.1 / unit  0 

Commercial 
Retail 465 sq m 

1 space/40sqm floor 
area 

12 
16 17 

Office 186 sq m 
1 space/50sqm floor 

area 
4 

   TOTAL 332 333 

 

The table shows that the proposed development with this land use mix would require a total of 332 

parking spaces according to the Bylaw with the unit mix as shown. If all commercial spaces are occupied 

by retail, the minimum requirement will be 333 parking spaces. The current parking plan dated September 

2020 shows a total of 333 parking spaces which satisfies the minimum parking requirements.   

A total of 60 small car spaces are proposed as part of the parking supply. This equates to 18% of the total 

parking requirement for the site which is well below the maximum allowable of 33%.  
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Accessible parking is required based on total off-street parking spaces provided. Specifically: 

 4 accessible parking spaces are required for 125-174 total  off-street parking spaces; and, 

 1 additional accessible parking space is required for each additional 50 off-street parking spaces or 

part thereof in excess of 50.  

According to this requirement, 7 accessible parking spaces are required for the proposed development. 

The developer is supplying 8 accessible parking spaces in total, thus, satisfies the bylaw requirements.   

4.3 Bicycle Parking Supply 

Well managed, secure, accessible and covered bicycle parking will be provided as part of the development 

plan.  Table 4.2 summarizes bicycle parking requirements and the proposed supply. 

Table 4.2:  Bicycle Parking Supply Requirement & Provision –both Low and High Scenarios 

LAND USE QUANTITY UNITS BYLAW RATE 
# OF STALLS 

REQ. 
TOTAL 

PROVIDED 

Residential 242 units 
long term: 1.5 

spaces/dwelling unit 
363 

364 
Retail/Office 650 sqm 

long term: 1 space/>750sqm  
floor area 

0 

Residential/Retail/Office 2 buildings 
short term: 6 

spaces/building 
12 12 

TOTAL 375 376 

 

The table shows that the development will supply a total of 376 stalls for long term and short term use. 

This is more than the minimum bylaw required number of stalls and therefore, satisfies the minimum 

requirements.  

4.4 Loading Supply  

The City of Port Moody Zoning Bylaw requires two loading spaces for retail use for gross floor area 

between 465sqm and 2323sqm and one loading space for office use for a gross floor area of up to 2,787 

sqm. This requirement is based on the worst case scenario of 70% retail use and 30% office use. The 

loading spaces have to be 9.2m L x 3m W x 4.3m H in size which can fit an SU-9 vehicle.   No off-street 

loading space is required for the residential component of the development. 

As the site is small and environmentally constrained on two sides, providing truck-sized loading spaces 

that meets the bylaw requirement is challenging. Provision of the required loading spaces inside the 

parkade would require a 4.3m height clearance, which is not feasible. In addition, the commercial area 

allocated for the proposed development is likely to be used for smaller-scale retail, medical or general 

office use which would not require frequent use of single-unit trucks for loading and unloading activity.  

The proposed retail will not include any food services or restaurant uses that may generate larger vehicles. 
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Previous loading studies conducted by Bunt at residential buildings around the Lower Mainland reveal that 

PTAC sized vehicles represented 57% of loading activities while only 11% loading activities were done by 

single-unit trucks larger than 8m long. The rest was done by step van-sized vehicles used by courier, 

Canada post, etc.  

Bunt also conducted loading surveys at various office towers in downtown Vancouver. The survey results 

indicated that 78% loading activities were done by PTAC sized vehicles, while the rest were done by step 

van and single-unit trucks. For the size of the commercial space being proposed, it is anticipated that 

almost all of the loading activities will be done by PTAC sized vehicles.  

For a mixed-use site, there is the ability to share loading spaces as the loading demand profile throughout 

the day varies between different uses. Therefore, Bunt feels that the proposed two PTAC sized loading 

spaces located underground can accommodate the anticipated demand of the proposed mixed-use site at 

most times.   

