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Date: December 3, 2024 
Submitted by: Community Development Department – Development Planning Division 
Subject: Second Reading – OCP and Rezoning (TOD) – 3060-3092 Spring Street, 

80-85 Electronic Avenue, and 2806 Spring Street (Beedie Living)

Purpose 
To present an Official Community Plan (OCP) amendment bylaw and two rezoning bylaws for 
second reading and referral to public hearing, as well as to present the draft term sheet setting 
out the applicant’s obligations as part of redevelopment of the subject lands. The purpose is to 
facilitate the development of a high-density mixed-use development on one site and a six-storey 
women’s transition housing facility on a second site, both in the Moody Centre Transit Oriented 
Development (TOD) area. 

Recommended Resolution(s) 

THAT City of Port Moody Official Community Plan Bylaw, 2014, No. 2955, Amendment 
Bylaw No. 39, 2024, No. 3475 (Beedie – Moody Centre) be read a second time as amended 
as recommended in the report dated December 3, 2024, from the Community 
Development Department – Development Planning Division regarding Second Reading – 
OCP and Rezoning (TOD) – 3060-3092 Spring Street, 80-85 Electronic Avenue, and 2806 
Spring Street (Beedie Living); 

AND THAT City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 98, 
2024, No. 3473 (Beedie – Moody Centre) (CD94) be read a second time as amended; 

AND THAT City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 99, 
2024, No. 3474 (2806 Spring Street) (CD95) be read a second time; 

AND THAT the Community Amenity Contributions be waived for the affordable housing 
project at 2806 Spring Street (CD95), per section 9 of the City’s Community Amenity 
Contribution Program Corporate Policy (2017-01); 

AND THAT the document titled “Beedie Living Port Moody TOD Term Sheet (Draft)” be 
used as the basis for preparation of a development agreement setting out the applicant’s 
obligations as part of the redevelopment of the subject lands; 

AND THAT Bylaw Nos. 3473, 3474, and 3475 be referred to public hearing. 
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Executive Summary 
This report addresses the development application by Beedie Living (Beedie) for two sites: 
one located at 3060-3092 Spring Street and 80-85 Electronic Avenue (main site), and the 
other located at 2806 Spring Street (second site). The proposed mixed-use transit-oriented 
development (TOD) comprises three residential towers (32, 34, and 38 storeys), commercial 
space, including childcare, and a plaza on the main site, along with a six-storey women’s 
transition housing facility on the second site. Ownership of the second site will be transferred 
from Beedie to BC Housing prior to or at the time of occupancy. 

Council gave first reading to the proposed bylaws on July 23, 2024, and directed they will be 
brought back for second reading and referral to public hearing once a number of topics had 
been addressed, including preparation of term sheet that sets out Beedie’s financial 
contributions (cash and in-kind) and other on- and off-site obligations as part of the 
development. All these topics have now been addressed.  

Prior to giving second reading to the bylaws, three amendments are proposed to the OCP 
amending bylaw and the rezoning bylaw for the main site.  

Background 
At the Regular Council meeting on July 23, 2024, Council considered a report by staff 
(Attachment 1) and gave first reading to three bylaws including the OCP amendment bylaw, 
Bylaw No. 3475 (Attachment 2), the rezoning bylaw for the main site, Bylaw No. 3473, 
(Attachment 3), and the rezoning bylaw for the second site related to the women’s transition 
housing facility, Bylaw No. 3474 (Attachment 4). Together, the bylaws would facilitate three 
residential towers ranging from 32 to 38 storeys containing a total of 981 residential units. The 
proposed development would also include a minimum 6,300m2 (67,815ft2) of commercial space, 
including a childcare facility.  
 
At the meeting, Council also raised a number of topics for further information and consideration 
by Beedie and City staff prior to bringing the bylaws back for consideration of second reading 
and referral to public hearing. These topics included: 
 

 Greenery and Flexibility:  Enhance green spaces throughout the project, including the 
plaza and roof top areas, and designing them to be more flexible to better meet the 
community’s needs. 

 Plaza Design: Enhance the current design of the plaza area, such as increasing 
greenery, including more trees and plantings, to create a more inviting space. The plaza 
should also be programmed to accommodate various seasonal activities and reduce the 
austere concrete feel. 

 Vibrant Streetscape: Create a more vibrant streetscape with diverse uses at the street-
level commercial spaces to enhance the overall pedestrian experience. 

 Streetscape Enhancements: Increase green elements in the streetscape to improve the 
overall environment and make it more appealing. 

 Clarity on Financial Contributions: Provide more information regarding Community 
Amenity Contributions (CACs) and density bonus payments to the City. 
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 Sustainability and Environmental Considerations: Provide assurance that the project will 
meet the City’s Step Code requirements, particularly concerning the amount of glazing 
on the towers. 

 Job Creation: Explore opportunities to increase the number of jobs generated by the 
project. 

 Additional Features: Consider incorporating artist studios into the project mix, as well as 
providing a clear strategy for car sharing. 

 Noise Mitigation: Develop a strategy to mitigate noise from the nearby rail and transit 
corridor to ensure minimal impact on residents. 

Each of these topics is addressed in this report. 

Discussion 
Development Proposal Summary 
Beedie’s proposal includes the following key elements, per the draft Comprehensive 
Development (CD) zones that have been prepared: 
 

Development Summary 
 Main Site (CD 94) Second Site (CD 95) 
Land Area 15,528m2 (167,142ft2) 810m2 (8,713ft2) 
Gross Floor Area 80,080m2 (861,974ft2) 3,116m2 (33,543ft2) 
FAR 5.26 3.8 

Residential Floor Area Market: 78,424m2 (844,149ft2) 
KFN: 1,655m2 (17,814ft2) 3,150m2 (33,906ft2) 

Residential Units 981 (including approximately 
20 non-market) 40-50 non-market 

Commercial (Employment) 
Floor Area 

6,300m2 (67,813ft2) – minimum 
6,700m2 (72,118ft2) – maximum None 

Indoor Amenity Space – m2 (ft2) 1,975m2 (21,259ft2) 145m2 (1,561ft2) 
Below Grade Vehicle Parking – 
All Uses Combined 868 stalls – minimum 4 stalls – minimum 

 

Residential 
Beedie estimates that the main site will have a total of 981 dwelling units based on its most 
recent plans and the second site with the women’s transition facility will have between 40 and 
50 units of varying sizes. 
 
Non-Market Housing – 2806 Spring Street  
The site at 2806 Spring Street is planned for Second-stage Women’s Transitional Housing, 
which is a support program through BC Housing that provides women and their children with 
safe, affordable housing for six to 18 months after leaving abusive situations. It provides a 
stable and secure environment where residents can access services and transition to long-term 
housing within the region.  Rents will meet or exceed the requirements of Port Moody’s policy 
for non-market housing. An operator of the facility has recently been selected by BC Housing 
and that operator is beginning work with BC Housing, Beedie and the project architects to 
finalize the facility programming and floor plans. 
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The transition housing facility is planned with a total residential floor area of up to 3,150m2 
(33,907ft2), plus common amenity space, and will accommodate approximately 40-50 units of 
different sizes. The proposed non-market housing equates to approximately 4% of the total 
residential floor space of the overall development including the independent amenity space for 
the facility. While 4% is below the 6% target in the Inclusionary Zoning – Affordable Rental Units 
Policy, there may be an opportunity for Beedie to make up the difference within the main 
development site with the units that are proposed to be provided to kʷikʷəƛ̓əm (Kwikwetlem) 
First Nation (KFN). Details on the KFN housing are provided in the next section of this report. 
 
Beedie has committed to starting development of the facility at about the same time as phase 
one development starts on the main site and this commitment is included in the term sheet. 
Given that the facility is six-storey wood frame construction, as compared to concrete 
construction of the buildings on the main site, the facility is anticipated to be completed and 
opened in advance of completion of the first building on the main site. Transfer of the property 
by Beedie to BC Housing will occur either before or after the facility is completed. 
 
Proposed Amendments to the CD94 Zone Bylaw and OCP Amending Bylaw  
Through refinement of the project and further work on the development permit level drawings, 
the following items have been revised by Beedie, and the bylaws have been amended for 
second reading consideration to reflect the changes: 

 Tower Floorplate Size (results in increased unit sizes and increased family-friendly unit 
mix); 

 Potential KFN Housing; and 
 Parking (to ensure that commercial parking is not reduced). 

 
The updated items are discussed below. 

Tower Floorplate Size 
The Moody Centre Transit Oriented Development Area Guidance Framework for Official 
Community Plan Amendment and Rezoning Applications Corporate Policy (2023-01) (the 
“Guidance Framework”) adopted by Council in December 2023 provides the following 
guidance on tower floorplates sizes: 

 
 “The maximum permitted gross enclosed tower floorplate area, per level, is 790m2 

(8,500ft2), excluding balcony projections.  
 
At the time of first reading of the bylaws, Beedie was proposing maximum tower floorplate sizes 
of 770m2 (8,288ft2), excluding balcony projections. 
 
Through further analysis as the project progresses towards development and building permit 
drawings, Beedie found opportunities to improve the originally envisioned unit layouts and sizes 
to achieve greater efficiency and maximize livability (e.g., support columns internal to the units, 
inset balconies for some units, studio units that were too small, and awkward layouts, notably 
for some of the larger family-friendly units).  
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Redesigning the units to address these issues has resulted in a modest change in tower 
floorplate sizes.  Beedie is therefore requesting that the OCP amending bylaw and rezoning 
bylaw for the main site be amended to increase the maximum permitted tower floorplate size to 
790m2 (8,500ft2), which is a 2.6% increase (20m2 / 215ft2). 

This proposed increase in floorplate sizes will result in the following changes to the unit mix and 
average sizes as shown in the two tables below. 
 

Change in Unit Mix 

Unit Type 
First Reading  Proposed Variance 

Unit Count % Unit Count % Unit Count  
Studio 58 6% 

49% 
0 0% 

49% 
-58 

1 Bed 248 25% 272 28% +52 
1 Bed + Den 179 18% 207 21% 
2 Bed 293 30% 40% 287 29% 40% +3 
2 Bed + Den 99 10% 108 11% 
3 Bed + PHs 104 11% 107 11% +3 
Total  981 100% 981 100% - 

 
As shown in the table above, there are no longer any studio units being proposed. 
Consequently, the overall average unit size increases by 3.2% or about 2.1m2 (23ft2). There is 
no change to the total number of units (981). 

As shown in the table below, all units, with the exception of the one bedroom plus den units, 
increase in average size: 
 

Change in Unit Sizes 
Unit Type First Reading   Proposed 
Studio 43.4m2 (467ft2) N/A 
1 Bed 51.6m2 (556ft2) 52.2m2 (573ft2) 
1 Bed + Den 57.5m2 (619ft2) 54.5m2 (587ft2) 
2 Bed 74.7m2 (804ft2) 76.4m2 (822ft2) 
2 Bed + Den 87.0m2 (937ft2) 92.0m2 (990ft2) 
3 Bed + PHs 94.4m2 (1,016ft2) 94.6m2 (1,018ft2) 

 
Beedie will continue to meet the City’s Family-Friendly Units Policy, with a minimum of 51% of 
the units meeting the criteria in the policy. Beedie has indicated to staff that it may exceed that 
percentage, but that will depend on market demand at the time of pre-sales and construction. 
 
The proposed minor increase to the maximum permitted floorplate size has no material impact on 
building massing (i.e., form). However, replacing the inset balconies with cantilevered balconies 
on some building elevations and moving interior support columns to the exterior does affect 
building design (i.e., character). Beedie has prepared the attached change submission package 
which shows the new rendering and elevation drawings compared to what was presented at the 
time of first reading with what is now proposed (Attachment 5). Staff believe that the proposed 
changes to the tower design are minor and do not materially affect the overall design. That said, 
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staff's initial review has identified some elements that will be requested to closer align with the 
original building designs. An additional architectural review will occur with the development permit 
phase. 
 
Overall, staff support the proposed amendment to the bylaws for the maximum tower floorplate 
size as it improves livability by removing the smallest units, creates more efficient layouts without 
any internal support columns, and provides slightly larger units.  

Potential kʷikʷəƛ̓əm (Kwikwetlem) First Nation Housing 
Staff noted to Council in the first reading report that Beedie has been in discussions with KFN to 
enter into an agreement allocating space in the phase one tower for First Nations housing.  

The approach will see 1,655m2 (17,813ft2) of residential floor area, accommodating about 20 
units, sold at cost to KFN for non-market rental housing. The first reading report indicated that 
further details regarding this proposed KFN housing component would be reported at the time of 
second reading consideration and incorporated into the draft term sheet. In anticipation of the 
delivery of this non-market housing on the main site, the draft CD94 zone included a provision 
that sets aside 1,655m2 (17,813ft2) of residential floor area specifically for this use.  
 
Beedie has informed staff that it is in the process of negotiating a formal Memorandum of 
Understanding (MOU) with KFN on the terms and conditions of delivery of this housing. What 
Beedie is proposing in the MOU includes, approximately 20 units, with a mix of one, two and 
three bedroom units. However, Beedie has told staff that it is unknown at this point what 
housing needs KFN has. To ensure the housing will support the needs of the nation, KFN is not 
ready to commit to a specific unit mix or rental type at this time. It is also possible that the unit 
mix and rental plan may change. In providing this flexibility, the exact number and percentage of 
below market units is to be determined.  
 
Staff have had no discussions directly with KFN on this matter and are respecting the process 
currently underway between Beedie and KFN to finalize a MOU. Beedie has indicated that once 
the MOU is finalized, a copy will be shared with the City so that the exact terms and conditions 
are known. 
 
Given the above circumstances, staff are recommending the following, which Beedie has 
agreed to: 

1. That the CD94 zone be amended as part of second reading to make non-market 
housing a potential use, but not a required use to provide flexibility on how the 
inclusionary housing is achieved. 

2. That the draft term sheet specify that if the 1,655m2 (17,813ft2) of residential floor area is 
acquired by KFN, there will be no Housing Agreement Bylaw that specifies the type of 
residential use unless KFN agrees to this condition.  

3. That the draft term sheet specify that if KFN does not acquire the 1,655m2 (17,813ft2) of 
residential floor area, a Housing Agreement Bylaw will be adopted which requires that 
the space be used for non-market housing.  

4. That the draft term sheet require that agreement between Beedie Living and KFN be 
reached prior to the issuance of the first development permit for the main site. If 
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agreement is not reached and Beedie wishes to obtain the development permit, clause 3 
above will apply. 

 
Staff support providing KFN the opportunity to determine their housing needs in due course as it 
aligns with the City’s Strategic Goal of, “enhancing community wellbeing, including incorporating 
our values, including diversity, equity, inclusion, Truth and Reconciliation, and climate action, 
into our policies, plans, and initiatives”. 
 
As mentioned earlier in this report, Beedie intends to meet the Inclusionary Zoning – Affordable 
Rental Units Policy by the combination of the Women’s Transitional Housing Facility and 
additional housing on the primary site. As noted, the KFN housing may or may not include non-
market units and would not be subject to a Council approved housing agreement bylaw. If the 
KFN housing does not include non-market housing, the project would not be meeting the intent 
of the 6% non-market housing outlined in the policy. 
 
Vehicle Parking 
At the time that Council gave first reading to the rezoning bylaw for the main site, the section on 
Parking, Loading, and Bicycle Parking read: 

The provision of parking, loading and bicycle parking for Buildings in the CD94 zone 
shall comply with the applicable regulations in section 6 of the Zoning Bylaw except 
where amended by the following regulations in conjunction with transportation demand 
management measures: 

Type of Use  Vehicle Parking Required  
All uses combined, including 
residential, commercial and visitor  

868 spaces 

 
For clarity, the table in this section of the bylaw has been amended to read as follows: 
 

Type of Use  Vehicle Parking Required  
Commercial and Visitor  181 spaces 
Residential  687 spaces  

 
The amendment reflects that Beedie is not proposing to reduce its commercial parking 
requirements below those set out in the Zoning Bylaw. It is only the residential parking where a 
reduction is proposed.  
 
Draft Term Sheet 
The attached draft term sheet titled “Beedie Living Port Moody TOD Term Sheet (Draft)” will 
be used as the basis for preparation of two development agreements – one for each site – 
setting out Beedie’s obligations as part of the redevelopment of the subject lands 
(Attachment 6). Completion of the two development agreements, ready to register on land 
title, will be one of the conditions of bringing forward the bylaws to Council for adoption. 
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 Key conditions of the draft term sheet include: 
 

 Financial contributions from Community Amenity Contributions, Development Cost 
Charges, 215A Development Levies, and Density Bonus totaling approximately 
$27,800,000 (see Financial Implications section for additional details). 

 Beedie designing, constructing and maintaining the plaza at its expense and providing 
a statutory right of way (SROW) to allow public access at all times. 

 A Housing Agreement Bylaw being prepared and adopted for the women’s transition 
facility at 2806 Spring Street. 

 As discussed earlier, if KFN does not acquire some or all of the residential floor area 
allocated to them on the main site, this floor area will be subject to a Housing 
Agreement Bylaw requiring that it be used instead for below market rental housing. 

 A number of off-site improvements and upgrades, including: 
o constructing the Golden Spike Way extension along the rear of the main site 

development and providing SROWs allowing access at all times by the City and 
the public; 

o constructing improvements to its Spring Street frontage in accordance with the 
Moody Centre Transit-Oriented Community Design Guidelines; 

o designing and constructing a road connecting Spring Street and the Golden 
Spike extension, which will be located immediately to the east of the proposed 
realigned and daylit creek on the PCI property, and turned over to the City; and 

o upgrading Buller Street. 
 Beedie providing the land to extend Spring Street eastward through to Buller Street and 

Beedie acquiring a portion of Electronic Avenue (which will be renamed “Electronic 
Mews”. 

 Adherence to the City’s Step Code policy and potential connection to the NEU that is 
being explored.   

 
Response to Council Concerns 
Based on a review of the July 23, 2024, Council meeting, the following table outlines the issues 
raised by Council and the applicant’s response to those concerns: 
 

Issue Applicant’s Response 
  
Greenery and 
Flexibility 

Council expressed a desire to see more greenery throughout the 
development, including on the plaza (discussed below), by enhancing the 
streetscape (also discussed below) and on the rooftops.  
 
In response, Beedie has prepared an updated concept plan that shows 
where greenery is planned (Attachment 7). Among other features, it 
includes a community garden on the rooftop of the west podium. This 
concept plan will be refined at the development permit stage for each of 
the two phases of the project.    
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Plaza Design Beedie is proposing a large plaza on the main site in phase two, referred 
to as the "Living Room," which could be programmed in various ways. At 
the time of the first reading report, staff noted that discussions were 
continuing between staff and Beedie to determine the ultimate ownership 
of the plaza (City versus private) since both options have their pros and 
cons. It has now been concluded that the plaza will remain in Beedie’s 
ownership, with an SROW to allow public access. The attached draft term 
sheet includes a high level concept (attached to the term sheet) showing 
the high level conceptual plan for the plaza. 
 
The detailed plaza design will be prepared as part of the development 
permit for phase 2 of the development on the main site. It will take into 
consideration Council’s direction to enhance the design of the plaza area, 
such as increasing greenery, including more trees and plantings, to create 
a more inviting space and also to program the plaza to accommodate 
various seasonal activities and reduce the austere concrete feel. Council 
will have an opportunity to review the detailed plaza design when the 
phase 2 development permit is brought forward for approval.  

  
Vibrant 
Streetscape and 
Streetscape 
Enhancements 

Council is seeking to create a vibrant streetscape with diverse uses at the 
street-level commercial spaces to enhance the overall pedestrian 
experience, as well as to increase green elements in the streetscape. 
 
As reported to Council at the time of first reading of the bylaws, Moody 
Centre Transit-Oriented Community Design Guidelines were being 
prepared that are intended to be added to the Guidance Framework. The 
design guidelines present a unified approach to urban landscape planning 
and streetscape standards to create a safe, inviting, high quality public 
realm while enabling uniquely designed individual projects that fit within 
this new transit-oriented neighbourhood. To provide overall guidance, they 
encompass a range of elements such as accommodating various modes 
of transportation, creation of a series of character nodes and related public 
spaces, along with incorporating streetscape elements (e.g., lighting, 
street furniture, signage and wayfinding, softscape and hardscape areas), 
tree and vegetation planting, and high-level stormwater management 
opportunities. 
 
These guidelines have now been completed and they will be brought 
forward to Council in early 2025. 

  
Clarity on 
Financial 
Contributions 

Detailed information regarding the financial contributions that this project 
would provide can be found in the Financial Implications section of this 
report. In summary, the following payments would be made: 
 

Financial Contribution Amount 
Community Amenity Contributions (CACs) $1,590,000 
215 Development Levies $2,589,000 
Development Cost Charges (DCCs) $7,560,000 
Density Bonus Payment $16,100,000 

Total $27,839,000 
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Sustainability and 
Environmental 
Considerations 

Beedie has committed to meeting or exceeding Step Code 3 of the BC 
Energy Step Code and providing a Low Carbon Energy System (including 
accommodation of a potential District Energy System). This commitment 
meets the City’s BC Energy Step Code and Zero Carbon Step Code 
Rezoning Applications Corporate Policy (2019-03). 
 
The amount of glazing on the towers is designed taking the Step Code 
requirements into consideration.  
 
Beedie has also committed to terms and conditions under which it would 
connect to the Neighbourhood Energy Utility (NEU) that the City is 
currently exploring if it is found to be feasible and the City implements it.   

  
Job Creation Beedie had initially proposed 4,319m2 (46,484ft2) of commercial floor area 

on its main site, all of it on the first floor (street level) of the buildings. 
Based on input from Council and staff to explore ways to increase 
employment when the application was presented to the Community 
Initiatives and Planning Committee (CIPC) in February 20, 2024, Beedie 
added a second level of commercial floor area on the west podium. This 
space is intended to accommodate both office users and a childcare 
facility. This resulted in the commercial floor area being increased by 46% 
to a minimum of 6,300m2 (67,815ft2). The draft CD zone sets a maximum 
of 6,700m2 (72,120ft2) of commercial floor area to give Beedie flexibility to 
add more floor area if feasible at the detailed development permit and 
building permit stages when the floor area plans are fully developed. 
While not considered as commercial floor area and therefore not part of 
the jobs total, Beedie is also proposing approximately 223m2 (2,400ft2) of 
co-working space for use by residents of the development, a reflection of 
the emerging trend of more people working at least part of the time from 
their homes and sometimes seeking space to work outside of their homes, 
but in close proximity. This co-working space is part of the minimum of 
1,975m2 (21,260ft2) of indoor amenity space that will be provided on the 
main site and may attract more work from home residents to the 
development. 
 
In total, Beedie’s main site is estimated to support between 520 and 555 
jobs based on the mix of tenant types and sizes that Beedie anticipates 
being most interested in locating on the site. 
 
Beedie has considered Council’s desire expressed at the time of first 
reading to see even more job creation on the site beyond that described 
above. However, that could only be achieved by adding more above grade 
employment floor area, which would mostly likely be in the form of more 
office space. Beedie believes that there is not sufficient market demand to 
warrant more office space on top of that already added to the second 
storey of the west podium. Beedie has also noted to staff that adding more 
commercial floorspace would require an additional below grade parking, 
which would be costly since it would mean going down another level.  For 
these reasons, Beedie wishes to stay with the current range of 6,300m2 
(67,815ft2) to 6,700m2 (72,120ft2) of commercial (employment) floor area 
set out in the proposed CD94 zone. 
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Additional 
Features – Artist 
Studios and 
Public Art 

With respect to Council’s request at first reading that Beedie consider 
incorporating artist studios into the project mix, Beedie has noted to staff 
that the commercial space can accommodate artist studios if there is 
demand, but it would not be on a dedicated basis. Staff also note that 
PCI’s proposed development immediately to the west of Beedie’s main 
site is setting aside approximately 372m2 (4,000ft2) of its ground level 
commercial floor space for use by a community-active artist or arts 
organization.  
 
Beedie has committed $2.4 million to public art. Beedie has engaged a 
public art consultant and a detailed public art plan will be developed. 
Completion of this public art plan to the satisfaction of the City will be a 
condition of receiving a development permit for the main site. 

  
Transportation 
Demand 
Measures 

Beedie is proposing a number of Transportation Demand Management 
(TDM) measures. These measures, which are elaborated upon in the draft 
term sheet (Attachment 6), include: 
 
 car share vehicles;  
 enhanced secured bicycle parking for all required bicycle parking 

spaces;  
 enhanced bicycle facilities including wash and repair stations, and 

end-of-trip facilities for non-residential users which will include 
showers and lockers; and 

 a financial contribution of $175,000 toward subsidizing monthly transit 
passes. 

  
Noise Mitigation Beedie is proposing the following approach to mitigating noise from the 

adjacent rail and transit corridor: 
 
 Beedie will be engaging an acoustic consultant to conduct detailed 

noise impact studies at various stages of the project. This will include 
baseline noise measurements and analysis of both daytime and night-
time noise levels from the rail and transit corridor. The consultant will 
also assess potential noise sources such as vibrations. 

 Based on the acoustic study, Beedie will develop and incorporate a 
noise attenuation strategy tailored to the specific conditions of the 
site. This may include the use of high-performance glazing, enhanced 
wall assemblies, and soundproofing materials in critical areas such as 
residential units facing the transit corridor. The design of the buildings 
will also consider the orientation of windows, balconies, and common 
spaces to minimize exposure to direct noise sources. 

 Where necessary, modifications to the building design may be made 
to further reduce noise intrusion. This could include strategic 
placement of mechanical rooms or acoustic buffers such as 
landscaped zones. The overall design will prioritize both noise 
reduction and aesthetic integration with the surrounding urban 
context. 

 
Further details on the specific noise mitigation measures that will be 
incorporated into building design and construction will be determined at 
the development and building permit stages. 
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Concluding Comments 
The proposal would provide about 981 dwelling units on the main site, along with the women’s 
transition housing facility comprising between about 40 and 50 units on the second site. The 
inclusion of a plaza, referred to as the “Living Room”, on the main site presents an opportunity 
for recreation and social interaction, with the programming details, including public art, to be 
determined at the development permit stage for phase 2 of the project. The commercial space 
planned for the project, including retail, office and a large child care facility, will support an 
estimated 520 to 555 jobs. The proposal to extend Spring Street through Beedie’s site to 
connect to Buller Street plays a crucial role in enhancing connectivity within the Moody Centre 
TOD neighborhood and to other parts of the community. If approved, the project would make a 
significant financial contribution the City, totaling approximately $27.8 million.  

Other Option(s) 
THAT Bylaw No. 3475, Bylaw No. 3473, and/or Bylaw No. 3474 not be read a second time and 
be referred back to the applicant and staff to address the following items: 
 

>insert items< 

Financial Implications 
Developer Financial Contributions 
Beedie’s financial contributions to the City are estimated below: 
 

Beedie Financial Contributions 
Financial Contributions to City Value 
Community Amenity Contributions*  
     General Reserve (66.6%) $1,060,000 
     Affordable Housing Reserve (33.3%) $530,000 
Total CACs $1,590,000 
  
Density Bonus Payment $16,100,000 
  
215A Development Levy Fee** $2,589,000 
  
Development Cost Charges to be Paid $7,560,000 
  

GRAND TOTAL  $27,839,000 
* Excludes 2806 Spring Street. 
** The eastern portion of Beedie’s site between Electronic Avenue and 

Buller Street falls within the City’s 215A Levy Area of Inlet Centre and is 
subject to development levies rather than CACs and DCCs.  

 
The above fees are to be paid prior to the issuance of a building permit. Each phase of the 
project for which a building permit is necessary will be assigned a pro rata share of the 
payment with such share being payable prior to the issuance of the building permit for that 
phase. 
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CAC Waiver Request for Women’s Transitional Housing Facility 
Per section 9 of the City’s Community Amenity Contribution Program Corporate Policy (2017-
01), staff are recommending that the CACs be waived by Council for the affordable housing 
(non-market rental) project at 2806 Spring Street. These CACs, if payable, would total about 
$130,000. 

Communications and Public Engagement Initiatives 
Notification signs informing the public of the development application were placed on the 
subject sites in accordance with the City of Port Moody Development Approval Procedures 
Bylaw, 2011, No. 2918. 
 
Two updated Engage Port Moody summary reports are attached: one for the main site 
(Attachment 8) and the other for the second site (Attachment 9). 
 
For the main site, a total of 86 comments were received up to November 14, 2024. Of those 
comments, 18 were supportive, 68 were opposed and 7 had a mixed reaction. The majority of 
those opposed had concerns with the heights of the buildings, as well as traffic and 
community impacts. Those in support felt that it would make a positive contribution to the 
area. Verbatim comments for all responses are included in the summary. 
 
For the second site, no further comments have been received since the previous public 
engagement summary was shared at first reading. In summary, a total of 10 comments were 
received up to November 14, 2024. Of those comments, none were supportive, eight were 
opposed and two had a mixed reaction. Concerns included building design and also that the 
proposed use would not be a good fit for the area. Verbatim comments for all responses are 
included in the summary. 
 
Beedie has undertaken a public engagement program that began prior to submission of its 
application in mid-2023. The results were contained in a report prepared for Beedie by its 
community relations consultants that was part of the first reading report to Council.  
 
If the project proceeds through second reading of the bylaws, the public will have an opportunity 
to comment at the Public Hearing, for which notification will be provided in accordance with 
Development Approval Procedures Bylaw, 2023, No. 3417. 

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

 Strategic Goal 2.3 – Enhance and expand parkland and open spaces; 
 Strategic Goal 3.1 – Create complete and connected communities through 

balanced growth; 
 Strategic Goal 3.3 – Enhance community wellbeing; 
 Strategic Goal 4.1 – Improve the local business climate; and 
 Strategic Goal 4.3 – Leverage public spaces. 

  

25

Considered at the December 3, 2024, Special Council meeting
Attachment 1



  14 

Attachment(s) 
1. Report considered at the July 23, 2024, Regular Council Meeting. 
2. Draft OCP Amendment Bylaw No. 3475. 
3. Draft Zoning Amendment Bylaw No. 3473. 
4. Draft Zoning Amendment Bylaw No. 3474. 
5. Change Submission Package – 3060-3092 Spring Street and 80-85 Electronic Avenue. 
6. Draft Term Sheet – 3060-3092 Spring Street and 80-85 Electronic Avenue, and 2806 

Spring Street. 
7. Updated Landscape Plan – 3060-3092 Spring Street and 80-85 Electronic Avenue. 
8. EngagePM Summary Report – 3060-3092 Spring Street and 80-85 Electronic Avenue. 
9. EngagePM Summary Report – 2806 Spring Street. 

Report Authors 
Dejan Teodorovic, MCIP, RPP 
Senior Planner 
 
Wesley Woo, MCIP, RPP 
Manager of Development Planning 
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Report Approval Details 

Document Title: Second Reading - OCP and Rezoning (TOD) - 3060-3092 Spring 
Street, 80-85 Electronic Avenue, and 2806 Spring Street (Beedie 
Living).docx 

Attachments: - Attachment 1 - Report considered at the July 23, 2024, RC 
meeting - Bylaw Nos. 3475, 3473, 3474 - Beedie Living.pdf 
- Attachment 2 - Draft OCP Amendment Bylaw No. 3475.pdf 
- Attachment 3 - Draft Zoning Amendment Bylaw No. 3473.pdf 
- Attachment 4 - Draft Zoning Amendment Bylaw No. 3474.pdf 
- Attachment 5 - Change Submission Package - 2060-3092 Spring 
Street and 80-85 Electronic Avenue.pdf 
- Attachment 6 - Draft Term Sheet - 3060-3092 Spring Street and 
80-85 Electronic Avenue.pdf 
- Attachment 7 - Updated Landscape Plan - 2060-3092 Spring 
Street and 80-85 Electronic Avenue.pdf 
- Attachment 8 - EngagePM Summary Report - 3060-3092 Spring 
Street and 80-85 Electronic Avenue.pdf 
- Attachment 9 - EngagePM Summary Report - 2806 Spring 
Street.pdf 

Final Approval Date: Nov 26, 2024 

 

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

Kate Zanon, General Manager of Community Development - Nov 25, 2024 

Stephanie Lam, City Clerk and Manager of Legislative Services - Nov 25, 2024 

Lindsay Todd, Manager of Communications and Engagement - Nov 25, 2024 

Paul Rockwood, General Manager of Finance and Technology - Nov 26, 2024 

Anna Mathewson, City Manager - Nov 26, 2024 
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Date: July 23, 2024 
Submitted by: Community Development Department – Development Planning Division 
Subject: First Reading, Bylaw Nos. 3475, 3473, and 3474 – Official Community Plan 

Amendment and Rezoning (TOD) Bylaws – Moody Centre (Beedie Living) 

Purpose 
To present an Official Community Plan (OCP) amendment bylaw and two rezoning bylaws for 
first reading. The purpose is to facilitate the development of a high-density mixed-use 
development on one site and a six-storey women’s transition housing facility on a second site, 
both in the Moody Centre Transit Oriented Development (TOD) area. 
 

Recommended Resolution(s) 
 
THAT City of Port Moody Official Community Plan Bylaw, 2014, No. 2955, Amendment 
Bylaw No. 39, 2024, No. 3475 (Beedie – Moody Centre) be read a first time as 
recommended in the report dated July 23, 2024, from the Community Development 
Department – Development Planning Division regarding First Reading, Bylaw Nos. 3475, 
3473, and 3474 – Official Community Plan Amendment and Rezoning (Transit-Oriented 
Development) Bylaws – Moody Centre (Beedie Living); 
 
AND THAT City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 98, 
2024, No. 3473 (Beedie – Moody Centre) (CD94) be read a first time; 
 
AND THAT City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 99, 
2024, No. 3474 (2806 Spring Street) (CD95) be read a first time; 
 
AND THAT prior to Council consideration of second reading of Bylaw Nos. 3473, 3474, 
and 3475, a term sheet be prepared and presented to Council, which will form the basis 
for a development agreement setting out the applicant’s obligations as part of the 
redevelopment of the subject lands, including the details of public amenity contributions 
and timing.  
 

Executive Summary 
This report addresses the development application by Beedie Living (Beedie) for two sites: one 
located at 3060-3092 Spring Street and 80-85 Electronic Avenue (main site), and the other 
located at 2806 Spring Street (second site). The proposed mixed-use transit-oriented 
development (TOD) comprises three residential towers (32, 34, and 38 storeys), commercial 
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space, including child care, and a plaza on the main site, along with a six-storey women’s 
transition housing facility on the second site. Ownership of the second site will be transferred 
from Beedie to BC Housing once the facility is constructed.  

Sufficient progress has been made on refining the application based on early input from 
Council, as well as from the Land Use Committee and the former Advisory Design Panel, that 
staff are bringing forward an OCP amendment bylaw and two rezoning bylaws for first reading 
consideration. If Council gives first reading to the bylaws, they will be brought back for second 
reading and referral to public hearing once a term sheet has been drafted that sets out Beedie’s 
financial contributions (cash and in-kind) and other on- and off-site obligations as part of the 
development.  

Background 
The City received an Official Community Plan (OCP) and rezoning application from Beedie on 
September 15, 2023 (with the submission being fully completed October 18th) for two sites 
within the Moody Centre TOD area, as summarized above. An Application Fact Sheet is 
provided as Attachment 1. 
 
The application was presented to the former Advisory Design Panel on January 25, 2024, to the 
Land Use Committee on February 5, 2024, and to the Community Initiatives and Planning 
Committee (CIPC) on February 20, 2024. 
 
CIPC’s input included the following requests for further information and consideration by Beedie 
and City staff: 
 

1. Traffic impacts.  
2. Increasing employment space and jobs.  
3. Potential excessive parking.  
4. Exploring the possibility of providing child care services on site notwithstanding the child 

care potentially proposed on a nearby site.  
5. More details and clarity around the proposed amenity package, including the public 

benefits and financial contributions.  
6. Seeking a more aesthetically pleasing architectural design without compromising 

building codes, if feasible.  
7. Ensuring the timeline for the women's transition housing facility aligns with the first 

phase of development.  
8. A desire to provide senior housing options alongside the women's transition facility.  
9. Integration of the Happy Cities "wellbeing policy" as soon as it is adopted/approved.  
10. Consideration of home-based and remote working jobs, with appropriate spaces in 

amenity areas.  
11. Enabling connection to a proposed district energy system.  
12. For the women's transition housing facility: exploring the possibility of greater heights 

due to its location in the TOD area; and considering negotiations with the City for 
adjacent lands. 

 
Each of these topics is addressed in this report. 
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Discussion 
Property Description 
As noted, there are two separate sites that are part of the application: 

≠ The main site (3060-3092 Spring Street and 80-85 Electronic Avenue) consists of four 
lots, all owned by Beedie (Attachment 2). Beedie plans to acquire from the City the 
portion of Electronic Avenue between Spring Street and the future Golden Spike Way 
extension to incorporate into its development as a narrow private roadway (one-way) 
with a Statutory Right of Way (SROW) for public access. In exchange, Beedie proposes 
to extend Spring Street eastward to connect to Buller Street and dedicate that land to the 
City as a road.1 This extension is an important part of enhancing connectivity both within 
the neighborhood and to other parts of the community. The final proposed development 
site is approximately 1.5 hectares (3.8 acres) in size. 

≠ The main site is proposed to be developed in two phases: the first phase composed of a 
residential tower and mixed use podium at the east end of the site adjoining Buller 
Street; and the second phase of two towers and mixed use podium on the remaining 
two-thirds of the site.  The planned phasing is intended to accommodate existing 
commercial tenancies and to facilitate the overall excavation and construction sequence 
for this major development project. 

≠ The second site (2806 Spring Street) consists of a single lot, about 810m2 (8,713ft2) in 
size, that is also owned by Beedie (Attachment 3). 

All the subject lots are within the OCP Moody Centre Transit Oriented Development land use 
designation and are currently zoned as Light Industrial (M1) (Attachment 4). 

Neighborhood Context: 
The main site fronts onto Spring Street and Buller Street. Surrounding development consists of: 

≠ North: the CPKC Rail and Evergreen Line/Westcoast Express corridor. 
≠ East: Across from Buller Street is a four-story mixed-use development completed in the 

late 1990s. It is outside of the designated Moody Centre TOD area. 
≠ West: Properties owned by PCI, currently zoned M1 and also designated in the OCP as 

Moody Centre TOD development. PCI submitted an application last year for an OCP 
amendment, rezoning, and development permit to allow a high-density mixed-use 
development. This includes commercial space at the street and second levels, artist 
space, and two 39-storey towers with 857 units of residential housing, all of it rental. 
Council received and commented on this application at its November 21, 2023, CIPC 
meeting. 

