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Date: October 22, 2024 
Submitted by: Community Development Department – Development Planning Division 
Subject: Rezoning Bylaw No. 3408 – 3121-3127 St. Johns Street and 110-118 James 

Road – Third Reading 

At the Regular Council meeting held on September 24, 2024, Council considered a report from 
the Community Development Department – Development Planning Division regarding Rezoning 
(Mixed Use Commercial-Rental Residential) 3121-3127 St. Johns Street, 110-118 James Road 
(Anthem LMV James Road Holdings) (Attachment 1). Following the consideration, Council 
passed the following resolution: 

RC24/201 

THAT City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 80, 
2024, No. 3408 (3121-3127 St. Johns Street and 110-118 James Road) (CD90) be read 
a first and second time as recommended in the report dated September 24, 2024, from 
the Community Development Department – Development Planning Division regarding 
Rezoning (Mixed-Use Commercial/Rental Residential Project) – 3121 and 
3127 St. Johns Street and 110-118 James Road (Anthem LMV James Road Holdings 
Ltd.); 

AND THAT Bylaw No. 3408 be referred to a Public Hearing; 

AND THAT City of Port Moody Housing Agreement Bylaw, 2024, No. 3409 (3121 and 
3127 St. Johns Street and 110-118 James Road) (Market-Rental) be read a first, 
second, and third time; 

AND THAT City of Port Moody Road Closure Bylaw – Portion of Moray Place, 2024, 
No. 3444 be read a first, second, and third time. 

The Public Hearing scheduled for October 22, 2024, was advertised in accordance with the 
City’s Development Approval and Procedures Bylaw 3417. 

If referred from the Public Hearing to be held on October 22, 2024, City of Port Moody Zoning 
Bylaw, 2018, No. 2937, Amendment Bylaw No. 80, 2024, No. 3408 (3121 and 3127 St. Johns 
Street and 110-118 James Road)(CD90) (Attachment 2)—a Bylaw amend City of Port Moody 
Zoning Bylaw, 2018, No. 2937 to facilitate the rezoning of the properties at 3121 and 
3127 St. Johns Street and 110-118 James Road from Private Institutional (P2) and Semi-
Detached and Townhouse Residential (RM1) to Comprehensive Development Zone 90 
(CD90)—will be before Council for consideration of third reading at the October 22, 2024, 
Regular Council meeting. 
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The recommended resolutions are:  
 

THAT the memo dated October 22, 2024, from the Community Development 
Department – Development Planning Division regarding Rezoning Bylaw No. 3408 
– 3121-3127 St. Johns Street and 110-118 James Road – Third Reading be 
received for information; 
 
AND THAT City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw 
No. 80, 2024, No. 3408 (3121-3127 St. Johns Street and 110-118 James Road) 
(CD90) be read a third time. 

 
Attachments 

1. Report considered at the September 24, 2024, Regular Council meeting –  
3121-3127 St. Johns Street and 110-118 James Road. 

2. Draft Rezoning Bylaw No. 3408. 
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Report Approval Details 

Document Title: Rezoning Bylaw No. 3408 – 3121-3127 St. Johns Street and 110-
118 James Road – Third Reading.docx 

Attachments: - Attachment 1 - Report considered at the Sep 24, 2024, RC 
meeting – 3121-3127 St. Johns Street and 110-118 James 
Road.pdf 
- Attachment 2 - Draft Rezoning Bylaw No. 3408.pdf 

Final Approval Date: Oct 15, 2024 

 

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

Tracey Takahashi, Deputy Corporate Officer - Oct 9, 2024 

Michael Olubiyi, Manager of Development Planning - Oct 10, 2024 

Kate Zanon, General Manager of Community Development - Oct 10, 2024 

Stephanie Lam, City Clerk and Manager of Legislative Services - Oct 11, 2024 

Lindsay Todd, Manager of Communications and Engagement - Oct 11, 2024 

Paul Rockwood, General Manager of Finance and Technology - Oct 13, 2024 

Anna Mathewson, City Manager - Oct 15, 2024 
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Date: September 24, 2024 
Submitted by: Community Development Department – Development Planning Division 
Subject: Rezoning (Mixed Use Commercial/Rental Residential Project) – 3121 and 3127 

St. Johns Street and 110-118 James Road (Anthem LMV James Road Holdings 
Ltd.) 

Purpose 
1. To provide Council with Rezoning Bylaw No. 3408 for consideration of first and second

readings, and referral to a Public Hearing to rezone the properties at 3121 and 3127 St.
Johns Street and 110-118 James Road from P2 and RM1 to Comprehensive
Development Zone 90 (CD90); and

2. To provide Council with Housing Agreement Bylaw No. 3409 and Road Closure Bylaw –
Portion of Moray Place No. 3444 for consideration of first, second and third readings.

Recommended Resolution(s) 

THAT City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 80, 2024, 
No. 3408 (3121 and 3127 St. Johns Street and 110-118 James Road) (CD90) be read a first 
and second time as recommended in the report dated September 24, 2024, from the 
Community Development Department – Development Planning Division regarding 
Rezoning (Mixed-Use Commercial/Rental Residential Project) – 3121-3127 St. Johns 
Street and 110-118 James Road (Anthem LMV James Road Holdings Ltd.); 

AND THAT Bylaw No. 3408 be referred to a Public Hearing; 

AND THAT City of Port Moody Housing Agreement Bylaw, 2024, No. 3409 (3121 and 3127 
St. Johns Street and 110-118 James Road) (Market-Rental) be read a first, second, and 
third time; 

AND THAT City of Port Moody Road Closure Bylaw – Portion of Moray Place, 2024, 
No. 3444 be read a first, second, and third time. 

Executive Summary 
Anthem LMV James Road Holdings Ltd. (Anthem) has applied to rezone four parcels of land at 
3121-3127 St. Johns Street and 110-118 James Road, to a new Comprehensive Development 
Zone 90 (CD90) to facilitate the development of a six-storey, mixed commercial/rental 
residential project over underground parking.   
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The required Rezoning, Housing Agreement, and Road Closure Bylaws were considered by 
Council on February 27, 2024, and at that time, given concerns expressed by Council the 
Bylaws were defeated.  In the intervening time, the applicant has worked to revise the project to 
address Council’s concerns. While, the building remains a U-shaped structure surrounding an 
exterior courtyard over two levels of underground parking accessed off Moray Place, the 
revisions involve: changes to the number and mix of units; an increase in the amount of 
commercial space, design, color and material revisions to create stronger building articulation 
and improve the overall appearance of the building, and an increase in the separation across 
the courtyard to improve sunlight penetration to the outdoor amenity space. A letter from the 
applicant outlining the changes is included as Attachment 1. 

Background 
The submission involving 191 market rental residential units was considered by Council on 
February 27, 2024, and at that time, given concerns with the proposed development, Council 
defeated the introduction of Rezoning Bylaw No. 3408, Housing Agreement Bylaw No. 3409, 
and Road Closure Bylaw No. 3444, and referred the proposal back to the applicant and staff for 
further improvements.  

Discussion 
Property Description 
The subject site consists of four properties: two lots fronting St. Johns Street formerly used as a  
religious facility, with accessory at-grade parking, plus two residential lots on James Road, 
including a single-family residence and a fourplex as illustrated on the Location Map 
(Attachment 2). The existing building fronting St. Johns Street is currently vacant. The net 
development site area, after all required property dedications is 4,358m2 (46,909ft2). The site 
slopes down from south to north with an elevation change of approximately 2.7m (9ft). 
 
Official Community Plan (OCP)  
The OCP Land Use Designations Map (Attachment 3) designates the properties fronting 
St. Johns Street as Mixed Use – Moody Centre with a permitted building height up to six 
storeys. The two lots on James Road are designated Multi-Family Residential allowing for 
building heights up to six storeys. The proposed six-storey, mixed-use building is consistent with 
the two OCP land use designations that apply to the subject site. 
 
The site is located within Development Permit Area 1: Neighbourhood Residential, which 
regulates the form and character of commercial, multi-family residential and industrial 
developments. The site is also located within Development Permit Area 5: Hazardous  
Conditions due to the potential for soil liquefaction during an earthquake event. If approved, a  
Development Permit would require that this hazardous condition be addressed at the  
building permit stage through foundation design to ensure that the lands are safe for the 
intended use. 
 
Zoning 
As shown on the Zoning Map (Attachment 4), the two lots fronting St. Johns Street are zoned  
P2 (Private Institutional), although the southern portion of the corner lot, presently used for  
parking, is split-zoned P2 and Semi-Detached and Townhouse Residential (RM1). The two  
properties on James Road are zoned RM1.  
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Neighbourhood Context 
The site is located at the southeast corner of St. Johns Street and James Road. Surrounding  
development consists of: 
 

 West: lands, zoned Civic Service (P1), occupied by the Port Moody Middle School and 
the new Port Moody Elementary School currently under construction; 

 East: a six-storey, market rental building (CD67) containing 142 units; 
 North: commercial properties consisting primarily of auto dealerships zoned Automobile 

Sale and Service (C5); and 
 South: developed properties zoned Single Detached Residential (RS1) and Semi-

Detached and Townhouse Residential (RM1). A six-storey multi-family residential project 
(CD87) is located at the south end of the block. To the southeast of the site is a 
townhouse development owned by Metro Vancouver. 

 
Proposal 
The revised application involves the development of a six-storey, U-shaped, mixed-use 
commercial and rental residential building surrounding an exterior, west-facing courtyard. Two 
storeys of underground parking are proposed with access off Moray Place. The project 
architectural and landscape plans are included as Attachments 5a, 5b, and 6, respectively.  
 
A Development Application Summary is included as Attachment 7 outlining the project details, 
but the key components include: 
 

 180 market rental residential units consisting of studios to three-bedroom units of which 
107 are adaptable; 

 573.5m2 (6,173ft2) of undefined commercial space along the St. Johns Street frontage; 
 a total Floor Area Ratio (FAR) of approximately 3.05 after the allowable floor space 

exclusions; 
 a central outdoor courtyard space, approximately 551m2 (5,929ft2) in area;  
 244m2 (2,628ft2) of indoor amenity space consisting of a gym and two separate resident 

lounge areas;   
 a total resident amenity area of 795m2 (8,557.2ft2) or 4.41m2 (47.5ft2)/unit which exceeds 

the standard amenity area metric of 3m2 (32ft2) used for mixed-use projects; 
 a total of 246 parking spaces comprised of 203 resident spaces, 29 residential visitor 

spaces, and 14 commercial spaces. Six spaces are accessible. 
 
Rental Residential Policy Compliance 
As the residential component of the project is 100% market rental, the City’s Inclusionary Zoning 
Policy does not apply. However, for comparison purposes, as illustrated in the Development 
Application Summary, the unit mix is compliant with the unit share metric indicated in the Policy 
and the unit sizes exceed the Policy minimums with the exception of the one-bedroom units 
which are smaller. The project also complies with the market rental unit mix targets established 
in the Family Friendly Units Policy. 
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Response to Council Concerns 
Based on a review of the February 27, 2024, Council meeting, the following Table 1 outlines the 
issues raised by Council and the applicant’s response to those concerns working with staff: 
 
Table 1 – Applicant’s Response to Council Comments 

Issue Applicant’s Response 
  
Need for larger units and more 
two and three-bedroom units 

While the total number of units has decreased by 11, the 
number of 2-bedroom units has increased from 40 to 56.  The 
number of 3-bedroom units has decreased from 20 to 15.   

  
Lack of larger, adaptable units The number of adaptable units spread across the one- and 

two-bedroom unit types has increased from 96 to 107. The 
size of the adaptable units is generally consistent with the 
previous submission.   