Therefore, Marcon is proposing a loading relaxation for the site by providing two passenger car sized 

loading spaces (5.6m x 2.5m X 2.3m) on the P1 level in place of the bylaw required truck-sized loading 

spaces. Occasional demand for a large truck is proposed to be provided on-street in a commercial loading 

zone located in the parking bay on the west side of Albert Street. The loading zone will be designated with 

standard signage to indicate its use for loading activity during weekday commercial delivery hours (7AM to 

3 PM). Outside of these hours, it can be used for residents move-in/move-out activities. The proposed 

loading zone on Albert Street is shown in Exhibit 4.2. 

4.5 Parking Layout & On-Site Vehicle Circulation 

AutoTURN software was used to test the on-site vehicle circulation, loading and garbage collection 

operations. The design vehicle used for testing the circulation and loading stalls was a large 

Transportation Association of Canada large passenger vehicle, or “PTAC” which represents vehicles up to 

and including panel vans and light duty trucks. Garbage collection was tested using a 7.10m Low Pro 

Compactor. All turning path exhibits are included in Appendix E.  

As shown in the exhibits, Bunt recommends  one-way circulation (clockwise) for the north drive aisles of 

the  P1 parking level to prevent conflict due to concurrent vehicle movements.   It can also been seen that 

both  loading spaces and the garbage area are accessible for the design vehicles.  
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5. SIGHTLINE ANALYSIS 
City of Port Moody requested that sightline analysis be completed for the multi-use paths on Albert Street 

and St. Johns Street fronting 2025 St. Johns Street development. The analysis was conducted for 

pedestrians and cyclists approaching the signalized intersection from the west and south based on 

methodology outlined in the Transportation Association of Canada (TAC) Chapters 2, 5, and 6.  

Exhibit 5.1 shows a vehicle travelling eastbound on St. Johns Street and northbound on Alberta Street at 

50km/h able to see pedestrians walking on the multi-use paths approaching the curb letdown, and have 

sufficient distance required of 74m to slow down and stop when necessary.  

Both St. Johns Street and Albert Street have 8% downgrade approaching the intersection. Based on TAC 

Chapter 5, cyclists can travel at a speed of 40km/h to 50 km/h on a bike lane/path with a downgrade 

slope above 5%. Since this is a multi-use path, a speed of 40km/h was assumed as it is unlikely that 

cyclists can travel faster than that when sharing the paths with pedestrians. The stopping sight distance 

for 40km/h was calculated to be 65m.  

Exhibit 5.2 shows a vehicle stopping at the stop bar on eastbound St. Johns Street and northbound Albert 

Street able to see cyclists approaching the intersection at 40km/h, and the cyclist has enough distance to 

break and stop when necessary. 

The current design provides clear sight distance for vehicle, cyclist and pedestrian approaching the 

intersection from the west and south as the building wall was set back from the property line. The design 

team will ensure that the area within the sight distance triangles in Exhibits 5.1 and 5.2 would be free of 

shrub higher than 1.2m.   
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Exhibit  5.1
Vehicle to Pedestrian Sightline Analysis
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Exhibit  5.2
Vehicle to Cyclist Traveling @40kph Sightline
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[Based on Drawing 18-1133 from R.F. Binnie & Associates Ltd. dated February 3, 2021]
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6. CONCLUSIONS & RECOMMENDATIONS 
A summary of Bunt’s conclusions and recommendations from the analysis conducted in this TIA is 

provided below. 