≠ South: Five lots on the south side of Spring Street facing St. Johns Street, four of which 
are zoned General Commercial (C3), and one which is zoned Service Station 
Commercial (C4). All five lots are designated in the OCP as Moody Centre TOD 
development. It is envisioned that these lots will accommodate high-density mixed-use 
development, possibly including two towers up to 26 storeys in height, through at least a 

                                                           
1 A road closure bylaw and accompanying purchase and sales agreement for this proposed road acquisition and 
exchange will be brought forward later in the process if Council supports advancing this application. 

859

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

30

Considered at the December 3, 2024, Special Council meeting
Attachment 1



  4 

partial land assembly. There are no active development applications for these 
properties. 

The second site fronts onto Spring Street, about three blocks west of the main site. Surrounding 
development consists of: 
 

≠ North: Road allowance owned by the City that is currently used for public parking. 
≠ East: Three lots zoned M1 where a land assembly is being pursued by another 

developer. There is not yet an active development application for these lots, but it is 
envisioned that, once assembled, they could accommodate a high-density mixed-use 
development, with one tower possibly up to 33 storeys in height.  

≠ West: A single small lot zoned M1 (84 Moody Street) with a newer two storey 
commercial building on it. 

≠ South: Directly across on the south side of Spring Street facing St. Johns Street, one lot 
zoned General Commercial (C3). This lot is also part of a land assembly being pursued 
by another developer for a high-density mixed-use development, with one tower possibly 
up to 26 storeys in height. 

Potential Merger of Other Properties with 2806 Spring Street  
Staff, working with Beedie, explored the possibility of merging the proposed 2806 Spring Street 
development with one or more surrounding properties to allow for a more comprehensive and 
mutually beneficial development that might include, for example, a seniors housing component 
and also a denser form of development, as suggested by CIPC.   However, based on 
discussions with adjacent property owners, it was concluded that the owners are not a point 
where their plans for any potential redevelopment are likely to happen in the same timeframe as 
redevelopment of 2806 Spring Street. Beedie's application therefore remains for the single lot 
alone and, given its relatively small size, it cannot accommodate a building of significantly more 
height, nor would more density align with the optimum size of the facility that BC Housing is 
seeking to develop on the site. 

With respect to the parcels adjacent to 2806 Spring Street: 

≠ The properties to the east, all the way to Hugh Street, are part of a land assembly, but 
the timing of when a development application may be submitted to the City is unknown. 

≠ The corner lot to the west (84 Moody Street), which has a newer two storey building on 
it, could in the future be redeveloped to accommodate up to six storeys, which would 
match the height of the building proposed for 2806 Spring Street. It would also match the 
height of the buildings recently developed on the west side of Moody Street, creating a 
balanced street wall. There is also the potential that this lot could form part of a future 
assembly that includes some of the City land discussed below. 

≠ The opportunities for the City land immediately to the north that is currently being used 
for parking are still being explored by staff. If the land is developed, at least in part, and 
requires parking, that parking could be accessed via a Statutory Right of Way (SROW) 
through the 2806 Spring Street parkade and that possibility is built into the parkade 
plans for 2806 Spring Street. Among the uses that may be appropriate for the City land 
is a seniors facility or some other form of housing that has a social / community benefit. 
Alternatively, there is also the potential for it to be used as active park space or another 
public amenity.  
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Proposal: 
Submission Document 
Beedie’s key submission document (May 2024 Revision 1 version) is included as 
Attachment 5. Also attached are a number of colour renderings of the project on the main site 
(Attachment 6) 
 
Proposed OCP Amendments  
An OCP Land Use and Building Height Designations map is included as Attachment 7. 
 
In order for the main site to be rezoned as proposed, there are four key OCP policies for the 
Moody Centre TOD area that require site-specific amendment: 
 

 increasing the maximum permitted tower height from 26 storeys up to 32, 34, and 38 
storeys;   

 increasing the maximum permitted tower floorplate size from in the range of 700m2 
(7,535ft2) to about 770m2 (8,290ft2);  

 decreasing the minimum required distance separation between towers from 60m (197ft) 
to no less than 40m (131ft); and 

 moving the eastern boundary of the TOD area from Electronic Avenue to Buller Street. 
 
These four amendments proposed by Beedie are aligned with the Moody Centre Transit 
Oriented Development Area Guidance Framework for Official Community Plan Amendment and 
Rezoning Applications Corporate Policy (the “Guidance Framework”) adopted by Council in 
December 2023 (Attachment 8).  
 
The second site at 2806 Spring Street where the six-storey women’s transition facility is 
proposed would not require any OCP amendments.   
 
Development Summary 
Beedie’s updated proposal includes the following key elements, per the draft Comprehensive 
Development (CD) zones that have been prepared: 
 
 Main Site Second Site 
Land Area – m2 (ft2) 15,528 (167,147) 810 (8,713) 
Gross Floor Area – m2 (ft2) 80,079 (861,970) 3,116 (33,543) 
FAR 5.26 3.8 
Residential Floor Area  Market: 78,424 (844,149) 

Non-Market: 1,655 (17,814) 
3,116 (33,543) 

Residential Units   981 (including approximately 
20 non-market) 

40 - 50 non-market 

Commercial (Employment) Floor Area 
– m2 (ft2) 

6,300 (67,815) - minimum 
6,700 (72,120) - maximum  

None 

Indoor Amenity Space – m2 (ft2) 1,975 (21,260) 147 (1,582) 
Below Grade Vehicle Parking - All 
Uses Combined  

868 stalls - minimum 4 stalls – minimum  
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As noted above, Beedie is proposing to phase this major development project.  The phase one 
construction is targeted to start later in 2026 with building occupancy anticipated around mid-
year 2029.  Phase two construction is forecast for late 2027 and occupancy in mid-2031. 
 
Commercial (Employment) Floorspace  
Beedie’s main development site constitutes 22.3% of the total developable area within the 
Moody Centre TOD area. According to the Employment Floorspace formula outlined on page 2 
of the Guidance Framework, the site should consequently accommodate around 625 jobs, 
which is 22.3% of the target of a minimum of 2,800 jobs (excluding home-based jobs) within the 
Moody Centre TOD area at full-build-out. This allocation aims to foster a complete community 
and contribute to Port Moody’s portion of projected regional employment. 

Beedie had initially proposed 4,319m2 (46,484ft2) of commercial floor area on its main site, all of 
it on the first floor (street level) of the buildings. Based on input from Council and staff to explore 
ways to increase employment, Beedie has added a second level of commercial floor area on the 
west podium. This space is intended to accommodate both office users and a child care facility.  
This has resulted in the commercial floor area being increased by 46% to a minimum of 6,300m2 
(67,815ft2). The draft CD zone sets a maximum of 6,700m2 (72,120ft2) of commercial floor area 
to give Beedie flexibility to add more floor area if feasible at the detailed development permit 
and building permit stages when the floor area plans are fully developed.  The employment 
supported by this commercial floor area is estimated to range from 520 to 555 jobs, which 
moves Beedie much closer to the desired 625 jobs per the Guidance Framework.  

While not considered as commercial floor area and therefore not part of the jobs total, Beedie is 
also proposing approximately 223m2 (2,400ft2) of co-working space for use by residents of the 
development, a reflection of the emerging trend of more people working at least part of the time 
from their homes and sometimes seeking space to work outside of their homes, but in close 
proximity. This co-working space is part of the minimum of 1,975m2 (21,260ft2) of indoor 
amenity space that will be provided on the main site and may attract more work from home 
residents to the development. 

Child Care  
Beedie’s initial submission did not include space specifically for child care since it was assumed 
by Beedie that the need would be met through another anticipated major development 
application in the Moody Centre TOD area.  However, given the uncertainty over the timing of 
other development applications, Council requested that Beedie consider including child care 
space on its main site. 

In response, Beedie is now planning between 372m2 (4,000ft2) and 557m2 (6,000ft2) of child 
care floor area, plus secure outdoor space, as part of the commercial floor area that it has 
added to the second level of the west podium. The exact amount of floor area provided will 
depend upon the operator of the child care space and how they intend to program it.  
 
The facility will accommodate between approximately 71 and 107 child care spaces and 
significantly exceeds the projected child care demand of the development, using the City’s Child 
Care Needs Assessment as a reference.  The outdoor play space requirement for the projected 
child care client group would be met through a combination of an attached exterior deck space 
and access to the nearby on-site “Living Room” plaza area. 
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Residential  
Beedie estimates that the main site will have a total of 981 dwelling units based on its most 
recent plans and the second site with the women’s transition facility will have between 40 and 
50 units of varying sizes.  
 
The City’s Family-Friendly Units Policy sets out the expectations for the provision of two-
bedroom and three-bedroom units in all new multi-residential and mixed-use residential 
development applications where 20 or more dwelling units are created. As the main site is 
strata, it is expected to meet the unit mix for strata apartment projects. The proposed zoning for 
the main site meets or exceeds the policy requirements:  

Number Of Bedrooms Share of Units 
per Policy 

Share of Units 
per Zoning  

Studios 70% max 65% max One-Bedroom 
Two-Bedroom 20% min 25% min 
Three Bedroom or more 10% min 10% min 

 
Beedie has indicated to staff that it may exceed the 25% minimum for two-bedroom units and 
also the 10% minimum for three-bedroom or more units, but that will depend on market demand 
at the time of pre-sales and construction, which is several years away if the project is approved.  
 
Non-Market Housing  
As noted in the application submission document, Beedie is currently in discussion with the 
Kwikwetlem First Nation (KFN) to enter into a partnership allocating space in the phase one 
tower for First Nations housing.  The approach that is being explored would see approximately 
1,655m2 (17,814ft2), accommodating roughly 20 units, to be sold at cost to KFN for non-market 
rental housing.  Further details regarding this proposed KFN housing component will be 
reported at the time of second reading consideration and will need to be incorporated into the 
term sheet. 
 
As briefly touched on earlier in this report, Beedie has committed to starting development of the 
women’s transition housing facility on its 2806 Spring Street site at the same time as the phase 
one development starts on the main site and this commitment will be included in the term sheet. 
Given that the facility is six-storey wood frame construction, as compared to concrete 
construction of the buildings on the main site, the facility is anticipated to be completed and 
opened well in advance of completion of the first building on the main site. Transfer of the 
property by Beedie to BC Housing will occur after the facility is completed.  
 
The 2806 Spring Street transition housing facility is planned with a total floor area of 3,116m2 
(33,543ft2) and accommodating approximately 40-50 non-market units.  The floor area of this 
facility will count towards the City’s Inclusionary Zoning Policy and any shortfall not meeting the 
6% inclusionary policy will be made up by the main site phase one building KFN owned housing 
units. 
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Public Art  
Beedie has committed $2.5 million to public art (final value still subject to confirmation by staff 
as part of finalizing the overall public benefits package). Beedie has engaged a public art 
consultant, and a detailed public art plan will be developed. Completion of this public art plan 
will be a condition of receiving a development permit for the main site.  

Plaza  
As noted in the CIPC report, Beedie is proposing a large plaza on the main site in phase two, 
referred to as the "Living Room," which could be programmed in various ways. Beedie has 
refined the design of this plaza (Attachments 5 and 6) since its initial submission and 
discussions continue between staff and Beedie to determine the ultimate ownership of the plaza 
(City versus private). Both options have their pros and cons. Beedie has proposed to construct 
and dedicate the “Living Room” as public park via an Air Space Parcel situated over the 
project’s underground parkade.  Beedie has also offered a two-year maintenance period for the 
“Living Room” park facility and thereafter the City would assume that responsibility.  Staff have a 
number of questions and concerns in this regard.  Once further analysis and discussion has 
taken place, staff will present a recommendation on the preferred option to Council for 
consideration, including the cost implications.  This matter will need to be addressed in the near 
future as the ultimate ownership, maintenance/repair, programming and other arrangements 
regarding the “Living Room” will be included in the term sheet, which will be brought forward to 
Council at the same time as second reading of the bylaws.  

District Energy  
Beedie has committed to design the buildings to meet the City’s energy performance policy 
requirements. Per Council’s direction at its May 21, 2024, Finance Committee meeting, Beedie’s 
detailed design will allow connection to some form of district energy system in the future if a 
system is found to be feasible through the study that the City has just initiated.  

Vehicle Parking  
Given the transit-oriented nature of the area, Beedie had initially proposed to reduce the off-
street vehicle parking rates for all uses combined on its main site from the 1,371 stalls required 
at the time of application to 1,199 stalls, a difference of 172 stalls (-12.5%). As part the 
Province’s Bill 47 (Transit-Oriented Areas), the City can no longer impose any off-street 
residential parking requirements, except for people living with accessibility needs, on TOA 
developments and the Zoning Bylaw has been amended accordingly.   

Beedie still intends to provide residential parking, including for visitors, on its main site at an 
average of 0.71 stalls per unit since it believes that it still needs to provide some residential 
parking to attract buyers, notwithstanding that the project is in a TOD area. 
 
The City’s commercial parking requirements remain in place and Beedie is not seeking a 
reduction. However, Beedie submitted a report prepared by Bunt & Associates titled Moody 
Centre Transit-Oriented Development (TOD) Parking & Loading Rationale (September 8, 2023), 
which states that, “Due to the mixed-use nature of the site, there are inherent opportunities for 
shared parking between the residential visitor and commercial land uses, considering that the 
peak parking demand for these land uses typically occur at different times of the day. As such, 
these land uses are able to operate without reserved parking stalls. Therefore, the potential to 
share parking between these different land uses was reviewed to reduce the parking supply.”  
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Beedie is now proposing 868 parking stalls for all uses combined, which is a 28% reduction 
from the 1,199 stalls initially proposed. 
 
For the smaller second site at 2806 Spring Street, six parking stalls in one level of enclosed 
parking are proposed since vehicle usage is anticipated to be very low. The CD95 zone requires 
only four parking stalls to allow flexibility in parking layout, plus the opportunity to have an 
SROW through the parkade to access the City land immediately to the north of the site if it is 
ultimately developed, as discussed above. So, there may be six stalls initially, but it could be 
reduced to four at some point in the future. 
 
Bicycle Parking 
Beedie is proposing to provide off-street bicycle parking on the main site as per the 
requirements in the City’s zoning bylaw. For the second site, off-street bicycle parking will also 
be provided, but at a reduced rate based on BC Housing’s experience with similar facilities.  
 
Transportation Demand Management 
Beedie is also proposing Transportation Demand Management measures for the main site that 
include: 
 

≠ car share vehicles; and 
≠ enhanced bicycle parking. 

 
Traffic Impact Assessment  
A number of the Moody Centre TOD area landowners, including Beedie, have teamed together 
to pay the cost of a study that models the Citywide traffic impacts of redevelopment in the area. 
The terms of reference for the study and the model choice were approved by staff. Work on the 
study began in March of this year and a first draft of the report by the developers’ consultants is 
expected to be completed in late July/early August.   

Based on the findings of that traffic impact study, road system improvements may be identified 
in the immediate Moody Centre area, which may necessitate funding contributions from Beedie 
and other area developers to undertake those works.  Funding support from Beedie for these 
required improvements will need to be identified in the term sheet. 

Building Architecture  
The building architecture on the main site, including both the podiums and the towers, has been 
refined. The City’s consulting architect / urban designer has reviewed the revised plans and 
concluded that the refinements have improved building design. Further details on building 
colours, materials and other elements will be submitted by Beedie at the development permit 
stage.  
 
  

865

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

36

Considered at the December 3, 2024, Special Council meeting
Attachment 1



  10 

Spring Street Streetscape Design Guidelines  
When Council adopted the Guidance Framework for the Moody Centre TOD area in December 
2023, staff were asked to prepare design guidelines for Spring Street.  Working with an 
architectural consultant jointly funded by the Spring Street developer applicants, a cross-
department staff team have collaborated with that group in preparing draft streetscape design 
guidelines over the past several months.  Given the challenges of the narrow public road width 
along Spring Street from Moody to Buller Street, a two-part recommended streetscape concept 
has been developed.  For the section of Spring Street between Hugh and Buller Streets, an 18m 
wide cross-section has been arrived at generally consisting of two-way vehicle lanes, a multi-
directional bicycle and micromobility pathway, tree planting corridors (envisioned to contain 
stormwater ground recharge systems) and sidewalks on statutory rights of way (SRWs) on the 
outside edges of the upgraded Spring Street corridor.  See Attachment 9 for the current version 
of these streetscape cross-section concepts. 
 
The proposed Spring Street streetscape design package is presently being refined by the 
project group and will be brought forward for Council’s consideration in the early fall and 
ultimately for adoption into the Guidance Framework. 
 
The development plans for both of Beedie’s sites in terms of building and parkade setbacks, 
building massing and proposed on-site landscape areas have been shown to be consistent with 
the draft streetscape guidelines. 
 
Public Benefits  
Staff continue to work with Beedie on the public benefits package (cash and in-kind) to be 
delivered as part of the proposed development, as well as any density bonus, community 
amenity contribution (CAC) and / or development cost charge credits that may be appropriate.  
As noted above, that includes determining the ultimate ownership of the “Living Room” plaza on 
the main site. All this will be put into a term sheet for Council’s consideration and this term sheet 
will be one of the conditions of bringing the bylaws to Council for second reading and referral to 
public hearing. If endorsed by Council, the term sheet will be the basis for a development 
agreement that must be completed as one of the conditions of adoption of the bylaws (fourth 
reading).  

Happy Cities Social Well Being Guidelines  
Happy Cities prepared a report in August 2021 on behalf on a number of the landowners within 
the Moody Centre TOD Area titled “Boosting Wellbeing in Moody Centre” (Attachment 10). 
Beedie has used this report as guide in preparing its plans, as discussed in the Rezoning 
Booklet on pages 13-21 (Attachment 5).  
 
On June 18, 2024, Council endorsed the Social Well Being Guidelines prepared with the 
assistance of Happy Cities.  Some of the elements in the guidelines will be incorporated into the 
Sustainability Report Card and others will form part of new Social Well Being Guidelines 
Worksheets for development applications. The guidelines, worksheets and updated 
Sustainability Report Card are intended to be finalized and posted on the City’s website and 
form part of the requirements for development application as of September 2024. Since this 
work is still underway, it has not been applied to Beedie’s submission.  
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Sustainability Report Card 
An updated completed Sustainability Report Card, with staff’s grading and comments, is 
included as Attachment 11.  

 

The scores went up by 10-20% from the initial Sustainability Report Card. Beedie is reviewing 
staff’s comments to determine if there are items that can be further addressed to increase the 
scores.  

Concluding Comments 
The proposal would provide about 961 market and 20 non-market units on the main site, along 
with a much-needed women’s transition housing facility comprising between about 40 and 50 
units on the second site. The inclusion of a large plaza, referred to as the “Living Room”, also 
presents a significant opportunity for recreation and social interaction, although programming 
details are still being determined, as well as the ultimate ownership of the plaza. Additionally, 
the proposal to extend Spring Street through Beedie’s site to connect to Buller Street plays a 
crucial role in enhancing connectivity within the neighborhood and to other parts of the 
community. 

Bylaws  
Bylaw No. 3475 (Attachment 15), Bylaw No. 3473 (Attachment 16), and Bylaw No. 3474 
(Attachment 17) are presented for consideration of first reading. 

Other Option(s) 
THAT Bylaw No. 3475, Bylaw No. 3473, and Bylaw No. 3474 not be read a first time and be 
referred back to the applicant and staff to address the following items:  

 
>insert items<  

Financial Implications 
There are no financial implications associated with the recommendations in this report. 
However, as discussed above, the financial contributions (cash and in-kind) and related items 
are still being determined and will be part of the term sheet required as part of consideration of 
second reading of the bylaws.   
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Communications and Public Engagement Initiatives 
Notification signs informing the public of the development application were placed on the subject 
sites in accordance with the City of Port Moody Development Approval Procedures Bylaw, 
2011, No. 2918.  
 
Two Engage Port Moody summary reports are attached: one for the main site (Attachment 12) 
and the other for the second site (Attachment 13). 
 
For the main site, a total of 80 comments were received up to June 27, 2024. Of those 
comments, 17 were supportive, 57 were opposed and 6 had a mixed reaction. The majority of 
those opposed had concerns with the heights of the buildings, as well as traffic and community 
impacts. Those in support felt that it would make a positive contribution to the area. Verbatim 
comments for all responses are included in the summary.  
 
For the second site, a total of 10 comments were received up to June 27, 2024. Of those 
comments, none were supportive, 8 were opposed and 2 had a mixed reaction. Concerns 
included building design and also that the proposed use would not be a good fit for the area. 
Verbatim comments for all responses are included in the summary.  
 
Beedie has undertaken a public engagement program that began prior to submission of its 
application in mid-2023 and has continued since then. Most recently, that included hosting two 
community workshops on February and March, 2024, as well as using other public engagement 
tools. Further details are contained in the attached report prepared for Beedie by its community 
relations consultants (Attachment 14).  
 
If the project proceeds through initial bylaw readings, the public will have an opportunity to 
comment at the Public Hearing, for which notification will be provided in accordance with 
Development Approval Procedures Bylaw, 2023, No. 3417.  

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

≠ Strategic Goal 2.3 – Enhance and expand parkland and open spaces; 
≠ Strategic Goal 3.1 – Create complete and connected communities through balanced 

growth; 
≠ Strategic Goal 3.3 – Enhance community wellbeing; 
≠ Strategic Goal 4.1 – Improve the local business climate; and 
≠ Strategic Goal 4.3 – Leverage public spaces. 
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Attachment(s) 
1. Application Fact Sheet. 
2. Location Map – Main Site. 
3. Location Map – Second Site. 
4. Zoning Designation Map. 
5. Rezoning Resubmission Booklet and OCP Framework Submission (May 2024). 
6. Colour Renderings – Main Site. 
7. OCP Land Use and Building Height Designations Map. 
8. Moody Centre Transit Oriented Development Area Guidance Framework. 
9. Spring Street Streetscape Design cross-section concepts 
10. Happy Cities, Boosting Wellbeing in Moody Centre (August 2021). 
11. Sustainability Report Card. 
12. Engage Port Moody Summary Report – Main Site (June 27, 2024). 
13. Engage Port Moody Summary Report – Second Site (June 27, 2024). 
14. Pottinger Bird – Engagement Summary Report (April 10, 2024). 
15. Draft Bylaw No. 3475 – OCP (Beedie – Moody Centre).  
16. Draft Bylaw No. 3473 – CD94 (Beedie – Moody Centre). 
17. Draft Bylaw No. 3474 – CD95 (2806 Spring Street). 

Report Authors 
Bita Jamalpour, MSc, PhD 
Senior Development Planner 
 
 

 
  

869

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

40

Considered at the December 3, 2024, Special Council meeting
Attachment 1



  14 

Report Approval Details 

Document Title: First Reading, Bylaw Nos. 3475, 3473, and 3474 – Official 
Community Plan Amendment and Rezoning (TOD) Bylaws – Moody 
Centre (Beedie Living).docx 

Attachments: - Attachment 1 - Application Fact Sheet.pdf 
- Attachment 2 - Location Map – Main Site.pdf 
- Attachment 3 - Location Map - Second Site.pdf 
- Attachment 4 - Zoning Designation Map.pdf 
- Attachment 5 - Rezoning Resubmission Booklet and OCP 
Framework Submission (May 2024).pdf 
- Attachment 6 - Colour Renderings – Main Site.pdf 
- Attachment 7 - OCP Land Use and Building Height Designations 
Map.pdf 
- Attachment 8 - Moody Centre Transit Oriented Development Area 
Guidance Framework.pdf 
- Attachment 9 - Spring Street Streetscape Design cross-section 
draft concepts.pdf 
- Attachment 10 - Happy Cities, Boosting Wellbeing in Moody 
Centre (August 2021).pdf 
- Attachment 11 - Sustainability Report Card.pdf 
- Attachment 12 - Engage Port Moody Summary Report – Main Site 
(June 27, 2024).pdf 
- Attachment 13 - Engage Port Moody Summary Report  Second 
Site (June 27 2024).pdf 
- Attachment 14 - Pottinger Bird – Engagement Summary Report  
(April 10, 2024).pdf 
- Attachment 15 - Draft Bylaw No. 3475 - OCP (Beedie - Moody 
Centre).pdf 
- Attachment 16 - Draft Bylaw No. 3473 - CD94 (Beedie - Moody 
Centre).pdf 
- Attachment 17 - Draft Bylaw No. 3474 - CD95 (2806 Spring 
Street).pdf 

Final Approval Date: Jul 15, 2024 

 

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

Tracey Takahashi, Deputy Corporate Officer - Jul 11, 2024 

Michael Olubiyi, Manager of Development Planning - Jul 11, 2024 

Kate Zanon, General Manager of Community Development - Jul 11, 2024 

Stephanie Lam, City Clerk and Manager of Legislative Services - Jul 12, 2024 

870

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

41

Considered at the December 3, 2024, Special Council meeting
Attachment 1



  15 

Lindsay Todd, Manager of Communications and Engagement - Jul 12, 2024 

Paul Rockwood, General Manager of Finance and Technology - Jul 12, 2024 

Anna Mathewson, City Manager - Jul 15, 2024 
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The proposed development, at the northeastern edge of Moody Centre TOD, offers public realm improvements and 
neighborhood amenities. Three towers and two podiums line Spring Street, connecting to the skytrain station and the 
community beyond (see section EN13 in the Sustainability Report Card). A central plaza at Spring Street and Electronic 
Avenue serves as a ‘Living Room’ with restaurants, cafes, and seating for informal meetings. A water feature, sunken 
seating area, lush planting, and shade canopies encourage year-round use by residents of all ages. The water feature 

expected to pull in community members to the site to allow children a space to play (see sections C2, EN18, & S9 in the 
Sustainability Report Card). Electronic Avenue is envisioned as pedestrian-priority Mews that can be closed for vehicles 
for markets or community events. Smaller plazas are at West and East Building corners. A nature node at the corner of 
Spring Street and the West connector lane takes cues from the adjacent daylit creek. At the intersection of Buller and 

Spring Street, a small plaza is proposed to feature playful ‘railway spike’ seating elements to reference the connection 

landscape focuses on climate resilience and ecological sustainability. The integration of a native and adaptive plant 
palette and interconnected tree canopies provides a resilient landscape, promoting shade, temperature regulation, 

provide a continuous connection of greenspace along Spring St. that extends down Connecting Lane past the nature 
node. This is considered to be a excellent connection for small birds system (see sections EN9, EN18, & EN23 in the 
Sustainability Report Card). Moreover, sustainable stormwater measures, including permeable pavements and rain 
gardens, are incorporated where feasible to support a sustainable stormwater management approach. 
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Policy 
The Moody Centre Transit-Oriented Development (TOD) Guidance Framework (the Framework) 
allows Official Community Plan (OCP) amendment and rezoning applications submitted to the 
City to be reviewed both individually and as an integral part of delivering on the OCP vision for 
the overall area (map in Appendix 1).  The Framework provides guidance on several topics, 
such as land uses, building heights and forms, urban design, view corridors, housing types, 
parks and open space, sustainability, community wellbeing, employment creation and amenity 
contributions.  It is meant to supplement and clarify existing OCP policies for the Moody Centre 
TOD area and to work in coordination with the policy directions set out in the OCP.  
 
These are guidelines and there may be development proposals brought forward that do not fully 
align with all elements of the Framework, but which Council may consider as still making a 
significant contribution to the OCP vision for the area and therefore could be supported.  
 

Procedures 
Common Elements for all Applications  
The following common elements apply to all development applications submitted to the City for 
properties within the Moody Centre TOD area: 
 

1. Proposed OCP amendments, except those initiated by the City, should be accompanied 
by a rezoning application.  

2. All applications for OCP amendments must clearly identify the amendments being 
sought and the rationale.  

3. All developments must be mixed-use and include both residential and employment 
generating uses.  

4. The base density on all sites must be a minimum Floor Area Ratio of 2.5.  
5. Density transfers will be supported in exchange for creating parks, open space, and 

creek daylighting.  
6. All onsite parking must be below grade. 
7. All developments requiring subdivision must provide a 5% parkland dedication or 

cash-in-lieu, with the City selecting the option.   
8. Comprehensive Development (CD) zoning will be applied to each development in 

recognition that each development, while having some common elements, is likely to be 
different in terms of its mix of uses, density, building forms, amenity contributions and 
other features.  

9. A development agreement setting out the details of amenity contributions and other 
developer obligations will be required to be registered on the title of the subject property 
as one of the conditions of adoption of a rezoning bylaw. 

 
Reference Documents 
A list of bylaws, policies, reports, and other documents that should be consulted by applicants 
as part of preparing their submissions is contained in Appendix 2. 
 
 

Attachment 7Attachment 6Attachment 81071

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

242

Considered at the December 3, 2024, Special Council meeting
Attachment 1



Corporate Policy Manual 
Moody Centre Transit-Oriented Development Area Guidance Framework for Official Community 
Plan Amendment and Rezoning Applications 
 

EDMS#624445  3 

Planning Principles 
The following planning principles apply to the Moody Centre TOD area.  Applicants must 
demonstrate how their proposed developments address each of these principles. 
 

1. Provide a range of housing options suited to all ages, abilities, incomes, and tenures.  
2. Create employment opportunities suited to a diverse local labor force. 
3. Help create public amenities through both financial and in-kind contributions to the City.   
4. Produce high-quality urban design, including building architecture and ground plane. 
5. Provide active and passive parks and other open space. 
6. Contribute to sustainability, including addressing climate change and resiliency through 

the integration of green infrastructure and other features. 
7. Protect identified view corridors and achieve a varied building skyline. 
8. Support a pedestrian, micro-mobility, and cycling-oriented neighbourhood, with 

connectivity to other parts of the city and reduced reliance on private vehicle use. 
9. Achieve logical land assemblies and avoid creating orphan properties with limited 

redevelopment potential.  
10. Contribute to community wellbeing. 
11. Integrate public art. 

 
Key Topics  
The following sections provide guidance on key topics relevant to the Moody Centre TOD area. 
 
1. Residential  

Each application must identify the number of residential units, sizes, and tenure and how 
they meet the City’s Inclusionary Zoning – Affordable Rental Units Corporate Policy, 
Age-Friendly Assessment and Action Plan, Family Friendly Units Corporate Policy, and 
adaptable housing standards.  Each application must also indicate how it will contribute to 
the needs outlined in the City’s Housing Needs Report and Housing Action Plan, as well as 
how it contributes to the provincial housing targets set for Port Moody. 
 
Provision of dedicated seniors housing is encouraged.  Outdoor amenity space for all 
residential buildings is required and utilization of rooftops for some of this space is 
encouraged. 

 
2. Employment Floorspace  

To help create a complete community and work towards Port Moody’s share of projected 
regional employment, the City has targeted a minimum of 2,800 jobs for the Moody Centre 
TOD area at full buildout.  This job target is based on a synthesis of the findings of three 
recent reports that assessed employment generation opportunities in Port Moody*. The 
2,800-job target for the TOD area is also consistent with Metro Vancouver’s estimated 
employment numbers for Port Moody by 2050.  This estimate excludes home-based jobs. 
 
While retail floorspace is desirable as part of serving residents, the area is a prime location 
for other types of employment activity, such as office, institutional, creative sectors, and 
clean light industry.  
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Each application must identify: 
 

 The amount and type of employment floorspace being proposed and the estimated 
number of jobs that will be supported for each type of floorspace.  

 The estimated number of jobs expressed as a percentage share of the targeted 
2,800 total jobs in the area.  

 The land area of the development as a percentage share of the 6.4ha (15.9ac) of 
developable land in the TOD area.  As a guideline, the share of land area of a 
development should at a minimum match the share of jobs that are being created 
(e.g., 10% of the land area should produce a minimum of 10% of the total targeted 
jobs).  

 
Purpose-built office space, in particular, is strongly encouraged and should be located on 
floors above street level. 
 
*Port Moody Economic Development Master Plan, June 2022; Colliers, Port Moody – TOD Precinct 
Employment Study, February 2023; and Urban Systems, Employment and Associated Job Floor 
Space Requirements to 2051 (draft), March 2023. 

 
3. Retail/Commercial Frontages  

To help create active, local serving, and safe streetscapes, at-grade retail/commercial space 
is required on the frontages shown in Figure 1.  Partial retail/commercial refers to frontages 
where the amount that can be accommodated depends upon building entrances, loading, 
access to below-grade parking and waste/recycling facilities.  The number of parkade 
entries from Spring Street should be limited to provide for a more continuous and attractive 
pedestrian environment.  
 
Retail/commercial space may also be proposed by applicants on other frontages and above 
grade.  Residential entry will also be permitted from Spring Street. 
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Figure 1 – At-Grade Retail Frontage 

 
4. Child Care  

Child care space will be required in the area with the amount dependent upon the type of 
housing provided and the demographic composition of residents.  Using the City’s Child 
Care Needs Assessment as a guide, each development application must demonstrate how 
this need will be met based on the following formula to estimate demand: 

 
 an average of 0.14 children per residential unit.  
 30 childcare spaces per 100 children aged 0-5. 

 
5. Parks and Open Space 

Figure 2 illustrates potential opportunities for parks and open space across the entire TOD 
area, taking into consideration access to sunlight variation throughout the day.  They are 
intended to be part of an interconnected network of parks, open space, a daylit creek, and 
pedestrian routes that will ultimately provide a trail connection linking the Shoreline Park 
system to Chines Park.  Each application must indicate the amount of parks and open space 
being created, its function, and its programming, taking into consideration the following 
needs identified for the area: 
 

 a balance of active and passive park space; 
 inclusive, accessible playgrounds; 
 family gathering space; 
 covered spaces for all seasons and all weather uses; 
 community gardens, including within development sites;  
 sports courts; 
 urban forest/tree stands, with sufficient soil planting areas; 
 increased tree canopy cover; 
 separation from traffic; 
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 good pedestrian connectivity and accessibility; 
 greenways adjacent to daylit creek areas; 
 multi-functional plazas to support everyday use as well as events; 
 delineated dog parks, dog amenity areas on development sites; and 
 access to sunlight at least some times of the day. 

 
Parks and open space may, in some cases, become City-owned and, in other cases, remain 
in private ownership but with public access.  This will be determined by the City on an 
application-specific basis.  For the overall TOD area, the need for a neighbourhood park has 
been identified, though the ultimate size and location of this park is to be determined. 
 
Per the Parks and Recreation Master Plan, neighbourhood parks are defined as “typically 
1ha to 2ha (3ac to 5ac), although some are smaller” (e.g., Barber, Cedarwood, and 
Sycamore Parks).  Given the constrained size of the TOD area and high prevailing land 
costs, a new neighbourhood park in the range of 0.2ha to 0.3ha (0.5ac to 0.75ac) may be 
more feasible and attainable. 
 
Figure 2 – Potential Locations for Parks and Open Space 

 
 
6. Density 

The Framework builds on the Prioritizing Higher Density Development Corporate Policy, 
which places a priority on encouraging higher density development in the areas envisioned 
for this use in the OCP.  The appropriate density for each development parcel will be 
determined based on factors such as the mix and types of uses proposed, the size, 
configuration and location of the parcel, the public amenities being offered, and the quality of 
the urban design.  
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7. View Corridors and Greenways 
Four view corridors are to be maintained within the TOD area, as shown in Figure 3.  These 
will be supplemented by enhanced greenway passages in the approximate locations shown, 
including along the daylit portions of Dallas Creek. 
 
Figure 3 – View Corridors (North-South) and Enhanced Passageways  

 
8. Building Forms 

Recognizing this Moody Centre sub-area’s strategic location adjacent to a major transit hub, 
heightened building forms and more efficient development siting are envisioned in the 
Framework, while the guidelines also seek to optimize livability and achieve other urban 
design objectives.  The following guidelines apply to building forms, including towers (which 
are defined as buildings higher than 12 storeys): 
 

 Taking into account broader TOD area urban design best practices and noting that 
greater building separations reduce land use efficiency, the minimum recommended 
tower separation is 30.5m (100ft) in a diagonal direction or 45m (148ft) in an 
orthogonal direction.   

 Reduced tower separation, both diagonally and orthogonally, may be considered to 
maintain view corridors or to create green/open space, as shown in Figures 2 and 3, 
but in no case shall towers be any closer than 28m (93ft).  Applications should aim 
for maximizing tower separation wherever possible and if a separation greater than 
the minimum distance is possible, applicants will be required to consider it.  Tower 
separations will be assessed on a case-by-case basis in consideration of all relevant 
urban design factors. 

 Towers will not be considered on sites smaller than 2,415m2 (26,000ft2). 
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 The maximum permitted gross enclosed tower floorplate area, per level, is 790m2  
(8,500ft2), excluding balcony projections. 

 Balcony projections must be arranged in a manner that contributes articulation to the 
architectural expression and does not add visual bulk to the overall massing. 

 Larger maximum floorplate areas may be considered on the lower one third of total 
tower heights, contingent on acceptable architectural expression.  

 Tower floorplates must be generally rectangular, arranged within maximum overall 
dimensions of 33.5m (110ft) by 26m (85ft).  

 To encourage narrower building forms, an increase in the longer 33.5m (110ft) 
footprint dimension may be considered if the narrower footprint dimension is less 
than 23m (75ft), providing other tower separation requirements are met.  

 Variations/irregularities in the perimeter plan configuration are encouraged to add 
visual interest and articulation to the massing and/or to achieve the maximum 
specified gross floor area, but overall footprint proportioning must not be square.  

 On some parcels north of Spring Street, towers above 26 storeys may be considered 
based on building form, articulation, massing, and distinctive architectural 
expression, as illustrated in Figure 5, but it is recommended that no tower shall 
exceed 40 storeys. 

 Any tower between St. Johns Street and Spring Street will have a maximum height of 
26 storeys, except for the parcels fronting St. Johns Street between Williams Street 
and Electronic Avenue.  Within this block, towers up to a maximum of 31 storeys 
may be considered via density transfers or other mechanisms required to create 
parks, a daylit creek and/or other open space.  

 All towers must have podiums in the range of three to six storeys. 
 Towers must meet the ground in an arrangement that integrates with the podiums in 

a unified composition.  Towers shall not be isolated from adjacent podiums nor meet 
the ground plane directly on all four sides. 