  
Stepping back of upper floors The at-grade commercial level setback is 3.5m (11.5ft) and 

remains unchanged from the previous submission.  The 
second to fifth levels are setback to 2.90m (9.5ft) and the 
sixth level is setback an additional 1.32m (4.3ft). Overall, the 
upper floor is 6.32m (20.7ft) back from the property line 
compared to the previous submission which varied between 
4.6m (15ft) and 5.8m (19ft). The depth of the roof overhang 
has also been cut back which further reduces the impression 
of bulk.      

  
Separation between building 
wings across the courtyard 

With the resubmission, the south residential wing over the 
amenity lounge/co-work area has been stepped further back 
increasing the separation to approximately 22.6m (74ft) at 
that point. The separation at the east end of the courtyard 
remains the same (approximately 27m (90ft)). 

  
Natural light access within the 
courtyard 

A shadow analysis is provided in the architectural package 
on Sheet A-8.300 in Attachment 5. Compared to the 
previous submission, the building design changes have 
resulted in some improvement to sun penetration in the 
courtyard in the Spring and Fall Equinox although, the sun is 
generally lower during those times. In the Summer Solstice, 
the extent of shading has been reduced. Sheet A-0.205 
illustrates the massing change. 

  
Greater building articulation The revised submission has introduced greater articulation 

on several elevations including the front elevation and those 
changes are enhanced through material colour changes 
creating a more interesting design. The images on 
Attachment 8 illustrate the differences between the current 
and previous schemes. 

  
  

346

Considered at the September 24, 2024, Regular Council meeting
Attachment 1

390

Considered at the October 22, 2024, Regular Council meeting
Attachment 1



  5 

Improved pedestrian 
experience along St. Johns 
Street 

At grade, the building is setback 3.5m from the St. Johns 
Street property line and a further similar setback from the 
curb line, resulting in a pedestrian zone approximately 6.7m 
(22ft) wide. The landscaping plan provides for planters with 
seating and boulevard street trees. Building canopies are 
also provided for pedestrian weather protection.     

  
Pursue greater height to 
achieve more on-site open 
space 

The applicant considered the suggestion to increase the 
building height to create more on-site open space.  However, 
that requires a change from wood frame to concrete which 
represents an estimated 25%-30% increase in construction 
costs which the applicant has indicated may not be financed.    

 
Attachment 8 includes selected perspective sketches from the previous and current 
submissions to better illustrate the changes in design. 
 
Public Art 
The applicant proposes to install a public art element in the northwest corner of the site on 
James Road as illustrated on the landscape site plan. As noted in the Public Art Plan, 
(Attachment 9) there are two options: a free-standing element or a façade wall treatment. The 
Art Plan indicates that the installation will be based on a budget of $250,000.  
 
Rezoning Bylaw No. 3408 
To implement the proposal, draft Rezoning Bylaw No. 3408 (Attachment 10) creates a new 
Comprehensive Development Zone 90 (CD90) for the site. The CD90 Zone establishes the 
permitted residential and commercial uses and the various development regulations for the 
project. It is recommended that the Bylaw be given first and second readings and referred to a 
Public Hearing. 
 
Housing Agreement Bylaw No. 3409 
Staff and the applicant have negotiated a housing agreement which ensures that the units 
remain rental for a minimum of 60 years or the life of the building, whichever is the lesser. Rents 
will reflect market rents. Draft Housing Agreement Bylaw No. 3409 is included as 
Attachment 11 and it is recommended that the Bylaw be given first, second, and third readings.  

Road Closure 
Based on the design of the proposed road connection from Moray Place to James Road, a 
portion of the existing hammerhead turnaround at the west end of Moray Place is no longer 
needed for municipal purposes and the developer has proposed to acquire that excess property 
(76.3m2) and consolidate it with the site. An appraisal was prepared which established a land 
value of $300/ft2 for that portion of the road to be acquired when the previous submission was 
being considered which remains valid. Staff will negotiate a Purchase and Sale Agreement with 
the developer based on that land value resulting in a payment of $276,024 if the rezoning 
proceeds. Implementation of the Agreement requires the adoption of draft Road Closure Bylaw 
No. 3444 (Attachment 12), which is presented for first, second, and third readings. If the project 
proceeds, notice of Council’s intention to dispose of the road must be given following third 
reading, providing the public with an opportunity to comment on the disposition.  
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Density Bonus 
Under Bill 47 (in effect since December 7, 2023), the subject site is now within a designated 
Transit-Oriented Area (TOA), which provides entitlements to prescribed densities and heights. 
In this case, the site is within 400m to 800m of a TOA, which entitles the lands to a density of 
3.0 FAR and height of eight storeys. At the time that the previous submission was considered, 
legal input was obtained, and it was determined that a density bonus contribution for residential 
FAR between 2.5 and 3.0 could not be required in exchange for development rights. However, 
the Province has since suspended application of the regulation until June 2025 and the City’s 
current Density Bonus Policy remains in effect. As the residential FAR is approximately 2.92, 
the excess density over 2.5 is 0.42 which equates to a floor area of 1,819m2 (19,581ft2). An 
appraisal was obtained to determine the density bonus payment for the previous submission 
which resulted in a land value of $70.00/ft2. That land value remains valid resulting in a density 
bonus payment of approximately $1,027,992.50.  

Sustainability Report Card 
The Sustainability Report Card (Attachment 13) based on the current project design, was 
scored and the project achieved a total score of 43.6% across all four pillars which is the same 
score as the previous scheme. However, to qualify this score, the site does not have any 
environmental or heritage issues to address and consequently, fewer possible points to achieve. 
 
Well-Being Design Guidelines 
The applicant has provided a Well-Being Design Guidelines Worksheet (Attachment 14). While 
the worksheets are not scored, they provide an indication of the applicant’s approach to the 
applicable elements included for Council’s reference.  Key elements relate to: the courtyard 
design which provides for a variety of activities tailored to a range of tenant ages; the provision 
of balconies; sheltered accessible building entries; a transition from public to private spaces; 
and diverse interior amenity spaces.  

Concluding Comments 
This project is consistent with the OCP ‘Mixed Use – Moody Centre’ land use designation, which 
supports the development of a variety of retail, service, office uses with residential uses above 
in buildings up to six storeys in height. The project also complies with the Multi-Family 
Residential Land Use designation along James Road. 
 
While the developer has not identified specific commercial uses, the OCP Moody Centre 
general policies (s.15.4) encourage businesses that serve the daily shopping needs of residents 
as well as specialty retail businesses.  The draft Rezoning Bylaw No. 3408 provides for a range 
of commercial uses that would address the OCP policy. The project responds positively to 
current OCP housing policies relating to the provision of rental housing opportunities to meet the 
diverse needs in the community and it generally addresses the unit types/sizes encouraged 
under the Inclusionary Zoning and Family Friendly Units Policies. Lastly, the applicant has 
generally addressed the various issues raised at the February 27, 2024, Council meeting. 
Accordingly, staff recommend that Rezoning Bylaw be considered for first and second reading 
and referred to a public hearing and the Housing Agreement and Road Closure Bylaws be 
considered for first, second and third readings.    
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Other Options 
1. THAT the rezoning application, as presented in the report dated September 24, 2024, 

from the Community Development Department – Development Planning Division 
regarding Rezoning (Mixed-Use Commercial/Rental Residential) – 3121 and 3127 St. 
Johns Street and 110-118 James Road (Anthem LMV James Road Holdings Ltd.) be 
denied.  
 
OR 

 
2. THAT Rezoning Bylaw No. 3408 be given first reading and prior to consideration of 

second reading, the applicant address the following items: 
 
< list items to be considered >. 

Financial Implications 
In addition to funds to be paid to complete the road purchase and sale agreement and the 
density bonus payment owing, the application is subject to a Community Amenity Contribution 
and the payment of Development Cost Charges. The Community Amenity Contribution is based 
on a charge of $6.00/ft2 for the residential floor area up to a FAR of 2.5, resulting in a total 
charge of $703,635. 
   
Based on the current submission the Development Cost Charges are estimated to be 
approximately $1,525,015, but the final amount owing will be confirmed at the Building Permit 
stage.    

Communications and Public Engagement Initiatives 
In accordance with the City’s Public and Stakeholder Consultation for Major Development  
Projects or Area Plans Policy, the applicant held a Community Information Meeting on 
April 20, 2023, to obtain comments on an earlier project design. Notice of the meeting was 
distributed to the residents within a 140m radius of the site. Based on the comment sheets 
provided, the project was supported, although there were issues of concern relating to: 
 

 the overall density of the project; 
 the provision of a signal at St. Johns Street and James Road; 
 maintaining the two-way traffic movement along Moray Place; and 
 provision of a dog-washing station. 

  
Of the 34 respondents on the Engage Port Moody site, 20 (59%) indicated their support but 
those comments were based on an earlier submission. Briefly, issues of concern at that time 
related to: the need to include non-market units; an increase in the number of two- and three-
bedroom units; less density and parking; and an increase in the amount of commercial space. 
 
Given the amendments to the project design that have been submitted subsequent to the 
Community Information Meeting and Council’s consideration in February 2024, a new 
development site sign was installed, and the public were again given the opportunity to 
comment. No additional comments have been provided following the installation of the revised 
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sign. The Engage Port Moody Public Engagement Summary – August 2024 is included as 
Attachment 15.     
 
Should Bylaw No. 3408 be referred to a Public Hearing, additional public notification will be 
given in accordance with the Local Government Act and the Development Approval Procedures 
Bylaw. As noted, public notification will also be required prior to the adoption of Road Closure 
Bylaw No. 3444. 

Council Strategic Plan Goals 
The recommendations in this report align with the following Council Strategic Plan Goals: 
 

 Strategic Goal 3.1 – create complete and connected communities through balanced 
growth; 

 Strategic Goal 3.2 – provide sae, efficient, and accessible transportation options; and 
 Strategic Goal 4.1 – improve the local business climate. 

Attachments 
1. Applicant’s Design Rationale Letter. 
2. Location Plan.  
3. OCP Land Use Designations Plan. 
4. Zoning Designation Map. 
5a. Architectural Plans 1 
5b. Architectural Plans 2 
6. Landscape Plans. 
7. Development Application Summary. 
8. Current and Previous Submission Perspective Images. 
9. Public Art Plan. 
10. Draft Rezoning Bylaw No. 3408. 
11. Draft Housing Agreement Bylaw No. 3409. 
12. Draft Road Closure Bylaw No. 3444. 
13. Sustainability Report Card. 
14. Well-Being Design Guidelines Worksheet. 
15. Public Engagement Summary – August 2024. 

