










Upload your required application attachments
Submission checklist

Review the Development Applications Submission Requirements Checklist (PDF) to confirm you have all
the required attachments. When providing attachments please ensure: 

PDF files are flattened (no layers) and do not have passwords or restrictions. This allows staff to
reduce file sizes, add markups, and print as needed. 
Drawings are separated by discipline (i.e. architectural, landscape, mechanical) and each PDF file
submitted is <50mb.

NOTE – at the time of submission for Council consideration, applicants will be asked to
provide reduced versions of the final PDFs to meet these requirements:  8.5 x 11", portrait or
landscape, text and graphics legible, and file size <15mb.  

Drawing files are created using best practices to reduce file bloat (i.e. limited use of hash mark
pattern, no gradients, smallest image resolutions possible, flattened objects), and are output to
produce an optimized, flattened PDF.

Please provide all files by only one of these two methods – do not split your files between them:

Option 1: upload your documents below. Large files may take up to five minutes to upload, so please
be patient. 
OR
Option 2: you may provide a link to a file sharing provider (e.g. dropbox) and upload all your files there
for staff to access.

Option 1: Upload your attachments

You will be permitted to upload up to 25 PDF documents (20 that are <15mb each, and 5 that are <50mb
each). 

Upload up to 10 files. Each must be <15mb. Upload up to 10 files. Each must be <15mb.

Upload up to five files <50mb

Option 2: Provide a file sharing link

Alternately, you may provide a link to a file sharing provider (like dropbox) where all your attachments can
be accessed by planning staff.











**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**

Land Title District NEW WESTMINSTER
Land Title Office NEW WESTMINSTER

Title Number CA7938330
From Title Number CA5216441

Application Received 2019-12-18

Application Entered 2020-01-07

Registered Owner in Fee Simple
Registered Owner/Mailing Address: ANTHEM 3180 ST. JOHNS HOLDINGS LTD., INC.NO. BC1074750

SUITE 1100 BENTALL IV BOX 49200
1055 DUNSMUIR STREET
VANCOUVER, BC
V7X 1K8

Taxation Authority Port Moody, City of

Description of Land
Parcel Identifier: 003-014-207
Legal Description:

LOT 3 DISTRICT LOT 235 GROUP 1 NEW WESTMINSTER DISTRICT PLAN 36030
EXCEPT PLANS 71041 AND EPP1930

Legal Notations
NOTICE OF INTEREST, BUILDERS LIEN ACT (S.3(2)), SEE CA5216442
FILED 2016-05-30

PERSONAL PROPERTY SECURITY ACT NOTICE SEE CA5216630 EXPIRES
2019/05/26

PERSONAL PROPERTY SECURITY ACT NOTICE SEE CA9974090 EXPIRES 2024-05-26

THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER
PART 29 OF THE MUNICIPAL ACT, SEE BH124292

TITLE SEARCH PRINT 2022-10-03, 12:35:47

File Reference: Requestor: 

Title Number: CA7938330 TITLE SEARCH PRINT Page 1 of 2

s.22.1 Personal Privacy



Charges, Liens and Interests
Nature: COVENANT
Registration Number: BH104112
Registration Date and Time: 1994-03-29 11:20
Registered Owner: CITY OF PORT MOODY
Remarks: L.T.A. SECTION 215

Nature: MORTGAGE
Registration Number: CA5216628
Registration Date and Time: 2016-05-30 11:55
Registered Owner: VANCOUVER CITY SAVINGS CREDIT UNION

INCORPORATION NO. FI-0000097

Nature: ASSIGNMENT OF RENTS
Registration Number: CA5216629
Registration Date and Time: 2016-05-30 11:55
Registered Owner: VANCOUVER CITY SAVINGS CREDIT UNION

INCORPORATION NO. FI-0000097

Duplicate Indefeasible Title NONE OUTSTANDING

Transfers NONE

Pending Applications NONE

TITLE SEARCH PRINT 2022-10-03, 12:35:47

File Reference: Requestor: 

Title Number: CA7938330 TITLE SEARCH PRINT Page 2 of 2

s.22.1 Personal Privacy
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*CD.DP000055*CITY OF PORT MOODY
FEE SLIP

Please remit with payment. DP000055Folder:

PLANNING APPLICATIONS
DEVELOPMENT PERMIT - MIXED USE

OutstandingSummary
26,861.00Fee-pla

$26,861.00TOTAL

FEE SLIPCITY OF PORT MOODY
100 NEW PORT DR
PORT MOODY, BC  V3H 3E1

(604) 469-4534 DP000055Folder:Phone:
(604) 469-4533Fax:

PLANNING APPLICATIONS
DEVELOPMENT PERMIT - MIXED USE

Address: 3180 ST JOHNS ST

Description AmountAmountDescription
17,723.00Dev Per App Fee4,343.00Com Add To Dp

4,795.00Dev Per-esa/haz

OutstandingReceivedAmountSummary
26,861.000.0026,861.00Fee-pla

0.00 26,861.0026,861.00TOTAL



*CD.ORD00004*CITY OF PORT MOODY
FEE SLIP

Please remit with payment. ORD00004Folder:

PLANNING APPLICATIONS
MASTER FOLDER - MIXED USE

OutstandingSummary
26,898.00Fee-pla

$26,898.00TOTAL

FEE SLIPCITY OF PORT MOODY
100 NEW PORT DR
PORT MOODY, BC  V3H 3E1

(604) 469-4534 ORD00004Folder:Phone:
(604) 469-4533Fax:

PLANNING APPLICATIONS
MASTER FOLDER - MIXED USE

Address: 3180 ST JOHNS ST

Description AmountAmountDescription
4,343.00Comm Add On Rez1,650.00Arch Rev Fee

229.00Rezocpdpsascan1,650.00Landscrevfee
272.00Staf/att @ Mtgs18,754.00Rezoning Fee

OutstandingReceivedAmountSummary
26,898.000.0026,898.00Fee-pla

0.00 26,898.0026,898.00TOTAL











 

 

 

Date: August 29, 2022 

Anthem Properties Group  AME File: 279b-008-21 

Suite 1100 Bentall IV Box 49200  Email: KKeresztes@anthemproperties.com   

1055 Dunsmuir Street  
Vancouver, BC   V7X 1K8 

Ph: 604-235-0802 

Attention: Kevin Keresztes – Development Coordinator  

RE:  Energy Step Code Target for 3180 St. Johns Street, Port Moody 

This letter is to confirm that AME Consulting has been contracted by Anthem Properties Group to provide 

energy modelling services for the proposed development at 3180 St Johns Street in Port Moody.   

As per the City of Port Moody’s rezoning policy, Part 3 Group C multi-unit residential buildings are required 

to achieve either Step 4 or Step 3 with a low carbon energy system. AME has been providing ongoing 

consulting and analysis to assist the team in decision making to keep on track for compliance with this 

target. 

Yours very truly, 

The AME Consulting Group Ltd. 

Marc Trudeau, P.Eng., Architect AIBC, BEMP, CPHD, LEED AP BD+C  

Principal - Vancouver, BC 

 

Attachment(s): N/A  

 

PROFESSIONAL’S SEAL & 
SIGNATURE 

 

s.22(1) Personal Privacy





















1.14 Provide grading and elevation information in the street level sections

1.15 Provide key for section sheets



2023.10.16 - 3180 St Johns Street-Staff Comments - Applicant Response 

 
 
 
March 14, 2023 
Response dated October 19th, 2023 
 
File No. ORD00004 
 
Mr. Isaac Beall 
Senior Director, Development 
Anthem Properties Group Ltd. 
Suite 1100 Bentall IV Box 49200 
1055 Dunsmuir Street 
Vancouver, B.C.  V7X 1K8 
 
Dear Mr. Beall 
 
Re: Initial Staff Comments Letter - 3180-3190 St. Johns Street and 81-89 Moray Street 
 
Staff have completed their initial review of the development application for the mixed 
institutional/cultural and rental residential project at the northwest corner of St. Johns Street and 
Moray Street. The following comments are based on the review of the materials received with 
the application dated November 16, 2022 (the date of application fee submission) and identify 
the key action items which need to be addressed. 
 
Review Process 
 
Key milestones to date include the following: 
 

• November 16, 2022 - the application for rezoning and development permits for form and 
character and hazardous conditions is submitted;  

• February 6, 2023 - the application is presented to the Land Use Committee; 
• February 21, 2023 – the application is considered for early input by the Community 

Initiatives and Planning Committee. 
 
It is acknowledged that the item will be considered at the next available Advisory Design Panel 
meeting on March 23, 2023. The Panel’s motion and comments will be forwarded to you under 
separate cover. 

  
Land Use Policy 
 
Official Community Plan (OCP) 
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The OCP designates the subject property as Mixed Use – Inlet Centre and it is included within 
the Evergreen Line Inlet Centre Station Transit Oriented Development Sub-Area. Permitted 
uses include a mix of residential, retail, office, commercial, civic, recreational and 
cultural/religious institutional uses. Policy 4 in Section 15.5.7 of the OCP specifically limits 
height on this site to 12 storeys.  
 
A copy of the relevant OCP Development Permit Area design guidelines for multi family 
residential development and for residential development in proximity to a railway corridor 
(Sections 4.3.2 – 4.3.6) will be forwarded by email with this letter. The resubmission is to include 
a noise impact report prepared by a qualified acoustic consultant and must clearly identify how 
these guidelines are addressed. 

Implementation 

While the proposal is consistent with the prevailing Official Community Plan land use policy, the 
building exceeds the maximum 12 storey height permitted and, therefore, an amendment to the 
OCP is required.  The OCP will also be amended to ensure consistency in the identification of 
permitted land uses in the Mixed Use-Inlet Centre and TOD Area descriptions.  In addition, 
implementation will require the rezoning of the property to a new, site specific Comprehensive 
Development Zone with regulations tailored to the final project design, the issuance of a 
development permit and the adoption of a Housing Agreement Bylaw. 
 