 The top level(s) of all towers must provide an interesting architectural profile against 
the skyline and a consistently level flat roof expression will not be accepted.  All 
elevator overruns must be incorporated within the proposed architectural 
composition. 

 Noise mitigation measures must be applied to all building forms. 
 
The following factors were considered in arriving at the 40-storey maximum tower height 
being recommended in the Framework for certain sites within the TOD core: 

 A key principle of Transit-Oriented Development is to locate higher density 
development, both for housing and employment, in proximity to rapid transit 
stations.  This important locational relationship promotes transit ridership, reduces 
dependency on private vehicle travel and capitalizes on the significant public 
investment in transit infrastructure. 

 The recently announced Provincial government policy direction seeks to reinforce 
these TOD principles and establishes expectations for municipal planning and zoning 
to enable transit supportive development.  
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 Under the current OCP, up to 26 storey towers may be considered in the TOD area 
and a maximum tower height of 38 storeys has been established for the Oceanfront 
District site.  Given this existing policy context and guided by broadly accepted TOD 
planning best practices, a 40-storey tower height in the TOD core area is felt to be 
appropriate. 

 Tower heights above the current 26-storey maximum create the opportunity for 
additional housing, and through that can also help support attaining other community 
objectives and desires for this area including: affordable/rental housing; provision of 
parks, open space, and watercourse daylighting; construction of a trail network, 
pedestrian overpass, and signalized pedestrian road crossings; creation of needed 
employment-generating space; and the potential for generating density bonus 
contributions to help fund other, broader community amenities. 

 Allowing several 40-storey towers in the TOD core and transitioning down in building 
heights both east/west and north/south, will help create a varied, distinct, and 
understandable skyline (as opposed to a skyline of towers built to the same 
height).  Enabling higher towers on key sites also presents the opportunity to 
maintain or open view corridors within the TOD area. 
 

Figure 4 shows the approximate placements of towers within the TOD area.  
 
Figure 4 – Approximate Tower Placements  
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A varied building skyline is desired both north and south and east and west through the 
area, as shown in Figure 5.  Heights are measured in storeys above adjacent grades and 
exclude any indoor and outdoor rooftop amenity space and mechanical systems.  
 
This skyline analysis and the recommended tower height and placement also considers the 
existing grade variation across the TOD area. 
 
Figure 5 – Maximum Tower Heights  
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9. Road Network 
The anticipated road network is illustrated in Figure 6. 
 
Figure 6 – Road Network 

 
 
Spring Street will be an enhanced promenade and serve as the main east-west corridor 
through the area, accommodating both two-way vehicle traffic and separated pedestrian, 
cycling, and micro-mobility movements.  The streetscape design must be consistent along 
all of Spring Street through the area. 
 
Spring Street will be extended east to Buller Street, where there is a signalized intersection 
at St. Johns Street. 
 
Electronic Avenue, both north and south of Spring Street, will be closed, sold, and merged 
with adjacent development parcels.  
 
Golden Spike Way will be extended westward and serve as the primary corridor for loading, 
access to below-grade parking and waste/recycling facilities for development on the north 
side of Spring Street between Williams Street and Buller Street.  While this service road is 
not intended to serve as a primary pedestrian and cycling route, it is recognized that it may 
be used by some pedestrians and cyclists and must be designed accordingly.  The overall 
cross-section of this road needs to be determined based on projected traffic volumes and 
types, as well as to accommodate future service infrastructure needs.  
 
A secondary road access between Spring Street and Golden Spike Way is also envisioned.  
Additionally, this secondary access may need to be extended south to connect to St. Johns 
Street at a new signalized intersection.  The necessity, timing, and design of the portion 
between Spring Street and St. Johns Street will be dependent on projected traffic volumes 
and road network analysis.   
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10. Pedestrian Network  
Convenient access to and strong connectivity between parks and open spaces both within 
the area and to other areas must be created for pedestrians.  Completion of the pedestrian 
overpass across the rail corridor connecting to Murray Street is a desired public amenity 
early in the redevelopment of the area. 
 
A mid-block pedestrian crossing will be created on St. Johns Street between Williams Street 
and Buller Street that connects the existing daylit creek and green corridor south of 
St. Johns Street and the planned daylit creek and green corridor north of St. Johns Street. 
 
The retention and upgrading of the existing pedestrian route at the northwest corner of the 
TOD area connecting to Moody Street and extension eastwards to the transit hub is another 
pedestrian network priority. 
 
All sidewalks within the area are to be widened to accommodate heavier pedestrian flows, 
with street furniture, landscaping, including street trees, bike racks, and other design 
elements that enhance the pedestrian experience.  
 

11. Traffic and Parking 
Each application must include a traffic impact assessment and parking demand report.  The 
City will consider relaxations to its Zoning Bylaw parking requirements where it can be 
demonstrated that less parking is needed and Transportation Demand Management 
measures are to be implemented.  
 
Below-grade parkades may extend into public road allowances where under sidewalks and 
boulevards.  

 
12. Servicing  

Each application must identify its impacts on the City’s service infrastructure and how these 
impacts will be addressed.  This includes roads, water supply, and sanitary and storm sewer 
systems.  To support the higher density development envisioned for the TOD area, 
infrastructure upgrades and extensions, along with likely road widening dedications, will 
need to be determined and undertaken as necessary. 

 
13. Financial and In-Kind Amenity Contributions 

Each application must identify the estimated community amenity and density bonus 
contributions and development cost charges payable to the City.  In-kind amenity 
contributions will be considered by the City on a case-by-case basis.  
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14. Wellbeing Principles  
Each application must address how it achieves the following seven wellbeing principles that 
have been established for the Moody Centre TOD area: 
 

 A Social Place. 
 A Sense of Belonging. 
 A Unique Identity. 
 A Place for All. 
 A Resilient Community. 
 An Active Lifestyle. 
 A Place to Enjoy Nature. 

 
15. Climate Change and Sustainability 

A Sustainability Report Card is required for all rezoning applications.  The report card 
identifies performance measures in four sustainability categories: 
 

 Cultural; 
 Economic; 
 Environmental; and 
 Social. 

 
These performance measures will be used as part of evaluating development proposals and 
all categories should be carefully considered in the project design. 
 

Monitoring/Authority 
This policy is to be administered and monitored by the Community Development Department. 
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Appendix 1 – Moody Centre TOD Area Map 
 

 
 

*Note: The eastern boundary of the TOD area will be moved to Buller Street as part of 
extending Spring Street to connect to Buller Street, per the proposed updated OCP. 

 
  

Attachment 7Attachment 6Attachment 81083

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

254

Considered at the December 3, 2024, Special Council meeting
Attachment 1



Corporate Policy Manual 
Moody Centre Transit-Oriented Development Area Guidance Framework for Official Community 
Plan Amendment and Rezoning Applications 
 

EDMS#624445  15 

Appendix 2 – Reference Documents 
 
The following documents should be consulted by applicants as part of preparing their 
submissions: 
 

 Age-Friendly Assessment and Action Plan 2020 - 2030 
 Art in Public Spaces Master Plan, 2021 
 Arts and Culture Master Plan 2018 - 2027 
 BC Energy Step Code Rezoning Applications Corporate Policy, 2020 
 Child Care Action Plan Report, 2022 

≠ This report includes the Child Care Needs Assessment 
 Climate Action Plan, 2020 
 Chines Integrated Stormwater Management Plan, 2016 
 Community Amenity Contribution Program Corporate Policy, 2017 
 Council Strategic Plan 2023 - 2026 
 Development Approval Procedures Bylaw No. 3417 
 Development Cost Charges Bylaw No. 3054 
 Economic Development Master Plan, 2022 
 Economic Study, 2022 
 Family Friendly Units Corporate Policy, 2022 
 Housing Needs Report, 2021 
 Inclusionary Zoning – Affordable Rental Units Corporate Policy, 2022 
 Industrial Land Strategy, 2023 
 Master Transportation Plan, 2017 
 Official Community Plan Bylaw No. 2955 

≠ Many sections are relevant but note, in particular, section 15.5.6 Moody Centre 
Station Transit-Oriented Development. 

 Parks and Recreation Master Plan, 2015 
 Prioritizing Higher Density Development Corporate Policy, 2017 
 Provincial Housing Order  
 Public Art Corporate Policy, 2017 
 Street Trees Corporate Policy, 2017 
 Subdivision and Development Servicing Bylaw No. 2831 
 Sustainability Report Card Mixed Use Projects 
 Urban Forest Management Strategy, 2023 
 Zoning Bylaw No. 2937 

≠ Note that this bylaw includes the City’s density bonus program (Section 7); 
≠ It also includes a requirement that 50% of all new apartment units must meet 

provincial adaptable housing standards. 
 
**Note: Other strategies, plans, and policies adopted by Council over time will be added as 
reference documents to the above list. 
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Sustainability Report Card
Mixed Use Projects

Version 1.1, August 2022

portmoody.ca  |  planning@portmoody.ca  |  604.469.4540

Purpose
The Sustainability Report Card recognizes that developers, builders, designers, and others proposing changes 
to the built environment have an important role in creating a sustainable community. Buildings are a vital part 
of our community, providing shelter, employment, recreation opportunities, services, shopping and more. With 
the amount of time we spend in our buildings they play an essential role in how prepared we are for our 
changing climate, influence the vitality of our community, and shape our everyday lives. 

The buildings we build today will be around for the next 60–80 years on average and it is crucial for the 
evolution of our community that these structures are built to the highest sustainability standards. In 2020 
Council adopted the City’s Climate Action Plan, a comprehensive strategy laying out a pathway to become a 
carbon neutral, resilient community by 2050. This Plan includes various building-related actions that project 
proposals should incorporate to work towards the vision that: 

“Port Moody is a resilient community that honours climate justice, leading the 
urgent response to climate change through collective action.” 

– Climate Action Committee, 2019

Port Moody encourages innovative thinking in community design to achieve sustainable communities. To this 
end, the Report Card is a requirement for rezoning, development permit, heritage revitalization agreement, and 
heritage alteration permit applications. The Report Card identifies performance measures based on community 
sustainability values, and these measures are used to evaluate development proposals. The Report Card is a 
tool that summarizes overall project sustainability and is integrated with all other development approval 
requirements. 

The Report Card focuses on performance criteria within four pillars of sustainability 
defined by the City as:

1. Cultural Sustainability 2. Economic Sustainability

Cultural sustainability recognizes the need to honour 
and transmit cultural beliefs, practices, heritage 
conservation, and culture for future generations. 
Cultural sustainability is about fostering cultural 
rights, local culture and cultural identity in a 
community. Cultural sustainability can be achieved 
through innovation and preservation of identity 
through different forms of creative expressions 
(e.g., art, events), celebrating cultural customs, and 
preserving and transmitting cultural heritage and 
customs through design of culturally inclusive 
landscapes, architecture, programs, and amenities. 

Economic sustainability in the Port Moody context 
means offering a broad range of local employment 
opportunities that will reduce commute distances 
and times, encouraging creative and clean industry 
and jobs, and building a more sustainable financial 
future for the City. The impacts of this approach will 
reduce GHG emissions, enable active 
transportation as a more viable means of getting 
around, build more resilient local business 
communities, and strengthen the social fabric of 
the city. 
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3. Environmental Sustainability 4. Social Sustainability

Environmental sustainability refers to the protection, 
management, and monitoring of ecosystems and 
natural assets to ensure the long-term productivity 
and health of resources to meet future economic 
and social needs. Environmental sustainability 
involves protecting, restoring, and connecting 
environmental systems to maintain function and 
ecological integrity. It also acknowledges that 
human civilisation takes resources to sustain our 
modern way of life, recognizes the elements that 
place stress on the environment and incorporates 
how technology will drive our greener future.  

Social sustainability is about inclusive and resilient 
societies that understand what citizens need from 
the places where they live, work and play and 
where citizens feel supported in their well-being 
and are encouraged to evolve. Social sustainability 
combines physical design with support 
mechanisms to enhance social liveability, 
amenities, and systems that actively support the 
capacity of current and future generations to create 
healthy and livable communities. Socially 
sustainable communities promote diversity, equity 
and inclusion, foster connectivity and provide a 
high quality of life.  

Process
The Sustainability Report Card forms part of the application materials for rezoning, development permit, 
heritage revitalization agreement, and heritage alteration permit proposals. There are five steps to follow in 
completing the Sustainability Report Card process: 

1. Consult with City planning staff to discuss your proposal and determine if a Sustainability Report Card 
must be submitted with your development application. 

2. Following the initial conversation with staff, and while preparing your application, complete the 
Sustainability Report Card by filling in the appropriate information that applies to your application and 
submit a completed copy to your file manager.  

3. The Sustainability Report Card will be marked three times: 

a. Prior to first reading; 

b. Prior to Advisory Design Panel and Land Use Committee; and 

c. Final scoring prior to Development Permit issuance. 

At each of these marking intervals Planning staff will review the Report Card for completeness and 
accuracy and forward to staff in various departments for marking. Staff will make comments, determine 
a score, and provide the applicant an opportunity to revise the Report Card. The score and comments 
will be included in the land use reports that are distributed to the Advisory Design Panel, Land Use 
Committee, and City Council.  

4. Commitments indicated in the Report Card will be secured through various means including, but not 
limited to, Development Permit conditions, securities, and various agreements (e.g., Servicing 
Agreement) or covenants. The method of securing the commitment is noted for each criteria. 

5. If your application is approved by Council, your final Sustainability Report Card is maintained in the 
development file and a copy is provided to the City’s Building Division.  

 

Attachment 11
1154

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

325

Considered at the December 3, 2024, Special Council meeting
Attachment 1



portmoody.ca  |  planning@portmoody.ca  page 3

Instructions
≠ Your Report Card must contain sufficient detail to ensure each measure can be evaluated. Make 

reference to the appropriate plans, drawings, and reports that demonstrate how the performance 
measure is met where appropriate. 

≠ The relevance of the questions will depend on the nature and scope of your project, so not all questions 
will be applicable to all projects. In this case, select N/A and the points will be subtracted from the 
overall points available to increase fairness. Some criteria do not include N/A as an option as this is 
expected/possible on each project.  

≠ Key terms are defined in the Glossary at the end of the Report Card document. 

≠ Refer to the Resources section in each criteria for links to web-based resources relevant to measures 
in the Sustainability Report Card. 

Scoring
≠ Scoring of the Report Card reflects a project’s overall ability to be a sustainable development. Criteria 

are assigned points to indicate their significance based on:  

1. the level of difficulty to integrate criteria into project design; 
2. the order-of-magnitude cost added to the project; 
3. alignment with identified City and community priorities;  
4. the level of urgency for Port Moody in terms of achieving community sustainability goals; and  
5. the degree of effectiveness for increasing overall project sustainability. 

≠ Performance measures are ordered based on priority. The first performance measure under each topic 
area in each pillar is the highest priority. The highest priority performance measures typically offer the 
highest possible points. 

≠ City staff score the completed Report Card based on the principle of best achievable on each site for 
each performance measure. Points for achieving various means are indicated. Where open ended 
responses are permitted, staff will make a fair assessment of the project’s performance for the measure 
with respect to site conditions. 

≠ Where criteria may not be applicable to your project due to constraints, select the N/A option and the 
points will be subtracted from the overall points available to increase fairness. Some criteria do not 
include N/A as an option as this is expected/possible on each project.   

≠ The Report Card is an iterative process with the applicant. The applicant has an opportunity to 
comment and make changes to their proposal before the scores are considered final and shared with 
public advisory bodies and City Council. 

≠ Additional space is provided for the applicant to address innovations and constraints not captured 
elsewhere in the Report Card. Innovation items have a maximum score of 3 points. Constraints are not 
scored but given specific mention in Council Reports. Applicants are required to provide a narrative of 
how the project is contributing to each pillar of sustainability.  

≠ Staff will review your completed Report Card and provide feedback to give you the opportunity to 
achieve the highest score possible by the time the project is considered for adoption or permit approval. 
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Monitoring 
In general, the information required from the applicant for the Sustainability Report Card is similar to the 
information required for a typical development application. However, to ensure accountability, the City may 
request additional information, such as: photos of installed systems or products, design drawings, professional 
reports, copies of receipts, or other records that can be used to verify the implementation of the selected 
sustainability criteria. We encourage you to provide as much information as possible to assist City staff in their 
review of your development proposal. 

Public Information 
Copies of the Report Card are maintained by the Development Planning Division and are included as an 
attachment to Council reports related to the application. Therefore, Report Cards are part of the public record.  
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Property and Applicant Information 

Applicant: 

Telephone: Email: 

Registered owner: 

Project address: 

Proposed use: Total floor space (m2): 

Building type: Number of storeys: 

Number of units: 

Final Score (staff to complete) 

Pillar Total possible 
points 

Sum of N/A 
points 

Sum of 
missed points 

Applicant 
total points Pillar % score 

Cultural Sustainability 56 

Economic Sustainability 93 

Environmental Sustainability 172 

Social Sustainability 165 

Beedie Living

604-436-7888 jeremy.golden@beedie.ca

Jeremy Golden

2806 Spring St. 3060-3092 Spring St. and 80-85 Electronic Ave.

Mixed use Res + Commercial 84,532+ 3,116 (2806Spring St.)

Concrete 40

975 + 40 (2806 Spring St.)

27 5 24 82

12 22 59 72

22 60 90 60

14 81 70 46

27 5 24 82

72592212

22

14 81

60 90

70

60
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1.Cultural Sustainability
Arts 

C1a (applicants can choose between C1a or C1b) (12 points possible)

Does the project designate space for artists or creative enterprises to be 
retained for the lifetime of the project?  

Yes

No

N/A (applicants can choose between C1a or C1b)

If yes:

Check all that apply: (up to 12 points)

artist studios (2 points for first studio + 1 point for each additional studio, 
max 8 points) 

family-size live-work units – sold below market value (3 points per unit, 
max 8 points) 

family-size live-work units – sold at market value (2 points per unit,
max 6 points) 

plaza, creative placemaking space, available for public use
(e.g., outdoor stage) (4 points) 

temporary artist spaces on or off the site (2 points) 

publicly viewable exhibition space (2 points) 

developer identified need/opportunity (up to 4 points) 

Please specify: ____________________________________________ 

Provide the size and details of the proposed space(s):

For the spaces being provided in this project, how will operation be 
managed? (e.g., who is responsible for managing tenants, maintenance, 
etc)?

Resources

Developer Public Art Guidelines 

Art in Public Spaces Master Plan 

Arts and Culture Master Plan 

Enforcement

- Units (market and below
market) will be secured through
a Housing Agreement.

- Plaza/creative/exhibition space
& temporary artist space will be
confirmed through the
Development Permit.

- Elements on Landscape Plans
will be subject to securities.

- Formal written confirmation of
arrangements for managing
spaces will be required.

Staff comments

Score /12

■

Applicant has mared N/A for
this question

0
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C1b (applicants can choose between C1a or C1b) (6 points possible)

Does the project include artwork which is aligned with the Art in Public 
Spaces Master Plan and located in a publicly accessible or publicly owned 
space? (Note: Public Art Policy encourages at least 0.5% of construction costs)  

(4 points) 

Yes

No

N/A (applicants can choose between C1a or C1b)

Applicants are encouraged to work with artists and/or art consultants early so that 
artworks can be incorporated in meaningful and creative ways. Has an artist or 
art consultant been engaged for this project? (2 points) 

Yes

No

OR

Does the project provide an in lieu financial contribution to the City’s 
Artwork Reserve Fund in accordance with the City’s Public Art Policy? 

(4 points) 

Yes

No

N/A (applicants can choose between C1a or C1b)

What is the proposed contribution to the City’s Artwork Reserve Fund?
(Note: Public Art Policy encourages at least 0.5% of construction costs) 

(up to 2 points) 
(2 points if contribution is at least 10% greater than recommendation) 

$ amount: ____________________     % of construction budget: __________ 

Resources 

Developer Public Art Guidelines 

Art in Public Spaces Master Plan 

Arts and Culture Master Plan 

Enforcement 

- Formal written commitment to
engage in a process to include
public art will be required.
Confirmation of the value of
this commitment and securing
this commitment through a
letter of credit submitted prior
to issuance of Development
Permit will be required.

- Collection of public art funds
prior to issuance of
development permit will be
required.

Staff comments

Score /6 

■

■

■

Ballard Fine Art identified as
project Art Consultant. Pulic Art
Budget of $2,600,000

6
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C2 (2 points possible) 

Does the project include artistically designed (professionally designed) 
architectural elements that enhance the overall visual appeal of the 
development (e.g., water feature)?

Yes

No

If yes, describe how: 

Enforcement

- Architectural elements will be
secured through the
Development Permit.

- Elements on Landscape Plans
will be subject to securities.

Staff comments

Score /2 

C3 (2 points possible) 

Does the project include artistically designed (professionally designed) 
street furniture and/or streetscape enhancements (e.g., artistically designed 
benches, streetlights, tree grates)? (Note: consider maintenance and 
replacement of furniture/enhancements)

Yes

No

N/A

If yes, describe the furniture/enhancements and how they will be 
maintained:   

Enforcement

- Elements on Landscape Plans
will be subject to securities.

- Elements included in Civil
Plans will be secured through
the Servicing Agreement.

Staff comments

Score /2 

■

Rezoning landscape plan is considering a water feature accessible to the
public. The feature will establish fountain heads for a splash-pad like
experience. When not in use the feature remains accessible plaza space.

The project team is coordinating with adjacent developments to establish a
strong identity for the site which aligns well with the surrounding developments.
Art Strategy will reflect indigenous heritage of the land, engage community, and
support creative placemaking.

2

■

In line with the approach above the project team has developed a framework for
creating unique and engaging streetscapes cohesive with the other
developments in the area while providing space for artistic expression. Creating
a framework to support more diverse seating and expression areas.

Street enhancements in the form of various details and seating and will reflect
the site history and community culture. The rezoning application includes
examples of this in the form of playful ‘railway spike’ seating elements to
reference the connection to the Golden Spike Lane and serve as a wayfinding
element.

Elements can be found in
documentation

2
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C4 (2 points possible) 

Describe how your project aligns with the Art in Public Spaces and/or Arts 
and Culture Master Plans, or otherwise contributes to the overall cultural 
and artistic vitality of Port Moody:

Resources

Art in Public Spaces Master Plan 

Arts and Culture Master Plan 

Enforcement

- N/A

Staff comments

Score /2 

C5 (1 point possible) 

Does the project include artistic elements for the benefit of the residents/
occupants (e.g., artistic features in a private courtyard or main entryway)?

Yes

No

If yes, please describe:

Enforcement

- Architectural elements will be
secured through the
Development Permit.

- Elements on Landscape Plans
will be subject to securities.

Staff comments

Score /1 

The project's arts strategy is in development in coordination with other
communities proposed for the area. By collaborating on a consolidated arts
strategy, a more distinct culture can be create for the Port Moody Center
community.

The site itself is providing several plaza spaces including a central plaza (Living
Room), the East & West Plazas in line with the 2017 OCP Policy. Each plaza
will feature ways to support the goals outlined in the City of Port Moody Arts and
Culture Master Plan (2017), and the City’s Art in Public Places Master Plan
(2021) for public art: Further design development will determine which of these
spaces are best suited to the art strategy.

Applicant responded with
detailed information per staffs
request

2

■

The majority of art works will be public realm oriented. Residents will have
access to the to public plaza spaces and the artistic elements therein. Residents
will further benefit from the vibrancy of programming like the "Living Room"
where community events and gatherings.

The building will include select art pieces in private resident amenity spaces like
 main lobbies (entryways) and amenity rooms.

1
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Heritage 

C6 (3 points possible) 

Have you consulted with City staff to determine if any of the structures on 
the subject property may have heritage value?

Yes

No

N/A

If yes, does the project include a statement of significance for heritage 
structures not listed on Heritage Register, prepared by a heritage 
conservation specialist where potential heritage value is observed?  

Yes

No

N/A

Resources

Heritage Register 

Enforcement

- Submission of Statement of
Significance with application
will be required.

Staff comments

Score /3 

C7 (3 points possible) 

Does the project include a heritage conservation plan prepared by a 
heritage conservation professional for a structure on the property of the 
application or on another property in the City? 

Yes

No

N/A

If yes, provide the address of the structure included in the heritage 
conservation plan: 

Address:_________________________________________________________ 

Enforcement

- Submission of a conservation
plan will be required with
application.

Staff comments

Score /3 

■

■

Applicant has selected N/A

0

■

Applicant has selected N/A

0
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C8 (3 points possible) 

Does the project include reusing an existing heritage structure with heritage 
value through heritage restoration or heritage rehabilitation? (3 points) 

Yes

No

N/A

Enforcement

- Details will be included in
Heritage Conservation Plan
and formalized in a Heritage
Revitalization Agreement or
Development Permit. Formal
protection typically involves
heritage designation following
completion of conservation
work.

Staff comments

Score /3 

C9 (2 points possible) 

Where the preservation of a heritage structure in its original location cannot be 
accommodated, relocation may be considered.

Does this project include heritage relocation within Port Moody? (2 points) 

Yes

No

N/A

Resources

Conservation of Historic Places 
in Canada: historicplaces.ca 

Enforcement

- Written confirmation of
commitment to relocate
structure and details of plans
for the building in its new
location will be required.

Staff comments

Score /2 

■

Applicant has selected N/A

0

■

Applicant has selected N/A

0
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C10 (2 points possible) 

Does the project salvage materials or artefacts from a historic place in Port Moody, 
or reuse materials or artifacts from architectural/landscape salvage in a manner 
which supports the authenticity of the site’s character-defining elements? 

Yes

No

N/A

If yes, please explain: (up to 2 points) 

Enforcement

- Depending on what is
proposed, incorporating these
elements could be shown on
landscape and/or architectural
plans included in the
Development Permit.

- Landscaped elements will be
subject to securities. If the
artifacts are used in public art
then they will be secured
through Public Art Securities.

Staff comments

Score /2 

C11 (2 points possible) 

Does the project involve the addition of a heritage structure to the City’s 
Heritage Register? This only applies to a structure with heritage value that is NOT 
already on the City’s Heritage Register.  

Yes

No

N/A

Resources

Heritage Register 

Enforcement

- Confirmation of intention to add
the heritage structure to the
Heritage Register will be
required.

Staff comments

Score /2 

■

Site not of historical or heritage value so no artifacts available to salvage.

Applicant has selected N/A

0

■

Applicant has selected N/A

0
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C12 (2 points possible) 

Does the project incorporate acknowledgement of historical or cultural 
connections to the site (e.g., historical naming of the site, people, events, 
structures, architectural inspiration etc.)? 

Yes

No

If yes, please explain: (up to 2 points) 

Enforcement

- Follow up will depend on the
method used to acknowledge
cultural connections to the site.
Determined by staff.

Staff comments

Score /2 

Public Realm 

C13 (8 points possible) 

Does the project improve the streetscape beyond minimum City 
requirements by integrating lasting creative elements and demonstrating 
effort to optimize the project’s beautification impact? 

Yes

No

If yes, check all that apply: (up to 4 points) 

Artistic stormwater management features (1 point) 

Restores the frontage of an existing building in
Historic Moody Centre (2 points)

Proposed artistic paving treatments (1 point)

Adds aesthetics to functional elements of the streetscape (1 point)

Aesthetically pleasing and functional benches, bike rack,
planter, lighting etc. upgrades (1 point)

Interaction of the project with the public
e.g., edible landscape/foliage (1 point) 

Artistic panels in entry foyer (1 point) 

Other (up to 1 point) 

Are the streetscape elements designed by a local artist? (4 points)

Yes

No

Enforcement

- Architectural elements will be
secured through the
Development Permit.

- Elements on Landscape Plans
will be subject to securities.

- Elements included in Civil
Plans will be secured through
the Servicing Agreement.

- Artistic elements will be
secured through Public Art
securities.

Staff comments

Score /8 

■

Several workshops have been conducted with staff and the surrounding
community to discuss public realm, programming, and the site's integration. The
project incorporates where possible elements of the sites historical industrial
uses in the form of railway themed seating. The sites pre-industrial history is
something the team will continue to review and develop through the detailed art
plan.

Large improvement over earlier
response.

2

■

■

■

■

■

■

■

■

Sunken Plaza, Water Feature,
Nature Node, Entry Plaza, and
Flex Areas may include
different hardscape treatments.
Rainwater gardens are
proposed to buffer Spring

4
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C14 (3 points possible) 

Does your project include any innovative cultural sustainability aspects not 
captured in the Report Card? 

Yes

N/A

If yes, please explain: (up to 3 points) 

≠ 

Enforcement

- Will depend on the type of
innovation, determined by
staff.

Staff comments

Score /3 

C15
Does your project face any unique site constraints that limit cultural 
sustainability achievement?  

Yes

No

If yes, please explain: 

≠ 

Enforcement

- N/A

Staff comments

■

The project team and ownership group has fostered a working relationship with
the developments proposed immediately adjacent to the site. The goal of the
relationship is to help establish a more uniform approach to community making in
line with OCP 2017 guidelines. 

Relative to the sites current condition (an underutilized parking lot), the project will
vastly improve the access, amenity, and livability for the surrounding area.

2

■
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C16 (3 points possible)

Summarize the project’s cultural sustainability contributions, including the 
performance criteria in this Report Card and additional elements not previously 
captured here. 

Enforcement

- Highlighted in Council reports

Staff comments

Score /3 

Total Cultural Sustainability Pillar Points =       /56

As a part of the 2017 OCP, the Project plays a vital role in the
revitalization and proposed vibrancy of the area. The OCP and project
look to substantially improve upon the current site condition which is
severely underutilized as a parking lot. There are no existing amenities,
seating, green spaces, engagement on the current site making it a
difficult space to stay and enjoy the area.

The project's design of the pedestrian level has been developed with
community and culture in mind. Mid-block pedestrian links break up the
former parking lot to encourage connection through the district in the
North-South direction.  This creates pedestrian ‘collision’ zones within
the public realm which fosters social interaction and cohesion in the
community. The primary collision zone for the project includes a water
feature, plaza space and play spaces surrounded by food retail intended
to active the area and make it a thriving destination.

Public art plays a vital role in the building of complete communities and
further enhancement of the pedestrian level.  In line with the City’s Art in
Public Places Master Plan (2021), Beedie will uphold Port Moody’s
status as “City of the Arts” by animating the development’s public spaces
with an inspiring public art program that:

1. Reflects the heritage of the land 
2. Engages its community 
3. Leads innovative creative place-making practice

In addition to public art, a large community plaza all of which will act as
welcoming gathering places for community residents of all backgrounds
which is vital to the creation and evolution of a complete and inclusive
community.

Further, public area will be developed in coordination with the
surrounding developments proposed. As part of both the Spring St
improvements, the site will better connect the the surrounding area than
ever before supporting enhanced non-motorized connections to the
whole neighborhood contributing to a car-free culture. This will provide a
better community feel and identity for the neighborhood.

Applicant effort and edits are
a large improvement in
contrast to earlier report
cards.

3

24
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2.Economic Sustainability
Complete Community

EC1 (13 points possible)

Does the project support active transportation to access shops and services 
by improving the circulation and connectivity of the site to retail shops, 
services, and employment near the project site?

Yes

No

If yes, check all that apply for how this is achieved: (up to 13 points)

Creates connectivity to existing active transportation network (up to 3 points)

Eliminates barriers to access for active transportation
(e.g., improving let-downs, accessibility) (up to 3 points) 

Enhances trails and bike paths (1 point) 

Creates public amenity space (1 point)

Use of greenery and landscaping to serve pedestrians and
to direct patrons to storefront entrances and transit (1 point) 

Wide sidewalks and separation from the road to encourage
and promote pedestrian movement (1 point)

Blade or tab signs are incorporated as appropriate (up to 2 points)

Seating, public art, and other amenities are incorporated
into design of retail storefront area (up to 3 points) 

Receiving/shipping areas are located off pedestrian routes (1 point)

Other – please explain: (up to 3 points) 

Resources

Master Transportation Plan 
Examples 

Enforcement

- Architectural elements are
secured through the
Development Permit.

- Elements on Landscape Plans
will be subject to securities.

- Elements included in Civil
Plans will be secured through
the Servicing Agreement.

- Signage will be confirmed
through the Signage Plan.

Staff comments

Score /13 

■

■

■

■

■

■

■

■

■

proposed connecting lane allow
for pedestrian and cyclist
connection through the site/
establishing tree-lined streets
and places to rest/ "All buildings
surrounded with wide accessible
side-walks. "

13
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EC2 (12 points possible) 

Does the project increase access to daily services or supplement the existing 
business composition? 

Yes

No

If yes:
Check all that apply: (up to 12 points)

Contiguous retail frontage to maintain continuity of
retail storefronts (2 points) 

Enhances existing businesses through agglomeration
as appropriate (2 points)

Provides a variety of store widths or opportunity for a
variety of storefront widths through combining individual units (2 points) 

Provides daily goods and services that are missing or
underserved in the current local area business composition (2 points) 

Please explain missing/underserved goods and services identified: 

Supports expansion of and/or leverages the existing
business community in the area (2 points) 

Please explain how:

Other – please explain: (up to 2 points) 

What is the Walk Score of the proposed project? 

Resources

WalkScore 

Enforcement

- Architectural elements will be
secured through the
Development Permit.

- Specific uses will be
incorporated into the project
zoning.

Staff comments

Score /12 

■

■

■

"Proposed Retail plan includes
multiple configurations ranging
from micro units to large format
retail."/ "Connecting Lane,
Spring Street, Electronic Ave,
and Buller Street all have retail
frontage. In no instance is there
a single unit. "

7
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EC3 (5 points possible) 

What is the estimated increase to the current and proposed property
assessed value, as would be determined by BC Assessment (market value) 
for each property classification?

(Note that only estimates are required for proposed assessed value as actual 
assessed values would not be available at this point in the project)

Current (Land & Improvement)
Class 1 – residential assessed value: ____________________________________  

Class 2 – utilities assessed value: ______________________________________  

Class 3 – supportive housing assessed value: _____________________________  

Class 4 – major industry assessed value: ________________________________  

Class 5 – light industry assessed value: __________________________________  

Class 6 – business other assessed value: ________________________________  

Estimated Proposed (Land & Improvement)

Class 1 – residential assessed value: ____________________________________  

Class 2 – utilities assessed value: ______________________________________  

Class 3 – supportive housing assessed value: _____________________________  

Class 4 – major industry assessed value: ________________________________  

Class 5 – light industry assessed value: __________________________________ 

Class 6 – business other assessed value: ________________________________  

Project provides more assessed value in a non-residential class (2,4,5,6) = 3 points   

Proposed assessed value is higher than current assessed value = 2 points

Proposed assessed value is the same as current assessed value = 1 point

Proposed assessed value is lower than current assessed value = 0 points

Resources

Official Community Plan land use 
plan map 

BC Assessment Property 
Classification 

Enforcement

- N/A

Staff comments

Score /5 

$15,000,000+$2,000,000+$31,000,000

$740,000,000

Applicant responded and
provided full answers

5
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Local Economy

EC4 (20 points possible) 

Does the project increase the number of and variety of skilled employment on land 
designated as Industrial, Mixed Employment, or Mixed Use in the City’s Official 
Community Plan? 

Yes

No

If yes:
List the estimated number of jobs: (up to 5 points) 

# of existing jobs on site: __________________________________________  

# of proposed jobs on site:  ________________________________________  

% of jobs retained: _______________________________________________  

If # of existing jobs is not retained = 0 points
If # of existing jobs is retained = 3 points

If # of jobs is increased beyond existing = 5 points

Using the North American Industry Classification System (NAICS), list
the type of jobs created. Classification to the Sector (first) level is sufficient. 

List the jobs to population ratio on site:  (up to 15 points)
Up to 0.5, each 0.1 = 1 point; Above 0.5, each 0.1 = 2 points

Are the Industrial, Mixed Employment, or Mixed Use areas leased or 
owned?

Leased
Owned
Other – please describe:

Have you identified potential occupants for each land use?
Yes
No
If yes, list all potential occupants identified and their intended use:

Resources

Official community Plan Overall 
Land Use Plan Map 

NAICS 

Metro Vancouver Industrial 
Lands Strategy 

Enforcement

- Commitment confirmed through
Building Permit Plans re:
space/occupant designation

- For owner spaces, proof of
registration of the Strata Plan
at Land Title & Survey
Authority submitted.

Staff comments

Score /20 

■

0- blank parking lot

152- Based on Default ASHRAE intensities

100

Project is proposing Childcare (6244), Office (53,54,or55), Food and
Beverage (445) and Retail spaces likely to be a Pharmacy (45611).

Estimated Residential Population- 2500
Estimated Full time Jobs- 152
Job to Population Ratio= 1:16.4

■

■

Anchor Retail space is expected to be a pharmacy or other retail
intended to suite the needs of the community. Office will likely be a small
scale service provider like Dentist, Doctors, and lawyer, real-estate, etc.

15
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EC5 (12 points possible) 

Does the project retain industrial uses on site?

Yes

No

N/A

If yes: 

Will the zoning restrict a portion of the project to 
light industrial uses? (5 points) 

Yes
No

Will the industrial use(s) be multi-level (E.g., mezzanine)?  (up to 5 points) 
Yes
No

Will the proposed tenants intensify the use of industrial space?  (2 points) 
Yes
No

What is the industrial floor space ratio (FSR)? ______________________  

Enforcement

- Architectural elements will be
secured through the
Development Permit.

- Occupancy will be confirmed
as a part of the Building Permit.

Staff comments

Score /12

EC6 (7 points possible) 

Do the sizes and configuration of retail units in the project support a variety 
of occupants, employment, and uses for those units?

Yes

No

N/A

If yes, check all that will be incorporated: (up to 7 points) 

Ceiling heights of at least 12’ (floor to ceiling, not floor to slab) (1 point) 

Appropriate setbacks to allow for seating, patios, public art,
and other streetscape features and amenities (1 point) 

For corner developments, a corner retail storefront with
wraparound glazing (1 point) 

Variety of storefront widths, depths, ventilation, and glazing
treatments etc. to meet the needs of different tenants (1 point) 

Exterior lighting is positioned and integrated to enhance
architecture and storefront design (1 point) 

Storefronts are adaptable to accommodate different signage
types to support tenant’s branding while maintaining
neighbourhood character (1 point) 

Adaptable to emerging retail trends e.g., online orders (1 point) 

Enforcement

- Architectural elements will be
secured through the
Development Permit.