Report Authors 
Doug Allan 
Senior Development Planner 
 
Bita Jamalpour 
Senior Development Planner 
 
  

350

Considered at the September 24, 2024, Regular Council meeting
Attachment 1

394

Considered at the October 22, 2024, Regular Council meeting
Attachment 1



  9 

Report Approval Details 
Document Title: Rezoning (Mixed Use Commercial-Rental Residential) – 3121 and 3127 

St. Johns,110-118 James (Anthem LMV James Road Holdings).docx 

Attachments: - Attachment 1 - Applicant's Design Rationale Letter.pdf 
- Attachment 2 - Location Plan (3121-3127 St. Johns St and 110-118 
James Rd).pdf 
- Attachment 3 - OCP Land Use Designation Plan (3121-3127 St. Johns 
St and 110-118 James Rd).pdf 
- Attachment 4 - Zoning Designation Map (3121-3127 St. Johns St and 
110-118 James Rd).pdf 
- Attachment 5a - Architectural Plans 1 (3121-3127 St. Johns St and 
110-118 James Rd).pdf 
- Attachment 5b - Architectural Plans 2 (3121-3127 St. Johns St and 
110-118 James Rd).pdf 
- Attachment 6 - Landscape Plans (3121-3127 St. Johns St and 110-
118 James Rd).pdf 
- Attachment 7- Development Application Summary (3121-3127 St. 
Johns St and 110-118 James Rd).pdf 
- Attachment 8 - Comparison of Current and Previous Submission 
Images (3121-3127 St. Johns St and 110-118 James Rd).pdf 
- Attachment 9 - Public Art Plan (3121-3127 St. Johns St and 110-118 
James Rd).pdf 
- Attachment 10 - Draft Rezoning Bylaw No. 3408.pdf 
- Attachment 11 - Draft Housing Agreement Bylaw No. 3409.pdf 
- Attachment 12 - Draft Road Closure Bylaw No. 3444 - Portion of 
Moray Place.pdf 
- Attachment 13 - Sustainability Report Card (3121-3127 St. Johns St 
and 110-118 James Rd).pdf 
- Attachment 14 - Well-Being Design Guidelines Worksheet (3121-3127 
St. Johns St and 110-118 James Rd).pdf 
- Attachment 15 - Public Engagement Summary (3121-3127 St. Johns 
St and 110-118 James Rd).pdf 

Final Approval Date: Sep 15, 2024 
 
This report and all of its attachments were approved and signed as outlined below: 

Tracey Takahashi, Deputy Corporate Officer - Sep 12, 2024 

Michael Olubiyi, Manager of Development Planning - Sep 12, 2024 

Kate Zanon, General Manager of Community Development - Sep 13, 2024 

Stephanie Lam, City Clerk and Manager of Legislative Services - Sep 13, 2024 

Lindsay Todd, Manager of Communications and Engagement - Sep 13, 2024 

Paul Rockwood, General Manager of Finance and Technology - Sep 14, 2024 

Anna Mathewson, City Manager - Sep 15, 2024 - 1:00 PM 
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Project:     Purpose Built Rental Building with 180 Units 
Existing Address:     3121 St Johns Street, Port Moody, BC 
Existing Zoning:          RM-1 (Semi-Detached and Townhouse), P2 Private Institutional 
Proposed Zoning:   CD based on CRM2 (Six Storey Mixed Use) 
OCP Land Use Designation:  Mixed Use Moody Centre 
Development Permit Area:   DPA 1 (Form and Character) 

Date: July 28, 2023 

City of Port Moody 
100 Newport Drive 
Port MoodyError! Bookmark not defined. 
BC V3H 5C3 

Dear Mayor, Council and Staff: 

INTENT
Anthem and Integra Architecture are excited to present the revised application for the project located at 3121 – 3127 

St Johns St, Port Moody, DP Application #REZ00028. Following mayor and council’s decision on February 27th, our 

team has been working to incorporate the comments we received from the mayor and council members. We explored 

a variety of massing alternatives. Retaining a 6-storey form is crucial to the economic feasibility of the project. To 

address the concerns shared at Council the re-design focused on stepping the building back from St Johns Street, 

opening up the courtyard to allow for more sunlight, revising the architectural expression, as well as revisions to the 

interior layouts of the units. The design changes resulted in 0.2 decrease in FAR, a decrease of 2,246 square feet of 

floor area, and the loss of 11 residential rental homes. Changes to the interior of the building resulted in an increased 

percentage of family units (39.4% 2 bedrooms or greater) and adaptable units (59.4% of total units) provided. 

Additional pet friendly amenities have been integrated into the project in the form of a fenced pet relief area and an 

indoor pet wash facility in the parkade. We believe these changes will satisfy the concerns shared by the mayor and 

council at 1st reading. We believe the changes to the design will enhance the streetscape along St Johns Street, 

improve the livability of the units and deliver desperately needed rental homes we all can be proud of.  

BUILDING MASSING
The original architectural concept had a straight vertical plane above the commercial space with balconies 

incorporated for each unit. Combined with a uniform retail storefront this created a street-wall effect and an 

unpleasant interface between the pedestrian realm and the building. To address these concerns we made a series of 

substantive changes to the fundamental massing and design of the building. First, we revised the retail storefront 

design by adding more interest and articulation to create visual variation and highlight the widened sidewalk and 
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extensive public realm improvements. Second, we made architectural changes to accentuate the stepback of the 

residential above the retail and the creation of private patios for the residents above. As part of this we also further 

pulled the building mass back from the corner of St Johns Street and James Road. Third, we added a subtle step back 

above the 5th floor of the building. The step back reduces the overall visual weight of the building, but was kept to a 

reasonable level to preserve the energy efficiency, constructability and livability of the homes on the 6th floor. To 

demonstrate our overall design approach we have created the a three dimensional section: 

Council also share concerns regarding shadowing of the courtyard and penetration of sunlight. To address these 

concerns we have cut back the south portion of the building above the first level to widen the opening for sunlight 

to the courtyard. This allowed us to maintain amenity space on the first level and improve the courtyard experience, 

benefitting all future residents.  

REVISED ARCHITECTURE AND DESIGN
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Building upon the major changes to the massing, architecture, building color and materials have been amended. To 

further reduce the visual weight of the building the roof overhang has been reduced significantly, allowing it to retain 

some visual interest at the roofline and provide some very modest weather protection for the 6th floor patios. The 

new design language of the building has resulted in architectural and visual changes to the storefronts, residential 

lobby and substantive changes to the interior suite designs. Based upon feedback we received from Council we have 

also consolidated 2 units in the southeast “elbow” of the courtyard, merging 2 units to create a new 2 bedroom and 

den adapatable home. The result of the changes to the massing and design is the loss of 2,246 square feet of 

residential density and 11 secured rental units.     

 

UNIT MIX
Original Unit Mix Revised Unit Mix 

• 12 Studio Units  (6.3%) 

• 119 1-Bedroom Units (62.3%) 

• 40 2-Bedroom Units (20.9%) 

• 20 3-Bedroom Units (10.5%) 

Total: 191 units 

• 6 Studio Units (3.3%) 

• 103 1-Bedroom Units (57.2%) 

• 56 2-Bedroom Units (31.1%) 

• 15 3-Bedroom Units (8.3%) 

Total: 180 units 

• 31.4% family units  

• 50% adaptable  

• 39.4% family units 

• 59.4% adaptable  

 

Our goal in the redesign was to incorporate more family friendly units and adaptable units, focusing on improving 

liveability in the building. The focus on 2- and 3-bedroom units will provide more opportunities for families and 

couples to find rental housing in the City of Port Moody. Increasing the number of adaptable units will promote aging 

in place and those who require additional assistance.  

 

PUBLIC ART
The location of a future art piece has been selected at the corner of St. Johns Street and James Road. The future art 

installation at the corner of St. Johns Street and James road will provide a vibrant, highly visible art piece that the 
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public and residents will be able to enjoy. The initial concept of the art installation will take the form of a sculpture 

with the opportunity to expand the art installation onto the face of the building, potentially in the form of a 

complimentary mural. The intent is to create a piece that incorporates wayfinding, local history and culture. Anthem 

is prepared to provide a generous contribution of $250,000 towards the creation, installation and maintenance of 

this art piece. An artist and the art piece will be selected with the assistance of a public art consultant and the City of 

Port Moody’s Cultural Services team. Preliminary discussions have commenced between the City of Port Moody, 

Anthem and Ballard Fine Art Consulting. 

 
ADDITIONAL STORAGE
Additional dens and residential storage were incorporated into the redesign. These elements were a focus when 

reviewing the unit mix, floors plans and unit plans.  While completing the redesign our goal was to incorporate more 

dens providing residents with the flexibility to have a designated work space in their home or additional storage 

space. The revised design features additional residential storage on level 1 and 2.   

 

PET FRIENDLY AMENITIES
The original design did not include any pet friendly amenities. The revised design incorporates 755 square feet of 

pet friendly amenities across the project. A pet relief area is now incorporated in the southeast corner of the site, as 

well as a dog wash station on level 2 of the underground parkade. The pet relief area provides a separate amenity 

space that minimizes the potential noise and odor impact on residents from this type of amenity. It will offer another 

opportunity for residents to socialize with one-another. In addition, a dog wash station was incorporated into the 

underground parkade to provide residents with a friendly space to wash and groom their animals.  

 

We look forward to your feedback and continuing to work with the City of Port Moody. 

 

Sincerely, 

 

 

Isaac Beall 

Vice President, Development 

Anthem Properties 
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Development Application Summary – 3121-3127 St. Johns Street NS 
110-118 James Road

Development 
Component 

Metric Comments/Assessment 

Housing 
Unit 
Type 

Market 
Rental 

Below/Non-
Market 

Studio 6
1-Bed 16 
1-Bed +
Den

87

2-Bed 29 
2-Bed +
Den

27

3-Bed 15 
Total 180 0

 

180 units 

100% purpose built market 
rental 

Inclusionary Zoning Policy 
does not apply as project is 
100% rental

Projected 
Population 

Studio – 1.4 persons/unit 

1-Bed – 1.4 persons/unit

2-Bed – 2.0 persons/unit

3-Bed – 2.7 persons/unit

6 units = 8 persons 

103 units = 144 persons 

56 units = 112 persons 

15 units = 41 

Total Est. Population - 305   
Estimated Jobs 

Jobs to Pop. Ratio 
Goal:  0.42 

Number of jobs by type • 6,173ft2 
commercial (@300 ft2 job)  

Home based jobs – 0.069 jobs per 
person 

21 commercial jobs 

21 home occupation job 
estimate 

Total Est. Employment – 41 
jobs.  Ratio = 0.14 

Transportation TOA - Within 800m of rapid transit Yes 

Est. Contributions 

1.CAC

2.DCC

3.Density Bonus

4.Land Sale

1. $703,635

2. $1,517,416

3. $1,027,992.5.

4. $276,024
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Table 1 provides a more detailed breakdown of the residential unit mix and sizes. The figures in 
parentheses are from the previous submission for comparative purposes.  

Table 1 – Residential Unit Mix and Sizes Breakdown – Current vs (Previous) Submission 
Unit Type  Number of 

Units 
% of Mix Number of 

Adaptable 
Units 

Average Unit Size (ft2 ) 

Studios     6        ( 12)   3.3    (6.3)       0    (0)      415         (449.3) 
1-Bed     16      ( 31)   8.9    (16.2)      11   (6)      538.84    (513.7) 
1-Bed + Den     87      ( 88)   48.3  (46.1)      67   (67)      582         (602.5) 
2-Bed     29      ( 23)   16.1  (12)      23   (23)      789         (800.3) 
2-Bed + Den     27      ( 17)   15     (8.9)       6    (0)      873.4      (842.8) 
3-Bed     15      ( 20)   8.4   (10.5)       0    (0)      947.2      (947.5) 
Total    180    (191)  100   (100)    107   (96) 

Table 2 – Inclusionary Zoning Policy Unit Share and Minimum Floor Area Sizes – Current vs     
(Previous) Submission 

# of Bedrooms Share of 
Units 

Min. Unit 
Floor  
Area  

Proposed Share 
(%) 

Proposed Min. Unit Area 
(ft.2)  

Studios 70% max. (350ft2)   60.6     (68.6)      415          (415)  
1-Bedroom (525ft2)      453          (453) 
2-Bedroom 20% min. (725ft2)   31.1     (21)      757.96    (757)
3-Bedroom 10% min. (925ft2)     8.4     (10.5)      930.6       (930.6) 
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COMPARISON OF SELECTED CURRENT AND PREVIOUS SUBMISSION IMAGES 

CURRENT 

PREVIOUS 
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JAMES ROAD AND ST. JOHNS STREET CORNER

CURRENT

PREVIOUS
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COURTYARD ELEVATION

CURRENT

PREVIOUS
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REAR ELEVATION

CURRENT

PREVIOUS
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3121 ST. JOHNS ST, PORT MOODY, BC
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St Johns Street Development is located on the unceded 

ic
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  3121 St Johns Street, Port Moody, BC

  James Rd. and St Johns Street, Port Moody, BC

                      $250,000.00

ANTHEM PROPERTIES GROUP LTD.
#1100 - 1055 Dunsmuir Street
Vancouver BC, V7X 1K8

INTEGRA ARCHITECTURE INC.