Planning Comments 
 
The development proposal has been evaluated in the context of relevant City policies, including 
the OCP and the Corporate Policy:  Prioritizing Higher Density Development. Overall, despite 
the need to amend the OCP to allow for the greater building height, the project complies with 
the applicable land use and growth management objectives and housing policy by addressing 
the housing needs of different segments of the market.   
 

Form and Character of Development 

The following comments derive from our review of the applicable development permit area 
guidelines as well as comments provided by the City’s architectural design consultant. 
 
Overall, the project massing accommodates a complex program of spaces and needs, taking 
the grade difference through the length of the site into account. The proposed Mashrabiya 
screen is a defining feature which effectively enhances the dominant podium structure.   
 
Less successful is the design expression of the residential tower, which appears disconnected 
from the podium. The site is deserving of a landmark development yet the residential tower 
component, as presently designed, is not as unique and creative as it could be. The potential 
exists for a more simplified, unified tower expression without significantly altering the plan. To 
address that broad issue: 
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o the elevations require more detail clarity but, in general, greater articulation of 
the tower is required; 
 
Applicant Response: Elevations have been revised, incorporating mashrabiya 
pattern. 

 
o the top parapet is confusing and a more coordinated expression is required; 

 
 Applicant Response: Parapet revised. 

 
o the balconies on the south façade are recessed into a vertical notch yet all other 

balconies are slabs projecting from a flat wall surface. Create a more consistent 
balcony design approach; 
 
Applicant Response: The inset balcony is an intentional architectural feature to 
break up the massing of the tower and create a distinct element. 

 
o ensure the underside of the balconies are treated, ideally, white-painted rather 

than left as unfinished concrete; 
 
Applicant Response: Noted. Underside of the balconies will be painted concrete. 

 
o provide more detail with respect to the extent of the various material types and 

colour palette; 
 
Applicant Response: We will provide more detailed materials board closer to 
construction.  

 
o provide an indication of the materials and glazing on each elevation behind the 

Mashrabiya screening; 
 
Applicant Response: Noted. Additional detail provided. 

 
Additional issues which require review include: 

 
1. Improve the relationship between the proposed building and the car dealership building 

to the west.  Setbacks from all property lines are to be clearly identified but it is 
estimated that the separation between the west façade and the adjacent car dealership 
building will create a narrow (1.5m-1.83m) gap between the buildings.  This requires 
better resolution to avoid the space becoming a ‘no man’s land’. The profile of the 
adjacent dealership building should be superimposed on the west elevation plan; 
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Applicant Response: Plan has been revised to eliminate the gap between the 
southern portion of the buildings. Profile of adjacent dealership has been shown 
on the plan. 

 
2. Provide balconies for all units and ensure the sizes meet the general 1.83m x 2.44m 

dimensions outlined in the design guidelines for improved functionality. 
 

Applicant Response: All balconies meet or exceed the dimensions provided. 
 

3. Refine the east elevation along Moray Street to minimize the perception of 
miscellaneous service and exit doors scattered along the façade between the parking 
entries and better define a dominant expression for the residential tower entry; 
 

Applicant Response: Moray Street elevation has been significantly revised. The 
above grade parkade entry has been relocated to Golden Spike Lane and a new 
commercial space has been added to create a more cohesive and active street 
edge. Additionally, the residential lobby entry has been revised including a new 
canopy element to create a more dominant expression. This has been 
supplemented with generous landscaping to soften the built environment. 

 
4. Revise the grade level treatment between the residential entry and parkade entrance to 

create improved pedestrian safety; 
 

Applicant Response: Above grade parkade entry has been relocated to Golden 
Spike Lane, significantly improving pedestrian safety, and minimizing conflicts. 

 
5. The indoor residential amenity lounge and outdoor courtyard take advantage of the 

south exposure but the size of the indoor room, at about 2,801ft2, appears small given 
the potential demands from 128 units and it should be expanded.  A small kitchen and 
washroom would make the space more functional; 
 

Applicant Response: The application provides an indoor lounge of 241 square 
meters adjacent to the outdoor amenity of 289 square meters. In addition, there 
is a bicycle repair and workshop amenity provided on level 2. The combined 
indoor and outdoor amenity areas (530 square meters) provide approximately 5 
square meters of amenity space per unit. By comparison, this is provision is 
excess of the 3.0 square meters required in other mixed-use zones and 50% 
higher than the amenity space requirement of Newport Village. The interior 
programming of the amenity is to be further resolved, but will include a 
washroom, kitchenette, fitness centre and lounge. 

 
6. The residential tower does not include any dedicated unit storage space in the 

underground parkade. Either provide storage lockers in the parkade or revise the size of 
units to allow for some interior storage; 
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Applicant Response: Additional storage areas have been provided in the 
parkade. 

 
7. Improve the definition of the Jamat Khana entry on St. Johns Street; 

 
Applicant Response: Revisions have been made to better identify the entry of the 
Jamat Khana on St Johns by creating a stronger canopy element, increasing the 
entry door size, addition of a portal feature, all reinforced by a decorative paving 
treatment. 

 
8. Increase the glazing to introduce additional light into the second level lobby of the Jamat 

Khana; 
 

Applicant Response: See revised elevation drawings demonstrating extent of 
glazing behind the Mashrabiya screen. There will be immense light penetration 
into the interior of the Jamat Khana. 

 
9. Provide a children’s play space in the Jamat Khana; 

 
Applicant Response: We have discussed adding a children’s play space with the 
Canadian Ismaili Council. The current layout provides many flexible spaces for 
education and play, including a gymnasium. The Ismaili Council is satisfied all 
ages of children will have ample opportunities for play and education. 

 
10. Incorporate noise mitigation measures on the tower to address noise emanating from 

the nearby rail lines and Evergreen Line based on the results of a qualified acoustic 
assessment. 
 

Applicant Response: Noted, a Noise and Vibration Study was conducted and has 
been included in the enclosed resubmission. Appropriate measures will be 
incorporated into the design moving forward. 

 
Commercial Use/Loss of Industrial Land 

 

A number of comments from the public and staff have been provided regarding the absence of 
any at-grade commercial uses spaces to animate the St. Johns Street streetscape. The loss of 
industrial land was also noted by Council during the Early Input discussion. 
 

Applicant Response: The Jamat Khana will generate substantial animation to create a 
vibrant street scape. At-grade commercial use has been added to Moray Street to 
animate the streetscape further and address the loss of commercial space noted by 
Council. The commercial space provided in the revised application is designed to be 
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highly flexible to accommodate a wide variety of businesses, including the addition of a 
mezzanine to increase the usability of the space. 

 
Overall, the City’s Economic Development Strategy seeks to increase the jobs to population 
ratio prioritizing the creation of office space, including above grade office space. The City is also 
developing an Industrial Land Strategy which acknowledges the need to shift to more job 
intensive uses. For the industrial area at the north end of Moray Street, the priority is the 
retention of industrial space but taking a broader, more flexible approach to uses and density. 
 

Applicant Response: Commercial use has been added to address the loss of industrial 
land and mitigate the reduction of the jobs to population ratio. Under the Official 
Community Plan the subject property falls within the Inlet Centre Area. Two (2) of the 
key focuses of the Inlet Centre Area are institutional and higher density residential 
development and this proposal directly addresses those objectives. 

 
Given the need to set the building back from St. Johns Street as outlined in the Engineering 
Department comments, it is anticipated that the project will require a significant revision and, as 
part of that process, staff strongly suggest that the project be reviewed in terms of 
accommodating some commercial/urban industrial uses. Staff are available to discuss this 
opportunity further with you.   
 

Applicant Response: Significant efforts have been made to address the comments from 
the Engineering Department. At-grade commercial use has been added to Moray Street. 

 
Transportation Impact Assessment / Parking Variance  
As submitted, the parking provision is based on the significantly reduced parking rate for the 64 
below-market rental permitted under the City’s ‘Inclusionary Zoning – Affordable Rental Units’ 
Policy.  This results in a variance of approximately 28 spaces. For clarity, that policy does not 
apply to this application.   

Staff have not received a full TIA for this site, only a Terms of Reference. The document does 
specify some information about parking and TDM strategies, but the information is very high-
level and insufficient to qualify as a technical assessment under our Terms of Reference. 
Therefore, before we can confirm our position on the parking reduction, we will require a parking 
assessment and a description of the recommended TDM strategies to offset the proposed 
reduction in a full TIA report to be provided with the project resubmission.  The assessment 
should also explore the potential for a shared parking arrangement between the Jamat Khana 
and the residential use to reduce, if feasible, the overall parking provision. 

Applicant Response: Although the City has identified the Inclusionary Zoning – 
Affordable Rental Units policy does not apply to the proposed development site, a 
reduced residential parking supply is consistent with the underlying objectives of the 
policy as well as the City’s ongoing commitment to address climate change.  As well, the 
proposed supply is consistent with regional parking rates for market rental units in 
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proximity to the SkyTrain, which recognizes the site’s optimal location in relation to the 
Inlet Centre Station, Moody Centre Station, and frequent transit service along St. Johns 
Street.   

The parking supply on Level 2 is proposed to accommodate a mix of Jamatkhana, 
commercial, and residential parking, with pedestrian access provided to both the 
Jamatkhana and Residential buildings.  This parking area is positioned to allow for the 
parking spaces to be shared amongst the different uses, particularly outside of the 
Friday evening peak associated with the Jamatkhana.   

Rental Housing / Housing Agreement 

The project generally addresses various OCP housing policies related to the provision of a 
range of building forms and tenures to meet the needs of different segments of the market. 
To ensure that the project, if approved, will be administered as a rental building in perpetuity (or 
a minimum of 60 years), and to establish the general rental rate structure, the City’s solicitor will 
prepare a draft Housing Agreement for your review. However, that will require agreement with 
the City on what that rent structure is before we submit any report to Council for the First 
Reading of the required OCP amendments and rezoning bylaws. Accordingly, we strongly 
recommend that you develop an initial rent structure approach for review with the appropriate 
City staff as soon as possible. For reference, the housing agreement will require a separate 
bylaw that must be adopted before Council authorizes the issuance of a development permit.  
 