Staff comments

Score /7

■

Applicant has marked NA

0

■

■

■

■

■

"Ground Floor Retail floor to
Floor proposed"/ "Retail Units
on the corners surrounding
Sunken Plaza and Water
Feature Will have have
wrap-around Glazing. "

5
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EC7 (6 points possible) 

Does the project contribute to a circular economy?

Yes

No

If yes, check all the circular economy initiatives: (up to 6 points) 

re-use of resources (deconstruction for re-use, materials made from
recycled/reclaimed materials, materials made from natural inputs) (2 points)

local repair café (2 points) 

collaboration between local enterprises/industry (2 points) 

design for the future/design for deconstruction (2 points) 

maker-space/tool library (2 points)

foster a sharing initiative (e.g., car share, bike share etc.) (2 points) 

Other – please describe:  (up to 2 points) 

Resources

Canadian Circular Economy 

Enforcement 

- Architectural elements will be
secured through the
Development Permit.

- Waste related initiatives may be
subject to securities.

- Other elements may be secured
with a Section 219 Covenant.

Staff comments

Score /6

EC8 (5 points possible) 

Is the project expected to contribute to the daytime economy (i.e. daytime 
population comprised of workers and students) and/or the nighttime 
economy of Port Moody (i.e. commercial activities in the evening e.g.,
restaurant, entertainment, sports, culture, shops, etc.)?

Yes

No

If yes, check any of the following sectors that you may 
be targeting: (up to 5 points) 

Incorporate office, institutional or light industrial space (5 points) 

Food and beverage establishment
(e.g., restaurant, coffee shop, etc.) (3 points)

Tourism business (1 point)

Enforcement

- Architectural elements will be
secured through the
Development Permit.

- Elements related to
occupancies will be confirmed
through the Building Permit.

Staff comments

Score /5

■

"Rebar and metals will seek to
have a recycled content of at
least 25%. Concrete aggregates
will be sought from reclaimed
concretes SCM mixes will be
explored as well. "

2

■

■

■

"18,600fs of Office Space
proposed in addition tot he
proposed 46,500sf of retail
spaces. "/ "shops adjacent to
Sunken Plaza and an additional
Retail unit Adjacent to "Flex
Plaza likely candidates for Food
and Beverage."

5
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EC9 (4 points possible) 

Does the project provide a regional destination for commercial or institutional 
land uses?

Yes

No

If yes, please check all that apply: (up to 4 points) 

specialized training/education (2 points) 

specialized art (2 points) 

culture/heritage (2 points) 

recreational opportunities (e.g., high performance training centre)  (2 points)

Other – please describe: (up to 2 points) 

Enforcement

- Architectural elements will be
secured through the
Development Permit.

- Elements related to
occupancies will be confirmed
through the Building Permit.

Staff comments

Score /4

EC10 (3 points possible) 

Will the project attempt to source local (Port Moody) labour, supply and 
materials?

Yes

No

If yes, check all that apply: (up to 3 points) 

Local supply of materials (1 point) 

Local labour (1 point) 

Local contractors (1 point)

Local professional services (1 point) 

Other – please describe: (1 point) 

Enforcement

- Architectural elements will be
secured through the
Development Permit.

- Contractors will be confirmed
through the Building Permit.

Staff comments

Score    /3

0

■

■

■

Items will have to be provided
with more detail at a later date.
Scoring conditional

2

■
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EC11 (3 points possible) 

Does your project include any innovative economic sustainability aspects 
not captured?

Yes

N/A

If yes, please describe: (up to 3 points) 

Enforcement

- Will depend on the type of
innovation, determined by staff.

Staff comments

Score /3

EC12
Does your project face any unique site constraints unique that limit economic 
sustainability achievement?

Yes

No

If yes, please describe:

Enforcement

- N/A

Staff comments

Relative to its current condition the proposed development proposes to offer
more services for its residents and its surrounding community. The proposal
includes plaza spaces capable of conversion for larger programs such as local
markets or performances further drawing people into the site. The proposed
Childcare supports working families.

2

■

■
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EC13 (3 points possible) 

Summarize the project’s economic sustainability contributions including 
the performance criteria in this Report Card and additional elements not 
previously captured here:

Enforcement

- Highlighted in Council report

Staff comments

Score    /3

Total Economic Sustainability Pillar Points =   /93

The project represents a massive revitalization to the site increasing the
assessed property value substantially through the addition of the proposed
density and addition of retail space. This project represents approximately 2,500
additional residents living, paying taxes, and spending in the area. In the context
of the larger 2017 OCP for the Area, the development represents a major
amount of growth for the City of Port Moody.

The development incorporates greenery and wide sidewalks to encourage
pedestrian movement in order to prioritize walking, cycling, and transit-use over
single occupancy vehicle use. Locating services in close proximity to public
transit represents an opportunity for the development to serve as a regional
destination that attracts people and contributes to the local economic growth of
Port Moody. These additional residents help build Port Moody's economy in a
sustainable way, locating residents and amenities close to transit to reduce the
amount of infrastructure needed by the City of Port Moody to help move all
these new residents and visitors.

The area will be a vibrant economic area with opportunities to live, work, and
play keeping money within the community. Relative to the current site condition
with an employment ratio of 0:0 the proposed Job to Population ratio of 1:16. 
The project's economic contribution will begin as soon as ground breaks for
construction immediately contributing local employment for trades and laborers
from within Port moody and the Lower Land for some time.

Improved report card compare
to original version. Staff
recognize the difficulty with
providing more concrete
answers early in the application
life cycle. Staff encourage
applicant to revisit the
application and explore
potential ideas that might bring
more value (Economic Pillar
Value).

3

59
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3.Environmental Sustainability
Natural Environment

EN1 (20 points possible)

Does the project protect and enhance the urban forest, prioritizing tree 
retention and planting of native or adaptive tree species which provide multi-
storey habitat (groundcover, shrubs and trees) to increase ecological value, 
biodiversity, and resilience to climate change impacts?

Yes

No

N/A

If yes:

Outline the following:

Number of existing significant mature trees protected on site 
(i.e., mature trees over 40 cm DBH):  
 _________________________________________________ (up to 5 points) 

Number of existing trees over 10 cm protected on site: 
 _________________________________________________ (up to 5 points) 

Replacement tree ratio: ______________________________ (up to 5 points) 
(Note: Native tree species are preferred for areas immediately 
adjacent to Environmentally Sensitive Areas)

• Trees planted on-site: _______________________________________

• Trees planted off-site: _______________________________________

• Cash-in-lieu: ______________________________________________

Existing canopy cover (%): _________________________________________  

Proposed canopy cover at 20 years post development (%): _______________  

If canopy cover is the same = 3 points
If proposed canopy cover exceeds existing = up to 5 points

Demonstrate ability of trees to reach full maturity. 
Check all that apply: (up to 5 points)

Adequate soil volume as determined by the Canadian
Landscape Standard (2 points) 

Designated space for significant trees/stand of trees to
reach full maturity (2 points) 

Proximity to infrastructure (e.g., Building(s), power lines) (1 point) 

Resources

Tree Protection Bylaw 

I-tree Canopy

Canadian Landscape Standard 

New canopy cover is calculated 
based on the type of trees that 
are being planted, at 20 year 
maturity. 

Large Canopy Trees provide 
125 m2 per tree (e.g., Douglas 
Fir, Deodor Cedar, Red Oak) 

Medium Canopy Trees provide 
50 m2 per tree (e.g., Evergreen 
magnolia, Honey locust) 

Small Canopy Trees provide 
25 m2 per tree (e.g., Japanese 
maple, Giant Dogwood) 

Sum Total Species Canopy Area 
for all proposed species and 
divide by gross site area to 
obtain mature canopy coverage 
percentage

Enforcement

- Elements on Landscape Plans
will be subject to securities.

- Tree Protection Covenants
may be applied.

Staff comments

Score /20 

■

0- None within site

0- None within site

>93:1 (93 proposed trees)

93

Under review through land swap

0

19%- Targeted

■

■

■

"Site is a blank parking lot with
no existing landscape "/ "Final
tree count and canopy subject
to further design. "

10
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EN2 (15 points possible)

Does the site stormwater management plan provide adequate stormwater 
quality, volume and groundwater protection to address the relevant senior 
and municipal government requirements for future rainfall expected with 
climate change?

Yes

No

If yes:

Do the site conditions work to restore stormwater flows to 
be closer to pre-development historical conditions?  (2 points)

Yes

No

Indicate which of these approaches the project will use:

A. Nature-based Green Infrastructure solutions
Check all that apply: (up to 9 points) 

Watercourse daylighting (3 points) 

Constructed wetlands (3 points) 

Rain gardens (up to 3 points)

Bioswales (up to 3 points)

Green roof/wall (up to 3 points)

Other – please describe:  (up 2 points) 

B. Engineered Green Infrastructure solutions
Check all that apply: (up to 4 points)

Rainwater harvesting (2 points) 

Systems that support street trees (e.g., trenches, soil cells,
structural soils, etc.) (1 point) 

Roof downspout disconnection to Green Infrastructure (1 point) 

Water quality structures (1 point) 

Absorbent landscaping (1 point) 

Other – please describe: (up to 2 points)

Resources

Metro Vancouver’s Stormwater 
Source Control Guidelines 

Climate Action Plan 

The Chines Integrated 
Stormwater Management Report 
(metrovancouver.org) 

DFO Land Development 
Guidelines 

2018 KWL IDF Curves for 
Climate Change 

Enforcement

- Submission of stormwater
management plan that
addresses the goals indicated
will be required.

- Elements on Landscape Plans
will be subject to securities.

- Elements included on Civil
Plans will be secured through
the Servicing Agreement.

Staff comments

Score /15 

■

■

■

■

■

■

"Rain Gardens located at the
corners of Spring St. And
Connecting Lane, Electronic
Av. and Spring St. and
Connecting Lane and Golden
Spike Lane"/ "Extensive
Greenroof identified for the L2
Lounge Roof"/ "The landscape
design includes absorbent
landscape throughout the site
at the podium and street levels
to help manage rainwater"

8
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EN3 (applicants choose A or B) (15 or 6 points possible)

A. Does the project protect, restore and/or compensate for site
ecology on-site?

Yes

No

N/A (applicants choose A or B)

If yes, check all that apply: (up to 15 points) 

Watercourse daylighting (5 points) 

Constructed wetlands (3 points)

No increase in existing impervious area (4 points) 

Area (m2): _______________________________  

Riparian Area Restoration (up to 3 points) 

Aquatic restoration (2 points) 

Non-riparian forest restoration  (2 points) 

Native/”naturescape” landscaping (2 points) 

Removal of invasive plant species from natural areas (2 points) 

Other biodiversity and habitat enhancement (1 point) 

Salvage replanting (1 point) 

Other – please describe: (up to 3 points) 

OR

B. Does the project provide other biodiversity enhancement in an urban
setting?

Yes

No

N/A (applicants choose A or B)

If yes, check all that apply: (up to 6 points) 

Other biodiversity and habitat enhancement (1 point) 

Native/”naturescape” landscaping (2 points) 

Other – please describe: (up to 3 points) 

Resources

Naturescape Policy 13-6410-03 

Enforcement

- Elements on Landscape Plans
will be subject to securities.

Staff comments (A)

Staff comments (B)

Score /15 or 6 

■

"Site contains no existing
ecologies and no such covenant
has been proposed by the
CoPM"

Applicant has selected N/A

■

■

■

■

Project landscape design provides "Nature Nodes" and tree canopy
networks to aide in the movement of animals establishing ecological
corridors along Spring Street and Connecting Lane.

"Planting species will strive to
delicately balance native
species and species resilient to
a changing climate. "/ "Current
site condition is so devoid of
biodiversity "

6
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EN4 (10 points possible)

Is the proposed property located in an Environmentally Sensitive Area 
(ESA)?

Yes

N/A

If yes:

i. What is the designation of the ESA?

ii. What are the means of ESA protection? (up to 8 points) 

Dedication (3 points) 

Covenant (1 point) 

Monitoring (up to 2 points) 

Other – please explain: (up to 2 points) 

iii. How is the ESA being improved? (up to 2 points)

Resources

Official Community Plan Map 13: 
Environmentally Sensitive Areas 
and Appendix 2: Development 
Permit Area Guidelines 

Enforcement

- Environmentally Sensitive Area
DP, other means of protection
are required as established in
criteria ii.

Staff comments

Score /10 

■

Applicant has selected N/A

0
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EN5 (5 points possible)

Does the project reduce potable water use from existing site conditions 
and/or per capita?

Yes

No

If yes, check all that apply: (up to 5 points)

Drought tolerant landscaping (xeriscaping) with native species  (0.5 points)

Installation of a water meter display to show consumption
for occupants more frequently than billing (0.5 points) 

Non-water dependent materials/features for ground
cover treatment (0.5 points) 

Irrigation system with central control, rain sensors, and
drip irrigation on and off-site (0.5 points) 

Captured rainwater irrigation or greywater system (0.5 points) 

Other – please explain: (up to 2 points) 

Resources

Water meter Specifications 

Enforcement
- Elements included on Civil

Plans will be secured through
the Servicing Agreement.

- Elements on Landscape Plans
will be subject to securities.

- Low flow/flush and greywater
systems will be confirmed
through the Building Permit.

- Elements noted on Mechanical
Drawings will be confirmed
through the Building Permit.

Staff comments

Score /5 

EN6 (5 points possible)

Is the project located along the Burrard Inlet foreshore or otherwise impacted 
by coastal flooding (e.g., sea level rise, coastal squeeze, etc.)?

Yes

N/A

If yes, describe how the project will mitigate risks and impacts of coastal 
flooding events in current and future climate scenarios: (up to 5 points)

Resources

Green Shores

Port Moody Zoning Bylaw 
Section 5.3.5 

Enforcement

- Setbacks and minimum
building elevation are
confirmed through the
Development Permit and
Building Permit.

Staff comments

Score /5 

■

■

■

■

■

Landscape maintenance plan will include a soil health maintenance and
management program intended to keep mulches and other materials
onto of soils to help limit evaporation of water from soils. Mulching is a
proven passive strategy for increasing soil moisture retention and
reducing irrigation demand.

"Drought tolerant species will be
considered for landscape design
with the principal goal of
reducing irrigation demand and
being resilient to changing
climate. "/ "Landscape contains
a mix of hardscapes which do
not require any irrigation"

3

Applicant has selected N/A

0

■
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EN7 (5 points possible)

Does the project redevelop and rehabilitate a brownfield site? (5 points)

Yes

N/A

Resources

Brownfields 

Contaminated Sites Regulations 

Enforcement

- Proof of compliance with
provincial contaminated sites
regulations will be required.

Staff comments

Score /5 

EN8 (4 points possible)

Does the design of outdoor lighting incorporate technology to minimize the 
harmful effects of light pollution?

Yes

No

Check all that apply to ensure that lights are: (up to 4 points)

Only on when needed (0.5 points) 

Only light the area that needs it (0.5 points) 

No brighter than necessary (0.5 points) 

Minimizes blue light emissions (0.5 points) 

Fully shielded (pointing downward) (0.5 points) 

LED lights (0.5 points) 

Non-reflective pavement surface (0.5 points) 

Other – describe the lighting plan for the site and
its dark sky friendly features: (up to 0.5 points) 

Resources

International Dark Sky 
Association for Dark Sky Friendly 
Lighting 

Enforcement

- Lighting details will be
confirmed through the Building
Permit and will be subject to
securities through Landscape
Plans.

Staff comments

Score /4 

■

Applicant has selected N/A

0

■

■

■

■

■

■

■

All lighting fixtures will be specified to be dark sky compliant.

4
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EN9 (3 points possible)

Does the project provide bird-friendly development through landscaping 
features that provide habitat to native species and building design that 
reduces bird collisions?

Yes

No

If yes, check all that apply: (up to 3 points)

Building design minimizes the quantity of glass (0.5 points) 

Incorporation of visual markers (0.5 points) 

Incorporation of features to block reflections (0.5 points) 

Landscaping is appropriate distance from glass features (0.5 points) 

Reduces light pollution (0.5 points) 

Building design reduces trapping potential by ensuring open pipes,
ventilation grates and drains are inaccessible to birds (0.5 points) 

Landscaping plan incorporates a diversity of native plants that
provide food options for birds throughout the year (0.5 points) 

Landscaping plan creates habitat complexity by including ground cover,
shrubs, understory, and canopy layers in a stepped pattern (0.5 points) 

Other – please explain: (0.5 points) 

Resources

Vancouver Bird Strategy 

Enforcement

- Elements included on
Landscape Plans will be
subject to securities.

- Architectural elements will be
secured through the
Development Permit.

Staff comments

Score /3 

EN10 (2 points possible)

Does the project include forest fire prevention measures or fire smart 
building features?

Yes

No

If yes, list all features: (up to 2 points)

Resources

Fire Smart Canada 

Enforcement

- Materials will be confirmed
through the Building Permit.

Staff comments

Score /2 

■

■

■

■

■

■

■

Spring Street and Connecting Lane lines with trees to provide
continuous tree canopy corridor.

Larger trees and shrubs
generally located on far side of
sidewalks approximately 6-10 ft
from retail frontage. "/ "See light
pollution measures detailed
under EN8"/ Detailed design will
limit penetrations. Where
unavoidable grates and screen
will be provided.

3

■

Building cladding and structure will be non-combustible. 

Building will be maintained to avoid build-up of any flammable materials (leaves
etc., flammable materials in vents) 

Tower roofs will be paver or stone (non combustible [Class A]) Lower level
landscapes will be cleaned of debris.

2
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EN11 (2 points possible)

Is the project seeking third party environmental certifications (e.g., Salmon 
Safe BC certification)?

Yes

No

N/A

Resources

Salmon Safe BC Certification 

Enforcement

- Certification will be confirmed
through Section 219 Covenant.

Staff comments

Score /2 

Air Quality – Low Carbon Mobility

EN12 (12 points possible)

Does the project provide sustainable transportation infrastructure for user 
groups of each land use type, which contributes to reducing greenhouse gas 
emissions from this development beyond requirements in the Zoning Bylaw?

Yes

No

If yes, check all that apply: (up to 12 points) 

Unbundled and/or district parking  (2 points) 

Level 2 EVSE installed (as defined in technical bulletin) (2 points) 

Public EV DC Fast Charging EVSE installed  (2 points) 

More than 20% of commercial EV charging infrastructure provided (1 point)

Subsidized transit pass and transit information package  (1 point) 

Micro e-charging is provided for a minimum of 10% of
storage/parking spaces (e.g., e-bicycle, e-scooter)  (1 point) 
Energized EV Charging for visitor parking  (1 point) 

End of trip bicycle facilities (1 point) 

Bike share and assigned parking (1 point) 

Car share and assigned parking space provision in nearby
on-street/public parking (1 point) 

Other – please describe: (up to 2 points) 

Resources

Port Moody Zoning Bylaw 

Port Moody Electric Vehicle 
charging Infrastructure Bulletin 

Enforcement

- Elements noted on
Architectural Plans will be
confirmed through the
Development Permit and
Building Permit Plans.

- Transit passes/unbundled &
district parking will be secured
through a Section 219
Covenant.

- End of trip facilities/parking
uses included on Architectural
Plans will be confirmed through
the Development Permit.

Staff comments

Score /12 

■

Applicant has selected N/A

0

■

■

■

■

■

■

"Existing Modo carshare
parking located at St George
and William. Multiple
Developments int the area
considering the provision of
additional carsharing
provisions."

7

■
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EN13 (11 points possible)

Does the project incorporate measures to support and increase active 
transportation?

Yes

No

If yes, check all that apply: (up to 11 points): 

Connects to existing pedestrian/cycling routes and
priority destinations (1 point) 
Improved crossings of busy streets (1 point) 

Improved local pedestrian routes, local bike networks/trails (1 point) 

Safe, secure, accessible, and sustainable footpaths  (1 point) 

Pedestrian clearway sufficient to accommodate pedestrian flow (1 point) 

Covered outdoor waiting areas, overhangs, or awnings (1 point) 

Pedestrian scale lighting (1 point) 

Pedestrian/bike only zones (1 point) 

Improves connections to transit (bus/SkyTrain/
West Coast Express) (1 point)

Other – please describe: (up to 2 points) 

Resources

Port Moody Master 
Transportation Plan 

Enforcement

- Elements included in Civil
Plans will be included in
Servicing Agreement.

- Elements included in
Architectural Plans will be
secured through Development
Permit.

Staff comments

Score /11 

■

■

■

■

■

■

■

■

■

■

Primary bike route on St. Johns connected through Electronic Ave and
Buller St- Spring Street Street improvements contribute to larger network
enhancement planned through 2017 OCP. 9
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Greenhouse Gas Emissions and Energy Reductions

EN14 (12 points possible)

Does the project provide a low carbon energy system (LCES), which
prioritizes on-site local energy systems that provide heating, cooling and hot 
water heating? (Note: systems should meet a Coefficient of Performance of 2 or 
greater) Examples include: solar; district energy; heat pump; or geo exchange. 

Yes

No

If yes:

Describe the system type: (up to 10 points) 
• Heating mechanical system (up to 5 points) 

- Description: _______________________________________________
- Fuel source (e.g., electricity, renewable etc.): ____________________

• Hot water mechanical system (up to 3 points) 
- Description: ______________________________________________
- Fuel source (e.g., electricity, renewable etc.): ____________________

• Cooling mechanical system (up to 2 points) 
- Description: ______________________________________________
- Fuel source (e.g., electricity, renewable etc.): ____________________

Does the system use refrigerants with low global warming potential 
(GWP)?

Yes

No

N/A

If yes, check the low GWP system being installed: (up to 2 points) 
Centralized system (e.g., communal heat pump) using
ammonia, R744, water, CO2, R1234ze, or R1234yf,
R454b, R513a, R32, R410a, R407c, R134a (2 points) 
Distributed system (e.g., VRF) using R32 or equivalent (2 points) 

Individual system (e.g., split or individual heat pump)
using R290 propane, R744, or R134a (2 points) 
Other (up to 2 points) 

How will the project mitigate refrigerant leakage?

Resources

Energy Step Code Corporate 
Policy 

Vancouver low carbon energy 
system policy 

Refrigerants & Environmental 
Impacts: A Best Practice Guide - 
Integral Group 

Enforcement

- LCES confirmed through the
Energy Step Code Corporate
Policy commitment and
Building Permit.

- Mechanical systems confirmed
through Building Permit Plans.

Staff comments

Score /12 

■

Centralized Heat Recovery ASHP
Electric

ASHP w. nat gas back-up (auc + Top Up)
Elect w. gas back-up

Centralized ASHP
Electricity

■

■

Centralized system should help keep refrigerants concentrated and
contained to a single area easier to identify and maintain leaks. 

12
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EN15 (11 points possible)

Will the project include strategies to reduce lifecycle (embodied) greenhouse 
gas emissions from the project and increase carbon sequestration? 
(Note that projects should aim to have total embodied carbon emissions 
below 500 kgCO e/m²) 

Yes

No

If yes:

Check all that apply: (up to 10 points) 
Tracking and reporting project embodied emissions (1 point) 

Embodied emissions third-party certification: (1 point)

List the certification: ________________________________________  
Wood frame construction  (2 points) 

Low carbon concrete construction (1 point) 

materials sourced locally to reduce transportation emissions (1 point) 

labour sourced locally to reduce transportation emissions (1 point) 

Selecting materials with environmental product declarations (1 point) 

Low embodied emissions disposal of materials (1 point) 

Utilization of natural insulation products (1 point) 

Targeting third party certification under ISO 14040,
ISO 14044, and/or EN15978 (2 points) 
Commitment to reduce at least 40% of embodied emissions compared
to project embodied emissions baseline: (2 points) 

% reduction committed to: ___________________________________  

Submission of pre- and post-construction lifecycle assessment (1 point) 

Low embodied emissions material selection policy (1 point) 

Benchmarking embodied emissions performance (1 point) 

Other – please describe:  (1 point) 

Please state the estimated embodied emissions of the project: (1 point)

≠ over the building’s estimated lifespan: _________________________

≠ in kgCO e/m²: ____________________________________________

Provide the name of the calculator used to provide an estimate and/or the 
name of the organization who provided the embodied emissions analysis:

Resources
Life Cycle Assessment (LCA) 
Practice Guide [Carbon 
Leadership Forum] 
CLF Embodied Carbon Policy 
Toolkit - Carbon Leadership 
Forum 
lcm-public-sector-guide.pdf 
(gov.bc.ca) 
Methodology to Calculate 
Embodied Carbon of Materials 
[RICS] (PDF) 
Whole Building Life Cycle 
Assessment: Reference Building 
Structure and Strategies [ASCE] 
Zero Code – Off-Site 
Procurement of Renewable 
Energy [Architecture 2030] (PDF) 
Carbon Smart Materials Palette 
[Architecture 2030] 
Athena Impact Estimator 
Environment Agency’s Carbon 
Calculator for Construction 
Activities 
eTool 
One Click LCA 
Tally 

Project teams may use a carbon 
calculator that is not listed above 
but must include the name of 
tool/organization completing the 
assessment 

Enforcement

- Commitment will be secured
through Section 219 Covenant.

Staff comments

Score /11 

■

■

■

■

■

■

■

■

■

To be provided

To be provided

OneClick LCA Analysis developed by Introba.

"LCA under development.
Planned completion after initial
rezoning application. "/ "Wood
frame constrcution under
consideration for 2806 Spring.
Wood Frame construction not
feasible for higher towers due to
code limitations. "/ Relative to
national concrete embodied
carbon intensities BC concrete
mixes generally contain less
embodied carbon"

5
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EN16 (10 points possible)

Will the project achieve a recognized industry standard for sustainable 
design? (Note that the City does not accept equivalencies and applicants must 
complete full certification) 

Yes

No

N/A

If yes, check all that apply: 
Built Green Canada – certification level: (10 points) 

 ____________________________________________________________
LEED – certification level: (10 points)

 ____________________________________________________________
Zero Carbon Building Standard (10 points) 
Energy Star (10 points) 
BOMA BEST (10 points) 
Canadian Passive House Institute (10 points) 
International Living Future Institute – Zero Carbon Certification  (10 points)

Other – please describe:  (up to 10 points)

 ____________________________________________________________

Resources
Built Green Canada 

LEED Canada 

Zero Carbon Building Standard 

Energy Star 

BOMA BEST 

Canadian Passive House 
Institute 

ILFI – Zero Carbon Certification 

Enforcement

- Commitment will be secured
through Section 219 Covenant.

Staff comments

Score /10 

EN17 (8 points possible)

Does the project include strategies to ensure buildings do not overheat in 
future climate change scenarios?  

Yes

No

If yes, check all that apply: (up to 8 points) 
Natural/passive ventilation (1 point) 
Stacked windows (1 point) 
Earth tempering ducting (1 point) 
Passive evaporative cooling (1 point) 
Fixed/operable external shading (1 point) 
Natural shading (1 point) 
Low window to wall area ratio  (1 point) 
Thermal massing (1 point) 
Building Energy Model using future climate weather files (1 point) 
High-efficiency low carbon mechanical cooling (1 point) 
Other – please describe:  (up to 2 points)

Resources

Pacific Climate Impacts 
Consortium future weather files 

City of Vancouver Passive 
Design Toolkit 

Enforcement

- Elements included in
Architectural Plans will be
secured through the
Development Permit and
confirmed through the Building
Permit.

Staff comments

Score /8 

■

0

■

■

■

■

■

■

■

Building massing and form generally supportive of balcony-based exterior
shading strategy.

Building will include operable
windows to provide control of
addition outdoor air in addition
to mechanical ventilation"/
"Window to Wall Ratio under
review with energy modeling
team expected to be available
after initial rezoning"

6
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EN18 (8 points possible)

Does the project reduce the heat island effect on the site? 

Yes

No

If yes, check all that apply: (up to 8 points) 

Water features on site (1 point) 

Natural shade around the structures (trees, climbing plants) (1 point) 

Increase canopy cover compared to existing canopy cover (1 point) 

Green infrastructure such as green roofs, rain gardens,
absorbent landscaping etc. (1 point) 

Use of low-albedo materials (1 point) 

Reducing waste heat production through energy efficiency
and active transportation (1 point) 

Other – please describe:  (up to 2 points)

Resources

Reducing Urban Heat Islands to 
Protect Health in Canada 

Enforcement

- Landscaped elements will be
subject to securities.

- Elements included in
Architectural Plans will be
secured through the
Development Permit.

- Active transportation
commitments will be confirmed
through the Servicing
Agreement and Development
Permit as noted on Civil Plans
and other plans noted above.

Staff comments

Score /8 

EN19 (6 points possible)

Which Step of the Energy Step Code will the project be designed 
to comply with?  

Part 9
Step 3 (0 points) 
Step 4 (2 points) 
Step 5 (3 points) 

Part 3
Step 2 (0 points) 
Step 3 (2 points for large residential, 3 points for commercial) 
Step 4 (3 points)

Resources

Building Bylaw 

BC Energy Step Code 

Energy Step Code Corporate 
Policy 

Enforcement

- Step Code commitment will be
confirmed through the Building
Permit and a Section 219
Covenant.

Staff comments

Score /6 

■

■

■

■

■

■

Consideration of low albedo materials to be evaluated through rezoning
application.
Addition of a Pergola to help shade substantial portion of L2 outdoor
space 5

3

■
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EN20 (2 points possible)

Does the project allocate sufficient and accessible recycling 
and garbage storage space in multi-residential and commercial buildings 
and complexes compatible with Metro Vancouver’s Technical 
Specifications for Recycling and Garbage Amenities in Multi Family
and Commercial Developments? (1 point) 

Yes

No

If yes, outline the space provided for each (m2):

Residential recycling:  __________________________________________  

Residential garbage: ___________________________________________  

Residential green waste: ________________________________________  

Commercial recycling: __________________________________________  

Commercial garbage: __________________________________________  

Commercial green waste: _______________________________________  

Does the design of the waste area provide safe and universally 
accessible access in a secure common area? (1 point)

Yes

No

If yes – please explain:

Does the design of the waste area align with the Bear Resistant Guidelines 
for Solid Waste, Organics, and Recycling Enclosures & Containers?

Yes

No

Resources

Zoning Bylaw 

Metro Vancouver’s Technical 
Specifications for Recycling and 
Garbage Amenities in Multi-
family and Commercial 
Developments 

Bear Resistant Guidelines for 
Solid Waste, Organics, and 
Recycling Enclosures & 
Containers 

Enforcement

- Elements included on the
Architectural Plans will be
secured through the
Development Permit.

Staff comments

Score /2 

■

4,156sf (split recycling, garbage and green)

Design to be developed

Design to be developed

Design to be developed

Design to be developed

Design to be developed

■

Waste rooms are located at grade within building footprint. Waste rooms
access from  Golden Spike Lane

■

thank you for clarifying access.

2
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EN21 (3 points possible)

Does your project include any innovative environmental sustainability 
aspects not captured?  

Yes

N/A

If yes, please describe: 

Enforcement

- Will depend on the type of
innovation, determined by staff.

Staff comments

Score /3 

EN22
Does your project face any unique site constraints unique that limit 
environmental sustainability achievement?  

Yes

No

If yes, please describe: 

Enforcement

- Highlighted in Council reports.

Staff comments 

■

Ecologically, the project is taking substantial steps to reestablish greenspace
on the site. Given the project's unique location this additional of greenspace
supports a growing urban network vegetation to support the movement and
longevity of species in Port Moody.

2

■
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EN23 (3 points possible)

Summarize the project’s environmental sustainability contributions including 
the performance criteria in this Report Card and additional elements not 
previously captured here:  

Enforcement

- Highlighted in Council reports.

Staff comments

Score /3 

Total Environmental Sustainability Pillar Points = /172

The project transforms the site from asphalt parking lots to a vibrant
mixed-use community. The development enhances the urban forest through
reintroduction of native or adaptive plant species that provide multi-story
habitat in addition to increasing biodiversity.  Bird-friendly principles will be
integrated in the project’s landscape design. The tree canopy cover is
increased, and natural shading elements and greenroofs are integrated into
the overall site design, contributing to the reduction of localized heat island
effect.

The project is designed with a high-performance envelope that prioritizes
passive design strategies to reduce overall building energy demand. It will do
this using strategies like reducing window-to wall ratio, providing operable
windows, using the building's larger structure to help regulate fluctuations in
outdoor air temperatures. When energy is needed for space conditioning, it
will be conserved through utilization of a Low Carbon Energy System. 

Embodied carbon will be reduced by optimizing the structural design to
reduce the size of elements where possible and eliminate transfers. In
addition to structure, low carbon envelope materials will be explored using
the OneClick LCA tool and incorporated into the final design where viable.
The project team will seek locally sourced recycled materials and products
with EPDs to help prompt demand for responsible sourced materials in the
Port moody market. The bulk of the project's embodied carbon will come from
concrete so use of BC sourced concretes (known to have lower Global
Warming Potential than national average) will be important to the team. 

The development promotes active transportation by designing a pedestrian
oriented neighborhood. Active and public transportation including walking,
cycling, and transit is encouraged in order to reduce greenhouse gas
emissions from transportation. The project's alignment with the 2017 OCP
aims to enhance the Spring Street frontage to expand the City of Port
Moody's larger active transportation network. The project is within a 5 minute
walk to the Evergeen Skytrain line making it a true transit-oriented
development.

Designing for resilience is a priority. The development will explore potential
risks and integrate design measures associated with coastal flooding,
overheating, wildfire smoke, and increased rainfall which are typical risk
factors for the Port Moody area.

3

90
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4.Social Sustainability

S1 (30 points possible)

Does the project provide voluntary amenities?

Yes

No

N/A (select if making contribution to the City’s amenity reserve)

If yes:

Check all that apply: (up to 15 points)
Community centre/facility (15 points) 
Space for growing food (3 points) 
Child play areas (1 point) 
Gathering place/space (1 point) 
Usable public park/greenspace (10 points) 
Community facilities (3 points)
Arts and cultural facilities (3 points) 
Streetscape and pedestrian improvements (2 points) 
Accessible landscaped roof deck (3 points) 
Dog runs/ dog wash station (2 points) 
Work space (2 points) 
Other – please describe: (up to 3 points)

Does the project provide dedicated space for childcare? (10 points)
Yes
No

If yes, is the dedicated space for childcare being operated by 
a non-profit? (5 points)

Yes
No

OR

Does the project contribute to the General Community Amenity Contribution 
Reserve as per the Community Amenity Contribution Policy?  (2 points) 

Yes
No
N/A (select if amenities are provided on site)

If yes, what is the $ amount contributed: _________________________

Resources

Community Amenity Contribution 
Policy 

Enforcement

- Elements on Architectural
Plans will be secured through
Development Permit.

- Elements on Landscape Plans
will be subject to securities.

- Section 219 Covenant relating
to childcare spaces and
community + arts and cultural
facilities will be required.

- Housing related amenities will
be included in the Housing
Agreement.

- Public Art Securities will be
applied to any public art
amenities.

- Parkland contributions to the
City will be formalized through
the subdivision and parkland
dedication process.

Staff comments

Score /30 

■

■

■

■

■

■

■

■

■

■

Podium roof amenity space
includes resident garden
spaces inclusive of tool storage
and hose bibs to improve
usability."/ "Outdoor amenities
include play spaces. At-grade
water feature expected to be
engaging and fun
"splash-pad-like" environment.
"

14

■
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S2 (25 points possible)

Does the project provide new purpose-built market rental housing or 
affordable rental housing or contributes to the city’s affordable housing 
reserve fund in lieu of provision of affordable housing?

Check all that apply:

5% shelter rate housing (up to 25 points)

15% Affordable rental housing (up to 15 points)

20% Purpose-built market rental housing (up to 5 points)

15% Rent to own (up to 2 points)

Affordable housing fund contribution (1 point)

None (0 points)

If none, describe other measures or amenities provided in lieu of provision of 
affordable housing: 

If purpose-built/affordable rental, provide the following information: 

Types (e.g., purpose-built or affordable): ______________________________  

Description (bedroom number breakdown): ____________________________  

% of total housing units: ___________________________________________  

If financial contribution, what is the total amount of dollars dedicated to the City’s 
Affordable Housing Reserve Fund?  _____________________________________  

Does this amount exceed the $2/sqft requirement? (1 point) 
Yes
No

Resources

Port Moody Affordable Housing 
Reserve Fund Policy 

Interim Affordable Housing 
Guidelines 

Community Amenity Contribution 
Policy 

Enforcement

- Commitments will be secured
through Housing Agreement
and Community Amenity
Contribution collection process.

Staff comments

Score /25 

■

Project is providing 40 Non-market Rental Housing units in a dedicated building
adjacent to the site. The total area of the project is 33,500sf

Purpose built seperate building

15- Std, 10-1 Bdr, 10-2 Bdr, 5-3 Bd

100

■

application provides 3.8% of the
total residential floor area as
non-market. The City’s
Inclusionary Zoning Policy
requires at least 6% of the floor
area to be designated as
non-market, or 15% of the floor
area as below-market.
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S3 (23 points possible)

Does the project provide accessible residential unit(s) and accessible project 
design features for multi-residential developments beyond City 
requirements?

Yes

No

If yes, check all the residential unit feature options: (up to 21 points) 
(Note: adaptable and accessible units are as defined in the BC Building Code)

60% of single storey residential units are adaptable units  (1 point) 
70% of single storey residential units are adaptable units (1 point) 
80% of single storey residential units are adaptable units  (1 point) 
90% of single storey residential units are adaptable units (1 point) 
100% of single storey residential units are adaptable units (1 point) 
10% of single storey residential units are accessible units  (2 points) 
20% of single storey residential units are accessible units  (2 points) 
30% of single storey residential units are accessible units (2 points) 
40% of single storey residential units are accessible units  (2 points) 
50% of single storey residential units are accessible units (2 points) 
60% of single storey residential units are accessible units (2 points) 
70% of single storey residential units are accessible units  (2 points) 
80% of single storey residential units are accessible units  (2 points) 
90% of single storey residential units are accessible units  (2 points) 
100% of single storey residential units are accessible units  (2 points) 
Project incorporates adaptable and accessible design features
in the site/building circulation and bathrooms in all other uses (1 point) 

If no, list any additional accessible features provided that are not already 
required by the BC Building Code: (up to 2 points)
Examples include: 

• Accessible amenity features
• Number of elevators exceeds Building Code requirement
• Automated door opening

Resources

BC Building Code Accessibility 
Handbook 

Enforcement

- Architectural elements will be
secured through the
Development Permit and
Building Permit.

Staff comments

Score /23 

■

■

■

■

5
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S4 (10 points possible)

Does the project include a range of unit sizes for a variety of household 
types?