Partner, Architect AIBC MRAIC LEED GA
collint@integra-arch.com

Partner, Architect AIBC LEED AP
shamuss@integra-arch.com

PERRY + ASSOCIATES LANDSCAPE ARCHITECTURE

Principal Landcsape Architect

BALLARD FINE ART LTD.
450  - 319 Pender St
Vancouver, BC V6B 1T3
604  - 922 - 6843

Principal

Project Manager
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3121 St. Johns Street is a medium-density mixed-used development providing much needed rental 
housing and employment space to the City of Port Moody. With an FSR of approximately 2.87, 
the 6-storey wood frame building envisions an economically vibrant environment with just under 

is part of a rapidly evolving neighbourhood that is well suited to the City of Port Moody’s plan to 
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maximum amount of light given the constraints of the site while providing a central gathering space 

180 single level apartment units, each with direct access to private outdoor balcony space. Indoor 

the commercial units along St Johns.

in the building plane to help recess the upper storeys and overall massing to privilege a pedestrian 

The proposed development supports the City of Port Moody’s goal of providing an increased supply 
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4. Storage Bench

6. Feature Paving
7. Concrete Planter
8. Garden Plots
9. Gateway Trellis

10. Flex Use Lawn
11. Covered BBQ and Dinning Area
12. Kids Play Area

14. Moveable Table and Chairs
15. Lounge Chair
16. Curved Bench
17. Dog Relief Area
18. Wood Privacy Screen

N
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to the cultural, economic and social health of the community. The Port Moody Old City Hall is now home 

gallery scene. Free gallery access, outdoor performances, and community art projects punctuate the City 

engaging and enjoyable spaces.
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audiences, including the students from Ecole Moody Middle School of the Arts, residents, and visitors. 

place and contribute to a warm, welcoming public realm.

N

1A
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of this family-oriented neighborhood and the daily lives of residents, students, commuters, and 

neighbourhood and contribute to the cultural vibrancy of Port Moody.

development as well as the City of Port Moody’s public art program. Long-term maintenance and 

1A
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policy and WCB insurance, if required. Premium for this coverage will be assumed as a cost of doing 
business and part of the studio overhead.

................................................................$200,000.00

.....................................................................................................$35,400.00

......................................$12,900.00

........................$10,500.00

.............$2,400.00

Public Art Consultant ........................................................$22,500.00

....................................................................................................... $7,100.00

Plaque .................................................................................................................................... $2,500.00

............................................................................................. $5,000.00
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DP Issuance........................................................................................................................January 2025

BP Issuance ........................................................................................................................January 2025

............................................................................................................February 2025

........................................................................................................ May 2027

Preliminary Public Art Plan Submission................................................................................... July 2024 

Detailed Public Art Plan Submission............................................................................ September 2024

.....................................................February 2025

..........................................................................................February 2025

................................................................................................ March 2025

...................................................................  May 2025

.............................................................................................................. May / June 2025

................................................................................................................April 2027

* DATES ARE BEST ESTIMATED TARGETS AND SUBJECT TO CHANGE
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art professionals from the local Port Moody Community and two members from the Anthem St. 
John Street design team. The three art professionals on the panel will be paid an honorarium of 

Zoe Royer, Port Moody Resident with Local Arts Knowledge & Interest

Devain Jain, City of Port Moody, Manager of Cultural Services
Sara Graham, City of Port Moody, Public Art Coordinator

Terms of Reference outlining the project, community contexts and the public art opportunity.

opportunity, and the community contexts with an opportunity to meet with the design team. The 
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fabricators and maintenance requirements
vi) CV and examples of past projects 

ii) Demonstrated understanding of the public space and the impact on the proposed site
iii) Understanding of the project architecture, the site and its contexts

  and maintenance

vi) Availability

award the commission.

Ballard Fine Art Ltd.
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Bylaw No. 3408

A Bylaw to amend City of Port Moody Zoning Bylaw, 2018, No. 2937 to facilitate the rezoning of 
the properties at 3121 and 3127 St. Johns Street and 110-118 James Road from Private 
Institutional (P2) and Semi-Detached and Townhouse Residential (RM1) to Comprehensive 
Development Zone 90 (CD90).

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. 80, 2024, No. 3408 (3121 and 3127 St. Johns Street and 
110-118 James Road) (CD90)”.

2. Amendments

2.1 City of Port Moody Zoning Bylaw, 2018, No. 2937 is amended by rezoning the 
following lands from Private Institutional (P2) and Semi-Detached and 
Townhouse Residential (RM1) to Comprehensive Development Zone 90 (CD90).

LOT A, PLAN NWP51504, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT
PID: 024-670-529

LOT 112, PLAN NWP57529, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT
PID: 005-606-322

LOT 100, PLAN NWP51504, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT
PID: 004-947-941

STRATA LOT 1, PLAN BCS1104, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT, TOGETHER WITH AN INTEREST IN 
THE COMMON PROPERTY IN PROPORTION TO THE UNIT 
ENTITLEMENT OF THE STRATA LOT AS SHOWN ON FORM 1 OR V, 
AS APPROPRIATE
PID: 026-156-539
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STRATA LOT 2, PLAN BCS1104, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT, TOGETHER WITH AN INTEREST IN 
THE COMMON PROPERTY IN PROPORTION TO THE UNIT 
ENTITLEMENT OF THE STRATA LOT AS SHOWN ON FORM V
PID: 026-156-547

STRATA LOT 3, PLAN BCS1104, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT, TOGETHER WITH AN INTEREST IN 
THE COMMON PROPERTY IN PROPORTION TO THE UNIT 
ENTITLEMENT OF THE STRATA LOT AS SHOWN ON FORM V
PID: 026-156-555

STRATA LOT 4, PLAN BCS1104, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT, TOGETHER WITH AN INTEREST IN 
THE COMMON PROPERTY IN PROPORTION TO THE UNIT 
ENTITLEMENT OF THE STRATA LOT AS SHOWN ON FORM V, AS 
APPROPRIATE
PID: 026-156-563

AND

THAT 76.3SQ.M PORTION OF MORAY PLACE TO BE CLOSED,

all as shown on the 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 CD90 to Schedule D:

“CD90. Comprehensive Development Zone 90 (CD90)

CD90.1 Intent

The intent of this zone is to facilitate the development of a 
mixed residential and commercial use project.

CD90.2 Permitted Uses

The following uses are permitted within the 
Comprehensive Development Zone 90:

(a) Principal Use i. Artist Studio – Type A
ii. Building Manager Office
iii. Child Care Use
iv. Convenience Retail
v. Multi-Residential 
vi. Office
vii. Personal Service
viii. Restaurant
ix. Retail
x. Retail Food Service 

(b) Secondary Use i. Home Occupation –
Type A and Type C
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ii. Off-Street Parking

CD90.3 Condition of Use

Multi-Residential Use is limited to Market Rental Use and 
is subject to a Housing Agreement Bylaw.

CD90.4 Coverage

The maximum permitted coverage of all buildings and 
structures in the CD90 Zone shall not exceed 59% of the 
net lot area, excluding all structures less than 0.6m above 
grade.

CD90.5 Floor Area Ratio

90.5.1 The Floor Area Ratio permitted in the CD90 Zone 
shall be calculated in accordance with section 5.3.4 
of the Zoning Bylaw and shall not exceed 3.05
based on the net lot area.

90.5.2 The total Residential Floor Area Ration in the CD90 
Zone shall be calculated in accordance with section 
5.3.4 of the Zoning Bylaw and shall not exceed 
2.91 based on the net lot area.

CD90.6 Building Height

Within the CD90 Zone, buildings shall not exceed a height
of 6 storeys and shall not exceed a maximum height of
18.4m (60.4ft) as measured from the average existing 
grade to the highest point of the roof, excluding all roof top 
mechanical equipment and elevator run-on shafts.

CD90.7 Setbacks

Buildings and structures within the CD90 Zone shall 
comply with the following setbacks:

Front: 3.47m (11.4ft)
Rear: 5.03m (16.5ft) 
East: 4.72m (15.5ft)
West: 3.5m (11.5ft)

CD90.8 Parking, Loading, and Bicycle Parking

90.8.1 A minimum of 241 off-street parking spaces shall 
be provided for permitted residential and 
commercial uses, consisting of:

a) 198 resident spaces;
b) 14 commercial spaces; and
c) 29 resident visitor spaces.
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90.8.2 Of the total number of off-street parking spaces 
required:

a) a minimum of 6 resident spaces shall be 
accessible; and

b) a maximum of 65 spaces may be small car 
spaces.

90.8.3 A minimum of 1 loading space shall be provided.

90.8.4 A minimum of 281 long-term bicycle parking spaces 
and 24 short-term bicycle parking spaces shall be 
provided.

90.8.5 All parking, loading and bicycle parking spaces and 
parking manoeuvring aisle widths shall meet the 
minimum size requirements in Part 6 of the Zoning 
Bylaw.

90.8.6 The provision of electric vehicle charging 
infrastructure in the CD90 Zone shall comply with 
the regulations in section 6.11 of the Zoning 
Bylaw.”.

3. Attachments and Schedules

3.1 The following schedule is attached to and forms part of this Bylaw:

• Schedule A – Location Map.

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      day of           , 2024.

Read a second time this      day of           , 2024.

Read a third time this      day of           , 2024.

Adopted this      day of           , 2024.

M. Lahti
Mayor

S. Lam
City Clerk
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I hereby certify that the above is a true copy of Bylaw No. 3408 of the City of Port Moody. 

S. Lam
City Clerk
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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. 80, 2024, No. 3408 (3121 and 3127 St. Johns 
Street and 110-118 James Road) (CD90).

_____________________
Corporate Officer

T
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Bylaw No. 3409

A Bylaw to authorize Council to enter into a Housing Agreement pursuant to section 483 of the 
Local Government Act.

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 Housing Agreement Bylaw, 
2024, No. 3409 (3121 and 3127 St. Johns Street and 110-118 James Road) 
(Market-Rental)”.