Applicant Response: Noted, we look forward to reviewing a draft Housing Agreement. As 
outlined in previous correspondence, we are proposing 50% of the residential units to be 
leased at 20% below CMHC average rent for the Tri-Cities area. 

 
Social Planning 

 

1. Confirm that all residential units will be available for rental by the general community and 
clarify how the below market residential units will be assigned; 
 

Applicant Response: The residential units will be provided for the general public. 
 

2. As the City has a shortage of affordable seniors rentals, can some of the adaptable units be 
reserved for this segment of the population; 
 

Applicant Response: The applicant will review the process of reserving units for 
population segments.  

 
3. Is there an opportunity to include a childcare component as part of the cultural space? 

 
Applicant Response: We are unable to accommodate this request at this time. 
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Sustainability  

Detailed comments are included as Attachment 1.  Key items to be addressed include: 
 

Applicant Response: Responses have been included in Attachment 1. 
 
1. energize 100% of the residential stalls for Level 2 charging in accordance with the Zoning 

Bylaw.  
2. label all energized parking stalls on the architectural plans; 
3. in addition to satisfying the Zoning Bylaw requirements for EV charging, the applicant is 

strongly encouraged to provide a minimum of 2, Level 2 dual-port fully installed EVSE stalls 
to service 4 stalls; 

4. ensure that any car share spaces have access to Level 2 charging infrastructure; 
5. confirm the Energy Step Code commitment and ensure that it matches with the 

Sustainability Report Card.  While the Step 3 with low carbon energy system approach as 
noted in the Sustainability Report Card meets the City’s policy, consider increasing the 
commitment to Step 4 with a low carbon energy system; 

6. prior to occupancy, create an Energy Star Portfolio manager profile of the building and share 
the profile with the City 

a. consider the use of passive cooling strategies and low carbon cooling energy 
systems; 

b. consider the use of a grey water system for non-potable water uses collected from 
rainwater; and 

c. incorporate outdoor cooling features for extreme heat. 
 
 

Sustainability Report Card 

 

The Sustainability Report Card has been reviewed and scored. While some measures are not 
applicable to this project, please review your initial report card and identify opportunities to 
incorporate additional measures and re-submit a revised report card. 
 

Applicant Response: The Sustainability Report Card has been reviewed and additional 
measures have been explored. 

 
Environment and Parks 
 
Key issues to be addressed follow but refer to the detailed comments in Attachment 2.  
  

Applicant Response: Responses have been included in Attachment 2. 
 

1. review the proposed outdoor amenity areas for the residential tower and the roof of the 
Jamat Khana and incorporate programming elements and amenities that meet the needs 
of future residents.  Provide a dog relief area and opportunities for community garden 
space;  
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2. ensure the landscaping plans address the City’s Climate Resilient Landscaping 
Standards and Draft Interim Specifications and Standards for Landscaping on City 
Lands; 

3. address the requirements for tree planting especially as they relate to soil volumes; 
4. provide off-site irrigation separate from on-site irrigation; 
5. confirm that all plant materials meet the Metro Vancouver Design Guidebook maximizing 

Climate Adaptation Benefits with Trees; 
6. revise the Stormwater Management Plan to incorporate the recommendations from the 

Chines Integrated Stormwater Management Plan and clearly demonstrate that 
groundwater and stormwater quantity and quality is equal to, or improves upon, pre-
development conditions;  

7. incorporate green infrastructure features; 
8. provide a hydrogeological study to assess impacts and identify mitigation measures to 

ensure that any groundwater extraction/diversion will not result in negative on- and off-
site impacts; 

9. revise the Erosion and Sediment Control Plan as noted in the detailed comments;  
 

 
Engineering Comments: 
 

Ensure that all servicing plans meet the specifications identified in the City of Port Moody 
Subdivision and Development Servicing Bylaw 2010, No. 2831and that all changes to the civil 
and related drawings are reflected on revised site/architectural and landscape drawings for 
drawing coordination. The full Engineering comments are included as Attachment 3 but the key 
issues to be addressed relate to: 

Applicant Response: Responses have been included in Attachment 3. 
 

1. the requirement for property dedication on St. Johns Street and, possibly, Moray Street; 
2. upgrades to off-site water, sanitary and drainage services; 
3. frontage improvements to St. Johns Street and Moray Street as per the RD-9 and RD-12 

streetscape design standards; 
4. improvements to the transition and grades at the intersection of St. Johns Street and 

Moray Street to achieve our design criteria which will not preclude full width road 
regrading and reconstruction; 

5. underground existing overhead wiring if determined feasible by BC Hydro. If 
underground is not feasible at this time, provide pre-ducting and cash-in-lieu; 

6. improvement Golden Spike Way frontage to match the road and boulevard conditions to 
the west of the site and incorporate street lights; 

7. the provision of an on-street parking plan including proposed locations for loading zones, 
accessible parking, car share space and parking time restrictions; 

8. revisions to the Transportation Impact Assessment as noted in the detailed comments; 
9. replacement of the existing traffic signal at the northwest corner of the intersection; 
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10. revisions to the arborist report as necessary with respect to the retention of OS1 and 
OS3 trees. As OS2 is located on adjacent property, that owner’s approval will be 
required to remove or replant; 

11. the provision of an on-site stormwater management plan that achieves the goals of the 
Moody Centre Drainage Plan, the Chines ISMP and the Metro Vancouver Stormwater 
Source Control guideline 2012.  The plan shall incorporate best management practices 
for stormwater treatment including storage of minor rain events as well as 
sediment/trash control.  Infiltration and temperature control required prior to discharge 
into City system. Confirm that all analysis was completed using the City of Port Moody 
Climate Change IDF Curves – 2019.  Ensure that all quantities and detention 
requirements include the volumes from the foundation drains as per the geotechnical 
report; 

12. the provision of a revised geotechnical report to include the estimate of soil infiltration 
rates for use in designing green infrastructure installations on and adjacent to the site.  
Incorporate foundation drainage into the stormwater management plan. 

 
Building Comments 

 
1. Provide a summary of alternative solutions; 

 
Applicant Response: The alternative solutions identified to date are as follows: 
a) Modified single stage fire alarm system 
b) Limiting application of high building measures to Mosque Portion 
c) Firestopping of standpipe in scissor exit stair 
d) Fire rated glazing in parking areas 
e) Exit exposure protection 

 
2. Provide the fire alarm sequencing for parkade and residential and assembly buildings; 

 

Applicant Response: At his time, it is expected the building will have at least 5 
separate alarm areas as listed below: 
• Residential 
• Retail 
• Assembly  
• Below grade parking 
• Above grade parking 

 
Further details for fire alarm sequencing will still have to be developed, however 
attention will be given to reducing false alarms.  For instance, single pull station 
or smoke detector device only evacuating the immediate alarm area, and no 
other areas.  Where necessary, Measure N vestibules will be provided between 
alarm areas to achieve modified fire alarm system objectives. 
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3. Address the dead-end portion of the egress to an exit on Level P-2; 
 

Applicant Response: BCBC has provisions for limiting dead-end portions of a 
public corridor to not more than 6m.  Within parking floor areas such as P2, 
BCBC does not prescribe limitation on floor area dead-end.  As long as a floor 
area is provided with at least 2 remotely located exits, and travel distance from 
anywhere in that sprinklered floor area to at least one exit does not exceed 45m, 
this condition would be Code compliant.  For P2 parking, the separation of exits 
will meet minimum 1/2 diagonal criteria, and exit travel distance will not exceed 
45m, as such will be in compliance with BCBC. 

 
4. Incorporate a turnaround at the end of the lowest and highest parkade levels; 

 
Applicant Response: Noted. 

 
5. Separate the exits for the residential portion of the parkade to comply with the BCBC; 

 
Applicant Response: Exit separation is already provided in accordance with 
Article 3.4.2.3 of BCBC. 
• P2 is provided with 2 remote exits, separated by at least half the diagonal. 
• P1 is provided with 3 remotely located exits. 
• L1 parking will have 2 remote exits. 
• P1, P2, P3 above grade parking will have 2 remotely located exits. 

 
6. Separate the egress points from the prayer hall to comply with the BCBC 3.3.1.5; 

 
Applicant Response: The prayer hall will be provided with 3 separate egress 
points, and these will meet 1/3 of diagonal criteria. 

 
7. Review the proposed stormwater treatment facility noted inside the excavation area; 

 
Applicant Response: Reviewed.  

 
8. Clarify where the stair from the “JK Emergency Room” leads and how it complies with  

exiting requirements; and 
 

Applicant Response: The stair serves a single electrical room.  The single egress 
travel distance to the bottom of stair will meet the 25m limit of 3.3.1.5.(1)(d).  The 
maximum travel distance to nearest exit stair at southeast corner will be within 
45m limit. 

 
9. Clarify the reason access from the residential parking levels leads into the assembly 

portion. 
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Applicant Response: Some of the Jamat Khana parking is located within the 
above grade parking structure, and also creates the opportunity for residents to 
use the above grade Jamat Khana parking during times of low demand. This 
connectivity also allows residential residents more direct access to the Jamat 
Khana. 

 

Fire Rescue 

Provide: 

1. the location of the Fire Department response points and connections; 
2. fire hydrant locations; 
3. the location of any adjacent above ground utility services; 
4. travel distances from: 

o fire hydrants to response points; 
o fire hydrants to Fire Department connections; and 
o the response point to the principal entrance. 

 
Applicant Response: Noted. Included in revised application. 
 

It should be noted that the overhead powerlines may or may not be an issue depending on 
where the Fire Department response point(s) are located. 

Cultural Services Comments 

The provision of a public art installation or a financial contribution to the City’s Public Art 
Reserve Fund is not required for a rental project under the City’s Public Art Policy.  However, 
developers are still encouraged to incorporate public artwork in projects. In this case, we 
acknowledge the developer’s intent to consider the Mashrabiya screen as an art installation, but 
it should be clarified who will create the screen design.  