Yes

No

If yes: (maximum of 10 points for mixed tenure)

For Market Strata projects, does the project meet or exceed the following 
proportion of bedroom types:

At least 30% of the total project units be 2 and
3-bedroom units (up to 5 points) 
At least 10% of the total project units be 3-bedrooms
or more  (up to 5 Points) 
OR

For Market Rental projects, does the project meet or exceed the following 
proportion of bedroom types: 

At least 25% of the total project units be 2 and
3-bedroom units (up to 5 points) 

At least 5% of the total project units be 3-bedrooms
or more (up to 5 Points) 

Enforcement

- Unit types will be secured
through the Housing
Agreement.

Staff comments

Score /10 

S5 (10 points possible)

Does the project contain a rental housing component where the rental units 
are secured for at least 60 years or the lifespan of the building?

Yes

No

If yes, list the % of units secured for 60 years or the lifespan of the building:

____________________________________________________(up to 10 points)

Resources

Interim affordable housing Policy 

Enforcement

- Commitment will be secured
through the Housing
Agreement.

Staff comments

Score /10 

■

■

■

5

■

6%- in separate dedicated building

5
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S6 (10 points possible)

Does the project support aging in place? (Refer to Age Friendly Plan 
recommendations) (i.e., adult care, assisted living space, independent senior living 
space) 

Yes

No

N/A

If yes, list all the supports for aging in place: (up to 10 points)
Note: this criterion does not include adaptable and/or accessible units.

Resources

Age Friendly Plan 

Fraser Health Family Guide to 
Services for Seniors 

Enforcement

- Elements on Architectural
Plans will be secured through
the Development Permit.

- Elements on Landscape Plans
will be subject to securities.

Staff comments

Score /10 

S7 (9 points possible)

Does the development include a mix of housing types? 

Yes

No

If yes, list the number of units per housing type: (up to 9 points)

≠ Live-work units: ______________________________________ (3 points)

≠ Ground-oriented units: ________________________________ (3 points)

≠ Lock-off units________________________________________ (3 points)

Enforcement

- Elements on Architectural
Plans will be secured through
Development Permit and
Building Permit.

- Rental units will be secured
through the Housing
Agreement.

Staff comments

Score /9 

■

Project is focused on providing Family residential units and non-market
residential housing. it is not intended to be a seniors facility. Units will be
accessible and adaptable in line with code requirements.

Applicant has selected N/A

0

■

0
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S8 (7 points possible)

Will the project ensure occupants have clean, cool air during times of poor 
air quality and/or wildfire events beyond Building Code requirements? 

Yes

No

If yes, check all that apply: (up to 7 points)

Improved mechanical ventilation
(e.g., proper commissioning, increase outdoor air intake) (1 point) 

Improved air filtration (e.g., HEPA particulate air filtration) (1 point) 

Airtightness better than ACH of 2 (1 point) 

No indoor combustion appliances (e.g., gas stove or fireplace) (1 point) 

Homeowner/occupant health and safety information (1 point)

Other – please describe: (up to 2 points)

Resources

Guidance for Cleaner Air Spaces 
During Wildfire Smoke Events 

Guide to Air Cleaners in the 
Home 

Enforcement

- Commitment will be secured
through Building Permit.

Staff comments

Score /7 

■

■

■

Items to be provided later in
the application phase.
Applicant will need to show
evidence.

2
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S9 (7 points possible)

Does the design of the project help to facilitate mental health, wellness and 
social connectedness? 

Yes

No

If yes:

Check all that apply: (up to 7 points)

Semi-public gathering space with comfortable seating  (1 point) 

All weather recreation areas/wellness space  (1 point) 

Pet friendly units / amenities (e.g., dog run) (1 point) 

Greenspace that facilitates socialization (1 point) 

Prioritizing pedestrians (1 point) 

Creative design to promote social interaction  (1 point) 

Other – please describe: (up to 2 points)

Reference to plans (e.g., landscape plans/architectural plans, etc.)

Resources

Strengthening Neighbourhood 
Resilience 

Enforcement

- Elements on Architectural
Plans will be secured through
the Development Permit.

- Elements on Landscape Plans
will be subject to securities.

- Pet friendly units will be
secured through a Section 219
Covenant.

Staff comments

Score /7 

■

■

■

■

■

■

■

■

The project is strongly focused on providing spaces for play for residents
and families as well. On each tower podium is a dedicated play area in
addition to the proposed water feature which is expected to be ve

See section 4.4.10 Podium Level Landscape Plan for details on podium and
ground-level landscape.

"Both buildings include indoor
and outdoor amenties.
Spaces"/ Proposed public
plaza water feature should
provide a create space for the
community to gather. Whether
as spray heads or trickling
feature water feature should
provide an interest and
engaging space for children to
play and cool down leading to
a gather of families"

7
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S10 (6 points possible)

Does the project provide urban vitalization by involving land owner and 
occupants, community groups, and end user groups who may be affected by 
the proposal in the planning process to identify and showcase Port Moody’s 
unique assets (i.e. goes above and beyond standard notification and 
consultation)? 

Example: Host a community-building workshop with the neighbourhood at the time 
of a project’s inception to determine values and identify unique assets to leverage 
through design  

Yes

No

If yes:

List all the stakeholders and their involvement: (1 point)

Identify actions taken in response to stakeholder input (up to 5 points)

Resources

A Guide to Community 
Revitalization 

Enforcement

- Summary of community
engagement will be required.

Staff comments

Score /6 

■

The project team have continually engaged with community groups
throughout the early design and rezoning application development. Business
leaders and other vendors were consulted to help understand demand for
office and retail space in the area and form the retail unit sizes and
configuration.

1
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S11 (5 points possible)

Does the project provide or designate spaces for growing food in private or 
common areas including on-site secure composting to support gardening 
activities? 

Yes

No

N/A

If yes:

Check all that apply: (up to 5 points)

Community garden (2 points) 

Secure on-site community compost (2 point) 

Secure features
(e.g., fencing to prevent wildlife access, tool storage etc.) (1 point) 

Other – please describe: (up to 2 points)

Resources

City of Vancouver Bulletin: 
Sustainable Large Development 
(PDF) 

Applies to large developments 
(2+ Acres).

Enforcement

- Elements on Architectural
Plans will be secured through
Development Permit.

- Elements on Landscape Plans
will be subject to securities.

Staff comments

Score /5 

S12 (3 points possible)

Will the project undertake any of the following analysis? 

Acoustic analysis (1 point) 

Thermal comfort analysis (1 point) 

CPTED analysis (1 point) 

Enforcement

- Acoustic analysis identified as
a Development Permit
application requirement, as
appropriate to the project
location.

- Requirement for Thermal
Comfort Analysis would be
identified through the rezoning
process.

Staff comments

Score /3 

■

■

■

■

Composting systems will be identified and coordinated in design later in
detailed design.

Community gardens proposed
on both tower amenity roof
decks. Both proposed 24 (48 if
partitioned differently) garden
plots per building. "/ garden plot
includes a potting table and tool
storage space

5

■

■

Acoustic analysis provided in
section 4.6.3 CPTED will need
to be provided later
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S13 (3 points possible)

Does the design of the site prevent crime through crime prevention through 
environmental design principles (CPTED)?

Yes

No

If yes, describe the crime prevention design measures: (up to 3 points)

Resources

CPTED 

Enforcement

- A CPTED analysis is required
for submission.

- Elements on Architectural
Plans will be secured through
the Development Permit.

- Elements on Landscape Plans
will be subject to securities.

Staff comments

Score /3 

S14 (3 points possible)

Will the project allow for pet friendly rental units?

Yes

No

If yes, describe how the project will allow for pet friendly rental 
units and any other pet friendly details of the project 
(e.g., dog run, pet wash station etc.): (3 points)

Resources

Pets OK BC 

Enforcement

- A Section 219 Covenant
related to no prohibition on pet
rental for strata developments
will be required.

Staff comments

Score /3 

■

Appropriate lighting in all public spaces and back of house areas.Ground level
designed to avoid any deep recesses without public line of site. Areas around
each tower have been activated by providing retail. Back of house loading and
parkade ramps kept in close proximity and make securing and monitoring
spaces easier.

staff have been informed of
CPTED analysis applicant will
need to follow through for full
marks

2

■

All units will permit pets. The project will provide pet-oriented amenities like a
dog wash.
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S15 (2 points possible)

Does the development provide diversification by increasing the mix of uses 
for the particular site and its neighbourhood? 

Yes

No

If yes, describe the proposed uses:  (up to 2 points for 3 uses) 

≠ Residential % total floorspace/site area: __________________________

≠ Commercial % total floorspace/site area: __________________________

≠ Industrial % total floorspace/site area: ____________________________

≠ Institutional % total floorspace/site area: __________________________

≠ Park (note type) % total floorspace/site area:
_____________________________________________________________

≠ Gathering space % total floorspace/site area: ______________________

Enforcement

- Elements on Architectural
Plans will be secured through
Development Permit.

Staff comments

Score /2 

S16 (2 points possible)

Climate change is expected to bring more frequent and intense weather that 
may result in increased and prolonged power outages. Will this project be 
designed to provide occupants basic needs amid prolonged power outage 
and extreme weather? (e.g., back-up power supply, energy independent features)

Yes

No

If yes, list all measures:  (up to 2 points) 

Enforcement

- Elements included in Civil
Plans will be secured through
the Servicing Agreement.

- Energy and mechanical
systems will be confirmed
through the Building Permit.

Staff comments

Score /2 

■

92%

8%

6-8% for commercial space
94-92 for residential space

2

■

The Building's passive design strategies (high performance envelope, low
Window to Wall Ratio, and operable windows) will allow the building to remain
thermally comfortable longer in the event of a sustained power outage. The
Building's structure will act as a thermal battery helping to maintain indoor
temperatures for residents during ongoing power outages.

1
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S17 (2 points possible)

Does the project provide education and awareness of the sustainable 
features of the project for owners/occupants? 

Examples include: 

≠ Document is given to new owners at time of sale, covenant on title,
inclusion/protection of features in strata bylaws

≠ Signage/display/art recognizing design, etc.

Yes

No

If yes, list all the education and awareness initiatives:  (up to 2 points) 

Enforcement

- Written commitment from
applicant detailing education
and awareness.

- Common property features are
required to be included in
Strata Bylaws.

Staff comments

Score /2 

S18 (2 points possible)

Is the project design adapted to minimize shadow or privacy 
impacts to and from adjacent buildings? (1 point)

Yes

No

N/A

AND / OR

Does the project design integrate the results of a viewscape 
study with respect to water and mountain views? (1 point)

Yes

No

N/A

Enforcement

- A shadow/viewscape study is
required through the
Development Permit.

Staff comments

Score /2 

■

Eco Concierge will be considered to offer long-term resources to residents
looking to lessen their environmental impact. Concierge will be able to offer
guidance to residents on proper recycling practices, and in-unit controls.

The project will develop a operational manual for residents to further advise on
how to use the controls systems (thermostats, lights, etc.) and operable
windows to optimize their thermal comfort and in unit experience.

1

■

■

"Project density and rough
massing developed in line with
2017 OCP guidance. OCP
governance around building
heights assumed to be inclusive
of community consultation and
views analysis. "

1
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S19 (3 points possible)

Does your project include any innovative social sustainability aspects not 
captured?

Yes

N/A

If yes, please describe:  (up to 3 points) 

Enforcement

- Will depend on the type of
innovation, determined by staff.

Staff comments

Score /3 

S20
Does your project face any unique site constraints that limit social 
sustainability achievement?  

Yes

No

If yes, please explain: 

≠ 

Enforcement

- N/A

Staff comments

Applicant has selected N/A

0

■
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S21 (3 points possible)

Summarize the project’s social sustainability contributions including the 
performance criteria in this Report Card and additional elements not 
previously captured here:  

Enforcement

- Highlighted in Council reports.

Staff comments

Score /3 

Total Social Sustainability Pillar Points = /165

The project transforms the site from asphalt parking lots to a vibrant mixed-use
community. The programming proposed at grade and on top of podiums
supports a community-focused and amenity rich lifestyle with an element
intended to address resident's unique interests. 

The project provides play spaces for families in both private amenity spaces
and in more public plaza areas. The plaza themselves vary in size and
configuration to offer larger open format gather areas for larger community
events and smaller quieter gather places for connecting with people. The
proposed mix of space types support social connectivity in building and in
community in the ways intended through the original 2017 OCP.

The project is proposing to contribute to the City of Port Moody's goals around
housing equity and accessibility through a completely stand-alone building
(2806 Spring St.). This project will contribute 40 additional non-market units of
varying configurations to support the City's growing needs for housing. This is
a provision unique to the project as it is done as a completed- turn-key building
for the City in lieu of a financial contribution or smaller in-building
accommodation of non-market housing establishing more of a community for
those residents as well.

Social and physical wellness is promoted through construction of high-quality
private amenities like fitness spaces and community gardens. Pair with lots of
opportunities to use active transportation the residents here will be able to live
their healthiest most active life!! 

Compared to previous
response, this is much better.

2
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Glossary of Terms 
Accessible housing: Housing designed and constructed to be universally accessible to people of diverse ages and 
abilities. 

Adaptable unit:  A dwelling unit that provides flexible design features that meet BC Building Code minimum 
requirements; it can be adapted to meet the changing needs of any occupant for reasons of disability, lack of stamina, and 
progressing through different life stages to support independent living. 

Accessible housing/unit: Housing with fixed design features to enable independent living for persons with disabilities, 
such as those in wheelchairs. 

ACH: Air changes per hour. 

Affordable market housing: Housing that is affordable to moderate income households achieved through tenure, 
location, reduced parking, modesty in unit size, level of finishing, and design and durability over time as the buildings age. 

Beautification: The process of making visual improvements appropriate to a specific place, including but not limited to 
building facades, landscaping, decorative or historic-style street elements, selection of paving/fencing materials and their 
treatment, etc. Improvements contribute to Port Moody’s reputation as City of the Arts in a sustainable manner. 

BC Energy Step Code: BC Energy Step Code is a voluntary provincial roadmap that establishes progressive 
performance targets (i.e., steps) that support market transformation from the current energy-efficiency requirements in the 
BC Building Code to net zero energy ready buildings. 

Brownfield: A term used in urban planning to describe land previously used for industrial purposes or some commercial 
uses where the expansion, redevelopment, or reuse of the property may be complicated by the potential presence of a 
hazardous substance, pollutant, or contaminant. 

Car/Bike share network:  Arrangements between two or more persons to share the use of a vehicle or bicycle for a 
specified cost and period of time. 

Character-defining elements: The materials, forms, location, spatial configurations, uses, and cultural associations or 
meanings that contribute to the heritage value of a historic place, which must be retained to preserve its heritage value. 

Crime Prevention Through Environmental Design (CPTED): The design and effective use of the built environment to 
reduce the incidence of crime and improve the quality of life. 

Coastal Flooding: A flood is a general and temporary inundation of normally dry land areas. When a coastal process—
such as waves, tides, storm surge, or heavy rainfall from coastal storms—produces that flood, it is called a coastal flood. 
Coastal areas, like all areas, can also flood from high rainfall or overflowing streams. 

Coefficient of Performance (COP): Is a ratio of useful heating or cooling provided to work (energy) required. Higher 
COPs equate to higher efficiency, lower energy (power) consumption and thus lower operating costs.  

District energy systems: A system that uses renewable energy to pipe energy to buildings within a specified area for 
space heating, hot water, and air conditioning. 

Ecological inventory: An inventory that identifies the ecological values in a natural habitat and is usually the first step in 
an environmental impact assessment. 

Electric vehicle (EV): An automobile that uses one or more electric motors or traction motors for propulsion. An electric 
vehicle may be powered through a collector system by electricity from off-vehicle sources or may be self-contained with a 
battery or generator to convert fuel to electricity. 

Attachment 11
1207

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

378

Considered at the December 3, 2024, Special Council meeting
Attachment 1



portmoody.ca  |  planning@portmoody.ca page 56

Embodied greenhouse gas emissions: Embodied emissions refers to the greenhouse gas emissions created in various 
phases of a building or piece of infrastructure’s full life cycle (e.g., material extraction, manufacturing, construction, 
maintenance, and end of life/disposal). 

Environmentally Sensitive Areas: Land designated as areas that need special protection because of its environmental 
attributes, such as rare ecosystems, habitats for species at risk and areas that are easily disturbed by human activities. 
Refer to Map 13 of OCP. 

Greenfield: Undeveloped land in a city or rural area either used for agriculture or landscape design or left to evolve 
naturally. These areas of land are usually agricultural, or amenity properties being considered for urban development. 

Greyfield: Economically obsolescent, out-dated, declining, and/or underutilized land, often with the presence of abundant 
surface parking. 

Greywater: Wastewater from lavatories, showers, sinks, and washing machines that do not contain food wastes and that 
can be reused for purposes such as irrigation or flushing toilets.  

Habitat corridor: Habitat areas, generally consisting of native vegetation, linking with larger areas of similar wildlife 
habitat. Corridors are critical for the maintenance of ecological processes, providing food, and allowing for the movement 
of animals and the continuation of viable populations. 

Heat island effect: Heat islands form as vegetation is replaced by hard surfaces to accommodate growing populations. 
These surfaces absorb, rather than reflect, the sun’s heat, causing surface temperatures and overall ambient 
temperatures to rise. 

Heritage rehabilitation: The action or process of making possible a continuing or compatible contemporary use of a 
historic place through repair, alterations, and/or additions while protecting its heritage value. 

Heritage restoration: Returning a historic place back to how it looked at any time in its past. 

Invasive plant species: An invasive plant is a non-native species whose interaction causes economic harm, harm to 
human health, and/or environmental harm. 

Light pollution: Brightening of the night sky caused by streetlights and other man-made sources, which has a disruptive 
effect on natural cycles and inhibits the observation of stars and planets. 

Market rental housing: market rent is the rent that an apartment, without rent or income restrictions or rent subsidies, 
would command in the open market considering its location, features, and amenities. 

Naturescape planting: Landscaping with species that are naturally adapted to local climate, soils, predators, pollinators, 
and disease and, once established, require minimal maintenance. 

Non-human companion: Means any domestic or feral pet under the care, custody, or ownership of a person. 

Non-market rental housing: Subsidized rental housing for those unable to pay market-level rents including, but not 
limited to, public housing owned and operated by government agencies, non-profit housing owned and operated by public 
and private non-profit groups, and co-operative housing owned and managed by co-operative associations of the 
residents. 

On-site power generation: The ability to generate power without transporting it from its source to where it can be 
utilized. 

On-site renewable energy generation: The generation of naturally replenished sources of energy, such as solar, wind 
power, falling water, and geothermal energy. 
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Lock-off suites: Lock-off units are self-contained units which are smaller than the principal dwelling unit. Each unit must 
have direct access to a hallway, corridor or the outside, and a shared internal door which can be locked enabling both 
units to be independent. 

Low albedo: Albedo is the measure of the reflectivity of a material. A high albedo means it reflects a lot of light and a low 
albedo means it absorbs a lot of light. 

Low Carbon Energy System: Low carbon energy systems (“LCES”) supply heat energy primarily derived from highly 
efficient and renewable sources in order to provide space heating and conditioned ventilation air for buildings seeking to 
achieve low greenhouse gas emissions. These systems may also provide domestic hot water and cooling service. 

Passive design: An approach to building design that uses the building architecture to minimize energy consumption and 
improve thermal comfort. 

Public space: A social space that is generally open and accessible to people. 

R-2000-Certified New Home: Best-in-class, energy-efficient homes with even higher levels of energy efficiency than
ENERGY STAR-qualified new homes, as well as clean air and environmental features.

Sea Level Rise: Sea level rise is an increase in the level of the world’s oceans due to the effects of global warming. 

Sequestered carbon: a natural or artificial process by which carbon dioxide is removed from the atmosphere and stored. 

Smart technology: Technologies that allow sensors, databases, and/or wireless access to collaboratively sense, adapt 
to, and provide for users within the environment. 

Statement of significance: The first essential step in any conservation project, which involves identifying and describing 
the character-defining elements; it is important in defining the overall heritage value of the historic place. Refer to the 
Standards and Guidelines for the Conservation of Historic Places in Canada (see Resources glossary). 

Streetscape: The visual elements of a street, including the road, adjoining buildings, sidewalks, street furniture, trees, 
and open spaces that combine to form the street’s character. 

Storm water management plan: The management of water occurring as a result of development or precipitation that 
flows over the surface into a sewer system. 

Transit oriented development (TOD): A mixed-use residential and commercial area designed to maximize access to 
public transportation; it often incorporates features to encourage transit ridership. A TOD neighbourhood typically has a 
centre with a transit station or stop (train station, metro station, tram stop, or bus stop), surrounded by relatively high-
density development with progressively lower-density development spreading outward from the centre. TODs generally 
are located within a radius of 400 to 800 metres from a transit stop, as this is considered to be an appropriate distance for 
walkability. 

Triangulation: Triangulation is spatial design that gives people a reason to be in the space. In order to promote public 
interaction, common areas should contain amenities people don’t have in their private residences such as a splash pad or 
play structure with triangular configuration in mind. 

Universal access: This term refers to broad-spectrum ideas meant to produce buildings, products, and environments that 
are inherently accessible to both people without disabilities and people with disabilities. 

Urban infill: An urban planning term that refers to new development that is sited on vacant or undeveloped land within an 
existing community, and that is enclosed by other types of development. 

Urban forest: The total collection of trees and associated plants growing in a city or town. It includes trees in parks and 
yards, along roadways and paths, and in other areas, both on public and private lands. 
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Urban vitalization: The urban planning process of rehabilitating a place or “taking a place to a higher level” using a 
community-building process (early stage community involvement) to define the key characteristics that make a place 
unique or special; and applying the concepts of urban conservation to leverage a community’s assets, most often in 
accordance with approved City plans. 

Viewscape: The natural and built environment that is visible from a viewing point. 

Walkability: The extent to which the built environment is friendly to the presence of people living, shopping, visiting, 
enjoying, or spending time in an area; improvements in walkability lead to health, economic, and environmental benefits. 

Xeriscaping: Refers to landscaping and gardening in ways that reduce or eliminate the need for supplemental water from 
irrigation. Xeriscaping refers to a method of landscape design that minimizes water use. 

Attachment 11
1210

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

381

Considered at the December 3, 2024, Special Council meeting
Attachment 1



 
 
 

Beedie Living (Market), public engagement summary UPDATE 1 – Nov. 17, 2023 to Jun. 27, 2024 page 1 

3060-3092 Spring Street, 80-85 Electronic Avenue, and 
a portion of the Electronic Avenue road right-of-way - 
OCP amendment & rezoning Development Application  
UPDATE 1: Public input received on Engage Port Moody from Nov. 17, 2023 to 
Jun. 27, 2024  

This encompasses the period from the day the project launched on engage.portmoody.ca to the date the 
report was prepared for Council First Reading. Comments are presented verbatim, including typos and 
grammatical errors. Profane or abusive language, or personally identifying information has been removed 
where indicated by “[omitted]”. 

Engagement highlights  

Highlights of project engagement to date: 

≠ 80 engaged participants contributed to one or more feedback tools 
≠ 275 informed participants visited multiple project pages, contributed to a tool, or downloaded 

documents 
≠ 904 aware visitors viewed this project page  

What is your overall feedback on this development application? 

 

 

 

 
 
 

 Support Oppose Mixed 

From launch to First 
Reading:  

Nov. 17, 2023 to Jun. 27, 
2024 

17 57 6 
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Comments 1 through 44 were included in the first public engagement summary shared with 
Council at early input 

Comments  

1. I disagree with the proposed height of the development. The current OCP allows for 26 stories. This 
proposal would increase the height to 32, 34 and 38 stories, on top of a podium! The total height is 
not actually stated. When the OCP was revised the overall height for Port Moody centre was agreed 
to be 26 stories. This should be adhered to in my opinion. The proposal will prove to be a slippery 
slope to even higher buildings. Where will it stop? 

Otherwise, I do not have an issue with the proposed development. I agree with the proposed number 
of parking stalls. Even though this development is close to transit, most families will still need a car for 
trips away from transit. The hope is that living next to transit will reduce the use of vehicles, but we 
cannot expect families to entirely give up their cars to live in Port Moody. The proposal should specify 
all residential parking has access to EV charger. 

2. Hey I live in 50 electronic avenue and these buildings would remove literally all the sunlight my 
apartment gets all year, we might get a speck as it sets but we would not get any actual sunlight with 
those monstrosities behind us. 

3. Opposed to the building of these high rises. Max 12 story building 

4. This is Ridiculous project esp in this area of 5-6 floor wood frames embedded into environment. I 
understand that people want to make money but the architecture needs to follow basic esthetics and 
fit into surrounding. If that goes through it will def mean someone have taken money  under the table.  

5. I think this is going to be really great for the community of Port Moody. There is a need for more 
housing and newer developments. Why not bring more people out to discover the beauty that Port 
Moody has to offer! It is such an underrated city!  

6. The proposed development does not suite the city of Port Moody. High rises should not be situated in 
this area as it will over shadow the beauty and nature of the area. It is an eye-sore and does not 

21%

71%

8%

Support Oppose Mixed
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represent the city of arts well. This is a building more catered to downtown and should not be built in 
a suburbian city. I would like this proposal to be declined/denied.  

7. This proposal needs to be denied. This tall tower is hazardous and dangerous to the area. It is not 
suited for the city of Port Moody and will not meet clinate action or safety intiatives.  

8. This building impacts me as it is in my neighbourhood i grew up in and does not fit Port Moodys 
intiatives. It does not match its surrounding and will not be part of the community. A much shorter 
building is suitable. Not a tall high rise. That is for the city downtown.  

9. Reject proposal. Traffic jams off barnet onto Murray street and St. John’s street are of major concern. 
There is no additional foot bridge between Murray street to the skytrain. High rises should only be 
built within a 100-200 m if the skytrain station.  

10. I do not support building any towers greater than 15-20 floors in that area is warranted.  I do believe 
that densification of the area needs to be done with addition of amenities, but I think tall towers of that 
size will be detrimental to the area and city.   

11. High rises should only be 100m by the skytrain and no more. It is too dense in port moody and this 
area should be allocated green space.  

12. Buildings of this size far exceed what is necessary in the area and will block nearly all natural sunlight 
to surrounding areas. Additionally, the infrastructure in this area cannot support this additional 
housing. Buildings should be capped at mid rise levels.   

13. High rise buildings over 6 stories should only be located within 100 m of the skytrain station. This is 
ruining Port Moody.  

14. This blocks 100% of sunlight of south facing units in the East wing of 3131 Murray st. 

15. this space should be allocate to green space and nature. Port Moody is becoming too densified and 
losing it's culture and representation. If people need more housing, I suggest building closer to the 
city and situating high rises in those areas, where they are more common. 

16. High rises are not needed in this area. They should be kept closer and within 100m of skytrains. This 
building will not fit the Port Moody's culture and atmosphere. 

17. strongly oppose to this! not the right fit for Port Moody. 

18. this is a safety hazard for the area. 

19. The builds past electronic avenue should be kept as green space! There is not enough open area 
with that many hi-rises going up! Keep a designated green space at least!! 

20. As a city Port Moody needs to maintain some sort of designated green space and open area for its 
community! Like Kyle center, parts of Port Moody need to be left as open space for the growing 
families to enjoy the outdoors! I am strongly opposed to build anything past 80-85 Electronic Avenue, 
and a portion of the Electronic Avenue road right-of-way. Strongly opposed!! Please consider open 
green space that is detached from any type of build! A community garden, community park, 
community playground etc!  

21. I appreciate that the proposal includes public space at the ground floor. Port Moody needs to stop 
focusing on residential-only developments with no interesting architectural features like 50 Electronic 
Ave, and instead build complete communities like Newport which combine residential units with 
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commercial space at the ground floor. While this development will no doubt introduce some additional 
traffic, the effect can be decreased by encouraging people to walk to get their essentials rather than 
driving. The development is also close to a skytrain station so the density is appropriate. 

22. I think this development would provide much needed density to the area around Moody Centre 
station, the area is currently woefully underutilized and I perfect for a development like this. I wouldn't 
support large towers everywhere in Port Moody, but here it just makes sense. It looks like it will 
contribute to a liveable, walkable community, and will support climate sustainability by allowing 
people to choose active transportation (e.g. it is right by the skytrain, centrally located in Port Moody, 
etc.) 

23. This is exactly what the area around transit needs.  

24. I strongly oppose this proposal and am very frustrated to see that it, along with the PCI’s 
neighbouring proposal, significantly exceed our OCP in terms of density, FAR, and building heights. I 
could never support such significant increases to our OCP and/or TOD area(s). Please, City of Port 
Moody, stick to the density, FAR, and building height in our OCP, which us residents have spent 
many years helping shape. I am also very surprised, frustrated, and disappointed to see that both 
initial Moody Centre TOD proposals have asked for additional significant increases to our OCP, after 
the city granted such increases in 2014, 2017, and 2022.   

25. I am 100% against this proposal and the PCI proposal, which are both way too dense, have FARs 
that are way too high, and which have building heights that are way too high. Please follow our OCP, 
which we have spent years, if not a decade, creating, which calls for much lower density, FAR, and 
building height, and which has already been significantly increased a few times over the years.  

26. I oppose to building anything past 80-85 Electronic Avenue, and a portion of the Electronic Avenue 
road right-of-way. Port Moody as a community needs to maintain open communal spaces. That area 
should be designated as green space detached from any type of building that is open to the public. 
That area should not have a built and remain as a community garden, field, park etc. 

27. There is too much congestion for this tight corridor which already has many issues with traffic. The 
light block will be an issue so height should be limited and a grocery store is a great addition to the 
area. Also need to include easy pedestrian access to Murray if anything gets developed in that area.  

28. Concerned about the height of the buildings. We have no towers of this size along this street, so it will 
change the atmosphere, block views and cast shadows on others’ homes. Infrastructure needs to 
improve to support increased traffic.  

29. The height proposal for these buildings is absurd and not in keeping with surrounding buildings. 
Sunlight will be blocked from apartments in the 50 electronic apartment building. The building 
capacity will put a strain on the infrastructure of Port Moody. The trains running from Moody Centre 
are at capacity daily and there is no immediate future plan to extend the WCE service. Traffic on both 
St Johns and Murray street is already very busy. I’m not against development but why do the towers 
have to be so large?  

30. We are worried that too many high-rise buildings are going to be approved near the Moody Centre 
Skytrain Station. We have spoken to lots of families in this area who share this fear. There is a 
responsibility to honour Port Moody's OCP. Knowing that the 60 Williams St, 3006/3010/3020 Spring 
St Development is already trying to obtain a size beyond what the OCP provides, it is sad seeing 
another massive proposal so close by. The OCP contains points which will help make sure Port 
Moody does not become overcrowded, such as requiring view corridors, limiting floors (26), and 
requiring slender designs. Most importantly, the OCP states that the area will "...transition to 
surrounding neighbourhoods, from a maximum height of 26 storeys around the station, to six (6) 
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storeys around the edge." We are worried that Mayor Lahti and the current City Council will approve 
far more tall buildings instead of following this tapering concept, largely disregarding Port Moody's 
OCP. Finally, it is irresponsible to increase Port Moody's population before proper infrastructure is 
funded in terms of schools, hospitals, roadways, and recreation centres. What Port Moody currently 
has will not withstand a large population boom. It is also reckless to simply say that some of these 
responsibilities belong to the Provincial Government. Plans for new infrastructure need to be financed 
prior to new high-rise buildings being approved, along with a plan to combat traffic along St Johns 
Street and Murray Street.  We are counting on Mayor Lahti and City Council to protect Port Moody for 
families.  

31. towers are extremely tall and out of place- they should be reduced in height. also too many luxury 
condos- more rentals both at market and non-market are required (at least 50% should be rental 
units), overall needs to be scaled down and provide more rental housing 

32. These towers are too high and do not align with the vision for the neighborhood. Traffic is not 
addressed, and these towers will negatively impact the enjoyment of thousands of people in the area. 
Height should be restricted/reduced. 

33. This development is far too large and awful for our city of Port Moody.  We have NO 
INFRASTRUCTURE in place to handle this type of housing. 

NO doctors, No nurses, No sewer, No traffic control, No roads, No hospitals, No schools or teachers, 
No community center big enough. NO MONEY to upgrade it all without dumping the costs into our 
taxes and making them increase. 

You are not ready to increase density.  When you have taken care of infrastructure, then you can 
think about something, but never this. 

WAKE UP DOWN THERE. 

34. Too many high rise buildings!!! Most families move further out to Port moody and don't want to live in 
high rises! Why are there not more low rises and townhouses for families here? There are over 
crowded schools and an over crowded hospital already! We need more housing that provides an 
environment that people want to live in long term! We also need affordable commercial rent for 
businesses!  

35. We just moved to Port Moody for the beauty, light traffic and small town feel. Having 3 major sky 
scrapers within a bunch of low rise building will completely change the landscape and look so out of 
place. Traffic cannot handle this many buildings. Our trails will become way to busy to enjoy. We 
moved here wanting to start a family in a safe, low - medium density area. I’m all for redeveloping the 
area to new homes, but the MAX amount of floors should be 8. Please don’t destroy Port Moody for 
developer gain. People who live in Port Moody came to Port Moody for a reason. Please, I want to 
continue making Port Moody home but if this goes through, we will move elsewhere. We are two 
young, educated adults who pay a significant amount in taxes who strongly oppose this move.  

36. I strongly oppose having anymore than a 10 storey building. Driving on St Johns won’t be beautiful 
anymore, the streets will become packed with cars, won’t be safe for our Children or dogs to go out. 
The fact that our council is even CONSIDERING having multiple high rises disgusts me. Traffic will be 
horrid, the Port Moody life people have lived before won’t be the same. Development of the area is a 
great idea, anything more than 8-10 stories would be a tragedy. Do not do this. Please.  

37. We believe this project will have a very negative impact on the area of Port Moody in several ways.  
Aesthetically it would tarnish the beauty, the infrastructure is not able to accommodate the traffic, 
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mental health of residents due to overcrowding and loss of privacy and sunlight, property values, and 
the sense of community will be destroyed. 

We fell in love with Port Moody due to its small town feel, charming neighbourhoods and unobscured 
natural beauty. It seems that no matter where you are in Port Moody everyone has the opportunity to 
look out a window to view mountains, trees or water and also access these without too many crowds 
to compete with. This hugely influences our well being and mental health, not being able to enjoy 
solitude and a sense of space at our parks and is very upsetting. 

To be in an area where we will be shaded by skyscrapers and never feel the sun shine through our 
windows and also lose the privacy with apartments towering over you is very unsettling. To forever 
change the horizon of trees we see and replace it with 38 stories is devastating. 

Residents of Port Moody are friendlier and happier on average than other areas of greater Vancouver 
as we are tucked away and shielded from the madness of the bigger cities. We are on a good thing 
here and want to protect it at all costs, there will be no coming back from a decision like this as the 
soul of the city will be ruined and the natural beauty changed forever. 

Having lived in big cities before with many high-rises, it brings anxieties and stresses which Port 
Moody will not be able to cope with and residents who should not have to. Road rage and dangerous 
driving becomes more prevalent as commutes become longer and more frustration and risk taking 
takes place. We already have very limited ways in during the evening and are backed up bumper to 
bumper trying to get home for the evening. Adding all these units will intensify these issues. 

It is almost beyond belief - and heartbreaking - that Port Moody would consider 39 stories. I 
understand it will be located near the skytrain and in a make believe world you could position it as 
reducing the need for cars on the roads, but this is a false reality. With so many young families with 
kids in this area, cars are an essential part of life and will simply not be replaced by transit. 

Keeping a smaller tight knit community of 6-8 stories will protect Port Moody property values, and 
more importantly the sense of community that we love. We currently have 26 stories at Suterbrook or 
Nookta way which would be much more reasonable and would keep a sense of proportionality and 
avoid creating a huge eyesore in such a beautiful city.  

Not to mention that the bigger the city, the more disconnected people become and more fractures 
appear in the social fabric. Port Moody residents are open and friendly as it is a smaller scaled city.  
We left Metrotown & Brentwood due to all the rezoning and expansion. This created a concrete jungle 
with no soul, and the hustle and bustle left us with no sense of community among all the residents.   

Let’s keep Port Moody a beautiful, friendly and community driven city by continuing to build 6-8 
stories and townhomes. Let’s protect our resource so that residents can enjoy the parks around them 
without adding excessive traffic and overcrowding.  

38. Too tall, too dense, will ruin the historic vibe of the core. Should incorporate better design, be shorter, 
and have more rental units, NOT just luxury condos 

39. This project does not provide housing that average Canadians need (proper living space) or can 
afford. 1) Continuing to build over-priced properties that are out of the reach of average Canadian 
citizens who desperately need housing does not serve the people. Compare the income of Port 
Moody (and surrounding) residents, consider 5, 10, or even 20% down payment. What income level 
is required to afford mortgage payments on these units? Affordable housing is a critical need.  
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2) Will this project require taxpayers to upgrade infrastructure to support this? Other projects like this 
have substantially increased taxes, and stress on our local services that are not yet funded to 
facilitate another large influx of people.  

40. These towers would be a big reason for me leaving Port Moody. The beloved green space that we 
have along the Shoreline trail would be shaded out by these towers. Port Moody centre will begin to 
feel claustrophobic, with the hills to the South and towers to the North. If we want to densify the city, I 
believe we should build more apartments like in Europe (ie: 4-6 storey apartment buildings). This 
would be at a much more human and liveable scale. What is being built in Burquitlam, Lougheed and 
Brentwood, is not something I would like to see in Port Moody. Just because other municipalities are 
doing it, doesn't mean we need to do the same. 

41. This is not a sufficient or appropriate number of below market units. The towers are also too tall. I am 
completely opposed to this proposal unless each building includes below-market units. 

42. I think the towers are too high and will be too tight. It will creat a wall of towers right at the edge of the 
park leading to the ocean. Why would they not be further back and keep lower towers closer to the 
park?  

43. A good project for Moody Centre development. The buildings can improve the way they look, so that 
Moody Centre skyline does not seem monotonous but I don't think rezoning should be stopped for 
that. 

44. too tall/dense will absolutely destroy the character and vibe of Port Moody. Should be much shorter 
with better design that fits into our city 

Comments 45 through 83 have been received since the first public engagement summary was 
shared with Council at early input 

45. These are hideous monstrosities that take away any character that Port Moody has. We are not 
Brentwood and don't want to be. It would be nice to have a building code to allow for views and take 
global warming and the need for more trees and greenspaces. When I see this it makes me want to 
move away from Port Moody big time. My instinct says to run! 