2. Authorization

2.1 Council hereby authorizes the agreement, substantially in the form attached 
hereto as Schedule “A” between the City of Port Moody and Anthem LMV Tri-City 
Holdings Ltd. with respect to the following lands:

Lot A, Plan NWP51504, District Lot 190, Group 1, New Westminster Land 
District
PID: 024-670-529

Lot 112, Plan NWP57529, District Lot 190, Group 1, New Westminster 
Land District
PID: 005-606-322

Lot 100, Plan NWP51504, District Lot 190, Group 1, New Westminster 
Land District
PID: 004-947-941

Strata Lot 1, Plan BCS1104, District Lot 190, Group 1, New Westminster 
Land District, together with an Interest in the Common Property in 
Proportion to the Unit Entitlement of the Strata Lot as Shown on Form 1 or 
V, as appropriate
PID: 026-156-539

Strata Lot 2, Plan BCS1104, District Lot 190, Group 1, New Westminster 
Land District, together with an Interest in the Common Property in 
Proportion to the Unit Entitlement of the Strata Lot as Shown on Form V
PID: 026-156-547
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Strata Lot 3, Plan BCS1104, District Lot 190, Group 1, New Westminster 
Land District, together with an Interest in the Common Property in 
Proportion to the Unit Entitlement of the Strata Lot as Shown on Form V
PID: 026-156-555

Strata Lot 4, Plan BCS1104, District Lot 190, Group 1, New Westminster 
Land District, together with an Interest in the Common Property in 
Proportion to the Unit Entitlement of the Strata Lot as Shown on Form 1 or 
V, as appropriate
PID: 026-156-563

3. Execution of Documents

3.1 The Mayor and Corporate Officer are authorized to execute any documents 
required to give effect to the Housing Agreement.

4. Attachments and Schedules

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

• Schedule A – Section 219 Covenant – Housing Agreement – Market Rental 
Housing – Anthem LMV Tri-City Holdings Ltd.

5. Severability

5.1 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      day of           , 2024.

Read a second time this      day of           , 2024.

Read a third time this      day of           , 2024.

Adopted this      day of           , 2024.

M. Lahti
Mayor

S. Lam
City Clerk
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I hereby certify that the above is a true copy of Bylaw No. 3409 of the City of Port Moody. 

S. Lam
City Clerk
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Schedule “A” to Bylaw No. 3409

TERMS OF INSTRUMENT – PART 2

SECTION 219 COVENANT – HOUSING AGREEMENT

THIS AGREEMENT is dated for reference as of , 2024.

WHEREAS:

A. The Developer is the registered owner of the Lands;

B. The Developer wishes to obtain development permission with respect to the Lands to 
create a 180-unit purpose built rental development;

C. The City wishes to ensure that the Lands and any buildings built thereon will be used as 
a rental development for the Term;

D. Section 483 of the Local Government Act authorizes the City, by bylaw, to enter into a 
housing agreement regarding the occupancy of the housing units, including the form of 
tenure;

E. Section 219 of the Land Title Act permits the registration of a covenant of a negative or 
positive nature in favour of the City in respect of the use of the land, or the use of a building 
on or to be erected on land, and that land is or is not to be built on except in accordance 
with the covenant and that land is not to be subdivided except in accordance with the 
covenant;

F. The City has adopted the Housing Agreement Bylaw, authorizing the City to enter into this 
Agreement on the terms and conditions contained herein; and

G. The Developer and the City wish to enter into this Agreement to restrict the use of, and 
construction on, the Lands on the terms and conditions of this Agreement, to have effect 
as both a covenant under section 219 of the Land Title Act and a housing agreement 
under section 483 of the Local Government Act.

NOW THEREFORE in consideration of the premises herein and of the mutual covenants and 
agreements hereinafter set forth and contained herein and $1.00 now paid by the City to the 
Developer (the receipt of which is hereby acknowledged), the parties covenant and agree with 
each other as follows, as a Housing Agreement under section 483 of the Local Government Act,
section 219 of the Land Title Act, and as a contract and a deed under seal between the parties, 
the parties hereto further covenant and agree that the Lands shall not be used or built on except 
in accordance with this Covenant as follows:

1. DEFINED TERMS & INTERPRETATION

1.1 In and for the purposes of this Agreement, the following terms shall have the following 
meanings:

(a) “Agreement” means this housing agreement together with the General Instrument 
and all schedules attached hereto;
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(b) “Building” means any building or buildings to be constructed on the Lands as
part of the Proposed Development;

(c) “City” means the City of Port Moody, a municipal corporation incorporated under 
the Local Government Act and the laws of the Province of British Columbia, having 
its municipal offices at 100 Newport Drive, Port Moody, B.C., V3H 5C3;

(d) “City Personnel” means any and all of the City’s elected officials, board members, 
officers, directors, employees, and agents;

(e) “Commercial Parcel” means an air space parcel, or the remainder of the Lands 
created by a Subdivision, which will contain, inter alia, all of the Commercial Units;

(f) “Commercial Units” means all of the units in the Proposed Development that will
be used for commercial purposes;

(g) “Development Permit” means Development Permit No. issued by
the City;

(h) “Developer” means the registered owner in fee simple of the Lands as of the date 
of this Agreement and any subsequent registered owner of the Lands or of any 
part into which the Lands are Subdivided, including any person or company that 
purchases a portion of the Lands for the purpose of constructing any portion of the 
Proposed Development or any successor in title to the Lands;

(i) “General Instrument” means the Form C under the Land Title (Transfer Forms) 
Regulation, together with all amendments thereto and replacements thereof, and
all schedules and addenda to the Form C charging the Lands;

(j) “General Manager” means the City’s General Manager of Community 
Development, and their designate;

(k) “Housing Agreement Bylaw” means Housing Agreement Bylaw No. 3409, 
adopted by Council of the City and authorizing this Agreement;

(l) “Lands” means the land and premises described in Item 2 of the General 
Instrument and any part, including the Building or a portion of the Building, into 
which said land is Subdivided;

(m) “Land Title Act” means the Land Title Act, RSBC 1996, c 250, together with all 
amendments thereto and replacements thereof;

(n) “Local Government Act” means the Local Government Act, RSBC 2015, c 1, 
together with all amendments thereto and replacements thereof;

(o) “LTSA” means the Land Title Survey and Authority of British Columbia, or any 
successor entity with authority over the land registry maintained under the Land
Title Act;

(p) “Proposed Development” means the development on the Lands contemplated in 
the Development Permit and this Agreement;
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(q) “Real Estate Development Marketing Act” means the Real Estate Development 
Marketing Act, SBC 2004, c 41, together with all amendments thereto and 
replacements thereof;

(r) “Rental Accommodation” means a Unit that is made available for rent to a Tenant 
for residential use;

(s) “Residential Tenancy Act” means the Residential Tenancy Act, SBC 2002, c 78, 
together with all amendments thereto and replacements thereof;

(t) “Strata Property Act” means the Strata Property Act, SBC 1998, c 43, together 
with all amendments thereto and replacements thereof;

(u) “Subdivide” means to divide, apportion, consolidate or subdivide the Lands, the 
Building, or the ownership or right to possession or occupation of the Lands into 
two or more lots, strata lots, parcels, parts, portions, or shares, whether by plan, 
descriptive words or otherwise, under the Land Title Act, the Strata Property Act,
or otherwise, and includes the creation, conversion, organization, or development 
of “cooperative interests” or “shared interests in land” as defined in the Real 
Estate Development Marketing Act; “Subdivision” has a corresponding
meaning;

(v) “Tenancy Agreement” means a tenancy agreement, lease, licence, or other 
agreement granting a Tenant rights to occupy a Unit pursuant to the Residential 
Tenancy Act and that is regulated by the Residential Tenancy Act;

(w) “Tenant” means a tenant (including a subtenant) or occupant of a Unit by way of 
a Tenancy Agreement;

(x) “Term” shall mean the period commencing upon the date of filing and registration 
of this Agreement in the LTSA, and shall continue in full force and effect for sixty 
(60) years, or for the life of the building constructed as part of the Proposed 
Development, whichever is less; and

(y) “Unit” means any residential dwelling unit in the Proposed Development that is 
constructed upon the Lands and is occupied or available for occupancy on a 
month-to-month, or longer basis, in accordance with all applicable laws including, 
without limitation, the Residential Tenancy Act.

2. RENTAL ACCOMMODATION

2.1 The Developer covenants and agrees with the City that the Lands, the Proposed 
Development, and any Unit on, or to be constructed on the Lands, shall be used and 
occupied only in strict accordance with the terms of this Agreement.

2.2 Without limiting the generality of section 2.1, the Developer covenants and agrees with 
the City that:

(a) during the Term, no application shall be made to the City to stratify the Proposed 
Development or any building on the Lands pursuant to section 242 of the Strata 
Property Act;
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(b) the Proposed Development shall not be Subdivided during the Term, including for 
greater certainty, upon completion of the construction of the Proposed 
Development, the Developer shall not submit a strata plan under the Strata 
Property Act or otherwise make application to stratify the Building under the Strata 
Property Act;

(c) each and every Unit on, or to be constructed on the Lands as part of the Proposed 
Development, must, during the Term, be continuously available as Rental 
Accommodation, subject to unavailability due to repairs and renovation, in which 
case the Unit shall remain vacant until the repair or renovation is completed and 
thereafter shall be used as Rental Accommodation in accordance with this 
Agreement; and

(d) where the Lands consist of more than one parcel of land, the Developer may not, 
without the prior written consent of the General Manager, sell or transfer less than 
all of the parcels of land in a single or related series of transactions that would 
result in the purchaser or transferee becoming the legal and beneficial owner of 
less than all of the Units governed by this Agreement.

2.3 The Developer further covenants and agrees with the City that any and all Units shall be
rented only in accordance with the following conditions:

(a) the Units will be used or occupied only pursuant to a Tenancy Agreement; and

(b) the monthly rent payable for any Unit must be market rent (as mutually determined 
by the Developer and the Tenant) or less, subject only to the provisions of the 
Residential Tenancy Act.

2.4 Operation and Management

The Developer covenants and agrees that it will:

(a) be fully responsible for complying with all applicable laws and regulations, 
including the Residential Tenancy Act;

(b) be fully responsible for the management and administration of the Units, and all 
associated costs;

(c) furnish good and efficient management and operation of the Proposed 
Development and Units and will permit representatives of the City to inspect the 
Proposed Development and Units at any reasonable time, subject to the applicable 
notice provisions in the Residential Tenancy Act;

(d) maintain the Proposed Development (including soft and hard landscaping, 
servicing, parking, and loading) and the Units in a satisfactory state of repair and 
ensure fitness for habitation and will comply with all laws, including health and 
safety standards applicable to the Lands;

(e) not assign or delegate management and operation of the Units to any entity, except 
to a property manager licensed under the Real Estate Services Act (British 
Columbia), or with the prior written consent of the General Manager, acting 
reasonably. As an exception to the foregoing, the Developer may retain
contractors to assist with repair, facility maintenance, janitorial services, and
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similar activities, on the Lands, provided that the Developer will remain primarily
responsible for the operation and management of the Units.

2.5 Demolition

During the first sixty (60) years of the Term, the Developer will not demolish a Unit unless:

(a) the Developer has obtained the written opinion of a professional engineer or 
architect who is at arm’s length to the Developer that it is no longer reasonable or 
practical to repair or replace any structural component of the Unit, and the 
Developer has delivered to the City a copy of the engineer’s or architect’s report; 
and

(b) the Building in which a Unit is located is damaged or destroyed, to the extent of 
75% or more of its value above its foundations, as determined by the City in its 
sole discretion;

and, in each case, a demolition permit for the Unit has been issued by the City and the 
Unit has been or will be demolished under that permit.

3. DEFAULT AND REMEDIES

3.1 Notice of Default

The City may give to the Developer written notice to cure a default under this Agreement 
within 30 days of receipt of notice. The Developer must act with diligence to correct the 
default within the time specified in the notice referred to herein, except that if after using 
commercially reasonable and diligent efforts the Developer is not able to correct the 
default within such time period, the Developer will continue to use commercially 
reasonable and diligent efforts to correct such default until such default is corrected.

3.2 Costs

The Developer will pay to the City on demand by the City all of the City's costs of exercising 
its rights or remedies under this Agreement, on a full indemnity basis.