Ensure that any streetlights on St. Johns Street are include our standard banner arms to 
contribute to a more cohesive and colourful banner program along the street.   

Applicant Response: The Mashrabiya screen is a bespoke element unique to each 
individual Jamat Khana. The screen itself will be designed in conjunction with the local, 
national and international Ismaili community and we intend to work with local 
consultants, experts and suppliers. 
 

Land Use Committee 
 
The application was considered by the City’s Land Use Committee on February 6, 2023 and at 
that meeting, the following motion was passed: 
 
LUC23/002 
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Moved, seconded and CARRIED 
THAT the proposed project be endorsed subject to the applicant addressing the 
following specific items: 
 

• consider permitting access by all residents to rooftop green space; 
• consider equal access to residential units by all members of the public; 
• consider the reallocation of parking space use for both residents and religious 

space users including ensuring that all two- and three-bedroom units have at least 
one parking space; 

• consider increasing balcony size for all residential units but not at the cost of 
reducing unit sizes; 

• consider adding children play-space; and 
• consider changing the unit sizes to prioritize larger units. 

 
Applicant Response: The above specific items have been explored and some of the 
items have been incorporated into the updated submission. 

 
Council Initiatives and Planning Committee  
 
The application was considered at a Council Initiatives and Planning Committee meeting on 
February 21, 2023 and at that meeting, the following motion was passed: 
 
CIPC23/009 
Moved, seconded, and CARRIED 

THAT staff and the applicant consider the comments provided during the City Initiatives 
and Planning Committee meeting held on February 21, 2023 regarding the development 
application presented in the report dated February 13, 2023 from the Community 
Development Department – Development Planning Division regarding Early Input – 
Mixed-Use Development Application – 3180-3190 St. Johns Street and 81 89 Moray Street 
(Anthem Properties Group). 
 
Comments from the Committee included: 

• like the market rental/below market rental residential;  
• like retaining the faith-based space in the community; 
• like green roof tops; 
• like the design of the JK building and the screen; 
• more greenery in outdoor space and outdoor space for residential overall; 
• parking reduction request should distribute more spaces to rental units; car share and 

EV parking; 
• larger unit sizes; 
• less one bedroom and studio units; more three-bedroom units; 
• more outdoor spaces for families; 
• more architectural appealing tower; 



3180-3190 St. Johns Street and 81-89 Moray Street 
October 10, 2023 
 

14 

• add more commercial space along St. Johns; concern with net loss of commercial on the 
site; 

• concern for customer flow and traffic on Moray, and Moray and St. Johns intersection; 
• concern parking is in an above ground structure and this element is requiring an OCP; 

amendment; so close to sky train there should be a better way to address parking; 
• increase the size of the amenity space; and 
• need to look at this with respect to industrial land loss. 

 
Applicant Response: The above specific items have been explored and some of the 
items have been incorporated into the updated submission. 

 

Please ensure that the re-submission addresses the issues identified by both the Land Use 
Committee and the Council Initiatives and Planning Committee.   
 
Financial Considerations 

 
1. 215A Development Levy 

The site is located within the City’s 215A Development Levy Area and as such is exempted 
from the payment of DCCs under the City’s “Development Cost Charges Bylaw”. However, 
the development levy is a defacto development cost charge and the charge for residential 
use is $7,385.78/unit. The levy only applies to residential and commercial uses and as such, 
no additional charges for the area of the Jamat Khana (an institutional use) are payable. If 
the project includes commercial and/or industrial land use, that floor area will be charged at 
the rates of $73.85/m2 and  /m2, respectively, once the final uses and floor areas are 
established. The total amount will be payable prior to issuance of a building permit. 

 
2. Other DCCs 

In addition to the 215A Development Levy, other DCCs for the GVS&DD, Translink and the 
School site Acquisition Charge will be calculated by staff once the final project details are 
confirmed and they will be payable prior to issuance of any building permits. 
 

3. Community Amenity Contribution 
Development projects within the 215A Development Levy area are exempt from the City’s 
Community Amenity Contribution Policy.   
 

4. Density Bonus 
Section 7 of the Zoning Bylaw includes a requirement for the payment of a density bonus 
provisions for projects with a residential FAR in excess of 2.5. While Section 7.2.3(b) of the 
Zoning Bylaw exempts low and moderate income housing (as defined in the Bylaw), the 
proposed market rental units would not be exempt and a density bonus payment may be 
determined once the final FAR of those units is established.   
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Applicant Response: A density bonus will not be considered as the residential FAR is below 
2.5 

 
Final Comments  
 
Prior to moving forward with the application to Council, a revised submission addressing the 
above items, the detailed comments in the attachments and the comments from the Advisory 
Design Panel is required along with the submission of a revised Sustainability Report Card. It is 
also imperative that a report from a qualified acoustic consultant be provided along with a clear 
statement as to how the design guidelines for projects adjacent to rail corridors are addressed. 
 
While every attempt has been made to provide comprehensive comments in this letter and the 
attachments, the City reserves the right to provide additional comments or requirements in the 
future upon review of new/additional information.  
 
Should you have any questions or wish to arrange a meeting to discuss the various staff 
comments in advance of preparing a revised submission, please feel free to contact me by 
email at doallan@portmoody.ca. 
 
Yours truly,  
 
SIGNED BY 
 
Doug Allan 
Senior Planner 

Attachments 
1. Sustainability Comments 
2. Environment and Parks Comments 
3. Engineering and Transportation Comments 
 
 
 
 
 

SUSTAINABILITY COMMENTS             ATTACHMENT 1 
 
Low Carbon Transportation 
• Staff are happy to see that the Zoning Bylaw for all new residential parking stalls to be 

equipped with EV Charging has been planned for as noted in the Sustainability Report Card. 
The applicant can refer to the Zoning Bylaw and Technical Bulletin here that outlines 
requirements.  

o Please label all energized stalls on architectural drawings.  
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 Applicant Response: Noted. 
 
• In addition to the Zoning Bylaw EV requirements already met, the applicant is encouraged to 

provide a minimum of 2 Level 2 dual-port fully installed (EVSE) electric vehicle charging 
stations to service 4 stalls. Fully installed EVSE refers to including the station itself as 
opposed to just the electrical servicing up to the plug, as required in the Zoning Bylaw. See 
examples below:  

 
Image 1: Outlet Sample    Image 2: Fully Installed Charging Station  
sample (Zoning Bylaw Requirement)  EVSE (strongly encouraged) 
 

 
 

Applicant Response: EV stalls to be provided with Level 2 charging services.  
 
• Load/power sharing systems can be used. Please make sure to abide by requirements 

through Technical Safety BC for the use of load management systems.  
 

Applicant Response: Technical Safety BC requirements will be followed. 
 
• Please ensure that car share spaces provided have access to Level 2 charging. Please 

confirm charging requirements with Modo. City staff are happy to participate in a 
conversation about technical requirements, ownership, and operation of the car share EV 
charging station provided.  
 

 Applicant Response: One designated Modo car share parking stall is being proposed at 
the development and it will have access to Level 2 charging. 

 
Low Carbon Performance  
• As indicated in the Energy Step Code letter, the applicant has not yet chosen an Energy 

Step Code Compliance pathway. The Sustainability Report Card submission (EN19) 
indicates that the project will comply with Step 3. Please ensure the Energy Step Code letter 
and Sustainability Report Card commitment match. Please submit a new Energy Step Code 
letter confirming the projects Energy Step Code commitment and revise the Sustainability 
Report Card commitment in EN19 as appropriate.  
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Applicant Response: Noted. Energy Step Code letter and Sustainability Report 
Card have been revised to match. 

 
o Since the application will require rezoning, the applicant is strongly encouraged to 

comply with the Energy Step Code Corporate Policy for Rezoning here. Applicant is 
strongly encouraged to design the project to comply with Step 4 of the Energy Step 
Code with installation of a low carbon energy system, however the current 
commitment to meet Step 3 with the installation of a low carbon energy system 
meets Rezoning Policy. 
 

  Applicant Response: We intend to proceed with Step 3 Low Carbon pathway. 
 

o Ensure that wall assemblies align with Energy Step Code requirements.  
 
• Staff appreciate and accept the applicants commitment to a low carbon energy system as 

stated in the EN14 of the Sustainability Report Card. 
o Staff appreciate that heat pumps chosen will contain refrigerants that have low global 

warming potential (GWP). Refer to this guide for information Refrigerants & 

Environmental Impacts: A Best Practice Guide - Integral Group 

• The proposed use future weather files to perform energy modelling on the proposed new 
structure to simulate energy and comfort performance with climate change is appreciated. 
Future weather files can be downloaded for free from the Pacific Climate Impacts 
Consortium here. Please use Abbotsford weather file location. 
 
  Applicant Response: Noted. 

 
• As an administrative requirement for occupancy, the City of Port Moody requires that prior to 

occupancy, the applicant must:  
o Create an Energy Star Portfolio Manager profile of the building(s)  
o Share the property profile with the City of Port Moody (Username “CityofPomo”) as a 

“Read Only” permission level. 
 

  Applicant Response: Noted. 
 

• Please consider increasing the utilization of low VOC and low albedo materials to reduce the 
heat island effect. 
 

 Applicant Response: Noted. 
 
• Applicant is strongly encouraged to complete and submit a pre-construction lifecycle 

assessment (LCA) of the structures on site including estimated embodied emissions over 
the estimated lifespan of the building, and per kgCO2e/m2. There are free tools and 
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resources to assist in LCA/embodied emissions estimations. Projects should aim to have 
total embodied carbon emissions below 500 kgCO₂e/m²: 

o Life Cycle Assessment (LCA) Practice Guide [Carbon Leadership Forum]  
o Methodology to Calculate Embodied Carbon of Materials [RICS] (PDF)  
o Whole Building Life Cycle Assessment: Reference Building Structure and Strategies 

[ASCE]  
o Zero Code – Off-Site Procurement of Renewable Energy [Architecture 2030] (PDF)  
o Carbon Smart Materials Palette [Architecture 2030]  
o Athena Impact Estimator  
o Environment Agency’s Carbon Calculator for Construction Activities  
o eTool  
o One Click LCA  
o Tally  

 
Applicant Response: A pre-construction LCA will not be pursued at this time as his is 
not a requirement of the Building Code. 