46. Really excited and supportive of this project. As a resident of the inlet centre area, I am happy to see 
redevelopment move forward and want the city to know that this is the right direction for the area. 
More density, more transit oriented neighborhoods to get us out of our cars please! 

47. The government mandate is that 20 storeys must be approved so I am not sure why we are 
entertaining applications of this magnitude as they will only ruin what we love about Port Moody. I am 
very disappointed in this council so far. 

48. Incredible way to revitalize the area.  

49. Three towers up to 38 storeys containing 972 residential units with a Floor Area Ratio (FAR) of 5.26 
and over 1200 parking spaces is overkill, especially with the government mandating only 20 storeys. 
This overbuilding will add to our already terrible traffic and the shadowing to the north will be 
excessive. How about more job space and less residential? 

50. This application saddens me as it is simply too much for our beautiful city.  

51. Part of this area is outside of the TOD area. Area close to Electronic is up to 6 storeys. 
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It's too much. Too tall, too dense. (Except for the women's transition building.) Too much for a small 
city with traffic jams, not enough area parkland, and other infrastructure deficits. Heights and density 
exceed OCP by up to 50%. Prefer 12 storeys or less. 

Negatives outweigh any positives unless project is scaled back significantly. Benefits to city don't 
justify the ask. Not enough money to city. Staff say ""there are a number of issues associated with the 
financial 

contributions (cash and in-kind) and credits that Beedie is proposing."" I agree. Contributions are 
mainly to support project, not city as a whole. 

52. Looks good, build it! 

53. This kind of density is unsustainable and uncalled for. 

54. I would like to see some aspect of affordable housing added. It should not only be market condos 
only - that is grossly unfair to most folks wanting to enter the housing market.  

55. Looks good. It would be nice to see more market rentals/low income units incorporated 

56. While the plan to develop and densify the area is needed. The proposed additional stories of the 
towers are beyond what this council should approve. The towers are turning into walls. There will be 
no sun north of St. John’s in the winter. It is frankly a money grab at the expense of our city’s livability 
and beauty.  

57. Horrible city planning, please don’t destroy Port Moody with these towers 

58. This is a wonderful development for the area. More housing and amenities are needed close to transit 

59. I am very much in favour of this proposal. I think Beedie has done an excellent job designing a set of 
towers that feel connected to our beautiful nature, considering what is required for a new ""main 
street"" area of the City, connecting with our Indigenous heritage, and reflecting the family-friendly 
nature of Port Moody in its public space design. I hope that Staff and Council hold the other TOD area 
developers to this standard of consultation (particularly with our local Indigenous nations) and design 
in their proposals for the TOD area. 

Similar to my feedback on other development proposals, I would suggest that staff and council 
request changing some of the single bed units into three-bed units to address ""missing middle"" 
housing needs. For a development that is marketing itself as family-friendly, having 93 three-bed units 
versus 442 single-bed units feels incredibly misallocated. I think this is a more-than-reasonable 
request in the face of the increased density proposed, and more aligned with the current demographic 
makeup of Port Moody. 

60. Much too tall, will destroy character of Port Moody, add to traffic, and be unaffordable for all. 

61. Too much height, will block all the sunlight. Please have 20 stories maximum in Moody Centre. Plus, 
the new businesses will probably be more banks, dentist offices and development offices, or chain 
restaurants. Rent in these new buildings is too expensive for small businesses, therefore no charm 
and vibrancy is added to the community. Don't want another Burquitlam or Brentwood in Port Moody. 
Many European cities have high density without towers like these. Also, why is there no below market 
rate housing in this location? And why are there no green space. The amenity space is all concrete, 
with a few stick trees. 
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62. It would be better if these builds were lower, just like the current builds on Electronic Ave. Also all 
these buildings 10000% need to include multiple daycares. And please for the love of everything holy 
take inspiration from European plazas/communities. We need multiple cafes/restaurants with a 
shared plaza where everyone can enjoy sitting outside - AWAY from any traffic. I dont know what 
these orange constructions are on the vision pictures but PLEASE - MAKE IT MORE EUROPEAN. 

63. Absolutely not!!! We do not have the infrastructure to accommodate this.   

It will make a long commute even longer.  It will away what Port Moody is.  

64. I am against such a project. We have already saturated the St Johns with cars. I like that Port Moody 
remains a medium-sized town of people. There will not be enough services for a growing population 
(schools, hospitals, etc.) and if services increase, we will have to pay more taxes. 

65. No to the  towers 

66. St.johm is a parking lot between 3:30-6pm daily. We cannot handle any more cars. Our life revolves 
around traffic now in 2024 without the addition of more towers full of people who drive!  This is not 
feasible! 

67. See previous comments regarding the misleading and disingenuous intentions behind [omitted]’s 
Facebook post imploring for negative feedback on this development.  

68. Too high! No infrastrucrure to support the current needs and furturi developments,  

69. I fully support the project 

70. Currently our commuter cannot handle the volume of traffic during rush hours and it has only 
worsened with the nested developments. The current infrastructure simply cannot handle mega 
towers.  

71. I am supportive of this application for Moody Centre.  

72. Project looks good, I'm hoping there will be stores, groceries, restaurants, offices and other essential 
services in the commercial units so that residents in the area have things to walk to instead of having 
to drive everywhere. Port Moody needs to step up the development process and quickly so that 
businesses can stay in the area knowing what the future brings instead of moving to Coquitlam and 
Port Coquitlam. 

73. I do not support this proposal. I prefer the alternate development proposal that includes 2 towers and 
below market rentals versus this one that includes 3 towers and separate transition housing.  

For the overall demographics of port moody and our aging population I feel general below market 
housing meets a greater number of people’s needs than a specific women’s transition building. Often 
transition homes will welcome residents from other municipalities based on demand or safety 
concerns and while I know this is important I don’t feel it is going to serve as many of our residents as 
more general below market rentals would.  

I understand the density requirements near sky rains but would prefer two higher towers over 3 
slightly lower ones so that we can retain more green space, trees, etc.  

I moved to port moody from Vancouver in large part to get closer to nature based on port moody’s 
green spaces and proximity to the inlet and parks and prefer developments that allow for as much of 
that to be retained as possible, to avoid the feeling of a “concrete jungle”. This development plan 
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does not promise much in the way of supporting nature or highlighting any of the natural features of 
the area.  

I live very close to these developments and have significant concerns about the amount of traffic and 
congestion these will add to our roads. I already have a very hard time coming and going from my 
home during peak periods and feel this will make things worse. Particular thought and attention needs 
to be focused on how ingress and egress from these developments should be planned and what 
impacts that I will have on existing residents.  

74. Please consider affordability in this development.  

75. There should be no towers exceeding 20 stories anywhere in the city. None of these insanely dense 
developments will solve the housing crisis, but rather will continue to fill the pockets of developers, 
realtors and investors. 

The infrastructure is already seriously lacking and total gridlock is inevitable if these and other highly 
dense developments will be approved. It is obvious that the current council (with one exception) and 
the mayor have no interest in listening to the majority of its citizens but rather continue to support 
developers and their cronies plans. What happened to responsible development? 

76. More housing is great as long as roads and infrastructure to support that many new people is built in 
conjunction with this development. No I don’t think people will be able to rely solely on public 
transportation. A large portion of the public will still require the use of cars for employment and family 
activities.  

77. I fully support moving this project forward as quickly as possible. The city needs to place high density 
near our rapid transit stations. I would like to see the applicant incorporate more jobs, and possibly 
studio units with no parking. I believe the proposed transition house should be a minimum 20 stories. 

78. Astonishingly, these are even more unspeakably hideous than the Williams street proposals. 

Densification, yes. Generic condo tower monstrosities, no. 

Enough with proposal to turn Port Moody into a Death Star trench. Send these and related proposals 
packing until a developer shows up who has some sense of human scale, appealing architecture, and 
cities fit for habitation by human beings instead of drones. The only inoffensive feature of this 
egregiously unacceptable proposal is the 40 below-market units that are apparently indexed to it. 
Maybe if the ratio of affordable-to-profiteering was inverted from 4: 96 to 96:4, I'd be willing to endure 
the grotesque blight on our city. As it stands, this is a farcically token nod to affordability at the cost of 
bludgeoning our town for generations to come with these abominations. NO. 

79. Absolutely against this application, it is way too big, does not fit into our plans or our long term vision.  
Goes against almost every residents opinion and desires for our neighborhood.  Too much traffic, no 
infrastructure, idling cars are not good for the environment and that is all you will get here.  Not 
enough beaches, parks, schools, recreation centers, hockey rinks.  Improvements are to can the 
whole project. 

80. Hello; 

It is proven that shared residential visitor and commercial parking does not work.  The residence 
themselves as well as the intended visitors will dominate the parking.  The amount of parking (183 
stalls) proposed for this segment is just under the industry standard of 4 stalls per 1,000 sf of rentable 
area.  If additional residential visitor parking is added the commercial space will be much more 
functional. 
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With retail vacancy at its lowest levels since 2007, please push back on the employment space.  
People need a place to work.  Suburban office space is stable, especially in the Tri Cities, not to 
mention the need for services and small institutional uses.  The livable region plan contemplates 
people working, living, and paying in areas like the TOD.  No better way to get people out of their cars 
than not having to go anywhere out of necessity.  

Sincerely; [omitted] 

81. A good project for Moody Centre development. The buildings can improve the way they look, so that 
Moody Centre skyline does not seem monotonous but I don't think rezoning should be stopped for 
that. 

82. PLEASE DON'T DO THIS!!! 

Port Moody has a space for high rises already - why not placing all of them around the inlet area? 
Why do we need to ruin what's a wonderful, heritage area around Moody Centre and turn it into yet 
another glass & steel, soulless, community-less condo zombie-town?  

It's such an amazing neighbourhood, please don't ruin it :( 

83. These towers are an eyesore. Nothing beyond 20 stories should be allowed so close to Rocky Point, 
which is the jewel of the city. Port Moody’s mall town feel and suburban charm is totally ruined and 
we do not have the infrastructure for this many people moving into the neighborhood at the same 
time. Are they going to build a hospital underneath these buildings for the residents? I doubt it. What 
about a school for all of the additional students to attend? These massive towers are not a good idea. 
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0%

80%

20%

Support Oppose Mixed

2806 Spring Street - OCP amendment & rezoning 
Development Application  
UPDATE 1: Public input received on Engage Port Moody from Nov. 17, 2023 to 
Jun. 27, 2024 

This encompasses the period from the day the project launched on engage.portmoody.ca to the date the 
report was prepared for Council input. Comments are presented verbatim, including typos and 
grammatical errors. Profane or abusive language, or personally identifying information has been removed 
where indicated by “[omitted]”. 

Engagement highlights 

Highlights of project engagement to date: 

≠ 10 engaged participants contributed to one or more feedback tools
≠ 56 informed participants visited multiple project pages, contributed to a tool, or downloaded

documents
≠ 248 aware visitors viewed this project page

What is your overall feedback on this development application? 

Support Oppose Mixed 

From launch until First 
Reading: 

Nov 17, 2023 to Jun. 27, 
2024 

0 8 2 
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Comments 1 through 8 were included in the first public engagement summary shared with 
Council at early input

Comments

1. strongly oppose to this! not the right fit for Port Moody

2. This space is prime real estate for it being a block away from Moody centre station. It would be a
complete waste to build such a small development on this land. I do not see this being a good long-
term plan for this area. If this plan is approved, it means the small lot West of this proposed
development would be limited to a very small development as well. The best plan for this whole block
next to the SkyTrain station would be to become high-rise towers with commercial on the ground
level. This proposed development is way too small for what should be done with the space.

3. This proposal seems like a missed opportunity to increase density this close to a mass transit hub.
Long term, it looks like the neighbouring property to the west is on a small plot of land and will not be
able to increase density, versus if it was amalgamated into this property.

The purpose and concept of how the building would be used is great to see.

It's unfortunate that this proposal doesn't have increased density this close to mass transit."=

4. Absolutely hideous\boring\plain design. There is nothing exciting or "City of the Arts" about this drab
building. For a woman's transition housing, I don't understand why that can't be appealing and fit in
more to the other surrounding buildings....Instead residents will feel institutionalized instead of
transitioning to normal living.  Support transition housing for women, do not support this building or
the attention it will draw. Back to the drawing board.

5. Only 6 parking spaces?  I think we also need more general non-market housing units to assist in
lowering rents but can't say I am fully aware of the needs for women's transition housing.

6. This building is so grey, needs more colour! I like the artwork on the walls. Needs more parking. It is
good that this building provides below-market housing for women. It is unclear if there would be
commercial space, but I believe it would be beneficial in this location! Overall, I oppose this
application, because of the applicant's desire to build towers with 972 market units in another
location.

7. Great project, but we need to capitalize on underground parking AS MUCH as possible right now
especially on Spring. 6 spaces for that many residents is going to be a parking frenzy and will only
place more vehicles parked on the street. I know this is to “encourage” people to go car-free but that
narrative is a pipe dream in BC at this point; transit is accessible from this location but it does not
mean residents won’t need to drive for other reasons. If we’re taking the time to demolish the existing
structure and then dig for a new space, let’s take the time to get those additional vehicles
underground and leave the street space for active transportation.

8. I like this building a lot. However, in combination with the proposed towers, this is a laughable
proposal and is insulting to the community. 6 parking spaces is a ridiculous proposal for a building of
40 units.

Comments 9 through 10 have been received since the first public engagement summary was
shared with Council at early input
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9. This will very quickly become an unsafe place with dangerous and violent people coming and going.
it will also become an ""eyesore"" to our community.  Is this just another umbrella for drug addicts and
safe injection sites? So in addition to the following reasons no, this should not go ahead here at
all.This development is a NIGHTMARE for Port Moody residents.

This development is being fostered upon us by council members who are working for the developers.
This development will not provide low cost housing, will not provide anything creditable back to the
community like a new ice rink or indoor swimming pool.  This will jack our taxes up exponentially
bringing city services to the site.  This site will make Port Moody look like Metrotown, a sea of ""ice
cube tray"" condo towers.  It will increase traffic to GRID LOCK EVERY DAY. AND HOW IDLING
CARS HELPS THE ENVIRONMENT YOU ARE NUTS.  And thinking people will ride the drug addicted
and criminal mess of public transportation instead of using cars, you are [omitted].  It pours rain 3/4 of
the year in Port Moody, and seniors do not like it.  This development will push our population to
breaking point in terms of hospitals, doctors, nurses, medical clinics, schools and teachers and the list
goes on and on.  We cannot provide for the existing residents!!!!  Are you PEOPLE AWAKE DOWN
THERE OR WHAT?

In addition to the regular comments I made previously to the overall development not being in our
interests, I also contacted your Planning Department and spoke to them to get a clarification on the
actual description for the use of ""Women's Transition Housing"". They replied back: ""I checked in
with the Planner handling this application, and they noted the following regarding what is meant by
“Women’s Transition Housing”:

“Women's transition housing provides temporary shelter and support for women who are leaving
difficult or abusive situations like domestic violence, homelessness, or unsafe living conditions. These
places create a safe and nurturing environment where women can rebuild their lives, become
independent, and aim for stability in the long term. Along with accommodation, they offer counseling,
advocacy, job training, childcare, and other resources to help women overcome challenges and build
a better future. Unfortunately, there's a severe shortage of these services in the TriCities area.
Women in dangerous situations often face long waitlists, which can be costly and risky while they're in
danger.”

And this is what I wrote back to your planning department:

Women in danger,  dangerous situations, risky while in danger!  Where do you think the danger
comes from?  It comes from their spouses or ex spouses.  And they track them down and attack them
around these shelters.  These are very violent situations than can involve all kinds of nasty things like
stabbings, gun violence, hostage taking etc.  They also can become involved with drugs and this also
follows them to the area.  I know because I used to be an .  And dealt
with all the joy that can come with these sites.  It is sad but the truth.

And another thing that you could see should one of these awful events take place once the building is
inhabited, is a MAJOR police presence required around the perimeter or proximity of the building.
That area happens to be one of the ONLY TWO traffic hubs we have getting people in and out of Port
Moody center.  If you have a major police event there, the traffic will BE A NIGHTMARE.  EVEN
MORE THAN IT ALREADY IS AT RUSH HOUR.  And that can go on for HOURS.

And while I am very supportive of these homes, feel desperately for those who need these supports
and wish them all the best that our tax dollars can provide, having them in the middle of a community
with day cares a block away and schools down the street, is NOT an APPROPRIATE LOCATION.
So you should do your homework well on this before you think it is a good idea to bring it into our
community there.  Put these into an area like an industrial zone without these normal residential
concerns around it.

Attachment 13

s. 22 Personal Privacy

1224

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

395

Considered at the December 3, 2024, Special Council meeting
Attachment 1
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So I sure hope you are listening, and don’t say you haven’t been warned either. 

Absolutely against this application, it is way too big, does not fit into our plans or our long term vision.  
Goes against almost every residents opinion and desires for our neighborhood.  Too much traffic, no 
infrastructure, idling cars are not good for the environment and that is all you will get here.  Not 
enough beaches, parks, schools, recreation centers, hockey rinks.  Improvements are to can the 
whole project.  Very ugly building. 

10. The two larger buildings should not be approved so this building will not be built as result.
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Bylaw No. 3475

A Bylaw to amend City of Port Moody Official Community Plan Bylaw, 2014, No. 2955 to 
implement changes to the Moody Centre Transit-Oriented Development (TOD) Area for site 
specific redevelopment (Beedie – Moody Centre).

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 Official Community Plan Bylaw, 
2014, No. 2955, Amendment Bylaw No. 39, 2024, No. 3475 (Beedie – Moody 
Centre)”.

2. Amendments

2.1 City of Port Moody Official Community Plan Bylaw, 2014, No. 2955 is amended 
in Chapter 4, section 4.1.6 Moody Centre Station Transit-Oriented Development 
of Schedule “A” by replacing the following paragraph:

“The Moody Centre Station Transit-Oriented Development designation 
applies to the development of mixed use, pedestrian friendly development 
around Moody Centre Station. Building forms will be diverse (ranging 
from low- to high-rise); uses will be a mix of residential, retail, office, 
employment, service, civic, institutional, recreational, and cultural uses; 
and building heights will not exceed 26 storeys. Redevelopment is 
encouraged as part of a comprehensive plan, and must follow other area-
specific policies.”.

with the following paragraph:

“The Moody Centre Station Transit-Oriented Development designation 
applies to the development of mixed use, pedestrian friendly development 
around Moody Centre Station. Building forms will be diverse (ranging 
from low- to high-rise); uses will be a mix of residential, retail, office, 
employment, service, civic, institutional, recreational, and cultural uses; 
and building heights will not exceed 26 storeys, except as specified in 
section 15.5.6 Moody Centre Station Transit-Oriented Development. 
Redevelopment is encouraged as part of a comprehensive plan, and 
must follow other area-specific policies.”.
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2.2 Bylaw No. 2955 is further amended in Chapter 8, section 8.9.2 Multi-Family 
Forms by replacing the following sub-heading and sub-paragraph:

“d. High Density Multi-Family Form: High Rise (up to 26 storeys)

This designation is limited to the Inlet Centre Station Transit-Oriented 
Development Area and provides for high density residential development 
predominantly in the form of apartment buildings. Building heights are 
generally limited to 26 storeys.”.

with the following sub-heading and sub-paragraph:

“d. High Density Multi-Family Form: High Rise (up to 26 storeys in most 
cases)

This designation is primarily limited to the Inlet Centre Station and Moody 
Centre Station Transit-Oriented Development Areas and provides for high 
density residential development predominantly in the form of apartment 
buildings. Building heights are generally limited to 26 storeys, but higher 
building forms may be considered on a case-by-case basis in exchange 
for affordable housing and other desired community amenities.”.

2.3 Bylaw No. 2955 is further amended in Chapter 15, section 15.5.6 Moody Centre 
Station Transit-Oriented Development by replacing the following introductory 
paragraph:

“The focal point of this area is Moody Centre Station. An increased 
concentration of commercial and residential uses is located here and 
identified as those properties designated as Moody Centre Station 
Transit-Oriented Development. This designation calls for the development 
of higher density, mixed-use, pedestrian friendly development around the 
station. Building forms will range from low- to high-rise; uses will be a mix 
of residential, retail, office, employment, service, civic, institutional, 
recreational, and cultural uses; and building heights will not exceed 26 
storeys.”.

with the following paragraph:

“The focal point of this area is Moody Centre Station. An increased 
concentration of commercial and residential uses is located here and 
identified as those properties designated as Moody Centre Station 
Transit-Oriented Development. This designation calls for the development 
of higher density, mixed-use, pedestrian friendly development around the 
station. Building forms will range from low- to high-rise; uses will be a mix 
of residential, retail, office, employment, service, civic, institutional, 
recreational, and cultural uses; and building heights will not exceed 26 
storeys, except in cases where area specific policies apply.”.
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2.4 Bylaw No. 2955 is further amended in Chapter 15, section 15.5.6 Moody Centre 
Station Transit-Oriented Development by replacing the following inset graphic:

with the following inset graphic:

2.5 Bylaw No. 2955 is further amended in Chapter 15, section 15.5.6 Moody Centre 
Station Transit-Oriented Development by replacing the following paragraph:

“3. All new buildings shall be of high-quality urban design, sited to 
maximize sunlight and views, be set back from surrounding lower-scale 
areas, and transition to surrounding neighbourhoods, from a maximum 
height of 26 storeys around the station, to six (6) storeys at the edge. 
New buildings shall capitalize on opportunities for ‘placemaking’ around 
this transit destination, including an enhanced pedestrian realm and 
strong visual links between St. Johns Street and the station.”.
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with the following paragraph:

“3. All new buildings shall be of high-quality urban design, sited to 
maximize sunlight and views, be set back from surrounding lower-scale 
areas, and transition to surrounding neighbourhoods, from a maximum 
height of 26 storeys around the station, except for the area identified in 
policy 15 in this section, to six (6) storeys at the edge. New buildings shall 
capitalize on opportunities for ‘placemaking’ around this transit 
destination, including an enhanced pedestrian realm and strong visual 
links between St. Johns Street and the station.”.

2.6 Bylaw No. 2955 is further amended in Chapter 15, section 15.5.6 Moody Centre 
Station Transit-Oriented Development by replacing the following paragraph:

“4. High-rise towers should be slender and include a three-storey podium. 
For new high-rise buildings (above the podium), a minimum distance
separation of 60 metres between adjacent towers and floor plates in the 
range of 700m2 are encouraged.”.

with the following paragraph:

“4. High-rise towers should be slender and include a three-storey podium. 
For new high-rise buildings (above the podium), a minimum distance
separation of 60 metres between adjacent towers and floor plates in the 
range of 700m2 are encouraged, except for the area identified in policy 15
in this section.”.

2.7 Bylaw No. 2955 is further amended in Chapter 15, section 15.5.6 Moody Centre 
Station Transit-Oriented Development by adding the following paragraph and 
supporting graphic:

“15.  For the area identified on the map below, a maximum height of up to 
32, 34, and 38 storeys respectively will be considered for buildings, with a 
minimum distance separation of no less than 40m between adjacent 
towers and maximum tower floor places of approximately 770m2.”.DRAFT
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2.8 Bylaw No. 2955 is further amended by replacing in Schedule A, Map 1 – Overall 
Land Use Locations with Map 1 – Overall Land Use Plan attached to this Bylaw 
as Schedule A.

2.9 Bylaw No. 2955 is further amended by replacing in Schedule A, Map 11 –
Evergreen Line Sub-Areas with Map 11 – Evergreen Line Sub-Areas attached to 
this Bylaw as Schedule B.

3. Attachments and Schedules

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

≠ Schedule A – Map 1 – Overall Land Use Plan

≠ Schedule B – Map 2 – Evergreen Line Sub-Areas

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

I hereby certify that the above is a true copy of Bylaw No. 3475 of the City of Port Moody. 

S. Lam
City Clerk
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this Bylaw:this B

bb--AreasArea

alid by a court, it will be alid by a court, it will severed, an
n in effect.effect.

 , , 20202424.. Ay of            , , 202 244.Aay of           , 2002424..

RA                , 20202424.

R
rtify that the artify that the aDR

Attachment 15
1274

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

445

Considered at the December 3, 2024, Special Council meeting
Attachment 1



City of Port Moody Official Community Plan Bylaw, 2014, No. 2955, Amendment Bylaw No. 39, 2024, No. 3475 (Beedie – Moody Centre)
EDMS#637183 6

Schedule A – Map 1 – Overall Land Use Plan
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Bylaw No. 3473

A Bylaw to amend City of Port Moody Zoning Bylaw, 2018, No. 2937 to facilitate the rezoning of
four lots in the Moody Centre Transit-Oriented Development (TOD) Area from Light Industrial 
(M1) to Comprehensive Development Zone 94 (CD94) to allow for the development of a high-
density mixed-use project.

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. 98, 2024, No. 3473 (Beedie – Moody Centre) (CD94)”.

2. Amendments

2.1 City of Port Moody Zoning Bylaw, 2018, No. 2937 is amended by rezoning the 
following lands from Light Industrial (M1) to Comprehensive Development 
Zone 94 (CD94):

PID Legal Description

008-665-508 LOT 67 DISTRICT LOT 190 GROUP 1 NEW WESTMINSTER 
DISTRICT PLAN 39771

008-449-660 LOT 61 DISTRICT LOT 190 GROUP 1 NEW WESTMINSTER 
DISTRICT PLAN 37998

029-324-246 LOT 1 DISTRICT LOT 190 GROUP 1 NEW WESTMINSTER 
DISTRICT PLAN EPP31869

006-128-131 LOT 68 DISTRICT LOT 190 GROUP 1 NEW WESTMINSTER 
DISTRICT PLAN 41261

along with that northern portion of Electronic Avenue, all of which are shown on 
the location map in Schedule A attached to and forming part of this Bylaw.

2.2 Bylaw No. 2937 is further amended by adding the following section CD94 to 
Schedule D:

“CD94. Comprehensive Development Zone 94 (CD94)

CD94.1 Intent

The intent of this zone is to facilitate the development of a 
high-density mixed-use project in the Moody Centre Transit-
Oriented Development area.

DRAFT
ilitate tilitate 

a a from from Light In
e development of ae develo

f Port Moody Zoning Bylaw, 2018, NPort Moody Zoning 
4, No. 3473473 ((BeedieBeedie – Moody Centre

oning Bylaw, 2018, No. 2937Bylaw, 2018, No. 2 is ames ame
om Light Industrial (dust M1)M1) to Compreheto Compre

4)):

IDD Lega

RRRAR0808--665665-508 LOT 67 DISTRICT LOTOT 67 DISTRICT
DISTRICT PLAN 397DISTRICT PLAN 39RRRAR0088-449449--660660 LOT 61 DISTRICTLOT 61 DISTRICT
DISTRICT PLALARRRA

DDR029029--3243 -246246 LOT 1 DIST
DISTRICDI

DDRDRRDDR006-128128--1311 LOT 6LOT
DIIDDRDRRDDDDRDalong with that th tha

theth location cation 

Bylaw NBylaw N

Attachment 16
1277

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

448

Considered at the December 3, 2024, Special Council meeting
Attachment 1



City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 98, 2024, No. 3473 (Beedie – Moody Centre) (CD94)
EDMS#637116 2

CD94.2 Definition

For the purposes of the CD94 zone only, the following 
definition will apply:

“IN-SUITE STORAGE SPACE” means Floor Area within or 
Accessory to a Dwelling Unit, used to store personal items 
such as recreation equipment, tires, barbecues, suitcases and 
miscellaneous household articles, but does not include Floor 
Area for clothes closets, linen closets, or kitchen or bathroom 
cupboards.

CD94.3 Uses

The following uses are permitted in the CD94 zone, with the 
location of the uses as indicated in Schedule B:

Principal Uses:

1) Assembly 

2) Civic

3) Commercial – Artist Studio 

4) Commercial – Athletic and Recreation 

5) Commercial – Child Care

6) Commercial – Entertainment

7) Commercial – Licensee Retail Store

8) Commercial – Liquor Primary Establishment 

9) Commercial – Office

10) Commercial – Personal Service 

11) Commercial – Restaurant

12) Commercial – Retail

13) Commercial – Retail Food Service  

14) Common Amenity Space

15) Community Care 

16) Multi-Residential

17) Residential Sales Centre

Secondary Use:

1) Home Occupation – Type A

DRAFT
nono

kitchenkitche

mittedmitte in the CDin 9494 zonezone, with the 
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CD94.4 Density

CD94.4.1 The densities permitted in the CD94 zone are as follows:

Uses Minimum Floor 
Area (m2) 

Maximum Floor 
Area (m2)

Multi-Residential N/A 80,080

Commercial 6,300 6,700

Common Amenity Space 1,975 N/A

CD94.4.2 If the Multi-Residential maximum Floor Area is fully utilized,
a minimum of 1,654.8m² of the Multi-Residential Floor Area 
shall be utilized for Non-Market Housing. If the Multi-
Residential maximum Floor Area is not fully utilized, the 
minimum amount of Floor Area utilized for Non-Market 
Housing will be 6% of the proposed Multi-Residential Floor 
Area less 3,150m².

CD94.4.3 For the purposes of Floor Area calculation, In-Suite 
Storage Space to a maximum of 2.8m² space per Dwelling 
Unit may be excluded from the calculation provided that:

≠ storage space may be located in a single room, not 
exceeding 2.8m² (if storage spaces exceed 2.8m², the 
total area will be included in the calculation of Floor 
Area); 

≠ must be full floor-to-ceiling height (minimum of 2.1m) 
and have a minimum clear horizontal dimension of 
1.2m in all directions and a maximum horizontal 
dimension of 1.8m; 

≠ the storage space cannot be part of or adjunct to any 
other closet in the unit and must be accessed from a 
common area or hallway within the Dwelling Unit; and

≠ the storage space must not contain windows.

CD94.4.4 For the purposes of Floor Area calculation, corridors, 
elevator shafts, foyers, hallways, landings, Mezzanines, 
staircases and stairwells used to directly access Common 
Amenity Space shall be excluded from the calculation.

CD94.4.5 For the purposes of Floor Area calculation, any portion of 
Floor Area open to below which is used exclusively for 
Natural Ventilation shall be excluded from the calculation 
up to a maximum of 1% of the Floor Area.
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CD94.5 Residential Unit Mix

CD94.5.1 For the overall development covered by the CD94 zone,
the mix of Dwelling Unit sizes shall include a minimum of 
20% two-bedroom units and a minimum of 10% three- or 
more-bedroom units.

CD94.6 Building Siting and Separation

CD94.6.1 The siting of Buildings shall be in conformity with
Schedule C.

CD94.6.2 The minimum separation required between the three
Building towers on the site shall be in conformity with 
Schedule C.

CD94.6.3 The separation between the Building towers is measured 
from Building tower face to Building tower face.

CD94.7 Building Heights

CD94.7.1 Maximum buildings heights, as expressed in Storeys, shall 
be as indicated in Schedule C.

CD94.8 Rooftop Common Amenity Space Structures

CD94.8.1 Common Amenity Space Structures on the rooftops of 
Buildings shall not count as a Storey.

CD94.8.2 Common Amenity Space Structures (including both 
enclosed and unenclosed) on the rooftops of Building
towers and all other structures, excluding architectural 
elements, on the rooftops of Building towers shall be 
limited to a combined total of no more than 40% of the 
Floor Area of the Storey below.

CD94.8.3 Common Amenity Space Structures on the rooftops of 
Building towers shall be limited to a maximum of 4.3m in 
height.

CD94.9 Tower Floor Areas

CD94.9.1 The maximum permitted Floor Area of any Storey in a 
Multi-Residential Building tower, above the podium and 
mid-rise level, is 770m².DRAFT
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CD94.10 Parking, Loading, and Bicycle Parking

CD94.10.1The provision of parking, loading and bicycle parking for 
Buildings in the CD94 zone shall comply with the 
applicable regulations in section 6 of the Zoning Bylaw 
except where amended by the following regulations in 
conjunction with transportation demand management 
measures:

Type of Use Vehicle Parking 
Required

All uses combined, including 
residential, commercial, and visitor

868 spaces 

3. Schedules

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

≠ Schedule A – Location Map

≠ Schedule B – Use Locations

≠ Schedule C –Siting and Building Heights 

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.

Public Hearing held this ___ day of ____, 2024.

Read a third time this ___ day of ____, 2024.

Adopted this ___ day of _____, 2024.

Megan Lahti
Mayor

Stephanie Lam
City Clerk
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I hereby certify that the above is a true copy of Bylaw No. 3473 of the City of Port Moody. 

Stephanie 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. 98, 2024, No. 3473 (Beedie – Moody Centre) (CD94).

_____________________
Stephanie Lam 
City Clerk

FT

Attachment 16
1283

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

454

Considered at the December 3, 2024, Special Council meeting
Attachment 1



City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 98, 2024, No. 3473 (Beedie – Moody Centre) (CD94)
EDMS#637116 8

Schedule B – Use Locations
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Schedule C – Siting and Building Heights 

DRAFT

Attachment 16
1285

Considered at the July 23, 2024, Regular Council meeting
Attachment 1

456

Considered at the December 3, 2024, Special Council meeting
Attachment 1



EDMS#637182 1

Bylaw No. 3474

A Bylaw to amend City of Port Moody Zoning Bylaw, 2018, No. 2937 to facilitate the rezoning of
a Lot in the Moody Centre Transit-Oriented Development Area from Light Industrial (M1) to 
Comprehensive Development Zone 95 (CD95) to allow for a six-storey Multi-Residential 
Building.

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. 99, 2024, No. 3474 (2806 Spring Street) (CD95)”.

2. Amendments

2.1 City of Port Moody Zoning Bylaw, 2018, No. 2937 is amended by rezoning the 
following land from Light Industrial (M1) to Comprehensive Development Zone 95
(CD95):

PID Legal Description

004-369-670 LOT 13 BLOCK 13 DISTRICT LOT 201 GROUP 1
NEW WESTMINSTER DISTRICT PLAN 72

as shown on the location map in Schedule A attached to and forming part of this 
Bylaw.

2.2 Bylaw No. 2937 is further amended by adding the following section CD95 to 
Schedule D:

“CD95. Comprehensive Development Zone 95 (CD95)

CD95.1 Intent

The intent of this zone is to facilitate the development of a six-
storey Multi-Residential Building in the Moody Centre Transit 
Oriented Development area.
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CD95.2 Uses

The following uses are permitted in the CD95 zone:

Principal Uses:

1) Common Amenity Space

2) Community Care 

3) Multi-Residential

CD95.3 Density

CD95.3.1 The densities permitted in the CD95 zone are as follows:

Uses Minimum Floor 
Area (m2) 

Maximum Floor 
Area (m2)

Multi-Residential N/A 3,150

Common Amenity Space 145 N/A

CD95.3.2 For the purposes of Floor Area calculation, corridors, 
elevator shafts, foyers, hallways, landings, Mezzanines, 
staircases and stairwells used to directly access Common 
Amenity Space shall be excluded from the calculation.

CD95.4 Building Siting and Height

CD95.4.1 The siting of the Building shall be in conformity with
Schedule B.

CD95.4.2 The height of the Building shall not exceed six Storeys.

CD95.5 Rooftop Common Amenity Structures

CD95.5.1 Common Amenity Structures on the rooftop of the Building
shall not count as a Storey.

CD95.5.2 Common Amenity Structures (including both enclosed and 
unenclosed) on the rooftop of the Building shall be limited 
to a combined total of no more than 40% of the Floor Area 
of the Storey below.

CD95.5.3 Common Amenity Structures on the rooftop of the Building
shall be limited to a maximum of 4.3m in height.

CD95.6 Parking, Loading, and Bicycle Parking

The provision of parking, loading and bicycle parking for 
Buildings in the CD95 zone shall comply with the applicable 
regulations in section 6 of the Zoning Bylaw except where 
amended by the following regulations:
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CD95.6.1 Vehicle Parking

Type of Use Vehicle Parking Required
All uses combined Four Parking Spaces 

CD96.6.2 Off-Street Bicycle Parking

Type of Use Bicycle Parking Required
Multi-Residential 0.7 long term parking spaces per 

bedroom 

3. Schedules

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

≠ Schedule A – Location Map

≠ Schedule B– Building Siting

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.

Public Hearing held this ___ day of ____, 2024.

Read a third time this ___ day of ____, 2024.

Adopted this ___ day of _____, 2024.

Megan Lahti
Mayor

Stephanie Lam
City ClerkDRAFT
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I hereby certify that the above is a true copy of Bylaw No. 3474 of the City of Port Moody. 

Stephanie 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 the City of Port Moody Zoning 
Bylaw, 2018, No. 2937, Amendment Bylaw No. 99, 2024, No. 3474 (Spring Street) (CD95).

Corporate Officer
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Schedule B – Building Siting 
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Bylaw No. 3475 

A Bylaw to amend City of Port Moody Official Community Plan Bylaw, 2014, No. 2955 to 
implement changes to the Moody Centre Transit-Oriented Development (TOD) Area for site 
specific redevelopment (Beedie – Moody Centre). 

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 Official Community Plan Bylaw, 
2014, No. 2955, Amendment Bylaw No. 39, 2024, No. 3475 (Beedie – Moody 
Centre)”. 