3.3 Equitable Remedies

The City, in addition to its rights under this Agreement or at law, will be entitled to all 
equitable remedies including specific performance, injunction, and declaratory relief, or 
any of them, to enforce its rights under this Agreement.

3.4 Specific Performance and No Penalty or Forfeiture

The Developer acknowledges and agrees with the City that:

(a) specific performance, injunctive relief (mandatory or otherwise) or other equitable 
relief may be the only adequate remedy for a default by the Developer under this 
Agreement and that the City is entitled to obtain an order for specific performance 
of this Agreement and a prohibitory or mandatory injunction in respect of any 
breach by the Developer of this Agreement. Further, the Developer agrees that the 
foregoing provision is reasonable given the public interest in preserving the stock 
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of Rental Accommodation in accordance with this Agreement; and

(b) it is entering into this Agreement to benefit the public interest in making the Rental 
Accommodation available; and

(c) that the City's rights and remedies under this Agreement are necessary to ensure 
that this purpose is carried out, and

(d) the City's rights and remedies under this Agreement are fair and reasonable and 
ought not to be construed as a penalty or forfeiture.

3.5 Cumulative Remedies

No reference to nor exercise of any specific right or remedy under this Agreement or at 
law or at equity by any party will prejudice, limit, or preclude that party from exercising any 
other right or remedy. No right or remedy will be exclusive or dependent upon any other 
right to remedy, but any party, from time to time, may exercise any one or more of such 
rights or remedies independently, successively, or in combination.

4. LIABILITY

4.1 Indemnity

As an indemnity pursuant to section 219(6) of the Land Title Act, except in each case to 
the extent attributable to the wrongful intentional acts or gross negligence of the City or 
the City Personnel, the Developer will indemnify and save harmless each of the City and 
the City Personnel from and against all claims, demands, actions, loss, damage, costs, 
and liabilities, which all or any of them will or may be liable for or suffer or incur or be put 
to by reason of or arising out of one or more of the following:

(a) the entering into of this Agreement;

(b) any act or omission by the Developer or its officers, directors, employees, agents, 
contractors, or other persons for whom at law the Developer is responsible;

(c) the Developer's construction, maintenance, operation, management, or financing 
of the Lands or the Proposed Development by the Developer, its officers, directors, 
agents, contractors, or other persons for whom at law the Developer is responsible; 
and

(d) the exercise by the City of any of its rights under this Agreement.

4.2 Release

Except in each case to the extent attributable to the wrongful intentional acts or gross 
negligence of the City or the City Personnel, the Developer hereby releases and forever 
discharges the City and the City Personnel from and against all claims, demands, 
damages, actions, or causes of action by reason of or arising out of advice or direction 
respecting the ownership, operation, or management of the Proposed Development or 
any part thereof which has been or hereafter may be given to the Developer.
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4.3 Impact on Market Value

The Developer acknowledges and agrees that no compensation is payable, and the 
Developer is not entitled to and will not claim any compensation from the City, for any 
decrease in the market value of the Lands, which at any time results directly or indirectly 
from the existence, registration, or operation of this Agreement.

4.4 Survival

The covenants of the Developer set out in sections 4.1, 4.2, and 4.3 will survive termination 
of this Agreement and continue to apply to any breach of the Agreement or claim arising 
under this Agreement during the ownership by the Developer.

5. SUBDIVISION

5.1 Subdivision of the Lands

Notwithstanding section 2.2(b):
(a) subject to compliance by the Developer with all applicable requirements of the City 

and the City’s elected council, this Agreement and all applicable laws and bylaws, 
the City will not unreasonably withhold its consent to a Subdivision to enable the 
Developer to subdivide Lands by way of an air space subdivision plan to enable 
all of the Commercial Units within the Proposed Development to be contained 
within the Commercial Parcel; and

(b) following the Subdivision and the issuance of an occupancy permit for the 
Commercial Parcel, the Developer may apply to the City for a discharge of this 
Agreement from the Commercial Parcel, and the City will on request of the 
Developer execute and deliver a registrable discharge of this Agreement in respect 
of the Commercial Parcel, provided that:

(i) any such discharge will be in form and substance acceptable to the City 
and will be prepared by the Developer at its cost;

(ii) the City will have a reasonable amount of time to execute and return any 
such discharge; and

(iii) the preparation and registration of any such discharge will be without cost 
to the City.

6. GENERAL PROVISIONS

6.1 City's Power Unaffected

Nothing in this Agreement:

(a) affects or limits any discretion, rights, or powers of the City under any enactment 
or at common law, including in relation to the use or subdivision of land;

(b) affects or limits any enactment relating to the use of the Lands or any condition 
contained in any approval including any development permit concerning the 
development of the Lands; or
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(c) relieves the Developer from complying with any enactment, including the City's 
bylaws in relation to the use of the Lands.

6.2 Agreement for Benefit of City Only

The Developer and City agree that:

(a) this Agreement is entered into only for the benefit of the City;

(b) this Agreement is not intended to protect the interests of the Developer, any 
Tenant, or any future owner, lessee, occupier, or user of any of the Lands, the 
Proposed Development, the Building, or a Unit; and

(c) the City may at any time execute a release and discharge of this Agreement in 
respect of all or a portion of the Lands, without liability to anyone for doing so.

6.3 Agreement Runs with the Lands

This Agreement burdens and runs with the Lands. All of the covenants and agreements 
contained in this Agreement are made by the Developer for itself, its successors, and 
assigns, and all persons who acquire an interest in the Lands after the date of this 
Agreement.

6.4 No Liability

Notwithstanding anything contained in this Agreement, the parties agree that neither the 
Developer, nor any successor in title to the Lands, or any portion thereof, will be liable for 
breaches of or non-observance or non-performance of covenants contained in this 
Agreement occurring after the date that the Developer or its successors in title, as the 
case may be, ceases to be the registered or beneficial owner of the Lands or such portion 
thereof.

6.5 Contractual Obligations

The covenants and agreements on the part of the Developer have been made by the 
Developer as contractual obligations as well as being made pursuant to section 483 of the 
Local Government Act and as such will be binding on the Developer.

6.6 Modifications of This Agreement

This Agreement may only be modified in writing, signed by both parties, in registrable 
form. The modification will only be effective if it is approved both as a modification of a 
housing agreement pursuant to section 483 of the Local Government Act (which requires 
a bylaw), and as a modification of a covenant pursuant to section 219 of the Land Title 
Act. Any modification will be filed in the LTSA as a modification of a covenant and as a 
modification of the housing agreement.

6.7 Priority of This Agreement

The Developer will, at its expense, do or cause to be done all acts reasonably necessary 
to ensure this Agreement is registered against the title to each Unit in the Proposed 
Development in priority to all financial charges and encumbrances (including mortgages, 
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assignments of rents, liens, options to purchase, and rights of first refusal) which are 
registered, or pending registration, against title to the Lands in the LTSA, save and except 
those as have been approved by the City or have been granted in favour of the City.

6.8 Agreement to Have Effect as Deed

The City and the Developer each intend by execution and delivery of this Agreement to 
create both a contract and a deed under seal.

6.9 Inspection

The City is not obligated to inspect the Lands or to otherwise ensure compliance with this 
Agreement, nor is the City obligated to remedy any default of this Agreement. A failure by 
the City to enforce this Agreement will not constitute a waiver of any of the City’s rights 
herein.

6.10 Waiver

An alleged waiver by a party of any breach by another party of its obligations under this 
Agreement will be effective only if it is an express waiver of the breach in writing. No waiver 
of a breach of this Agreement is deemed or construed to be a consent or waiver of any 
other breach of this Agreement.

6.11 Time

Time is of the essence in this Agreement.

6.12 Validity of Provisions

If a Court of competent jurisdiction finds that any part of this Agreement is invalid, illegal, 
or unenforceable, that part is to be considered to have been severed from the rest of this 
Agreement and the rest of this Agreement remains in force unaffected by that holding or 
by the severance of that part.

6.13 Extent of Obligations and Costs

Every obligation of a party which is set out in this Agreement will extend throughout the 
Term and, to the extent that any obligation ought to have been observed or performed 
prior to or upon the expiry or earlier termination of the Term, such obligation will survive 
the expiry or earlier termination of the Term until it has been observed or performed.

6.14 Notices

All notices, demands, or requests of any kind, which a party may be required or permitted 
to serve on another in connection with this Agreement, must be in writing and may be 
served on the other parties by registered mail, by facsimile transmission, or by personal 
service, to the following address for each party:

If to the City: 100 Newport Drive
Port Moody, BC V3H 5C3
Attention: Community Development Department
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If to the Developer: at the address registered on title with the LTSA

Service of any such notice, demand, or request will be deemed complete, if made by 
registered mail, 72 hours after the date and hour of mailing, except where there is a postal 
service disruption during such period, in which case service will be deemed to be complete 
only upon actual delivery of the notice, demand, or request; if made by facsimile 
transmission, on the first business day after the date when the facsimile transmission was 
transmitted; and if made by personal service, upon personal service being effected. Any 
party, from time to time, by notice in writing served upon the other parties, may designate 
a different address or different or additional persons to which all notices, demands, or 
requests are to be addressed.

6.15 Further Assurances

Upon request by the City, the Developer will promptly do such acts and execute such 
documents as may be reasonably necessary, in the opinion of the City, to give effect to 
this Agreement.

6.16 Enuring Effect

This Agreement will enure to the benefit of and be binding upon each of the parties and 
their successors and permitted assigns.

6.17 Housing Agreement

The Developer acknowledges and agrees that:

(a) this Agreement constitutes a Housing Agreement entered into under section 483 
of the Local Government Act;

(b) the City is required to file a notice of Housing Agreement in the LTSA against title 
to the Lands; and

(c) once such a notice is filed, this agreement binds all persons who acquire an 
interest in the Lands as a Housing Agreement under section 483 of the
Local Government Act.

6.18 Housing Agreement Discharge

The City covenants and agrees, upon being provided with a registrable discharge of this 
Agreement, to execute and deliver the registrable discharge of this Agreement upon 
expiration of the Term.

7. INTERPRETATION

7.1 References

(a) Gender specific terms include both genders and include corporations. Words in 
the singular include the plural, and words in the plural include the singular.

(b) Every reference to each party is deemed to include the heirs, executors, 
administrators, personal representatives, successors, servants, employees, 
agents, contractors, officers, licensees, and invitees of such party, wherever the 
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context so requires or allows.

7.2 Construction

(a) The division of this Agreement into sections and the use of headings are for 
convenience of reference only and are not intended to govern, limit, or aid in the 
construction of any provision. In all cases, the language in this Agreement is to be
construed simply according to its fair meaning, and not strictly for or against either 
party.

(b) Unless otherwise stated, a reference in this Agreement to a numbered or lettered 
article, section, paragraph, or clause refers to the article, section, paragraph, or 
clause bearing that number or letter in this Agreement.

7.3 No Limitation

The word "including" when following any general statement or term is not to be construed 
to limit the general statement or term to the specific items which immediately follow the 
general statement or term similar items whether or not words such as "without limitation" 
or "but not limited to" are used, but rather the general statement or term is to be construed 
to refer to all other items that could reasonably fall within the broadest possible scope of 
the general statement or term.

7.4 Terms Meaning

(a) The words “shall”, “must”, and “will” are to be construed as imperative.

(b) Reference to “business day” means all days other than Saturday, Sunday, and
statutory holidays in the Province of British Columbia.

(c) Reference to “party” and “parties” means the one or more parties to this 
Agreement, as the context demands.

(d) Reference to a whole, for example, the “Lands” and the “Development”, includes 
reference to a portion thereof.