 
• Applicant strongly encouraged to seek third party environmental rating system certification 

(e.g. LEED, Built Green etc.) 
 

Applicant Response: Our experience with LEED and sustainable design standards is 
that they provide inferior energy / sustainability targets relative to the current BC Energy 
Step Code. Third party environmental rating system certification will not be targeted at 
this time. 

 
Landscape  
• Proposed project complies with centralized waste collection requirements in the Zoning 

Bylaw.  
 

• Please ensure that there are waste receptacle units for multi-stream waste collection in 
outdoor areas on the property. Bins need to be properly labelled with informative signage for 
each waste stream. 

  
 Applicant Response: Waste receptacle units for multi-stream waste collection will be 

provided. 
 

• Please use pervious surfaces for all concrete areas to increase stormwater filtration. 
Applicant Response: Most of the on-site landscape is built on slab and as such there is 
little opportunity to promote infiltration through the use of permeable pavers. We’ve 
provided a larger green space to increase stormwater filtration. 

 
• Consider a grey water system (e.g. rainwater collection and reuse).  

 
Applicant Response: No grey water system is currently contemplated. 
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• Incorporate and increase outdoor cooling features for extreme heat scenarios expected with 
climate change. This could be in the form of seating and amenity areas under tree canopy 
for shade, cooling parks with water features etc. in the elevated greenspace. 
 

Applicant Response: For the roof area, we’ve provided a water feature to have better 
cooling effect. Canopy and trees have been proposed to provide shades. Some of the 
benches have been shifted to be under tree shade. 

 
 
ENVIRONMENT AND PARKS COMMENTS         ATTACHMENT 2 
 
Parks and Open Space 
• The development proposes increased density in an area that is deficient in City Park 

space. The development application should incorporate programming elements and 
amenities that meets the needs of future residents and reduces pressure on neighboring 
City parks and facilities. Careful consideration is required for people and their dogs to 
reduce impacts/conflicts in public spaces. Staff recommend incorporating opportunities for 
an active sports area; playground equipment; dog relief areas; community gardens and 
other pet friendly building amenities/considerations. Please provide programming details in 
future submissions. 
 

Applicant Response: We’ve provided community garden plots and active children’s play 
area, and deck that could be used for outdoor yoga or fitness activities. An outdoor dog 
run was considered but determined to no be compatible with the context of the roof 
amenity and closer relationship to residential units, at grate the space to the north 
boulevard along Golden Spike is too tight to fit in a dog run. 

 
Landscaping  

• Staff encourage the applicant to review and incorporate the City’s Climate Resilient 
Landscaping Standards (attached). 
 

Applicant Response: Landscape Plans have been updated to incorporate City’s 
Climate Resilient Landscape Standards. 

 
• Please review Port Moody’s Landscaping on City Lands Draft Interim Specifications and 

Standards and ensure that plans adequately meet or exceed the requirements.   Future 
landscape plans should reference Port Moody’s standards and cite that all off-site 
landscaping is completed in accordance with them.  
 

Applicant Response: Noted.  
 

• Landscape plans should include details on tree spacing and distances from utilities such 
as streetlights and underground communication vaults.  Please ensure that these 
distances meet the City’s landscape standards. 
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Applicant Response: Landscape plan has coordinated with civil background and 
provided enough space between the utilities and trees. 

 
• Please indicate on the plans the available soil volumes for individual trees.  Where 

volumes do not meet the requirements of the landscape standards, the use of structural 
soil should be considered and indicated on the plans.  Staff note the proposed boulevard 
planting strip along Moray Street is only 1.4m in width and encourage the applicant to 
include soil cells to accommodate for below ground growing space. 
 

Applicant Response: The soil depth diagram illustrates that we meet or exceed 
standards for all off-site trees at grade. Tree boulevards along Moray are 2.3m to 
4.3m wide. We have over 10m3 per tree and in most cases, we exceed this value 
significantly. As such we do not recommend structural soil.  

 
On the roof where we have smaller trees soil volumes are reduced but meet 
minimum standards for these types of conditions. 

 
• Please provide a cross sectional that shows boulevard strip width for St Johns Street.  

 
Applicant Response: A cross section for St Johns Street has been added. 

 
• Staff request that off-site irrigation be included in future landscape plans.  Off-site 

irrigation should be separate from on-site irrigation systems and have its own central 
control system that is easily accessible. 
 

Applicant Response: We will provide automatic irrigation to all on-site planting 
areas (refer to Drawing L2.1 for notes and description). 

 
Refer to civil package for off-site irrigation. 

 
• Please confirm that all on-site plantings meet Metro Vancouver’s Design Guidebook 

Maximizing Climate Adaptation Benefits with Trees.  On-site trees should have adequate 
soil volume, sufficient light, and the necessary growing space to reach full maturity 
providing maximum benefits to the community.  Designs should incorporate engineered 
cells and structural soil where appropriate to achieve necessary soil volumes outlined in 
the guidebook.   
 

Applicant Response: Noted. On the roof where we have smaller trees soil 
volumes are reduced but meet minimum standards for these types of conditions. 

 
 
Stormwater Management and Groundwater Management  

• The submitted Stormwater Management Plan may address stormwater quantity but does 
little to address stormwater quality. The applicant should incorporate additional 
objectives and recommendations from the Chines Integrated Stormwater Management 
Plan (e.g. minimum growing medium depths for landscaped areas, incorporation of 
green infrastructure, green roofs, permeable surfaces, etc.). The Stormwater 
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Management Plan must clearly demonstrate that groundwater and stormwater quantity 
and quality is equal to or improves on pre-development conditions. 
 

Applicant Response: Noted. Additional details have been provided in the SWMP 
report.  

 
• The applicant is encouraged to incorporate on and off-site green infrastructure features 

such as rain gardens, soil cells, permeable pavement, and absorbent landscaping.  

Applicant Response: Absorbent landscaping to reduce impervious areas has 
been incorporated as much as possible into the enclosed submission. 

 
• A hydrogeological study may be required to assess impacts and identify mitigation 

solutions to ensure that any groundwater extraction/diversion will not result in significant 
risks or negative impacts to human health, property, infrastructure, the environment, or 
groundwater resources, either on or off-site.  
 

Applicant Response: Noted. 
 

• Please amend the ESC Plan to reflect the following comments: 
o Notes section on drawing ESC1:  

▪ No.4 – Please add that continuous monitoring is to be installed and 
activated concurrently with the mechanical treatment system; i.e., both 
are to be installed immediately following commencement of excavation. 

o Monitoring Program section on drawing ESC2:  
▪ No.13 – Please include that ‘significant rainfall’ is 25+mm precipitation 

within a 24hr period. 
▪ No. 16 – Please include that discharge shall not exceed turbidity field 

values of 25 NTU, as sampled by an ESC Supervisor. 
▪ No.19 – Please include that the first ESC report is due to the City of Port 

Moody within 7 days of excavation works commencing. 
 

Applicant Response: Above notes have been added to our ESC plans. 
 
 
Other Environmental Considerations 

• Please review and incorporate the City’s Bear-Resistant Design Guidelines for Solid 
Waste, Organics, and Recycling enclosures and containers. 
 

Applicant Response: The City’s Bear-Resistant Design Guidelines have been 
incorporated. 

 
• The proposed development will result in a significant increase in glass. The applicant 

should incorporate elements into the design that reduce bird-window collisions (see 
Vancouver Bird Strategy, Appendix B).  
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Applicant Response: Glazed balcony railings reduce the visibility of clear 
passage to sky or vegetation. A large portion of clear glazing in Jamat Khana is 
layered with Mashrabiya, which acts as a visual barrier. On the tower portion, 
Mashrabiya patterned stickers have been incorporated on portions of spandrels 
as a solution to the bird collision issue. 

 
• Staff appreciated the applicant’s commitment to reducing light pollution, as identified in 

the Sustainability Report Card. Please ensure these commitments are reflected in future 
building, landscaping, and electrical drawings. 
 

Applicant Response: Noted. 
 

• An updated Site Disclosure Statement and Phase 1 Environmental Report should be 
provided as the Contaminated Sites Regulation has changed since 2015. 
 

Applicant Response: An updated Site Disclosure Statement has been provided 
by Keystone Environmental and is enclosed in this resubmission. 

 
• The Sustainability Report Card indicates that other biodiversity and habitat enhancement 

will be incorporated into the project. Please clarify what biodiversity and enhancements 
are proposed and ensure they are reflected on relevant plans. 
 

Applicant Response: Bird-friendly plants have been provided around the site, 
please refer to planting list and planting plan. 

 
 
 
ENGINEERING COMMENTS           ATTACHMENT 3 
 
1.0 General 
The City of Port Moody Subdivision and Development Servicing Bylaw 2010, No. 2831 including 
specifications, standard drawings, water meter specifications, reference studies, plans, and 
other technical documents required for preparing servicing plans for development projects are 
available on the City Webpage.  

https://www.portmoody.ca/en/business-and-development/engineering-requirements.aspx 

All technical documentation, calculations and drawings submitted must be signed and sealed by 
a professional engineer, include a EGBC Permit to Practice Number, and meet the 
requirements listed in the Servicing Bylaw and Master Municipal Construction Document 
(Platinum Edition), unless explicitly approved otherwise. 

City record drawings can be requested through the Engineering Department. This information is 
made available on the understanding that the City does not accept responsibility for the 
accuracy or completeness. Verification of this information must be made by the professional 
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engineer responsible for the design and any variation in field conditions reported to the City prior 
to completion of designs.  