2. Amendments

2.1 City of Port Moody Official Community Plan Bylaw, 2014, No. 2955 is amended 
in Chapter 4, section 4.1.6 Moody Centre Station Transit-Oriented Development 
of Schedule “A” by replacing the following paragraph: 

“The Moody Centre Station Transit-Oriented Development designation 
applies to the development of mixed use, pedestrian friendly development 
around Moody Centre Station. Building forms will be diverse (ranging 
from low- to high-rise); uses will be a mix of residential, retail, office, 
employment, service, civic, institutional, recreational, and cultural uses; 
and building heights will not exceed 26 storeys. Redevelopment is 
encouraged as part of a comprehensive plan, and must follow other area-
specific policies.”. 

with the following paragraph: 

“The Moody Centre Station Transit-Oriented Development designation 
applies to the development of mixed use, pedestrian friendly development 
around Moody Centre Station. Building forms will be diverse (ranging 
from low- to high-rise); uses will be a mix of residential, retail, office, 
employment, service, civic, institutional, recreational, and cultural uses; 
and building heights will not exceed 26 storeys, except as specified in 
section 15.5.6 Moody Centre Station Transit-Oriented Development. 
Redevelopment is encouraged as part of a comprehensive plan, and 
must follow other area-specific policies.”. 
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2.2 Bylaw No. 2955 is further amended in Chapter 8, section 8.9.2 Multi-Family 
Forms by replacing the following sub-heading and sub-paragraph: 

“d. High Density Multi-Family Form: High Rise (up to 26 storeys) 

This designation is limited to the Inlet Centre Station Transit-Oriented 
Development Area and provides for high density residential development 
predominantly in the form of apartment buildings. Building heights are 
generally limited to 26 storeys.”. 

with the following sub-heading and sub-paragraph: 

“d. High Density Multi-Family Form: High Rise (up to 26 storeys in most 
cases) 

This designation is primarily limited to the Inlet Centre Station and Moody 
Centre Station Transit-Oriented Development Areas and provides for high 
density residential development predominantly in the form of apartment 
buildings. Building heights are generally limited to 26 storeys, but higher 
building forms may be considered on a case-by-case basis in exchange 
for affordable housing and other desired community amenities.”. 

2.3 Bylaw No. 2955 is further amended in Chapter 15, section 15.5.6 Moody Centre 
Station Transit-Oriented Development by replacing the following introductory 
paragraph: 

“The focal point of this area is Moody Centre Station. An increased 
concentration of commercial and residential uses is located here and 
identified as those properties designated as Moody Centre Station 
Transit-Oriented Development. This designation calls for the development 
of higher density, mixed-use, pedestrian friendly development around the 
station. Building forms will range from low- to high-rise; uses will be a mix 
of residential, retail, office, employment, service, civic, institutional, 
recreational, and cultural uses; and building heights will not exceed 26 
storeys.”. 

with the following paragraph: 

“The focal point of this area is Moody Centre Station. An increased 
concentration of commercial and residential uses is located here and 
identified as those properties designated as Moody Centre Station 
Transit-Oriented Development. This designation calls for the development 
of higher density, mixed-use, pedestrian friendly development around the 
station. Building forms will range from low- to high-rise; uses will be a mix 
of residential, retail, office, employment, service, civic, institutional, 
recreational, and cultural uses; and building heights will not exceed 26 
storeys, except in cases where area specific policies apply.”. 
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2.4 Bylaw No. 2955 is further amended in Chapter 15, section 15.5.6 Moody Centre 
Station Transit-Oriented Development by replacing the following inset graphic: 

 

 

 

 

 

 

 

 

 

 

with the following inset graphic: 

 

 

 

 

 

 

 

 

 

 
2.5 Bylaw No. 2955 is further amended in Chapter 15, section 15.5.6 Moody Centre 

Station Transit-Oriented Development by replacing the following paragraph: 

“3. All new buildings shall be of high-quality urban design, sited to 
maximize sunlight and views, be set back from surrounding lower-scale 
areas, and transition to surrounding neighbourhoods, from a maximum 
height of 26 storeys around the station, to six (6) storeys at the edge. 
New buildings shall capitalize on opportunities for ‘placemaking’ around 
this transit destination, including an enhanced pedestrian realm and 
strong visual links between St. Johns Street and the station.”. 
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with the following paragraph: 

 “3. All new buildings shall be of high-quality urban design, sited to 
maximize sunlight and views, be set back from surrounding lower-scale 
areas, and transition to surrounding neighbourhoods, from a maximum 
height of 26 storeys around the station, except for the area identified in 
policy 15 in this section, to six (6) storeys at the edge. New buildings shall 
capitalize on opportunities for ‘placemaking’ around this transit 
destination, including an enhanced pedestrian realm and strong visual 
links between St. Johns Street and the station.”. 

2.6 Bylaw No. 2955 is further amended in Chapter 15, section 15.5.6 Moody Centre 
Station Transit-Oriented Development by replacing the following paragraph: 

“4. High-rise towers should be slender and include a three-storey podium. 
For new high-rise buildings (above the podium), a minimum distance 
separation of 60 metres between adjacent towers and floor plates in the 
range of 700m2 are encouraged.”. 

with the following paragraph: 

“4. High-rise towers should be slender and include a three-storey podium. 
For new high-rise buildings (above the podium), a minimum distance 
separation of 60 metres between adjacent towers and floor plates in the 
range of 700m2 are encouraged, except for the area identified in policy 15 
in this section.”. 

2.7 Bylaw No. 2955 is further amended in Chapter 15, section 15.5.6 Moody Centre 
Station Transit-Oriented Development by adding the following paragraph and 
supporting graphic: 

“15.  For the area identified on the map below, a maximum height of up to 
32, 34, and 38 storeys respectively will be considered for buildings, with a 
minimum distance separation of no less than 40m between adjacent 
towers and maximum tower floor plates of approximately 790m2.”. 
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2.8 Bylaw No. 2955 is further amended by replacing in Schedule A, Map 1 – Overall 
Land Use Locations with Map 1 – Overall Land Use Plan attached to this Bylaw 
as Schedule A. 

2.9 Bylaw No. 2955 is further amended by replacing in Schedule A, Map 11 – 
Evergreen Line Sub-Areas with Map 11 – Evergreen Line Sub-Areas attached to 
this Bylaw as Schedule B. 

3. Attachments and Schedules 

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

• Schedule A – Map 1 – Overall Land Use Plan 

• Schedule B – Map 2 – Evergreen Line Sub-Areas 

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 23rd day of July, 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. 3475 of the City of Port Moody.  
 
 
 
 
S. Lam 
City Clerk 
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Schedule A – Map 1 – Overall Land Use Plan 
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Schedule B – Map 2 – Evergreen Line Sub-Areas 
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Bylaw No. 3473 

A Bylaw to amend City of Port Moody Zoning Bylaw, 2018, No. 2937 to facilitate the rezoning of 
four lots in the Moody Centre Transit-Oriented Development (TOD) Area from Light Industrial 
(M1) to Comprehensive Development Zone 94 (CD94) to allow for the development of a high-
density mixed-use project. 

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. 98, 2024, No. 3473 (Beedie – Moody Centre) (CD94)”. 

2. Amendments

2.1 City of Port Moody Zoning Bylaw, 2018, No. 2937 is amended by rezoning the 
following lands from Light Industrial (M1) to Comprehensive Development 
Zone 94 (CD94): 

PID Legal Description 

008-665-508 LOT 67 DISTRICT LOT 190 GROUP 1 NEW WESTMINSTER 
DISTRICT PLAN 39771 

008-449-660 LOT 61 DISTRICT LOT 190 GROUP 1 NEW WESTMINSTER 
DISTRICT PLAN 37998  

029-324-246 LOT 1 DISTRICT LOT 190 GROUP 1 NEW WESTMINSTER 
DISTRICT PLAN EPP31869 

006-128-131 LOT 68 DISTRICT LOT 190 GROUP 1 NEW WESTMINSTER 
DISTRICT PLAN 41261 

along with that northern portion of Electronic Avenue, all of which are shown on 
the location map in Schedule A attached to and forming part of this Bylaw. 

2.2 Bylaw No. 2937 is further amended by adding the following section CD94 to 
Schedule D: 

“CD94. Comprehensive Development Zone 94 (CD94) 

CD94.1 Intent 

The intent of this zone is to facilitate the development of a 
high-density mixed-use project in the Moody Centre Transit-
Oriented Development area. 
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CD94.2 Definition 

 For the purposes of the CD94 zone only, the following 
definition will apply: 

 “IN-SUITE STORAGE SPACE” means Floor Area within or 
Accessory to a Dwelling Unit, used to store personal items 
such as recreation equipment, tires, barbecues, suitcases and 
miscellaneous household articles, but does not include Floor 
Area for clothes closets, linen closets, or kitchen or bathroom 
cupboards. 

CD94.3 Uses  

The following uses are permitted in the CD94 zone, with the 
location of the uses as indicated in Schedule B: 

Principal Uses: 

1) Assembly  

2) Civic 

3) Commercial – Artist Studio  

4) Commercial – Athletic and Recreation  

5) Commercial – Child Care 

6) Commercial – Entertainment 

7) Commercial – Licensee Retail Store 

8) Commercial – Liquor Primary Establishment  

9) Commercial – Office 

10) Commercial – Personal Service  

11) Commercial – Restaurant 

12) Commercial – Retail 

13) Commercial – Retail Food Service   

14) Common Amenity Space 

15) Community Care  

16) Multi-Residential 

17) Non-Market Housing 

18) Residential Sales Centre 

Secondary Use: 

1) Home Occupation – Type A 
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CD94.4 Density 

CD94.4.1 The densities permitted in the CD94 zone are as follows: 

Uses Minimum Floor 
Area (m2)  

Maximum Floor 
Area (m2) 

Multi-Residential  N/A 80,080 

Commercial  6,300 6,700 

Common Amenity Space  1,975 N/A 

 

CD94.4.2 For the purposes of Floor Area calculation, In-Suite 
Storage Space to a maximum of 2.8m² space per Dwelling 
Unit may be excluded from the calculation provided that: 

• storage space may be located in a single room, not 
exceeding 2.8m² (if storage spaces exceed 2.8m², the 
total area will be included in the calculation of Floor 
Area);  

• must be full floor-to-ceiling height (minimum of 2.1m) 
and have a minimum clear horizontal dimension of 
1.2m in all directions and a maximum horizontal 
dimension of 1.8m;  

• the storage space cannot be part of or adjunct to any 
other closet in the unit and must be accessed from a 
common area or hallway within the Dwelling Unit; and 

• the storage space must not contain windows. 

CD94.4.3 For the purposes of Floor Area calculation, corridors, 
elevator shafts, foyers, hallways, landings, Mezzanines, 
staircases and stairwells used to directly access Common 
Amenity Space shall be excluded from the calculation. 

CD94.4.4 For the purposes of Floor Area calculation, any portion of 
Floor Area open to below which is used exclusively for 
Natural Ventilation shall be excluded from the calculation 
up to a maximum of 1% of the Floor Area. 

 
CD94.5 Residential Unit Mix 

CD94.5.1 For the overall development covered by the CD94 zone, 
the mix of Dwelling Unit sizes shall include a minimum of 
20% two-bedroom units and a minimum of 10% three- or 
more-bedroom units. 
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CD94.6 Building Siting and Separation 

CD94.6.1 The siting of Buildings shall be in conformity with 
Schedule C. 

CD94.6.2 The minimum separation required between the three 
Building towers on the site shall be in conformity with 
Schedule C. 

CD94.6.3 The separation between the Building towers is measured 
from Building tower face to Building tower face. 

CD94.7 Building Heights 

CD94.7.1 Maximum buildings heights, as expressed in Storeys, shall 
be as indicated in Schedule C. 

CD94.8 Rooftop Common Amenity Space Structures 

CD94.8.1 Common Amenity Space Structures on the rooftops of 
Buildings shall not count as a Storey. 

CD94.8.2 Common Amenity Space Structures (including both 
enclosed and unenclosed) on the rooftops of Building 
towers and all other structures, excluding architectural 
elements, on the rooftops of Building towers shall be 
limited to a combined total of no more than 40% of the 
Floor Area of the Storey below. 

CD94.8.3 Common Amenity Space Structures on the rooftops of 
Building towers shall be limited to a maximum of 4.3m in 
height. 

CD94.9 Tower Floor Areas 

CD94.9.1 The maximum permitted Floor Area of any Storey in a 
Multi-Residential Building tower, above the podium and 
mid-rise level, is 790m². 

CD94.10 Parking, Loading, and Bicycle Parking 

CD94.10.1 The provision of parking, loading and bicycle parking for 
Buildings in the CD94 zone shall comply with the 
applicable regulations in section 6 of the Zoning Bylaw 
except where amended by the following regulations in 
conjunction with transportation demand management 
measures: 

Type of Use Vehicle Parking Required 
Commercial and Visitor  181 spaces 
Residential  687 spaces  
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3. Schedules 

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

• Schedule A – Location Map 

• Schedule B – Use Locations  

• Schedule C –Siting and Building Heights  

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 23rd day of July, 2024. 

Read a second time this ___ day of ____, 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 
 

 
 
I hereby certify that the above is a true copy of Bylaw No. 3473 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. 98, 2024, No. 3473 (Beedie – Moody Centre) (CD94). 

_____________________ 
S. Lam  
City Clerk 
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Schedule B – Use Locations 

 

 

 

 

 

 

 

  

DRAFT

Attachment 3476

Considered at the December 3, 2024, Special Council meeting
Attachment 1



 

City of Port Moody Zoning Bylaw, 2018, No. 2937, Amendment Bylaw No. 98, 2024, No. 3473 (Beedie – Moody Centre) (CD94) 
EDMS#637116   8 

Schedule C – Siting and Building Heights  
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Bylaw No. 3474 

A Bylaw to amend City of Port Moody Zoning Bylaw, 2018, No. 2937 to facilitate the rezoning of 
a Lot in the Moody Centre Transit-Oriented Development Area from Light Industrial (M1) to 
Comprehensive Development Zone 95 (CD95) to allow for a six-storey Multi-Residential 
Building. 

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. 99, 2024, No. 3474 (2806 Spring Street) (CD95)”. 

2. Amendments

2.1 City of Port Moody Zoning Bylaw, 2018, No. 2937 is amended by rezoning the
following land from Light Industrial (M1) to Comprehensive Development Zone 95 
(CD95): 

PID Legal Description 

004-369-670 LOT 13 BLOCK 13 DISTRICT LOT 201 GROUP 1 
NEW WESTMINSTER DISTRICT PLAN 72 

as shown on the location map in Schedule A attached to and forming part of this 
Bylaw. 

2.2 Bylaw No. 2937 is further amended by adding the following section CD95 to 
Schedule D: 

“CD95. Comprehensive Development Zone 95 (CD95) 

CD95.1 Intent 

The intent of this zone is to facilitate the development of a six-
storey Multi-Residential Building in the Moody Centre Transit 
Oriented Development area. 
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CD95.2 Uses  

The following uses are permitted in the CD95 zone: 

Principal Uses: 

1) Common Amenity Space 

2) Community Care  

3) Multi-Residential 

CD95.3 Density  

CD95.3.1 The densities permitted in the CD95 zone are as follows: 

Uses Minimum Floor 
Area (m2)  

Maximum Floor 
Area (m2) 

Multi-Residential  N/A 3,150 

Common Amenity Space  145 N/A 

 
CD95.3.2  For the purposes of Floor Area calculation, corridors, 

elevator shafts, foyers, hallways, landings, Mezzanines, 
staircases and stairwells used to directly access Common 
Amenity Space shall be excluded from the calculation. 

 
CD95.4 Building Siting and Height 

CD95.4.1 The siting of the Building shall be in conformity with 
Schedule B. 

CD95.4.2 The height of the Building shall not exceed six Storeys. 

CD95.5 Rooftop Common Amenity Structures 

CD95.5.1 Common Amenity Structures on the rooftop of the Building 
shall not count as a Storey. 

CD95.5.2 Common Amenity Structures (including both enclosed and 
unenclosed) on the rooftop of the Building shall be limited 
to a combined total of no more than 40% of the Floor Area 
of the Storey below. 

CD95.5.3 Common Amenity Structures on the rooftop of the Building 
shall be limited to a maximum of 4.3m in height. 

CD95.6 Parking, Loading, and Bicycle Parking 

The provision of parking, loading and bicycle parking for 
Buildings in the CD95 zone shall comply with the applicable 
regulations in section 6 of the Zoning Bylaw except where 
amended by the following regulations: 
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CD95.6.1 Vehicle Parking 

Type of Use Vehicle Parking Required 
All uses combined Four Parking Spaces  

 
CD96.6.2 Off-Street Bicycle Parking 

Type of Use Bicycle Parking Required 
Multi-Residential  0.7 long term parking spaces per 

bedroom  
 
3. Schedules 

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

• Schedule A – Location Map 

• Schedule B– Building Siting 

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 23rd day of July, 2024. 

Read a second time this ___ day of ____, 2024. 

Public Hearing held this ___ day of ____, 2024. 

Read a third time this ___ day of ____, 2024. 

Adopted this ___ day of _____, 2024. 
 
 
 
 
 
 
 
Megan Lahti 
Mayor 

 

  
 
 
 
 
Stephanie Lam 
City Clerk 
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I hereby certify that the above is a true copy of Bylaw No. 3474 of the City of Port Moody.  
 
 
 
 
Stephanie 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 the City of Port Moody Zoning 
Bylaw, 2018, No. 2937, Amendment Bylaw No. 99, 2024, No. 3474 (Spring Street) (CD95). 
 
     
Corporate Officer 
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Schedule B – Building Siting  
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Beedie Living Port Moody TOD Term Sheet (Draft) 

City of Port Moody and Beedie Living 

November 19, 2024 

____________________________________________________________________________ 

1. Definitions  

“Beedie Living” means, collectively, 1145446 B.C. Ltd. and 1135653 B.C. Ltd., as registered 
owners of the Property, 1160715 B.C. Ltd. as registered owner of the Rental Development, and 
BDC (Spring Street) Property Ltd. as beneficial owner of the Property and Non-Market Rental 
Development. 

“City” means the City of Port Moody. 

“CPI” means the Consumer Price Index for Vancouver, British Columbia, all items (not 
seasonally adjusted), as published by Statistics Canada from time to time, provided that if such 
index is no longer published, the closest remaining Consumer Price Index for consumer prices 
that includes the Vancouver area will be used instead. 

“Key Plan” means the functional key plan attached to this Term Sheet as Schedule A, which 
Key Plan is in draft form and is expected to change from time to time as the Project progresses. 

“Living Room” means the area shown generally in yellow on the Key Plan, which is intended to 
be a plaza with a statutory right of way to allow public use, and attached to this term sheet as 
Schedule B. 

“Project” means the mixed-use multiple tower phased Project to be constructed on the Property 
generally in accordance with the functional Key Plan which excludes, for clarity, the Non-Market 
Rental Development. 

“Property” means the lands municipally described as 3060 to 3088 Spring Street and 80 and 85 
Electronic Avenue, Port Moody. 

“Non-Market Rental Housing” means units intended to serve very low-income households 
through agreements with a non-profit housing society or BC Housing for households earning 
less than $30,000 and renting at shelter rates or rent geared to income. 

“Non-Market Rental Development” means the non-market rental development to be 
constructed on the lands municipally described as 2806 Spring Street, Port Moody.  

2. Interpretation 
 All dollar values = 2024 
 All dollar values (cash and, as appropriate, in-kind) subject to adjustment in accordance 

with changes to the CPI unless otherwise noted. 

3. Obligations 
1) Community Amenity Contributions (CACs) 

i) The total amount of CACs payable is $1,590,000. This payment is subject to CPI. 
ii) Each phase of the Project for which a building permit is necessary will be 

assigned a pro rata share of the CACs with such share of the CACs being 
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payable prior to building permit issuance for such phase of the Project. The 
CACs payable for the Non-Market Rental Development will be waived. 

 
2) Development Levies 

a) Phase 1 of the Project will be subject to 215A Levy Bylaw 2020 and will be payable 
prior to building permit issuance.  Phase 1 of the Project is exempt from payment of 
City DCCs and CACs.  
 

3) Density Bonus 
a) Beedie Living will provide a density bonus payment to the City in the amount of 

$16,100,000. This payment is subject to CPI.  
b) Each phase of the Project for which a building permit is necessary will be assigned a 

pro rata share of the density bonus payment with such share of the payment being 
payable prior to building permit issuance for such phase of the Project 

 
4) Electronic Mews 

a) Beedie Living intend to dedicate the southern portion of 80 Electronic Avenue 
property generally shown as road dedication on the Key Plan (the “Spring Street 
Extension”) with that part of Electronic Avenue between 80 Electronic Avenue and 
85 Electronic Avenue (the “Electronic Mews”) generally as shown on the Key Plan. 
This land dedication will allow for the extension of Spring Street, past its current 
terminus at Electronic Avenue to connect through east to Buller Street. The City will 
close and raise title to Electronic Mews in order to transfer fee simple title to Beedie 
Living. Beedie Living will construct Electronic Mews at its own cost. Since the area of 
Electronic Mews is greater than the area of Spring Street Extension, Beedie Living 
and the City will, together and in good faith, determine the fair market value of Spring 
Street Extension and Electronic Mews and should the fair market value of Electronic 
Mews exceed the fair market value of Spring Street Extension then Beedie Living will 
pay that excess amount to the City. 
 

4. Offsites and Servicing Improvements  
1) Spring Street Extension 

a) Beedie Living intends to grant right(s) of way over the Property generally as shown 
on the Key Plan with respect to certain areas north of Spring Street Extension and to 
construct at its sole cost, Spring Street Extension generally as set out in the Key 
Plan.  Only the portions along the southern extents of Spring Street Extension 
(immediately adjacent to private lands) will be constructed to an interim standard for 
reasons below; all other portions to be constructed to the ultimate standard. 

b) Further to above, it is intended that Beedie Living will only be obligated to dedicate 
and grant right(s) of way and construct Spring Street Extension within the current 
legal property lines of 80 Electronic Avenue.  The City acknowledges that in order for 
Spring Street Extension to be widened so that its width is consistent with the Spring 
Street Improvements (as defined below) to the west of 80 Electronic Avenue, the City 
will be required to obtain an interest in part of the land municipally described as 3102 
St. Johns Street and undertake such widening. 
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2) Spring Street Improvements 
a) Beedie Living intends to construct, at its own cost, upgrades to Spring Street west of 

80 Electronic Avenue (excluding, for clarity, the Spring Street Extension) generally as 
set out in the Key Plan (collectively, the “Spring Street Improvements”). To the 
extent that such upgrades are within areas of the Property and are outside of the 
boundaries of the currently dedicated Spring Street as shown generally on the Key 
Plan, Beedie Living intends to grant right(s) of way to the City permitting such areas 
to be used by the City and the public generally as shown on the Key Plan. Only the 
portions along the southern extents of Spring Street Improvements (immediately 
adjacent to private lands) will be constructed to an interim standard; all other portions 
to be constructed to the ultimate standard. 

b) Beedie Living intends to construct, at its own cost, upgrades to Spring Street south of 
the Non-Market Rental Housing project. 
 

3) Golden Spike Lane Extension  
a) Beedie Living intends to construct, at its own cost, an extension of Golden Spike 

Lane (the “Golden Spike Lane Extension”) to an ultimate standard generally as set 
out in the Key Plan. Beedie Living will grant right(s) of way to the City permitting 
Golden Spike Lane Extension to be used by the City and the public generally as 
shown on the Key Plan. 

b) Beedie Living will grant a SRW to the City securing access to City Infrastructure 
located within Golden Spike Land Extension on such terms and conditions as are 
reasonably acceptable to the City and Beedie Living. 
 

4) Western Connecting Lane 
a) Beedie Living intends to construct, at its own cost, a road and related improvements 

(the “Western Connecting Lane”) connecting Golden Spike Lane Extension with 
Spring Street to an ultimate standard generally as set out in the Key Plan. It is 
intended that Beedie Living will dedicate the Western Connecting Lane generally as 
shown on the Key Plan. 
 

5) Electronic Mews 
a) Beedie Living intends to construct, at its own cost, Electronic Mews north of Spring 

Street that will connect Golden Spike Lane Extension with Spring Street to an 
ultimate standard generally as set out in the Key Plan. Beedie Living will grant 
right(s) of way to the City permitting Electronic Mews to be used by the City and the 
public generally as shown on the Key Plan. 
 

6) Buller Street Improvements 
a) Beedie Living intends to upgrade, at its own cost, that part of Buller Street between 

80 Electronic Avenue and 3136 St. John Street up to the existing Buller St east curb 
including interim tie-ins to Spring Street Extension and Golden Spike Lane 
Extension, to an ultimate standard generally as set out in the Key Plan (collectively, 
the “Buller Street Improvements”). 
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7) Storm Water Management Improvements  

a) Beedie Living intends to upgrade and extend, at its own cost, the storm water 
management infrastructure along Spring Street, Western Connecting Lane, Buller 
Street and Golden Spike Lane Extension   generally as set out in Schedule A - Figure 
3.  If any upgrades or extensions are considered “excess or extended services” 
within the meaning and as outlined within the Local Government Act then the costs 
of providing same will be dealt with in accordance with the Local Government Act. 

b) The City will undertake the CPKCR and TransLink storm water culvert crossing 
upgrade as noted in Schedule A – Figure 3. The City and Beedie Living agree to 
coordinate this work as part of the first phase of construction of the Project. 
 

8) Sanitary Waste Management Improvements  
a) Beedie Living intends to upgrade and extend, at its own cost, the sanitary sewer 

management infrastructure along Spring Street generally as set out in Schedule A – 
Figure 4.  If any such upgrades or extensions are considered “excess or extended 
services” within the meaning and as outlined within the Local Government Act then 
the costs of providing same will be dealt with in accordance with the Local 
Government Act. 
 

9) Water Management Improvements  
a) Beedie Living intends to upgrade and extend, at its own cost, the water management 

infrastructure along Spring Street, Western Connecting Lane, and Golden Spike 
Lane Extension generally as set out in Schedule A – Figure 5. If any such upgrades 
or extensions are considered “excess or extended services” within the meaning and 
as outlined within the Local Government Act then the costs of providing same will be 
dealt with in accordance with the Local Government Act. 
 

10) Site Specific Transportation Impact Assessment (TIA) Improvements  
a) Beedie Living will finalize the draft site-specific TIA and identify transportation 

recommendations to support integration into the existing road network.  
i) Traffic Impacts Assessment & Future Road Upgrades 

(1) Beedie Living will complete a traffic impact study for the Project that may 
recommend short term network upgrades required because of the estimated 
vehicle trips generated by the Project.  Following which Beedie Living and the 
City will work in good faith to determine the acceptable integration and timing 
of such required work into the offsite works and services agreement as per 
City bylaws and policies. 

5. Plaza (Living Room) 
1) Beedie Living will at its sole cost construct and maintain the plaza, referred to as the 

“Living Room” shown in concept form in Schedule B.   
2) Design details of the plaza concept will be determined as part of the development permit 

for the associated phase of the Project.  
3) Beedie Living will grant right(s) of way permitting the plaza to be used by the public. 
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6. Rental Housing  
1) Beedie Living intends to meet the 6% obligation for Port Moody’s Affordable Housing 

Policy by providing 50,888 SF of GFA as follows: 
a) 33,908 SF of residential GFA within the Non-Market Rental Development be 

allocated as Non-Market Rental Housing in partnership with BC Housing to be 
completed prior to the issuance of an occupancy permit for the residential portion of 
phase 1 of the Project; and 

b) The Non-Market Rental Housing will be for the life of the Project and will be secured 
through a housing agreement bylaw. Adoption of the housing agreement bylaw by 
Council will be required prior to the issuance of the first development permit for the 
Project. 

c) For the remaining 17,813 SF obligation Beedie Living intends to enter into an 
agreement with the kʷikʷԥƛ̓ԥm First Nation (KFN) for the acquisition of some or all of 
the 17,813 SF residential GFA, whereby the terms and conditions of how that 
floorspace is intended to be used may change, at the discretion of the KFN.  

d) The agreement between Beedie Living and the KFN will be required prior to the 
issuance of the first development permit for the Project. 

e) If for any reason the KFN elects to not acquire any or all of the 17,813 SF, Beedie 
Living will provide that floor area as Non-Market Rental Housing and further fulfil the 
obligation (ii) above as it pertains to securing the required housing agreement bylaw. 

f) Beedie Living will grant aSROW to the City securing access to the City’s lands to the 
north via the parkade of the Non-Market Rental Housing project, on such terms and 
conditions as are reasonably acceptable to the City and Beedie Living. 

7. Public Art  
1) It is intended that the Public Art Plan (the “Public Art Plan”), will be prepared by Beedie 

Living and accepted by the City prior to the issuance of the first development permit for 
the Project.  

2) Beedie Living will design, construct, and install the public art (the “Public Art”) generally 
as set out in the Public Art Plan. 

3) The Public Art will have a value of $2,400,000. This value is subject to CPI.  

8. Transportation Demand Management (TDM) 
1) Beedie will implement all the TDM recommendations following TDM measures as 

outlined in the Bunt & Associates Memo draft report prepared for Beedie titled “Beedie 
Moody Centre Transportation Demand Management Measures”, dated November 14, 
2024, and attached to this term sheet in Schedule C. 

2) In addition to the TDM measures identified, Beedie Living will implement additional TDM 
measures that support active transportation, transit and ride sharing as directed by 
Council or through amendments to City bylaws or policies regarding TDM prior to the 
approval of the first development permit for the Project. 

3) Beedie Living commits to make reasonable efforts to accommodate by mutual 
agreement with City staff minor adjustments to its TDM measures over time in response 
to changing transportation demand, including for example: 
a) Increased demand for more dedicated car share parking spaces. 
b) Designation of an area at grade to accommodate a geofenced zone for a potential 

shared micromobility end of trip location. 
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9. Detailed Design Guidelines  
1) The Moody Centre Transit-Oriented Community Design Guidelines, as may be amended 

from time to time, and adopted by Council as corporate policy, will be referenced by the 
City and Beedie Living for each development permit application for each phase of the 
Project and for the Non-Market Rental Development.  

10. Step Code and Neighbourhood Energy Utility  
1) Beedie will comply with the City’s BC Energy Step Code Rezoning Application Corporate 

Policy (2019-03), as amended January 28, 2020.  
2)  Beedie Living will ensure the building’s thermal energy systems (i.e. Heating, 

Ventilation, and Air Conditioning (HVAC) and Domestic Hot Water (DHW) systems) are 
compatible with a future City of Port Moody Neighbourhood Energy Utility (NEU). 
Designs should generally meet the City of Vancouver Guidelines: Neighbourhood 
Energy Utility Connectivity Requirements unless City of Port Moody specific 
requirements are published. 

3) If the City directs, on or before July 31, 2025, the developer will be required to forego the 
installation of on-site thermal energy generation equipment and connect to a City 
supplied NEU for thermal energy services.  

4) If the City does not direct such a change before July 31, 2025, the developer shall 
register a covenant on the property (or properties) requiring connection to a City NEU for 
thermal energy, if the City has implemented such a system, and if directed by the City, at 
the earliest date of 15 years for building occupancy or the end of life/need for significant 
rehabilitation of the on-site thermal energy systems. 

5) The above requirements will be met subject to the NEU feasibility study demonstrating 
that relative to the proposed building scale system, the NEU will perform greater than or 
equal to in terms of energy, carbon, and cost efficiency at a neighbourhood level.  

6) If the NEU creates a temporary impact on the ability of the building to meet energy step 
code and zero carbon step code requirements, the applicant will not be required to make 
any adjustments. 
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SCHEDULE A 

KEY PLAN 
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SCHEDULE B 

THE “LIVING ROOM” 

 

 

Figure 1: Illustrative Plan of the “Living Room” 

Per Figure 1, key features to be included within the Living Room as part of Phase 2 of the 
Project are: 

1) Feature Seating Area 
2) Soft and Hardscape Features along Spring Street and Electronic Mews  
3) Stairs and Seating Features 
4) Play Areas 
5) Flush Water Feature 
6) Plaza Arches 

Disclaimer: Descriptions of these features represent Beedie Living’s intention, which is subject 
to coordination with the City through the development permit approval process. 
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Figure 2: Schematic rendering of the “Living Room” looking east from Electronic Mews. 
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SCHEDULE C 

TRANSPORATION DEMAND MANAGEMENT (TDM) MEASURES 
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MEMO 

DATE: November 14, 2024 

PROJECT NO: 04-23-0069 

PROJECT: Beedie Moody Centre 

SUBJECT: Transportation Demand Management Measures 

TO: Nathaniel Stuart 

Beedie Living 

 

PREPARED BY: Nicolas Moss, P.Eng. 

1. INTRODUCTION 

Beedie Living is proposing a two-phase high-density mixed-use project in the Moody Centre area. As 

part of the project approvals, the City of Port Moody is requiring a number of Transportation 

Demand Management (TDM) measures. This memo outlines the project’s proposed TDM measures, 

based on discussion between Beedie, the City of Port Moody, and Bunt. The detail in this memo will 

also be included within the project site-specific TIA update to follow. 

2. TDM DEFINITION 

Transportation Demand Management (TDM) is defined as the “application of strategies and policies 

to reduce travel demand (specifically that of single-occupancy private vehicles), or to redistribute 

this demand in space or in time”
1

.  A successful TDM program can influence travel behaviour away 

from Single Occupant Vehicle (SOV) travel during peak periods towards more sustainable modes 

such as High Occupancy Vehicle (HOV) travel, transit, cycling or walking.  The responsibility for 

implementation of TDM measures can range across many groups, including regional and municipal 

governments, transit agencies, private developers, residents/resident associations or employers. 

  

 

1

  http://ops.fhwa.dot.gov/tdm/index.htm FHWA Travel Demand Management home page 
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3. TDM MEASURES 

Car Share Vehicles, Spaces, and Memberships 

Modo is aware of the project and of the new Moody Centre TOD neighbourhood and is currently 

conducting a business case analysis to determine the number of vehicles they feel is plausible to 

locate on-site at the Beedie site. Modo understands the likelihood of many other new developments 

in the area also having an interest in on-site Modo car share vehicles.  

A target of ten (10) car share vehicles is proposed for the Beedie site, understanding that Modo may 

not support an initial provision that high. An additional ten (10) spaces will be secured for future 

expansion in car share usage as the business case grows, for a potential ultimate supply of 20 

spaces. 

In a typical arrangement with Modo, the developer will pay the full cost of the initial 10 car share 

vehicles, will provide preferential parking placement in the highest level of the parkade, and will 

ensure the vehicles are publicly accessible 24/7. In return, Modo will be the car share operating 

company, and will provide the developer with Modo Plus memberships equal to the value of the 

purchased vehicle (typically 60-70 memberships per vehicle). Modo Plus memberships, valued at 

$500 each and providing lower hourly booking fees, are lifetime memberships and thus would be 

retained by the project for redistribution if owners benefiting from a membership sell their unit. 

EV Parking 

Rough-ins for EV parking infrastructure will be provided for all residential parking spaces, and all 

car share stalls (including the secured future car share stalls) to support Modo’s EV shift goals. 

Long-Term Bike Parking 

Long-term bicycle parking will be provided beyond the Zoning Bylaw requirement of 1.5 stalls per 

unit. The project plans to supply bicycle parking entirely in the form of bicycle lockers which 

accommodate two bicycles each (4’ x 6’ / 1.22m x 1.83m). One double locker will be provided per 

unit. Figure 1 shows a mock-up of the proposed double locker. This provides a more secure way of 

storing bicycles for residents, and meets the City of Port Moody Bylaw, which indicates minimum 

dimensions of 0.6m x 1.8m per long-term bicycle stall. 

It is noted that the City of Burnaby specifically requires residential bicycle parking to be provided in 

lockers, and provides required minimum dimensions for a double locker in their Zoning Bylaw. 

Burnaby’s double lockers are required to be 1.15m x 1.8m, slightly smaller than the proposed 

lockers which would meet Port Moody’s bylaw dimensions. 

The double locker can also be used to store larger bikes (e.g. cargo bike, electric bike, tricycle, etc) 

rather than two bikes. The double locker’s diagonal is ~2.2m, providing extra length for these non-

standard cycles compared to the same number of single lockers. 
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Figure 1:  Double Bike Locker 

 

Bicycle Repair, Wash, and Bed-of-Trip Facilities 

Bicycle wash and repair stations will be provided within the P1 level, accessible to residents in both 

phases. Phase 1 will include one bicycle wash and repair station, while two additional stations will 

be included within Phase 2. The working space will be large enough for a working table, storage of 

applicable tools (a bicycle pump, wrenches, a chain tool, lubricants, tire levers, hex keys/Allen 

wrenches, torx keys, screwdrivers, and spoke wrenches), and two people simultaneously working on 

their bikes on standalone racks. 

End-of-trip (EoT) facilities for non-residential uses will be provided in Level P1 within Phase 2. The 

EoT facilities will include clothing lockers, sinks, a changing room, a shower, and a bicycle repair 

space. 

Access to Long-Term Bicycle Parking 

Access to the long-term bicycle parking will be via double side entry elevators sized to fit two 

standard bicycles or one cargo bike. The elevators are also intended to act as commercial parking 

shuttle elevators, which provide access to the commercial lobbies on Level 1. 

All corridors providing access to the long-term bicycle parking should be wide enough to allow for 

two bicycles to pass in opposite directions. Generally, 1.2m corridors will allow for this 

manoeuvring. Additional width should be provided at corners to allow for navigation of oversized 

bikes in some locations, with the intent for oversized bikes to be best accommodated in rooms 

accessed directly from the parkade drive aisles without needing to manoeuvre through corridors.  

Transit Passes 

Beedie will provide a $175,000 contribution toward subsidizing monthly transit passes. This may be 

in partnership with TransLink’s Compass for Developers program, with the goal of ensuring the 

value of this monetary contribution is best used. The funds will support existing transit users and 

also encourage mode shift away from private vehicle use.  
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4. IMPACT OF CAR SHARE VEHICLES 

The Metro Vancouver Car Share Study provides some information about the reduction of auto 

ownership based on car share usage. Table 1 below shows the vehicle holdings per household prior 

and after residents joined a car share program.  

Table 1:  Vehicle Holdings Prior to and After Joining Car Share 

MEMBERSHIP VEHICLES PER HOUSEHOLD PERCENT CHANGE 

Modo Only 0.70 0.51 -27% 

Car2go Only 1.06 1.01 -5% 

Modo + Car2go 0.59 0.38 -36% 

    

Source:  Metro Vancouver Car Share Study 

 

According to the Car Share study the number of vehicles per household decreased between 5 and 

36% when the residents joined a car share program.
2

 The study also shows that the top home-based 

amenity that survey respondents indicated would have them shift modes is the availability of car 

share vehicles. This study reinforces the premise that supplying car share vehicles for the 

development will work to reduce the parking demand on the site. 

The reduction of vehicle ownership based on the number of car share vehicles provided can be 

calculated using additional information from the Metro Vancouver study. Past research has shown 

that the car share vehicle to member ratio is approximately 1 to 50.
3

 For the 10 car sharing vehicles 

that the development will supply, the membership that can utilize those vehicles would be expected 

to be approximately 500 people. The study found that each car share vehicle removes between 5-11 

private personal vehicles from use, or 50-110 vehicles based on the 10-car fleet proposed at 

Beedie’s project alone, without other TDM measures. 