7.5 Extended Meanings

The words “hereof”, “herein”, “hereunder”, and similar expressions used in any section, 
paragraph, or clause of this Agreement shall relate to the whole of this Agreement and not 
to that section, paragraph, or clause only unless otherwise expressly provided.

7.6 Currency

All payments to be made or calculated pursuant to the terms of this Agreement shall be 
paid or calculated in the currency of Canada unless otherwise expressly stated.

7.7 Statutes

Any reference in this Agreement to any statute or bylaw includes any subsequent
amendment, re-enactment, or replacement of that statute or bylaw.
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7.8 Entire Agreement

The Parties agree that:

(a) this is the entire agreement between the City and the Developer concerning its 
subject, and there are no warranties, representations, conditions, or collateral 
agreements relating to this Agreement, except as included in this Agreement; and

(b) this Agreement may be amended only by a document executed by the parties to 
this Agreement and by bylaw, such amendment to be effective only upon adoption 
by City Council of a bylaw to amend the Housing Agreement Bylaw.

7.9 Governing Law

This Agreement is to be governed by and construed and enforced in accordance with the 
laws of British Columbia. The parties attorn to the non-exclusive jurisdiction of the Courts 
of the Province of British Columbia.

IN WITNESS WHEREOF, as evidence of their agreement to be bound by the terms of this 
instrument, the City and the Developer hereto have executed the General Instrument that is 
attached hereto these Terms of Instrument and forms part of this Agreement.
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City of Port Moody Housing Agreement Bylaw, 2024, No. 3409 (3121 and 3127 St. Johns Street and 110-118 James Road) (Market-Rental)
EDMS#615087 16

CONSENT AND PRIORITY AGREEMENT

In consideration of the sum of TEN ($10.00) DOLLARS and other good and valuable 
consideration, ROYAL BANK OF CANADA (the “Chargeholder”), the holder of the following 
financial charge(s) registered in the LTSA against title to the Lands charged by this instrument:

Mortgage No. CB302800 and
Assignment of Rents No. CB302801 (the “Security”)

for itself and its successors and assigns, hereby consents to the granting and registration of the 
within Section 219 Covenant (the “Charge”) and grants priority to the Charge over the Security 
and to the Chargeholder’s right, title and interest in and to the Lands charged by this instrument, 
in the same manner and to the same effect as if the Charge had been executed, delivered and 
registered prior to the execution, delivery and registration of the Security and prior to the 
advance of any money under the Security.

As evidence of its agreement to be bound by the terms of this instrument, the Chargeholder has 
executed the Land Title Act Form C or D which is attached hereto and forms part of this 
Agreement.

END OF DOCUMENT
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EDMS#627317 1

Bylaw No. 3444

A Bylaw to close a portion of Moray Place.

WHEREAS pursuant to s. 40 of the Community Charter, Council may adopt a bylaw to close a 
portion of a highway to traffic and remove its dedication as highway;

AND WHEREAS notice of adoption of this Bylaw has been given prior to adoption in 
accordance with City of Port Moody Public Notice Bylaw, 2023, No. 3430, and Council has 
provided an opportunity for persons who consider they are affected to make presentations to 
Council;

NOW THEREFORE 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 Road Closure Bylaw – Portion of 
Moray Place, 2024, No. 3444.”

2. Legal Description

2.1 That the 76.3m2 area shown in heavy black outline and identified as Closed Road
on Reference Plan EPP130191 dedicated as road on Strata Plan BCS57529,
District Lot 190, Group 1, New Westminster District, a copy of which is attached 
hereto as Schedule “A” and forms a part of this Bylaw, is hereby stopped up and 
closed to traffic of all kinds and the dedication as highway is removed. 

3. Authorization

3.1 The Mayor and Corporate Officer are hereby authorized to execute all 
documentation necessary to give effect to the provisions of this Bylaw, including 
the plan attached hereto.

4. Attachments and Schedules

4.1 The following schedule is attached to and forms part of this Bylaw:

• Schedule A – Reference Plan EPP130191.

5. Severability

5.1 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.
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City of Port Moody Road Closure Bylaw – Portion of Moray Place, 2024, No. 3444
EDMS#627317 2

Read a first time this      day of           , 2024.

Read a second time this      day of           , 2024.

Read a third time this      day of           , 2024.

Adopted this      day of           , 2024.

M. Lahti
Mayor

S. Lam
City Clerk

I hereby certify that the above is a true copy of Bylaw No. 3444 of the City of Port Moody. 

S. Lam
City Clerk
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3121-3127 St. Johns Street and 110-118 James Road, UPDATE 2: public engagement summary – Aug.10, 2022 to Aug 26, 2024
page 1

3121-3127 St. Johns Street and 110-118 James Road 
Development Application
UPDATE 2: Public input received on Engage Port Moody from August 10,
2022 to August 26, 2024

This encompasses the period from the day the project launched on engage.portmoody.ca to the date the 
summary was prepared for a second report to Council for first and second reading. Comments are 
presented verbatim, including typos and grammatical errors.

Engagement highlights 

Highlights of project engagement to date:

• 34 engaged participants contributed to one or more feedback tools*
• 310 informed participants visited multiple project pages, contributed to a tool, or downloaded

documents
• 848 aware visitors viewed this project page

What is your overall feedback on this development application?

*Note: public input on Engage Port Moody was paused following the February 27, 2024 Council Meeting
where first and second reading were denied – the comment card was reopened with updated application
information in August 2024.

59%18%

23%

Support Oppose Mixed

Support Oppose Mixed

From launch until second report to Council for 
first/second reading:

Aug. 10, 2022 to Aug. 26, 2024*
20 6 8
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3121-3127 St. Johns Street and 110-118 James Road, UPDATE 2: public engagement summary – Aug.10, 2022 to Aug. 26, 2024
page 2

Comments

Comments 1 through 11 were included in the first public engagement summary shared with 
Council at early input

1. This is a great location for rental building and the proposed development is in line with the OCP. It 
would be great if there was a portion of affordable rental not just market rental. Not sure if the 
commercial space is needed and where it would be better to have ground floor units to match Moody 
rentals.

2. Sounds like a great plan, in lieu of having affordable/below market rentals maybe we should push to 
increase the 2/3 BR mix given the location of this development 

3. This one seems like a no-brainer. More housing, an improvement to the St. John's streetscape and 
less surface parking. Can't see any reason not to approve this one. The parking seems excessive 
given that it is all rental and close to transit (1 to 1 ratio of units to spots probably sufficient?), but I 
guess that is a city requirement, not something the developer insisted on.

4. Broadly in favour of this scale of redevelopment along St Johns, but:

This would be better if 100% residential. We don’t need more street front retail along St Johns Street. 

I find the FAR of 3 a little high. That’s the sort of density to be expected in larger TOD type 
developments. 

Don’t really see the need for more than 1 car parking space per apartment.

5. Should work to provide access between james/moray , and work with metro on redevelopment of 
their site maybe moving some metro housing to condos and redevelop site to 2022 reality vs 1970s 
development   .  Stop crowding st John's without traffic management plan  

6. General Comment - wouldn't it be better to have the city (developers) invest in larger / better 
playgrounds instead of making every developer do an internal courtyard? Give the developer the 
space back and have them donate to a better park that kids from the neighbourhood can use. The 
kids get bored of the small playgrounds anyways and they often look cheap. 

7. This project would be a welcome addition to the area, especially with a few retail spaces opening 
nearby (Chroma project).

8. I like this project and support more rentals in Port Moody. 

9. I think this development helps support more mixed used and rental options in Port moody

10. This looks and sounds like a good project to me.

11. Retail and commercial should be at least two floors on the surface. Parking should be primarily 
oversized truck parking (at least in the form of either loading area or loading bays; including short and 
long term) and long-term tenants and residential parking. Short-term visitors and commercial parkers 
should be redirected to public park-n-rides such as Moody Centre IMO.

Comments 12 through 34 were included in the second public engagement summary that was 
shared with Council at the February 27, 2024 meeting
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12. The concept art looks very similar to the Port Moody rentals next door. 

Wouldn’t it be nice to see some variety in these 6 story builds? They are all the same “extruded box” 
format etc. Have some fun. Wood, concrete, glass, brick, beams. Port Moody could lean in to its 
connections with history and nature in some of these buildings. Those styles always stand the test of 
time more.

Overall, I think almost anything will be better than what is there at the moment, and commercial space 
will help activate the street.

241 parking stalls for 192 units In a transit oriented area? Do that many households have multiple 
cars?

13. Residents on the west side ground level of the existing Moody apartments beside this development 
will have zero privacy with your tenants and public foot traffic at our patio edges. It is a highly 
inconsiderate and intrusive design, especially given the retail element bringing hundreds of non 
resident people to our doorsteps. We expect the architect, developer and city will take this into more 
consideration before ruining current residents living conditions.

14. James Road and Moray Place are both roads that struggle with existing traffic and street parking. 
Unless there are substantial changes to the road infrastructure, it is difficult to see how the 
infrastructure will be able to accommodate two new buildings on James Road.

The proposed design makes this section of St John's largely concrete. Proposed that the St John's 
frontage includes more bushes, trees and greenery.

Some concern around having a shared use walkway in-between the existing The Moody rental 
building and the proposed development and what steps are taken to provide sufficient privacy and 
security to both buildings.

Building directly next to another rental building, what steps have been taken during construction to 
reduce noise and dust for existing residents.

Note, that I believe PoMo needs less 1 bedroom rentals and more 2 and 3 bedroom rentals to 
accommodate families and work from home couples."

15. This is another project with bike parking but no cycle lanes proposed. The intersection of James Road 
and St John’’s has curb bulges - what about making it a protected intersection?  This proposal is 
immediately across the street to a school after all. And where is the space to complete the St John’s 
multi-use path that is to extend to Ioco Road?  Each project needs to accommodate the 
establishment of a cycle network if we are to have viable alternate modes of travel. 

16. fits the nature and character of the area 

17. Yes, having modern, energy efficient homes for a variety of different family sizes and income levels 
will fit well with POMO's OCP.  Modern engineering practices will support environmental initiatives by 
fighting climate change while housing the growing market in POMO

I like that it creates a walkable community where people can live, work and play.

Please ensure there is access for residents along James Rd during the construction. Thanks!

18. I live within a 7 min walk from this site and walk by a few times a week on the way to shoppers. This 
proposal works well for the street and more commercial space is greatly needed on St Johns's to 
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hopefully attract a grocery store in the near future. We need to increase the foot traffic in the area to 
make more businesses viable while making sure that we do not have to waste public space with 
parking. I have heard councillors talk about a wall effect with so many six story buildings on St Johns 
and if you find that to be an issue, please only consider making a building taller and never shorter. 
We need more housing and density will allow us to achieve our climate, economic and livability goals. 
As you all know, density means we can ask developers to provide more affordable units so please 
either approve this proposal or allow for it to be taller. Thank you.

19. There needs to be a massive increase in retail space to support the addition of new residents and of 
the existing residents in the area. There is inadequate grocery, restaurants or produce stores in within 
reasonable walking distance of that area. 

Increase retail and commercial space requirement even if it leads to a reduction in space for housing 
units. 

20. This is a good project and brings much needed commercial space to the neighbourhood. The project 
should consider adding to the square footage devoted to retail/commercial as 4900 sq ft of space is 
insufficient to meet the major demand for retail amenities to both the new and existing residents of the 
area.

21. Absolutely no.  

22. I want this building to proceed

23. will there be a road out to Moray ?

if not will there be another traffic light on saint johns ?

is the Sitka house development being considered in the two questions i have submitted above

24. Fully support this project.  More housing is needed, especially purpose built rentals.  Great to see 
commercial floor space allocated for this project along St Johns.