It is the responsibility of the applicant to ensure that development permit drawings and servicing 
plans are coordinated and achieve the minimum required level of service. Consultants are 
recommended to arrange for a pre-design meeting to ensure compliance with the latest 
municipal standards, specifications, and policies. 

As outlined in Schedule C Part 2.5, servicing plans shall be designed in accordance with Bylaw 
2831 and submitted as a complete package including the following plans: 

a. Cover Sheet 
b. Site Plan 
c. Key Plan 
d. Legal/Subdivision Plan 
e. Lot Grading Plan 
f. Waterworks Plan and Profiles 
g. Sanitary Catchment/Servicing Plan 
h. Sanitary Sewer Plan and Profiles 
i. Storm Drainage Catchment/Servicing Plan 
j. Storm Sewer Plan and Profiles 
k. Storm Water Management Plan (refer to City ISMP’s) 
l. Roadworks Plan and Profiles 
m. Road Cross Sections 
n. Street lighting, traffic signal and signage plan 
o. Detail Sheets 
p. Confirmation of 3rd party utilities 
q. Erosion Sediment Control Plan (separated into onsite and offsite construction 

phases) 
r. Others as Required 

i. Fire Department Access Plan 
ii. Construction Management Plan 
iii. Pre-construction infrastructure condition assessment  

 
Applicant Response: Our servicing agreement drawings will include the above listed 
drawings as required. 

 

All servicing plans shall specify datum (CGVD28 or CGVD2013) and control monument location 
and ID on all sheets (titleblock). Resubmissions shall clearly identify changes made to address 
City comments. 

Applicant Response: Civil drawings include datum and control monument information. 
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2.0 Off-Site Servicing  
Water 

• Extend the watermain across the property frontage and install Hydrant and water 
service at the north end of Moray St. 
 
Applicant Response: Noted, watermain will be extended and hydrant and water 
service will be installed. 

Sanitary 

• Sanitary sewer alignment is to be abandoned and relocated out of the boulevard into 
the road. 
 
Applicant Response: Noted, new service connections will be provided. 

Drainage 

• Catchbasins must be incorporated upstream of all crosswalk locations, extension of 
storm sewer to St Johns may be required to accommodate new road design. 

• Storm alignment on Golden Spike Way to be parallel to curb, profile is required to 
confirm depth of cover is maintained use.  

• Storm capacity shall be assessed using the Climate Change IDF curves in the 
Moody Center Drainage Study. 
 
Applicant Response: Noted all of the above. 

Roads 

St Johns Street, Sch B Table 2 – MRN-Arterial, Sch E RD-9 – Arterial. 
• Frontage upgrades as per RD-9, the developer shall review the field condition and 

determine extent of paving required, minimum of ½ road width 50mm overlay. 
 

 Applicant Response: Noted – we will confirm current design meets RD-9. 
 

• St. Johns Street generally has a 35m right-of-way, but the existing right-of-way here is 
only about 30.3m (according to the City’s internal GIS). Staff requires a half-width road 
dedication of 2.5m and dedication of a 3mx3m corner truncation. 
 

 Applicant Response: The 2.5m dedication and corner truncation has been provided. 
 

• The current curb location is to be retained subject to ongoing City project to determine 
the role of the existing westbound HOV/on-street parking lane. Pending resolution of this 
issue, staff recommend relocating the existing sidewalk into the roadway dedication area 
and conversion of the existing sidewalk into a landscaped boulevard. The existing 
lighting pole and traffic signal control box should be relocated into this boulevard area. 
 
Applicant Response: We have provided a landscape boulevard and concrete sidewalk 
based on the dedication provided. 

 
• Staff agree with the proposal to remove the existing driveway on St Johns Street. City 

will not permit access from St Johns. 
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Applicant Response: Noted. 

 
• Intersection upgrades for traffic to be confirmed through the TIA, but the site would likely 

benefit from a southbound left turn auxiliary lane. Accessibility improvements to the 
northwest corner of St. Johns Street & Moray Street intersection will be needed, 
including the addition of a separate curb letdown for the west crosswalk, recessing the 
north crosswalk to the new sidewalk location (requiring reconstruction of the existing 
letdown), and improving the letdown on the northeast corner. 
 
Applicant Response: Noted. See offsite civil design. 

 
• St. Johns Street is an existing transit route. Bus Stop ID #53181 serving routes 160, 183, 

184 and N9 is currently located at 3170 St. Johns Street. Proponent to confirm with 
Coast Mountain Bus Company if there is a desire to relocate this stop to front the subject 
property. 
 
Applicant Response: Noted. 

 
• The streetscape design is to reflect RD-12 complete with the streetlights, paver bands, 

grates and boulevard trees  
 

 Applicant Response:  
 

• Undergrounding of overhead wires is required. Feasibility is to be reviewed with BC 
Hydro and pre-ducting with appropriate cash-in-lieu identified if not feasible. 
 
Applicant Response: Initial discussions with BC Hydro indicate undergrounding of 
overhead wires is not supported at this time. Pre-ducting will be provided.  

 
Moray St, SchB Table 2 – Local Commercial, SchE RD-9 – Collector. 

• Frontage improvements as per RD-9, the developer shall review the field condition and 
determine extent of paving required, minimum of ½ road width 50mm overlay. 
 
Applicant Response: For Moray Street, we are providing an alternate design for the 
streetscape’s intended use. The alternate design provides sufficient growing medium for 
trees and access to on-street parking. 

 
• The transition, grades and sightlines at the intersection of Moray and St Johns result in 

poor sightlines and need to be improved to achieve the design criteria. This work will not 
preclude full width road regrading and reconstruction in coordination with access to 
adjacent property owners. 
 
Applicant Response: Noted – We have provided transition and grading at the 
intersection of St. Johns Street and Moray Street based on the given restrictions of 
neighbouring sites and existing grades.  
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• The streetscape design is to reflect RD-12 complete with the streetlights, paver bands, 
grates and boulevard trees. 
 
Applicant Response: sidewalk and boulevard finish was based on RD-9 which does not 
include paver bands. 
 

• Moray Street terminates in a dead end and will require an appropriate traffic circle or cul-
de-sac to accommodate vehicular movements, this may require additional road 
dedication. 
 
Applicant Response: A cul-de-sac to accommodate vehicular movements has been 
proposed. 

  
• Proponent to confirm if site could operate reasonably with a single driveway. Staff 

recommend examining whether the proposed loop and structured parking entrance 
could be consolidated.  
 
Applicant Response: A single driveway was explored and determined to be unfeasible; 
however, the residential parking entrance has been moved to Golden Spike Lane. 

 
 

Golden Spike Lane, SchB Table 2 – Local Commercial, SchE RD-10 – Lane. 
• Frontage improvements to match Golden Spike Lane to the west, the developer shall 

review the field condition and determine extent of paving required, minimum of full road 
width 50mm overlay. 
 

 Applicant Response: Noted.  
 

• Boulevard treatment to reflect the landscaping standards applied to the west and 
incorporate streetlights. 
 
Applicant Response: Due to the constrained geometry of the site and alternative design 
has been proposed to promote safe movement of pedestrians and provide some 
functional green spaces. 

 
• Benkelman Beam test. Full width Pavement improvements as per test results. 

 
 Applicant Response: Noted.  

 
 
Streetlighting 

• Provide pedestrian and roadway lighting on all frontages to the standard of IES RP-8-18.  
 
Applicant Response: Noted. 

 

• Roadway lights on St. Johns to have a CCT of 4000K  
 Applicant Response: Noted 
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• Pedestrian lights and roadway lights on all other frontages to have a CCT of 3000K 
  

 Applicant Response: Noted 
 

• Utilise cobra type fixtures for all roadway lights, must include options for field adjustable 
drivers and 7-pin receptacles.  
 
Applicant Response: Noted 
 

• Utilise Lumec Domus luminaire with coated lamp for pedestrian height fixtures 
 

 Applicant Response: Noted 
 

• All poles powder coated green (Lumec colour code GN4-TX)  
 

 Applicant Response: Noted 
 

• Utilise decorative poles with truss-style arm and aluminum base shroud consistent with 
elsewhere on St. Johns St.  
 

 Applicant Response: Noted 
 

Overhead wires 

1.1. Undergrounding of all overhead wires adjacent to the site is required. If undergrounding 
cannot be accommodated by BC Hydro, temporary relocation or Cash-In-Lieu for 
undergrounding of overhead wires may be acceptable if written consent is provided by 
the third party utilities that it is considered to be a safe for emergency approach for Port 
Moody Fire Department, approved by the Fire Department and operationally for the 
strata to conduct maintenance to facades.  
 
Applicant Response: We will remove pole mounted transformers. 
 

• All multifamily and ICI projects shall submit an on-street parking plan including proposed 
locations for loading zones, accessible parking, car share and parking time restrictions. 
 
Applicant Response: Noted and the following will be provided.  
 

 
3.0 Transportation  
Traffic Impact Assessment 

Staff have reviewed the TIA Terms of Reference dated September 9, 2022, and have the 
following comments: 

• Staff require the TIA to provide more detail about typical operation and busy times for 
the Jamatkhana. Are there activities during a typical week, other than Friday evening, 
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likely to generate significant activity? Will the Jamatkhana host major ceremonies/events 
that might attract more activity than usual? 
 

Applicant Response: The Jamatkhana will host ceremonies and events outside of 
the periods identified for inclusion in the TIA; however, they are not anticipated to 
exceed the Friday night services, nor overlap with existing AM and PM peak 
hours of the adjacent transportation network.   
 
While the Jamatkhana is not anticipated to generate significant traffic during the 
AM and PM peak hours these time periods were used to identify the potential 
impacts during traditional commuter peak periods of the network.  The Friday 
evening peak was also selected as it represents the peak period of demand for 
the Jamatkhana, even though traffic volumes on the adjacent roadway do not 
peak during this time period.  While other activities may occur within the 
Jamatkhana during different times of the day/week, the periods included for 
analysis are anticipated to represent periods where the addition of Jamatkhana 
traffic to existing/future background operations is anticipated to represent peak 
conditions.   