This estimated reduction in vehicle ownership due to the car sharing program is highly variable and 

likely to differ. Nevertheless, it illustrates that the car sharing vehicles provided are likely to have a 

measurable impact on the vehicle ownership rates and parking demand for the development. The 

presence of a variety of car share vehicles will also attract owners intending to live a car-free 

lifestyle or rent to car-free tenants, supporting the development’s intent to reduce vehicle use. 

  

 

2

 Metro Vancouver Car Share Study – Page 30 - https://learn.sharedusemobilitycenter.org/wp-

content/uploads/policy-documents-2/Canada_Vancouver_MetroVancouverCarShareStudyTechnicalReport.pdf 

3

 Metro Vancouver Car Share Study – Page 15 - https://learn.sharedusemobilitycenter.org/wp-

content/uploads/policy-documents-2/Canada_Vancouver_MetroVancouverCarShareStudyTechnicalReport.pdf 
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5. TDM AND CITY OF PORT MOODY’S TRANSPORTATION PLAN 

As noted in the City of Port Moody’s Master Transportation Plan (2017), currently, 20% of all trips 

made by Port Moody residents for all purposes are made by walking, cycling, or transit. In the 

Transportation plan, the City outlined seeking to double the use of sustainable transportation by 

2045, so that 40% of all trips made by Port Moody residents will be made by walking, cycling, or 

transit. The plan framework highlights a safe, walkable, bicycle friendly, and transit-oriented city. 

The Porty Moody Climate Action Plan (2020) outlined a more ambitious goal of reaching this mode 

split by 2030.  

The proposed development primarily supports these objectives through its density, its proximity to 

rapid transit, by being part of a planned walkable community with amenities close by, and through 

its reduced residential parking provision, especially compared to other strata buildings. This can be 

seen in Table 2, which compares standard ITE trip generation rates for a high-rise building in a 

dense multi-use urban building close to rail transit with two alternatives: a mid-rise building in the 

same location, or a high-rise building in a suburban area without rail transit. The inclusion of 

Transportation Demand Management measures supports the Climate Action Plan objectives too, but 

the largest driver of sustainable mode choice is already achieved due to built form and location, and 

parking ratio. In fact, some municipalities in the Lower Mainland are recognizing this by reversing 

the paradigm and requiring the largest TDM contribution from developments that propose the 

highest parking ratios, as residents of these projects would need the most encouragement to use 

active modes.  

Table 2:  Trip Generation Comparison 

EXAMPLE 
PEAK HOUR VEHICLE TRIP RATES 

(PER UNIT) 

High-rise, dense multi-use urban context, close to rail ~0.20 

Mid-rise, dense multi-use urban context, close to rail ~0.25 

High-rise, general urban/ suburban context, no rail ~0.30 

  

Source:  ITE Trip Generation Manual 

 

Nonetheless, the provision of car share vehicles will reduce car ownership by providing an 

alternative option of car use when needed. The increased supply of bicycle parking will help to 

support cycling as a transportation mode. In addition, provision of a dedicated walking route to 

Moody Centre Station and throughout the Moody Centre neighbourhood promotes safety by 

separating pedestrians from vehicles, which can also help to encourage walking as a mode of travel. 

Finally, a financial contribution towards transit passes will provide an incentive towards transit use 

throughout the distribution of the transit fund. 
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3060-3092 Spring Street, 80-85 Electronic Avenue, and 
a portion of the Electronic Avenue road right-of-way - 
OCP amendment & rezoning Development Application  
UPDATE 2: Public input received on Engage Port Moody from Nov. 17, 2023 to 
Nov. 14, 2024  

This encompasses the period from the day the project launched on engage.portmoody.ca to the date the 
report was prepared for Council Second Reading. Comments are presented verbatim, including typos and 
grammatical errors. Profane or abusive language, or personally identifying information has been 
redacted.  

Engagement highlights  

Highlights of project engagement to date: 

• 86 engaged participants contributed to one or more feedback tools 
• 319 informed participants visited multiple project pages, contributed to a tool, or downloaded 

documents 
• 1,121 aware visitors viewed this project page  

What is your overall feedback on this development application? 

 

 

 

 
 
 
  

 Support Oppose Mixed 

From launch to second 
reading:  

Nov. 17, 2023 to Nov. 14, 
2024 

18 68 7 
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Comments 1 through 44 were included in the first public engagement summary shared with 
Council at early input 

Comments  

1. I disagree with the proposed height of the development. The current OCP allows for 26 stories. This 
proposal would increase the height to 32, 34 and 38 stories, on top of a podium! The total height is 
not actually stated. When the OCP was revised the overall height for Port Moody centre was agreed 
to be 26 stories. This should be adhered to in my opinion. The proposal will prove to be a slippery 
slope to even higher buildings. Where will it stop? 

Otherwise, I do not have an issue with the proposed development. I agree with the proposed number 
of parking stalls. Even though this development is close to transit, most families will still need a car for 
trips away from transit. The hope is that living next to transit will reduce the use of vehicles, but we 
cannot expect families to entirely give up their cars to live in Port Moody. The proposal should specify 
all residential parking has access to EV charger. 

2. Hey I live in 50 electronic avenue and these buildings would remove literally all the sunlight my 
apartment gets all year, we might get a speck as it sets but we would not get any actual sunlight with 
those monstrosities behind us. 

3. Opposed to the building of these high rises. Max 12 story building 

4. This is Ridiculous project esp in this area of 5-6 floor wood frames embedded into environment. I 
understand that people want to make money but the architecture needs to follow basic esthetics and 
fit into surrounding. If that goes through it will def mean someone have taken money  under the table.  

5. I think this is going to be really great for the community of Port Moody. There is a need for more 
housing and newer developments. Why not bring more people out to discover the beauty that Port 
Moody has to offer! It is such an underrated city!  

6. The proposed development does not suite the city of Port Moody. High rises should not be situated in 
this area as it will over shadow the beauty and nature of the area. It is an eye-sore and does not 
represent the city of arts well. This is a building more catered to downtown and should not be built in 
a suburbian city. I would like this proposal to be declined/denied.  

7. This proposal needs to be denied. This tall tower is hazardous and dangerous to the area. It is not 
suited for the city of Port Moody and will not meet clinate action or safety intiatives.  

8. This building impacts me as it is in my neighbourhood i grew up in and does not fit Port Moodys 
intiatives. It does not match its surrounding and will not be part of the community. A much shorter 
building is suitable. Not a tall high rise. That is for the city downtown.  

9. Reject proposal. Traffic jams off barnet onto Murray street and St. John’s street are of major concern. 
There is no additional foot bridge between Murray street to the skytrain. High rises should only be 
built within a 100-200 m if the skytrain station.  

10. I do not support building any towers greater than 15-20 floors in that area is warranted.  I do believe 
that densification of the area needs to be done with addition of amenities, but I think tall towers of that 
size will be detrimental to the area and city.   

11. High rises should only be 100m by the skytrain and no more. It is too dense in port moody and this 
area should be allocated green space.  
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12. Buildings of this size far exceed what is necessary in the area and will block nearly all natural sunlight 
to surrounding areas. Additionally, the infrastructure in this area cannot support this additional 
housing. Buildings should be capped at mid rise levels.   

13. High rise buildings over 6 stories should only be located within 100 m of the skytrain station. This is 
ruining Port Moody.  

14. This blocks 100% of sunlight of south facing units in the East wing of 3131 Murray st. 

15. this space should be allocate to green space and nature. Port Moody is becoming too densified and 
losing it's culture and representation. If people need more housing, I suggest building closer to the 
city and situating high rises in those areas, where they are more common. 

16. High rises are not needed in this area. They should be kept closer and within 100m of skytrains. This 
building will not fit the Port Moody's culture and atmosphere. 

17. strongly oppose to this! not the right fit for Port Moody. 

18. this is a safety hazard for the area. 

19. The builds past electronic avenue should be kept as green space! There is not enough open area 
with that many hi-rises going up! Keep a designated green space at least!! 

20. As a city Port Moody needs to maintain some sort of designated green space and open area for its 
community! Like Kyle center, parts of Port Moody need to be left as open space for the growing 
families to enjoy the outdoors! I am strongly opposed to build anything past 80-85 Electronic Avenue, 
and a portion of the Electronic Avenue road right-of-way. Strongly opposed!! Please consider open 
green space that is detached from any type of build! A community garden, community park, 
community playground etc!  

21. I appreciate that the proposal includes public space at the ground floor. Port Moody needs to stop 
focusing on residential-only developments with no interesting architectural features like 50 Electronic 
Ave, and instead build complete communities like Newport which combine residential units with 
commercial space at the ground floor. While this development will no doubt introduce some additional 
traffic, the effect can be decreased by encouraging people to walk to get their essentials rather than 
driving. The development is also close to a skytrain station so the density is appropriate. 

22. I think this development would provide much needed density to the area around Moody Centre 
station, the area is currently woefully underutilized and I perfect for a development like this. I wouldn't 
support large towers everywhere in Port Moody, but here it just makes sense. It looks like it will 
contribute to a liveable, walkable community, and will support climate sustainability by allowing 
people to choose active transportation (e.g. it is right by the skytrain, centrally located in Port Moody, 
etc.) 

23. This is exactly what the area around transit needs.  

24. I strongly oppose this proposal and am very frustrated to see that it, along with the PCI’s 
neighbouring proposal, significantly exceed our OCP in terms of density, FAR, and building heights. I 
could never support such significant increases to our OCP and/or TOD area(s). Please, City of Port 
Moody, stick to the density, FAR, and building height in our OCP, which us residents have spent 
many years helping shape. I am also very surprised, frustrated, and disappointed to see that both 
initial Moody Centre TOD proposals have asked for additional significant increases to our OCP, after 
the city granted such increases in 2014, 2017, and 2022.   
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25. I am 100% against this proposal and the PCI proposal, which are both way too dense, have FARs 
that are way too high, and which have building heights that are way too high. Please follow our OCP, 
which we have spent years, if not a decade, creating, which calls for much lower density, FAR, and 
building height, and which has already been significantly increased a few times over the years.  

26. I oppose to building anything past 80-85 Electronic Avenue, and a portion of the Electronic Avenue 
road right-of-way. Port Moody as a community needs to maintain open communal spaces. That area 
should be designated as green space detached from any type of building that is open to the public. 
That area should not have a built and remain as a community garden, field, park etc. 

27. There is too much congestion for this tight corridor which already has many issues with traffic. The 
light block will be an issue so height should be limited and a grocery store is a great addition to the 
area. Also need to include easy pedestrian access to Murray if anything gets developed in that area.  

28. Concerned about the height of the buildings. We have no towers of this size along this street, so it will 
change the atmosphere, block views and cast shadows on others’ homes. Infrastructure needs to 
improve to support increased traffic.  

29. The height proposal for these buildings is absurd and not in keeping with surrounding buildings. 
Sunlight will be blocked from apartments in the 50 electronic apartment building. The building 
capacity will put a strain on the infrastructure of Port Moody. The trains running from Moody Centre 
are at capacity daily and there is no immediate future plan to extend the WCE service. Traffic on both 
St Johns and Murray street is already very busy. I’m not against development but why do the towers 
have to be so large?  

30. We are worried that too many high-rise buildings are going to be approved near the Moody Centre 
Skytrain Station. We have spoken to lots of families in this area who share this fear. There is a 
responsibility to honour Port Moody's OCP. Knowing that the 60 Williams St, 3006/3010/3020 Spring 
St Development is already trying to obtain a size beyond what the OCP provides, it is sad seeing 
another massive proposal so close by. The OCP contains points which will help make sure Port 
Moody does not become overcrowded, such as requiring view corridors, limiting floors (26), and 
requiring slender designs. Most importantly, the OCP states that the area will "...transition to 
surrounding neighbourhoods, from a maximum height of 26 storeys around the station, to six (6) 
storeys around the edge." We are worried that Mayor Lahti and the current City Council will approve 
far more tall buildings instead of following this tapering concept, largely disregarding Port Moody's 
OCP. Finally, it is irresponsible to increase Port Moody's population before proper infrastructure is 
funded in terms of schools, hospitals, roadways, and recreation centres. What Port Moody currently 
has will not withstand a large population boom. It is also reckless to simply say that some of these 
responsibilities belong to the Provincial Government. Plans for new infrastructure need to be financed 
prior to new high-rise buildings being approved, along with a plan to combat traffic along St Johns 
Street and Murray Street.  We are counting on Mayor Lahti and City Council to protect Port Moody for 
families.  

31. towers are extremely tall and out of place- they should be reduced in height. also too many luxury 
condos- more rentals both at market and non-market are required (at least 50% should be rental 
units), overall needs to be scaled down and provide more rental housing 

32. These towers are too high and do not align with the vision for the neighborhood. Traffic is not 
addressed, and these towers will negatively impact the enjoyment of thousands of people in the area. 
Height should be restricted/reduced. 

33. This development is far too large and awful for our city of Port Moody.  We have NO 
INFRASTRUCTURE in place to handle this type of housing. 
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NO doctors, No nurses, No sewer, No traffic control, No roads, No hospitals, No schools or teachers, 
No community center big enough. NO MONEY to upgrade it all without dumping the costs into our 
taxes and making them increase. 

You are not ready to increase density.  When you have taken care of infrastructure, then you can 
think about something, but never this. 

WAKE UP DOWN THERE. 

34. Too many high rise buildings!!! Most families move further out to Port moody and don't want to live in 
high rises! Why are there not more low rises and townhouses for families here? There are over 
crowded schools and an over crowded hospital already! We need more housing that provides an 
environment that people want to live in long term! We also need affordable commercial rent for 
businesses!  

35. We just moved to Port Moody for the beauty, light traffic and small town feel. Having 3 major sky 
scrapers within a bunch of low rise building will completely change the landscape and look so out of 
place. Traffic cannot handle this many buildings. Our trails will become way to busy to enjoy. We 
moved here wanting to start a family in a safe, low - medium density area. I’m all for redeveloping the 
area to new homes, but the MAX amount of floors should be 8. Please don’t destroy Port Moody for 
developer gain. People who live in Port Moody came to Port Moody for a reason. Please, I want to 
continue making Port Moody home but if this goes through, we will move elsewhere. We are two 
young, educated adults who pay a significant amount in taxes who strongly oppose this move.  

36. I strongly oppose having anymore than a 10 storey building. Driving on St Johns won’t be beautiful 
anymore, the streets will become packed with cars, won’t be safe for our Children or dogs to go out. 
The fact that our council is even CONSIDERING having multiple high rises disgusts me. Traffic will be 
horrid, the Port Moody life people have lived before won’t be the same. Development of the area is a 
great idea, anything more than 8-10 stories would be a tragedy. Do not do this. Please.  

37. We believe this project will have a very negative impact on the area of Port Moody in several ways.  
Aesthetically it would tarnish the beauty, the infrastructure is not able to accommodate the traffic, 
mental health of residents due to overcrowding and loss of privacy and sunlight, property values, and 
the sense of community will be destroyed. 

We fell in love with Port Moody due to its small town feel, charming neighbourhoods and unobscured 
natural beauty. It seems that no matter where you are in Port Moody everyone has the opportunity to 
look out a window to view mountains, trees or water and also access these without too many crowds 
to compete with. This hugely influences our well being and mental health, not being able to enjoy 
solitude and a sense of space at our parks and is very upsetting. 

To be in an area where we will be shaded by skyscrapers and never feel the sun shine through our 
windows and also lose the privacy with apartments towering over you is very unsettling. To forever 
change the horizon of trees we see and replace it with 38 stories is devastating. 

Residents of Port Moody are friendlier and happier on average than other areas of greater Vancouver 
as we are tucked away and shielded from the madness of the bigger cities. We are on a good thing 
here and want to protect it at all costs, there will be no coming back from a decision like this as the 
soul of the city will be ruined and the natural beauty changed forever. 

Having lived in big cities before with many high-rises, it brings anxieties and stresses which Port 
Moody will not be able to cope with and residents who should not have to. Road rage and dangerous 
driving becomes more prevalent as commutes become longer and more frustration and risk taking 

Attachment 8542

Considered at the December 3, 2024, Special Council meeting
Attachment 1



Beedie Living (Market), public engagement summary UPDATE 2 – Nov. 17, 2023 to Nov.14, 2024 page 6 

takes place. We already have very limited ways in during the evening and are backed up bumper to 
bumper trying to get home for the evening. Adding all these units will intensify these issues. 

It is almost beyond belief - and heartbreaking - that Port Moody would consider 39 stories. I 
understand it will be located near the skytrain and in a make believe world you could position it as 
reducing the need for cars on the roads, but this is a false reality. With so many young families with 
kids in this area, cars are an essential part of life and will simply not be replaced by transit. 

Keeping a smaller tight knit community of 6-8 stories will protect Port Moody property values, and 
more importantly the sense of community that we love. We currently have 26 stories at Suterbrook or 
Nookta way which would be much more reasonable and would keep a sense of proportionality and 
avoid creating a huge eyesore in such a beautiful city.  

Not to mention that the bigger the city, the more disconnected people become and more fractures 
appear in the social fabric. Port Moody residents are open and friendly as it is a smaller scaled city.  
We left Metrotown & Brentwood due to all the rezoning and expansion. This created a concrete jungle 
with no soul, and the hustle and bustle left us with no sense of community among all the residents.   

Let’s keep Port Moody a beautiful, friendly and community driven city by continuing to build 6-8 
stories and townhomes. Let’s protect our resource so that residents can enjoy the parks around them 
without adding excessive traffic and overcrowding.  

38. Too tall, too dense, will ruin the historic vibe of the core. Should incorporate better design, be shorter, 
and have more rental units, NOT just luxury condos 

39. This project does not provide housing that average Canadians need (proper living space) or can 
afford. 1) Continuing to build over-priced properties that are out of the reach of average Canadian 
citizens who desperately need housing does not serve the people. Compare the income of Port 
Moody (and surrounding) residents, consider 5, 10, or even 20% down payment. What income level 
is required to afford mortgage payments on these units? Affordable housing is a critical need.  

2) Will this project require taxpayers to upgrade infrastructure to support this? Other projects like this 
have substantially increased taxes, and stress on our local services that are not yet funded to 
facilitate another large influx of people.  

40. These towers would be a big reason for me leaving Port Moody. The beloved green space that we 
have along the Shoreline trail would be shaded out by these towers. Port Moody centre will begin to 
feel claustrophobic, with the hills to the South and towers to the North. If we want to densify the city, I 
believe we should build more apartments like in Europe (ie: 4-6 storey apartment buildings). This 
would be at a much more human and liveable scale. What is being built in Burquitlam, Lougheed and 
Brentwood, is not something I would like to see in Port Moody. Just because other municipalities are 
doing it, doesn't mean we need to do the same. 

41. This is not a sufficient or appropriate number of below market units. The towers are also too tall. I am 
completely opposed to this proposal unless each building includes below-market units. 

42. I think the towers are too high and will be too tight. It will creat a wall of towers right at the edge of the 
park leading to the ocean. Why would they not be further back and keep lower towers closer to the 
park?  

43. A good project for Moody Centre development. The buildings can improve the way they look, so that 
Moody Centre skyline does not seem monotonous but I don't think rezoning should be stopped for 
that. 
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44. too tall/dense will absolutely destroy the character and vibe of Port Moody. Should be much shorter 
with better design that fits into our city 

Comments 45 through 83 were received since the first public engagement summary was shared 
with Council at early input 

45. These are hideous monstrosities that take away any character that Port Moody has. We are not 
Brentwood and don't want to be. It would be nice to have a building code to allow for views and take 
global warming and the need for more trees and greenspaces. When I see this it makes me want to 
move away from Port Moody big time. My instinct says to run! 

46. Really excited and supportive of this project. As a resident of the inlet centre area, I am happy to see 
redevelopment move forward and want the city to know that this is the right direction for the area. 
More density, more transit oriented neighborhoods to get us out of our cars please! 

47. The government mandate is that 20 storeys must be approved so I am not sure why we are 
entertaining applications of this magnitude as they will only ruin what we love about Port Moody. I am 
very disappointed in this council so far. 

48. Incredible way to revitalize the area.  

49. Three towers up to 38 storeys containing 972 residential units with a Floor Area Ratio (FAR) of 5.26 
and over 1200 parking spaces is overkill, especially with the government mandating only 20 storeys. 
This overbuilding will add to our already terrible traffic and the shadowing to the north will be 
excessive. How about more job space and less residential? 

50. This application saddens me as it is simply too much for our beautiful city.  

51. Part of this area is outside of the TOD area. Area close to Electronic is up to 6 storeys. 

It's too much. Too tall, too dense. (Except for the women's transition building.) Too much for a small 
city with traffic jams, not enough area parkland, and other infrastructure deficits. Heights and density 
exceed OCP by up to 50%. Prefer 12 storeys or less. 

Negatives outweigh any positives unless project is scaled back significantly. Benefits to city don't 
justify the ask. Not enough money to city. Staff say ""there are a number of issues associated with the 
financial 

contributions (cash and in-kind) and credits that Beedie is proposing."" I agree. Contributions are 
mainly to support project, not city as a whole. 

52. Looks good, build it! 

53. This kind of density is unsustainable and uncalled for. 

54. I would like to see some aspect of affordable housing added. It should not only be market condos 
only - that is grossly unfair to most folks wanting to enter the housing market.  

55. Looks good. It would be nice to see more market rentals/low income units incorporated 

56. While the plan to develop and densify the area is needed. The proposed additional stories of the 
towers are beyond what this council should approve. The towers are turning into walls. There will be 
no sun north of St. John’s in the winter. It is frankly a money grab at the expense of our city’s livability 
and beauty.  
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57. Horrible city planning, please don’t destroy Port Moody with these towers 

58. This is a wonderful development for the area. More housing and amenities are needed close to transit 

59. I am very much in favour of this proposal. I think Beedie has done an excellent job designing a set of 
towers that feel connected to our beautiful nature, considering what is required for a new ""main 
street"" area of the City, connecting with our Indigenous heritage, and reflecting the family-friendly 
nature of Port Moody in its public space design. I hope that Staff and Council hold the other TOD area 
developers to this standard of consultation (particularly with our local Indigenous nations) and design 
in their proposals for the TOD area. 

Similar to my feedback on other development proposals, I would suggest that staff and council 
request changing some of the single bed units into three-bed units to address ""missing middle"" 
housing needs. For a development that is marketing itself as family-friendly, having 93 three-bed units 
versus 442 single-bed units feels incredibly misallocated. I think this is a more-than-reasonable 
request in the face of the increased density proposed, and more aligned with the current demographic 
makeup of Port Moody. 

60. Much too tall, will destroy character of Port Moody, add to traffic, and be unaffordable for all. 

61. Too much height, will block all the sunlight. Please have 20 stories maximum in Moody Centre. Plus, 
the new businesses will probably be more banks, dentist offices and development offices, or chain 
restaurants. Rent in these new buildings is too expensive for small businesses, therefore no charm 
and vibrancy is added to the community. Don't want another Burquitlam or Brentwood in Port Moody. 
Many European cities have high density without towers like these. Also, why is there no below market 
rate housing in this location? And why are there no green space. The amenity space is all concrete, 
with a few stick trees. 

62. It would be better if these builds were lower, just like the current builds on Electronic Ave. Also all 
these buildings 10000% need to include multiple daycares. And please for the love of everything holy 
take inspiration from European plazas/communities. We need multiple cafes/restaurants with a 
shared plaza where everyone can enjoy sitting outside - AWAY from any traffic. I dont know what 
these orange constructions are on the vision pictures but PLEASE - MAKE IT MORE EUROPEAN. 

63. Absolutely not!!! We do not have the infrastructure to accommodate this.   

It will make a long commute even longer.  It will away what Port Moody is.  

64. I am against such a project. We have already saturated the St Johns with cars. I like that Port Moody 
remains a medium-sized town of people. There will not be enough services for a growing population 
(schools, hospitals, etc.) and if services increase, we will have to pay more taxes. 

65. No to the  towers 

66. St.johm is a parking lot between 3:30-6pm daily. We cannot handle any more cars. Our life revolves 
around traffic now in 2024 without the addition of more towers full of people who drive!  This is not 
feasible! 

67. See previous comments regarding the misleading and disingenuous intentions behind [omitted]’s 
Facebook post imploring for negative feedback on this development.  

68. Too high! No infrastrucrure to support the current needs and furturi developments,  

69. I fully support the project 
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70. Currently our commuter cannot handle the volume of traffic during rush hours and it has only 
worsened with the nested developments. The current infrastructure simply cannot handle mega 
towers.  

71. I am supportive of this application for Moody Centre.  

72. Project looks good, I'm hoping there will be stores, groceries, restaurants, offices and other essential 
services in the commercial units so that residents in the area have things to walk to instead of having 
to drive everywhere. Port Moody needs to step up the development process and quickly so that 
businesses can stay in the area knowing what the future brings instead of moving to Coquitlam and 
Port Coquitlam. 

73. I do not support this proposal. I prefer the alternate development proposal that includes 2 towers and 
below market rentals versus this one that includes 3 towers and separate transition housing.  

For the overall demographics of port moody and our aging population I feel general below market 
housing meets a greater number of people’s needs than a specific women’s transition building. Often 
transition homes will welcome residents from other municipalities based on demand or safety 
concerns and while I know this is important I don’t feel it is going to serve as many of our residents as 
more general below market rentals would.  

I understand the density requirements near sky rains but would prefer two higher towers over 3 
slightly lower ones so that we can retain more green space, trees, etc.  

I moved to port moody from Vancouver in large part to get closer to nature based on port moody’s 
green spaces and proximity to the inlet and parks and prefer developments that allow for as much of 
that to be retained as possible, to avoid the feeling of a “concrete jungle”. This development plan 
does not promise much in the way of supporting nature or highlighting any of the natural features of 
the area.  

I live very close to these developments and have significant concerns about the amount of traffic and 
congestion these will add to our roads. I already have a very hard time coming and going from my 
home during peak periods and feel this will make things worse. Particular thought and attention needs 
to be focused on how ingress and egress from these developments should be planned and what 
impacts that I will have on existing residents.  

74. Please consider affordability in this development.  

75. There should be no towers exceeding 20 stories anywhere in the city. None of these insanely dense 
developments will solve the housing crisis, but rather will continue to fill the pockets of developers, 
realtors and investors. 

The infrastructure is already seriously lacking and total gridlock is inevitable if these and other highly 
dense developments will be approved. It is obvious that the current council (with one exception) and 
the mayor have no interest in listening to the majority of its citizens but rather continue to support 
developers and their cronies plans. What happened to responsible development? 

76. More housing is great as long as roads and infrastructure to support that many new people is built in 
conjunction with this development. No I don’t think people will be able to rely solely on public 
transportation. A large portion of the public will still require the use of cars for employment and family 
activities.  
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77. I fully support moving this project forward as quickly as possible. The city needs to place high density 
near our rapid transit stations. I would like to see the applicant incorporate more jobs, and possibly 
studio units with no parking. I believe the proposed transition house should be a minimum 20 stories. 

78. Astonishingly, these are even more unspeakably hideous than the Williams street proposals. 

Densification, yes. Generic condo tower monstrosities, no. 

Enough with proposal to turn Port Moody into a Death Star trench. Send these and related proposals 
packing until a developer shows up who has some sense of human scale, appealing architecture, and 
cities fit for habitation by human beings instead of drones. The only inoffensive feature of this 
egregiously unacceptable proposal is the 40 below-market units that are apparently indexed to it. 
Maybe if the ratio of affordable-to-profiteering was inverted from 4: 96 to 96:4, I'd be willing to endure 
the grotesque blight on our city. As it stands, this is a farcically token nod to affordability at the cost of 
bludgeoning our town for generations to come with these abominations. NO. 

79. Absolutely against this application, it is way too big, does not fit into our plans or our long term vision.  
Goes against almost every residents opinion and desires for our neighborhood.  Too much traffic, no 
infrastructure, idling cars are not good for the environment and that is all you will get here.  Not 
enough beaches, parks, schools, recreation centers, hockey rinks.  Improvements are to can the 
whole project. 

80. Hello; 

It is proven that shared residential visitor and commercial parking does not work.  The residence 
themselves as well as the intended visitors will dominate the parking.  The amount of parking (183 
stalls) proposed for this segment is just under the industry standard of 4 stalls per 1,000 sf of rentable 
area.  If additional residential visitor parking is added the commercial space will be much more 
functional. 

With retail vacancy at its lowest levels since 2007, please push back on the employment space.  
People need a place to work.  Suburban office space is stable, especially in the Tri Cities, not to 
mention the need for services and small institutional uses.  The livable region plan contemplates 
people working, living, and paying in areas like the TOD.  No better way to get people out of their cars 
than not having to go anywhere out of necessity.  

Sincerely; [omitted] 

81. A good project for Moody Centre development. The buildings can improve the way they look, so that 
Moody Centre skyline does not seem monotonous but I don't think rezoning should be stopped for 
that. 

82. PLEASE DON'T DO THIS!!! 

Port Moody has a space for high rises already - why not placing all of them around the inlet area? 
Why do we need to ruin what's a wonderful, heritage area around Moody Centre and turn it into yet 
another glass & steel, soulless, community-less condo zombie-town?  

It's such an amazing neighbourhood, please don't ruin it :( 

83. These towers are an eyesore. Nothing beyond 20 stories should be allowed so close to Rocky Point, 
which is the jewel of the city. Port Moody’s mall town feel and suburban charm is totally ruined and 
we do not have the infrastructure for this many people moving into the neighborhood at the same 
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time. Are they going to build a hospital underneath these buildings for the residents? I doubt it. What 
about a school for all of the additional students to attend? These massive towers are not a good idea. 

Comments 84 through 89 have been received since the second public engagement summary was 
shared with Council at first reading. 

84. I am disappointed that this project looks so different from the original proposal that was shared with 
the public. The size of the project will completely change Port Moody. I am concerned about the traffic 
jams that it will create, along with the change in Port Moody's beautiful sea and mountain landscape. I 
liked how inviting and walkable the old project was. This is a part of town where a lot of people walk 
through (attracted by the skytrain, Breweries, Rocky point, etc). This looks imposing, ugly and 
uninviting - which is sad as the project loked so promising! It reminds me a lot of the towers around 
New West station, which isn't an area my family likes to walk by at all (feels unsafe). I also don't 
believe we have the infrastructure currently to meet so many people's needs, but realize this is an 
issue outside of the scope of this particular project.  

85. Additional housing close to the Skytrain station is needed but do not amend the height requirements 
above 26 stories and maintain the “not big city” feel of Port Moody.  3 towers at 26 stories is plenty. 

86. Absolutely oppose these three humongous towers that will completely change the vibe of Port Moody. 
Will eliminate the character and take away the charm. I suppose sticking to low to medium storey 
buildings with lots of commercial space and community space to have a vibrant community. Maybe 
take lessons from lower lonsdale instead of burquitlam, Lougheed, Brentwood and Metrotown. 

87. In my opinion and others, I have spoken with, although there are existing high rises, anything over 6 
stories is too high for the small-town charm of Port Moody. 

88. This is adding too many units for which traffic can’t support so many new residents.  Also, women’s 
transition housing could invite more crime to our area.  Transition housing projects should be done in 
areas where cost of living is lower for single income or no-income families. 

89. The buildings are too high and traffic is already so congested in that area. Would appreciated it if 
buildings are kept to 20 stories. Build more units that can house families - 3 bedrooms. 
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Support Oppose Mixed

2806 Spring Street - OCP amendment & rezoning 
Development Application  
UPDATE 2: Public input received on Engage Port Moody from Nov. 17, 2023 to 
Nov.14, 2024  

This encompasses the period from the day the project launched on engage.portmoody.ca to the date the 
report was prepared for Council Second Reading. Comments are presented verbatim, including typos and 
grammatical errors. Profane or abusive language, or personally identifying information has been 
redacted.  

Engagement highlights  

Highlights of project engagement to date: 

• 10 engaged participants contributed to one or more feedback tools 
• 71 informed participants visited multiple project pages, contributed to a tool, or downloaded 

documents 
• 300 aware visitors viewed this project page  

What is your overall feedback on this development application? 

 

 

 
 
 

  

 Support Oppose Mixed 

From launch until second 
reading:  

Nov. 17, 2023 to Nov. 14, 2024 
0 8 2 
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Comments 1 through 8 were included in the first public engagement summary shared with 
Council at early input 

Comments  

1. strongly oppose to this! not the right fit for Port Moody 

2. This space is prime real estate for it being a block away from Moody centre station. It would be a 
complete waste to build such a small development on this land. I do not see this being a good long-
term plan for this area. If this plan is approved, it means the small lot West of this proposed 
development would be limited to a very small development as well. The best plan for this whole block 
next to the SkyTrain station would be to become high-rise towers with commercial on the ground 
level. This proposed development is way too small for what should be done with the space. 

3. This proposal seems like a missed opportunity to increase density this close to a mass transit hub.  
Long term, it looks like the neighbouring property to the west is on a small plot of land and will not be 
able to increase density, versus if it was amalgamated into this property. 

The purpose and concept of how the building would be used is great to see.   

It's unfortunate that this proposal doesn't have increased density this close to mass transit."= 

4. Absolutely hideous\boring\plain design. There is nothing exciting or "City of the Arts" about this drab 
building. For a woman's transition housing, I don't understand why that can't be appealing and fit in 
more to the other surrounding buildings....Instead residents will feel institutionalized instead of 
transitioning to normal living.  Support transition housing for women, do not support this building or 
the attention it will draw. Back to the drawing board. 

5. Only 6 parking spaces?  I think we also need more general non-market housing units to assist in 
lowering rents but can't say I am fully aware of the needs for women's transition housing. 

6. This building is so grey, needs more colour! I like the artwork on the walls. Needs more parking. It is 
good that this building provides below-market housing for women. It is unclear if there would be 
commercial space, but I believe it would be beneficial in this location! Overall, I oppose this 
application, because of the applicant's desire to build towers with 972 market units in another 
location. 

7. Great project, but we need to capitalize on underground parking AS MUCH as possible right now 
especially on Spring. 6 spaces for that many residents is going to be a parking frenzy and will only 
place more vehicles parked on the street. I know this is to “encourage” people to go car-free but that 
narrative is a pipe dream in BC at this point; transit is accessible from this location but it does not 
mean residents won’t need to drive for other reasons. If we’re taking the time to demolish the existing 
structure and then dig for a new space, let’s take the time to get those additional vehicles 
underground and leave the street space for active transportation.  

8. I like this building a lot. However, in combination with the proposed towers, this is a laughable 
proposal and is insulting to the community. 6 parking spaces is a ridiculous proposal for a building of 
40 units. 
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Comments 9 through 10 were received since the first public engagement summary was shared 
with Council at early input 

9. This will very quickly become an unsafe place with dangerous and violent people coming and going.  
it will also become an ""eyesore"" to our community.  Is this just another umbrella for drug addicts and 
safe injection sites? So in addition to the following reasons no, this should not go ahead here at 
all.This development is a NIGHTMARE for Port Moody residents. 

This development is being fostered upon us by council members who are working for the developers.  
This development will not provide low cost housing, will not provide anything creditable back to the 
community like a new ice rink or indoor swimming pool.  This will jack our taxes up exponentially 
bringing city services to the site.  This site will make Port Moody look like Metrotown, a sea of ""ice 
cube tray"" condo towers.  It will increase traffic to GRID LOCK EVERY DAY. AND HOW IDLING 
CARS HELPS THE ENVIRONMENT YOU ARE NUTS.  And thinking people will ride the drug 
addicted and criminal mess of public transportation instead of using cars, you are total idiots.  It pours 
rain 3/4 of the year in Port Moody, and seniors do not like it.  This development will push our 
population to breaking point in terms of hospitals, doctors, nurses, medical clinics, schools and 
teachers and the list goes on and on.  We cannot provide for the existing residents!!!!  Are you 
PEOPLE AWAKE DOWN THERE OR WHAT? 

In addition to the regular comments I made previously to the overall development not being in our 
interests, I also contacted your Planning Department and spoke to them to get a clarification on the 
actual description for the use of ""Women's Transition Housing"". They replied back: ""I checked in 
with the Planner handling this application, and they noted the following regarding what is meant by 
“Women’s Transition Housing”: 

“Women's transition housing provides temporary shelter and support for women who are leaving 
difficult or abusive situations like domestic violence, homelessness, or unsafe living conditions. These 
places create a safe and nurturing environment where women can rebuild their lives, become 
independent, and aim for stability in the long term. Along with accommodation, they offer counseling, 
advocacy, job training, childcare, and other resources to help women overcome challenges and build 
a better future. Unfortunately, there's a severe shortage of these services in the TriCities area. 
Women in dangerous situations often face long waitlists, which can be costly and risky while they're in 
danger.” 

And this is what I wrote back to your planning department:  

Women in danger,  dangerous situations, risky while in danger!  Where do you think the danger 
comes from?  It comes from their spouses or ex spouses.  And they track them down and attack them 
around these shelters.  These are very violent situations than can involve all kinds of nasty things like 
stabbings, gun violence, hostage taking etc.  They also can become involved with drugs and this also 
follows them to the area. [redacted] And dealt with all the joy that can come with these sites.  It is sad 
but the truth. 

And another thing that you could see should one of these awful events take place once the building is 
inhabited, is a MAJOR police presence required around the perimeter or proximity of the building.  
That area happens to be one of the ONLY TWO traffic hubs we have getting people in and out of Port 
Moody center.  If you have a major police event there, the traffic will BE A NIGHTMARE.  EVEN 
MORE THAN IT ALREADY IS AT RUSH HOUR.  And that can go on for HOURS. 

And while I am very supportive of these homes, feel desperately for those who need these supports 
and wish them all the best that our tax dollars can provide, having them in the middle of a community 
with day cares a block away and schools down the street, is NOT an APPROPRIATE LOCATION.  
So you should do your homework well on this before you think it is a good idea to bring it into our 
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community there.  Put these into an area like an industrial zone without these normal residential 
concerns around it. 

So I sure hope you are listening, and don’t say you haven’t been warned either. 

Absolutely against this application, it is way too big, does not fit into our plans or our long term vision.  
Goes against almost every residents opinion and desires for our neighborhood.  Too much traffic, no 
infrastructure, idling cars are not good for the environment and that is all you will get here.  Not 
enough beaches, parks, schools, recreation centers, hockey rinks.  Improvements are to can the 
whole project.  Very ugly building. 

10. The two larger buildings should not be approved so this building will not be built as result. 

No comments have been received since the second public engagement summary was shared with 
Council at first reading. 
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