With an increase in density along James Road, will a traffic light be built at St Johns?"

25. I am wholeheartedly in favour of this development proposal. Increasing housing supply of all types is 
necessary to address the current housing affordability crisis. The proximity of this development to 
Inlet Centre Station and the inclusion of bicycle parking will allow residents to live car-free or car-light 
lifestyles, which will support the city's climate action goals while also reducing the strain on road 
infrastructure.

26. This area of Port Moody has insufficient retail/food vendors to support the existing residents of the 
neighbourhood. The relatively small amount of space (<5000 sq ft.) in this proposal devoted to 
commercial uses is vastly insufficient to support the needs of the existing community, let alone the 
number of market rentals envisioned by this building. 

This building needs to have FAR more ground floor commercial/retail space if it is to be built. 
Otherwise, all the new residents and existing residents are left to drive elsewhere to obtain their 
groceries and necessities.

27. I appreciate this is a low rise and not a highrise and will include a courtyard. This development makes 
sense for the lot however the street will be very dark with another low-rise blocking light. If there is a 
way to mitigate this, as it currently allows light through the parking lot, it would be appreciated by 
those walking on the sidewalk.
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28. I support this development, but the number of available parking spaces should be reduced. The city 
of Port Moody should be working towards reducing the number of available spaces in buildings, and 
instead providing citizens with access to car sharing services, like Modo or Evo. Providing each unit a 
parking space will not be beneficial in the long-term. Port Moody is a small city that has many pockets 
of retail that can be accessed pretty easily by walking, cycling, or taking transit. 

The city should be focusing on transit oriented developments and 15 minute cities. Defaulting to 
providing people with space for a car translates to more cars on the road. St. John's should be more 
than a thoroughfare just for cars. Let's reduce car dependency. 

29. with the addition of new multi family buildings, what is the solution for increased traffic and need for 
groceries?

30. The underground parking should be accessed from James Road, not from Moray Place. 

31. I believe that I speak for a large group of residents of James Rd. when I say that we are extremely 
concerned about maintaining access to Moray St. from James Rd. through the parking lot of the 
proposed site and behind the Dairy Queen. 

That access is vital given the increased density of the area and the gridlock on St. Johns St. 

Also, unless there is a set of lights being installed at James and St. Johns. there will be no way for 
residents to access James Rd. at all. 

32. I feel that this development is in line with other developments 750m on either side of this proposed 
development.  I am in favour of this development, but do have some traffic management concerns.  It 
appears though this development will largely be accessed from the south side (Via Moray Pl) and I 
feel that this is the best option to minimize congestion on St Johns.  However, Moray Pl would need 
to be reconfigured to allow a smoother flow of traffic, given the 3 properties that would use the 
corridor (The Moody, Dairy Queen, this proposed property and Moray Place Family Rental Housing)  
Perhaps removing street parking on the south side will allow proper movement.  There are also 
concerns of James Road ingress/egress during construction, as the ~75+ residents of James Road 
have NO other options to exit their properties onto St. Johns.

33. I live on James Road and daily I cannot safely turn left at the corner of James Road and St Johns. I 
also cannot safely turn onto James Road from St Johns. We sit and wait for ages. Cars block the 
intersection constantly. The traffic is crazy almost all of the time. 

There is nowhere to park. There is already a ridiculous 6 storey apartment building being built right 
next to my townhouse complex on two residential lots!  The density should never have been allowed 
in that spot. There is a new apartment building on Moray and we already feel the traffic increase from 
that. Crossing the street on foot at St Johns and Moray is risking your life basically. 

I am fine with developments but this is the most ridiculous place to do it. 

These new buildings have very little parking because we are near the skytrain. That does not mean 
people will not have cars. The skytrain does not go everywhere and many people need their car for 
work. 

There are car dealerships across from James Road and the staff need somewhere to park, so they 
park here. 4 hour limit signs were put up. People just swap spots 2x a day. It really wasn’t a problem 
during the day with most residents being at work, now they have nowhere to park, and these 6 storey 
buildings have not even been built yet. Already the developer who has just started to prepare the lot 
is making it hard to enter and exit out homes.
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It is going to be unbearable with two developments being built on a no thru road with houses on the 
street and 50 families in the townhouses. Do we not pay taxes, do we not matter? 

34. James Road is a short street with limited parking already. We are already inundated with construction 
workers parking wherever there are no restrictions and people dropping off kids at the back of the 
field for the middle school. We won’t be able to cope with such a huge influx of residents and cars. 
With this development and Sitka we will have 300 new residences on our street. There will be cars, 
people and not to mention dogs everywhere . We also need access in and out of James Road. Trying 
to turn left at the bottom of the street is dangerous as rarely do you get people leaving a gap so you 
can get through. Having to cross 3 lanes of traffic during rush hour can take ages and is not unlike a 
game of « frogger ».

We often use the back way behind the mosque to get in and out but I believe this will be no longer 
available. When all this construction starts, living on this street is going to be noisy and a logistical 
nightmare. This used to be a quiet and private street which is being ruined by multi storey 
construction.

No new comments have been received since the second public engagement summary was 
shared with Council at the February 27, 2024 meeting
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Bylaw No. 3408 

A Bylaw to amend City of Port Moody Zoning Bylaw, 2018, No. 2937 to facilitate the rezoning of 
the properties at 3121 and 3127 St. Johns Street and 110-118 James Road from Private 
Institutional (P2) and Semi-Detached and Townhouse Residential (RM1) to Comprehensive 
Development Zone 90 (CD90). 

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. 80, 2024, No. 3408 (3121 and 3127 St. Johns Street and 
110-118 James Road) (CD90)”.

2. Amendments

2.1 City of Port Moody Zoning Bylaw, 2018, No. 2937 is amended by rezoning the 
following lands from Private Institutional (P2) and Semi-Detached and 
Townhouse Residential (RM1) to Comprehensive Development Zone 90 (CD90). 

LOT A, PLAN NWP51504, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT 
PID: 024-670-529 

LOT 112, PLAN NWP57529, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT 
PID: 005-606-322 

LOT 100, PLAN NWP51504, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT 
PID: 004-947-941 

STRATA LOT 1, PLAN BCS1104, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT, TOGETHER WITH AN INTEREST IN 
THE COMMON PROPERTY IN PROPORTION TO THE UNIT 
ENTITLEMENT OF THE STRATA LOT AS SHOWN ON FORM 1 OR V, 
AS APPROPRIATE 
PID: 026-156-539 
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STRATA LOT 2, PLAN BCS1104, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT, TOGETHER WITH AN INTEREST IN 
THE COMMON PROPERTY IN PROPORTION TO THE UNIT 
ENTITLEMENT OF THE STRATA LOT AS SHOWN ON FORM V 
PID: 026-156-547 
 
STRATA LOT 3, PLAN BCS1104, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT, TOGETHER WITH AN INTEREST IN 
THE COMMON PROPERTY IN PROPORTION TO THE UNIT 
ENTITLEMENT OF THE STRATA LOT AS SHOWN ON FORM V 
PID: 026-156-555 
 
STRATA LOT 4, PLAN BCS1104, DISTRICT LOT 190, GROUP 1, NEW 
WESTMINSTER LAND DISTRICT, TOGETHER WITH AN INTEREST IN 
THE COMMON PROPERTY IN PROPORTION TO THE UNIT 
ENTITLEMENT OF THE STRATA LOT AS SHOWN ON FORM V, AS 
APPROPRIATE 
PID: 026-156-563 
 
AND 
 
THAT 76.3SQ.M PORTION OF MORAY PLACE TO BE CLOSED, 
 

all as shown on the 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 CD90 to Schedule D: 

“CD90.  Comprehensive Development Zone 90 (CD90) 

CD90.1 Intent 

The intent of this zone is to facilitate the development of a 
mixed residential and commercial use project. 

CD90.2 Permitted Uses 

The following uses are permitted within the 
Comprehensive Development Zone 90: 

(a) Principal Use i. Artist Studio – Type A 
ii. Building Manager Office 
iii. Child Care Use 
iv. Convenience Retail 
v. Multi-Residential  
vi. Office 
vii. Personal Service 
viii. Restaurant 
ix. Retail 
x. Retail Food Service  

(b) Secondary Use i. Home Occupation –  
Type A and Type C 
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ii. Off-Street Parking 
 

CD90.3 Condition of Use 

Multi-Residential Use is limited to Market Rental Use and 
is subject to a Housing Agreement Bylaw. 

CD90.4 Coverage 

The maximum permitted coverage of all buildings and 
structures in the CD90 Zone shall not exceed 59% of the 
net lot area, excluding all structures less than 0.6m above 
grade. 

CD90.5 Floor Area Ratio 

90.5.1 The Floor Area Ratio permitted in the CD90 Zone 
shall be calculated in accordance with section 5.3.4 
of the Zoning Bylaw and shall not exceed 3.05 
based on the net lot area. 

90.5.2 The total Residential Floor Area Ration in the CD90 
Zone shall be calculated in accordance with section 
5.3.4 of the Zoning Bylaw and shall not exceed 
2.91 based on the net lot area. 

CD90.6 Building Height 

Within the CD90 Zone, buildings shall not exceed a height 
of 6 storeys and shall not exceed a maximum height of 
18.4m (60.4ft) as measured from the average existing 
grade to the highest point of the roof, excluding all roof top 
mechanical equipment and elevator run-on shafts. 

CD90.7 Setbacks 

Buildings and structures within the CD90 Zone shall 
comply with the following setbacks: 

Front: 3.47m (11.4ft) 
Rear: 5.03m (16.5ft)  
East: 4.72m (15.5ft) 
West: 3.5m (11.5ft) 

CD90.8 Parking, Loading, and Bicycle Parking 

90.8.1 A minimum of 241 off-street parking spaces shall 
be provided for permitted residential and 
commercial uses, consisting of: 

a) 198 resident spaces; 
b) 14 commercial spaces; and 
c) 29 resident visitor spaces. 
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90.8.2 Of the total number of off-street parking spaces 
required: 

a) a minimum of 6 resident spaces shall be 
accessible; and 

b) a maximum of 65 spaces may be small car 
spaces. 

90.8.3 A minimum of 1 loading space shall be provided. 

90.8.4 A minimum of 281 long-term bicycle parking spaces 
and 24 short-term bicycle parking spaces shall be 
provided. 

90.8.5 All parking, loading and bicycle parking spaces and 
parking manoeuvring aisle widths shall meet the 
minimum size requirements in Part 6 of the Zoning 
Bylaw. 

90.8.6  The provision of electric vehicle charging 
infrastructure in the CD90 Zone shall comply with 
the regulations in section 6.11 of the Zoning 
Bylaw.”. 

3. Attachments and Schedules 

3.1 The following schedule is attached to and forms part of this Bylaw: 

• Schedule A – Location Map. 

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 24th day of September, 2024. 

Read a second time this 24th day of September, 2024. 

Public Hearing held this      day of           , 2024. 

Read a third time this       day of           , 2024. 

Adopted this       day of           , 2024. 
 
 
 
 
 
 
 
M. Lahti 
Mayor 

  
 
 
 
 
S. Lam 
City Clerk 
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I hereby certify that the above is a true copy of Bylaw No. 3408 of the City of Port Moody.  
 
 
 
 
S. Lam 
City Clerk 
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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. 80, 2024, No. 3408 (3121 and 3127 St. Johns 
Street and 110-118 James Road) (CD90). 

 

_____________________ 
Corporate Officer 
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