 
• Staff recommend using the April 21, 2022, traffic counts at the St. Johns Street & Moray 

Street intersection as the baseline measurement. This count includes school traffic and 
represents a reasonable understanding of current traffic more than two years after the 
onset of the pandemic and was collected on a more similar date as the other counts 
proposed to be used. 
 

Applicant Response: The TIA will continue to use the February 2019 traffic data, 
for the St. Johns Street/Moray Street intersection to be consistent with the 
recently completed 3121 and 3127 St. Johns Street, 110 and 112-118 James 
Road TIA Final Report v1.0. Specifically, the total traffic volumes identified in 
Exhibits 4.2 – 2026 Total Traffic Forecasts and 4.3 – 2031 Total Traffic Forecasts 
from the 3121 and 3127 St. Johns Street, 110 and 112-118 James Road TIA 
Final Report v1.0 will be used as the basis for the development of future traffic 
volumes within the subject TIA.   

 
• The overall parking requirement for the site is heavily influenced by the Jamatkhana. 

Based on proximity to rapid transit and bus service on St. Johns Street, staff recommend 
consideration of reduced parking requirement based on achievement of a higher 
sustainable mode share. The TIA should contain analysis of an appropriate alternative 
parking rate for this use. This also needs to be recognized in the TDM section, which 
mentions proximity to rapid transit but does not provide further information about how 
that might support changes. 
 

Applicant Response: The proposed parking supply for the Jamatkhana was 
developed based on the proposed building characteristics and discussions with 
the Islami community regarding use of the facility.   
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The current zoning bylaw parking requirement for Assembly spaces is 1 space 
per 10m2 of floor area; however, the use of floor area is anticipated to over-
estimate the parking demands of the site; therefore, a supply rate of 1 per 10m2 
of public space within the building is proposed.  Public space includes the 
primary gathering areas within the building, excluding areas such as stairways, 
washrooms, electrical/mechanical rooms, and storage areas that do not 
ultimately drive building occupancy.  It is estimated that the public space 
represents about 75% of the overall floor area.  As well, based on input from the 
Ismaili community, major events within the different prayer halls are not 
anticipated to overlap, reducing the potential peak period parking demands 
associated with the building.  
 
In addition to the above, the proximity of the site to the Inlet Centre and Moody 
Centre stations, and the availability of frequent transit along St. Johns Street, 
with bus stops located within 85m of an entrance to the Jamatkhana, supports 
the use of transit to access the site, further reducing the need for parking supply.   
Residential parking is proposed to be unbundled from the residential units; 
therefore, an aggregate rate of 0.8 spaces per dwelling unit inclusive of visitor 
parking is proposed to reflect the overall supply being shared equally across all 
units, regardless of whether they are market or affordable units. The aggregate 
supply reflects 0.7 spaces/unit on average for resident parking plus 0.1 
spaces/unit for visitor parking, which is consistent with parking supply rates for 
SkyTrain-adjacent market rental parking rates in other jurisdictions with or 
without TDM measures. While this departs from the City of Port Moody’s current 
requirement of 1.0 spaces per unit, reducing the parking supply in proximity to 
transit and in consideration of the provision of affordable housing units is one of 
the ways the City can drive affordability, while also supporting objectives to 
increase mode splits to transit.   
 
The provision of TDM measures can further support a mode shift and provide 
affordable alternatives to the use of private autos.  The following TDM measures 
are proposed for the site: 
 
• 1 car share space with electric vehicle charging will be provided on-site.  
• Enhanced bicycle parking will be provided.  Based on current statistics, a total 
of 192 resident bicycle parking spaces are required on site.  Currently, 259 
bicycle parking spaces are proposed, which represents an approximate 35% 
increase over the requirement. 
• A bike repair/workshop area is proposed on the mezzanine level.   
• Unbundled parking is proposed for the residential uses.  Parking will be at an 
additional cost and will not be included in the cost of renting a unit and the supply 
will not be segregated between the affordable and market units to allow for the 
greatest flexibility in management of the parking supply.   
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Network Upgrades  

a Traffic Signal Upgrades 
• Replace existing traffic signal at northwest corner with Type L pole (powdered 

coated and colour code GN4TX0) and base. 
• Include 2A adjustable truss arms c/w two davit arms 

 
Applicant Response: Noted. 

 
b Separation between pedestrian sidewalk (2.0m width) and southbound bike facility 

(2.0m width)  
 
Applicant Response: The southbound bike lane has been removed according to 
google maps and GIS Street view. City to confirm.  

 
c Consideration of a roundabout at the north end of Moray Street to provide vehicles 

opportunity to turn around. 
 
Applicant Response: A cul-de-sac to accommodate vehicular movements has been 
proposed. 

 
d Does the MTP identify any capital projects? 

 
Applicant Response: We have addressed City comments in this letter regarding 
ultimate works of St John’s Street. We are not aware of any other capital projects 
in the area. 

 
e Is this a transit route and is a bus stop required or in need of upgrades? 

 
Applicant Response: There is a westbound bus stop in front of 3170 St Johns 
serving bus routes 160, 183, 184, and N9. There is an eastbound bus stop in front 
of 3215 St Johns serving bus routes 160, 183, 184, and N9. 

 
f Are there any localized safety hazards? 

 
Applicant Response: Not that we are aware of.  

 
g Are there any opportunities to improve the local network or connectivity? 

 
Applicant Response: We have included an alternative design for Moray Street as 
there was opportunity to increase the landscape growing medium for offsite 
landscape trees and improve integration between the onsite/offsite street 
connections. 
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4.0 On-Site Servicing 
Architectural Plan 

a) SRW EPP 14366 and Ease EPP 1930 encumber the North Property line. Confirm 
the continued requirement or provide an alternative to release encumbrances. 
Include the encumbrances on the site plan to confirm if architectural plans will be 
impacted.  
 
Applicant Response: SRW Plan EPP14366 can be removed from the survey. SRW 
CA2156153 was released from title on February 1, 2017. A copy of the filed release 
has been included in the resubmission. 

 

1.0 Landscape Plans  
a) Coordinate landscape plans with Civil base plan. 

 
Applicant Response: Civil base plan has been coordinated. 
 

b) Provide minimum 450mm of topsoil for all planted areas (excluding sod) as per the 
Stormwater Management Plan.  

 
Applicant Response: Noted, enough soil depth has been provided, refer to soil depth 
diagram. 
 

c) Enhance Landscape Plan along Golden Spike Lane to match adjacent properties.  
 

Applicant Response: Noted, matching has been proposed. Refer to planting list and 
planting plan. 

 

1.1 Arborist Report  
a) Report identifies 2 off-site trees to be retained (OS1 and OS3). The required 

protection areas for these need to be clearly identified on the plan.  
 
Applicant Response: The required protection areas have been added to OS1 and 
OS2 – Hedge (previously OS3). 
 

b) OS2 is located on adjacent private property. To remove or replant permission must 
be acquired from property owner. Confirm tree is still existing.  

 
Applicant Response: Arborist has confirmed the tree does not exist. 

 

1.2 Stormwater Management Plan  
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a) Provide and onsite Storm Water Management Plan that achieves the goals of the 
Moody Center Drainage Plan, Chines ISMP and Metro Vancouver Stormwater 
Source Control Guideline 2012. The development shall include incorporation of best 
management practices for stormwater treatment including storage of minor rain 
events, as well as sediment/trash control.  Incorporation of best management 
practices to provide filtration and temperature control prior to discharge into the City 
system shall be required. 
 
Applicant Response: Noted. Additional details have been provided in the SWMP 
report. 

 
b) Groundwater shall not be pumped into the municipal sanitary sewer, discharge of 

groundwater to storm sewer requires environmental review and approval. The impact 
of dewatering pre and post construction must be identified for the surrounding 
infrastructure and properties. 

 
Applicant Response: Noted no groundwater to be discharged into storm sewer. 

 
c) Confirm that all analysis was completed using City of Port Moody Climate Change 

IDF Curves – 2019 (available on the Port Moody website under “Reference Studies 
and Plans”) 
 
Applicant Response: Confirmed. 

 
d) Ensure that all quantities and detention requirements include the volumes from the 

foundation drains per the Geotechnical report.  
 
Applicant Response:  

 
 
1.3 Solid Waste & Recycling  

a) Provision of solid waste service shall be in accordance with Bylaw No. 3058, submit 
a solid waste plan that outlines the proposed private or municipal services for green 
waste, recycling, garbage and glass including both commercial and residential land 
uses. If the proposed service is not in accordance with Bylaw include a formal 
request for exclusion from the municipal solid waste bylaw. 

 
Applicant Response: to be provided at a later date once the application progresses 
further.  
 

 
b) Where street parking limits the placement of carts the City may determine that the 

proposed service cannot be efficiently serviced and shall excluded from the Bylaw or 
require changes to the proposed frontages.  
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Applicant Response: Noted. 

 

Fire Department Access Plan  
Submit plan clearly indicating: 

a) Fire department (FD) access route 
b) FD response point 
c) FD Connection 
d) Hydrant location(s) 
e) Any adjacent above ground utility services 
f) Travel distances from: 

• Hydrant(s) to FD response point(s) 
• FD Connection to the hydrant 
• Response point to principal entrance. 

 
Applicant Response: to be provided at a later date once the application progresses 
further.  
 

 

Construction Management Plan  
Submit plan clearly indicating: 

a) Trucking Routes 
b) Delivery staging 
c) Construction staging plan 
d) Trades Parking Plan 
e) Pedestrian Safety Plan 
f) Temporary service connections 

 
Applicant Response: to be provided at a later date once the application progresses 
further.  

 

Preconstruction Infrastructure Condition Memo  
Submit plan clearly indicating the preconstruction condition of the following infrastructure: 

a) Adjacent boulevards and properties 
b) Neighbourhood roads 
c) Underground infrastructure 

 
Applicant Response: to be provided at a later date once the application progresses 
further.  