6.1 Conclusions 

ii. Marcon Developments Ltd. (Marcon) is proposing to develop approximately 550 SQM (7,000 sq ft) of 

commercial space and 242 residential units on the vacant site at the southwest corner of St Johns 

Street and Barnet Highway/Albert Street in the City of Port Moody.  

iii. The proposed development is located on the Frequent Transit Network (FTN), meaning that buses 

serve the site with headways of 15 minutes or better for 15 hours/day, 7 days a week. These buses 

connect with the Moody Centre station, providing access to the Sky Train Millennium Line and the 

West Coast Express commuter rail service, via an approximate 6 minute transit trip.  

iv. Sidewalks are provided for pedestrians on Albert Street, St Johns Street, Clarke Road, Barnet Highway 

and St George Street. Pedestrian crossing opportunities are also provided at the Barnet Highway and 

St Johns Street intersection with crosswalks on all four legs of the intersection.The study area is well 

connected for bicyclists to access all directions to and from the proposed development site.  

v. In the existing conditions, westbound through movement on St Johns Street at the Barnet Highway  

intersection is nearing capacity with a V/C ratio of 0.96 during the weekday PM peak hour. This V/C 

ratio is reported to increase to 1.05 in the 2027 Background Condition, in the PM peak hour. 

Therefore, this movement will be over capacity regardless of whether the site redevelops.  

vi. The northbound movement queue, at Clarke Street and St Johns Street was observed to extend 

beyond St George Street during the weekday PM peak hour. The westbound left and northbound 

movements on Barnet Highway at St Johns Street intersection are exceeding the storage lengths 

available during the weekday AM peak hour.  

vii. The proposed form of development is anticipated to generate, under worst case land use assumptions 

for the commercial uses, approximately 102 to 128 two-way vehicle movements in the AM and PM 

peak-hour periods, respectively. The site traffic impact onto the road network is expected to be low, 

as it contributes 4% or less of future total traffic at all study area intersections. 

viii. Comparisons between total traffic conditions and background traffic conditions show no significant 

impacts to the road network due to the proposed development.  

ix. The site’s parking supply satisfies the bylaw requirements. The proposed plan will supply 333 parking 

spaces for residential, commercial and visitor use. The total supply for bicycle stalls will include 376 

spaces. The City of Port Moody Zoning bylaw requires 332 vehicle parking spaces and 375 bicycle 

spaces for the proposed development.  
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x. Marcon is seeking a loading relaxation for the development due to the significant environmental site 

constraints to the south and west. The proposed loading supply includes two passenger car spaces 

within the parkade in lieu of the required three truck-sized loading space per the City of Port Moody 

Zoning Bylaw. Marcon is proposing to utilize the parking bay fronting Albert Street to accommodate 

occasional loading activities of large single-unit trucks. Based on Bunt’s loading observations at 

various office and residential buildings in the Lower Mainland, the proposed two passenger-sized 

loading spaces will be able to accommodate the majority of loading demand for the site.  

xi. The new multi-use paths on Albert Street and St. Johns Street fronting the development will meet the 

minimum required sight distance according to TAC guidelines for cyclist and pedestrians approaching 

the intersection from the south and west.   

6.2 Recommendations 

Barnet Highway / Albert St / St. Johns Street Intersection 

Bunt recommends optiming the split times during the weekday AM peak period to accommodate 

background traffic growth in 2022. For the PM peak condition, Bunt recommends increasing the signal 

cycle length from 108 seconds to 125 seconds and optimizing split times.  However, any changes in signal 

cycle length and split times should be reviewed in the context of the overall signal coordination strategy 

on Barnet Highway and St Johns Street.  

Alternate improvement to improve operation performance in 2022 will be modifying the north leg of the 

intersection into dual southbound left turn lanes, and a shared through/right turn lane.  

To further accommodate the background traffic growth in 2027, in particular the planned school 

expansion to 1500 students, Bunt recommends providing additional lane on the south leg of the 

intersection to provide a separate northbound left turn lane, through lane, and a right turn lane.   

Albert Street / St. George Street 

Bunt recommends implementing zebra-crosswalk at Albert Street and St. George Street intersection, as 

well as constructing curb-bulges on all corners of the intersection to facilitate shorter crossing distance for 

students and slow down vehicles travelling north-south. This improvement shall be implemented 

regardless of Albert site development.  
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