 
 

Geotechnical Report  
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a) Provide estimate of soil infiltration rates for use in designing green infrastructure 
installations on and adjacent the site 

b) Estimates of foundation drainage must be incorporated into the Stormwater 
Management Plan.  
 

Applicant Response: Response will be provided in the subsequent geotechnical report.  
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Connect is not just a word in our name. It is the foundation of who we are and what we do. The connections to each other, our clients, and our communi-
ty fuel our collaborative nature. Our commitment to our craft inspires a curious, creative, and solution focused approach. We embrace challenge, promote 
initiative, and celebrate our successes. We truly believe our potential is limitless.

Arcadis is the world’s leading company delivering sustainable design, engineering, and consultancy solutions for natural and built assets. Arcadis has more 
than 36,000 people, in over 70 countries, dedicated to improving quality of life. Through the planning and design of smart, sustainable urban living spaces, 
mixed-use communities, retail, workplace, educational, healthcare and industrial facilities, they create places that inspire and enable people to thrive and 
prosper.
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PRECEDENT IMAGES

A Jamat Khana is an Ismaili Centre meaning “the house of the community”. The Jamat Khana will be a religious, cultural and social centre for Ismailis and the broader 
community. Spaces within the Jamat Khana include a prayer hall, social space, gymnasium, classroom, and event facilities and will fulfill religious, social, education 
and recreational for the entire community.
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Affordable Housing
64 units, 50% of the residential units are proposed as affordable housing 
units.

Increased Rental Housing Stock
The proposed development will deliver 128 new secured market rental 
homes to the City of Port Moody’s constrained rental supply.

Family-Oriented Homes
Over 33% of these new rental units will be family-oriented 2- and 3-bedroom 
homes.

Public Realm Improvements
Upgraded sidewalk treatment, street furniture, public art, and landscaping. 
Additional improvements to the public realm include new neighbourhood 
ground-floor retail with signalized intersection.

Cultural Amenity Space
This project will include shared indoor facilities and a spacious outdoor 
garden area on the podium level. Additionally, a substantial portion of the 
proposed  development’s  institutional  aspect  will  feature  multi-purpose  space 
designed to serve as a hub for cultural enrichment, learning opportunities, 
worship, community events, and gatherings, making it accessible to the 
wider public.  

Neighbourhood Retail
Approximately 2,583 sq. ft. of new neighbourhood serving retail will help 
revitalize this portion of St Johns Street and provide new employment 
opportunities in the community.

Adaptability
50% of the homes are designed as adaptable to meet the needs of people 
with mobility challenges and to facilitate aging in place. 
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THANK YOU
Thank you for participating in the 
Community Information Meeting.

Please share your feedback on the provided 
comment form.















































































































s.13(1) Policy Advice



s.13(1) Policy Advice



s.13(1) Policy Advice



s.13(1) Policy Advice



s.13(1) Policy Advice



SCHEDULE 1 
SITE DISCLOSURE STATEMENT

Yes No

Has the site been used for any industrial or commercial purposes or activities described in SCHEDULE 2 of the 
Contaminated Sites Regulation? 

If yes, indicate which exemption applies 

Yes No

Does the application qualify for an exemption from submitting a site disclosure statement? 

Exemptions (See the Contaminated Sites Regulation, Division 3 of Part 2): 

I. CONTACT INFORMATION

 A: SITE OWNER(s) or OPERATOR(s) 
FIRST NAME(s)

Isaac

E-MAIL

ibeall@AnthemProperties.com

PROVINCE/STATE

BC

CITY

Vancouver

LAST NAME

Beall

ADDRESS - STREET

Suite 1100 Bentall IV Box 49200 - 1055 Dunsmuir St. 
POSTAL CODE

V7X 1K8
COUNTRY

Canada
PHONE

(604) 235-6967

COMPANY (if applicable)

Anthem 3180 St. Johns Holdings Ltd.

B: PERSON COMPLETING SITE DISCLOSURE STATEMENT (Leave blank if same as above)

Agent authorized to complete form on behalf of the owner or operator

COMPANY (if applicable)

FIRST NAME(s)LAST NAME

LAST NAME

Grewal

E-MAIL

ngrewal@keystoneenvironmental.ca

PROVINCE/STATE

BC

CITY

Burnaby

FIRST NAME(s)

Nigel

ADDRESS - STREET

Suite 320 - 4400 Dominion Street
POSTAL CODE

V5G 4G3
COUNTRY

Canada
PHONE

604-430-0671

 C: PERSON TO CONTACT REGARDING THE SITE DISCLOSURE STATEMENT

COMPANY (if applicable)

Keystone Environmental Ltd. 







V. DECLARATIONS

Where a municipal approval is not required, please indicate the reason for submission directly to the registrar: 

Under Order Foreclosure CCAA Proceedings BIA Proceedings

Decommissioning Ceasing Operations

By signing below, I confirm that the information in this form is complete and accurate to the best of my knowledge: 

DATE SIGNED (YYYY-MM-DD)SIGNATURE

DATE SUBMITTED TO REGISTAR  (YYYY-MM-DD)DATE RECEIVED   (YYYY-MM-DD)

SubdivisionBuilding Permit

Reason for submission (Please check one or more of the following):

Zoning Development Permit

NAME

APPROVING AUTHORITY CONTACT INFORMATION

E-MAILPHONE

ADDRESS

AGENCY



Ministry of Environment Land Remediation Section Mailing Address:

and Climate Change Strategy Environmental Emergencies and Land Remediation Branch PO Box 9342 Stn Prov Govt
Victoria BC  V8W 9M1

Website: www gov bc ca/env  

Environmental Protection Division

VIA EMAIL: ibeall@anthemproperties.com
File: 26250-20/26569
Site ID: 26569

April 13, 2023 

Isaac Beall  
Anthem 3180 St. Johns Holdings Ltd., Inc. No. BC1074750 
Suite 1100 Bentall IV Box 49200 
1055 Dunsmuir Street 
Vancouver, BC V7X 1K8

Dear Isaac Beall: 

Re: Approval in Principle – 3180-3198 St. Johns Street and 81-99 Moray Street, 
Port Moody, BC

Please find enclosed an Approval in Principle respecting the contaminated site referenced above.

In addition to the conditions set out in Schedule B of the Approval in Principle, please be advised 
of the following: 

1. Information about the site will be included in the Site Registry established under the
Environmental Management Act.

2. The provisions of this Approval in Principle are without prejudice to the right of the Director
to make orders or impose requirements as the Director may deem necessary in accordance
with applicable laws. Nothing in this Approval in Principle will restrict or impair the
Director’s powers in this regard.

3. A qualified environmental consultant should be available to identify, characterize and
appropriately manage:

(a) any environmental media that may be contaminated, or

(b) soil which may exceed the standards triggering a Contaminated Soil Relocation Agreement
set out in section 40 of the Contaminated Sites Regulation

and may be encountered during any future subsurface work at the site. 
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Enclosure 

cc: Lesley Douglas, City of Port Moody 
ldouglas@portmoody.ca

Isabella Dann, Vancouver City Savings Credit Union 
Isabella Dann@vancity.com

Anna Popova, CSAP Society 
apopova@csapsociety.bc.ca

Client Information Officer, ENV, Victoria 
csp_cio@Victoria1.gov.bc.ca

Jason Christensen, Approved Professional, Keystone Environmental Ltd. 
jchristensen@keystoneenvironmental.ca













April 13, 2023  ____________
Date Issued  

For Director, Environmental Management Act

Site Identification Number 26569 6 of 7
Version 9.0 R

Schedule C

Substances and Uses

Substances to be remediated in vapour for future parkade vapour use:  

To meet numerical remediation standards: 

butadiene, 1,3-    (106-99-0)

s.22(1) Personal Privacy
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2. DESIGN CRITERIA 

The mechanical, plumbing and fire protection systems will be designed in accordance with the intent of 

all applicable codes, standards, and guidelines.  The following is a list of some of the applicable codes, 

standards, and guidelines: 

2.1 Applicable Codes and Standards 

.1 British Columbia Building Code [2018] (BCBC). 

.2 British Columbia Fire Code [2018]. 

.3 British Columbia Plumbing Code [2018]. 

.4 BC Gas Code 

.5 BC Boiler and Pressure Vessel Act 

.6 City of Port Moody Building Bylaw 2019. 

.7 Technical Safety BC regulations and regulatory notices. 

.8 Provincial Fire Marshall Regulations 

.9 Applicable NFPA Regulations 

.10 American Society of Heating, Refrigeration and Air Conditioning Engineers (ASHRAE) 

.11 American Society of Plumbing Engineers (ASPE) 

.12 Sheet Metal and Air Conditioning Contractors' National Association (SMACNA) 

3. SITE SERVICES 

3.1 General 

.1 The building will be provided with independent service connections coordinated with the 

civil engineer.  Piping connections within 1m of the building footprint will be by the 

mechanical contractor. 

3.2 Sanitary 

.1 Estimated 8in/200mmØ at 1% (1713FU) service will be required. Exact location to be 

coordinated and confirmed with Civil. 

3.3 Storm 

.1 Estimated 10in/250mmØ at 1% (46,000L) service will be required, final location to be 

coordinated and confirmed with Civil. 

.2 On-site water retention is required by the City. The total volume is calculated by Civil and 

the tank on this project is located at the south end of the site, outside the footprint of the 

building, the pipe leaving the tank will have a flow limited device to meet City flow 

requirements. Because the tank is located outside the building footprint, the design is part 

of the Civil scope. 
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3.4 Water Service 

.1 Estimated 6in/150mmØ (263gpm/ 1460 FU). The water entry room is located on P1 in the 

north-east corner of the site. Final location to be coordinated and confirmed with Civil. 

3.5 Gas Service 

.1 Gas service and meter enclosure will be coordinated with Fortis BC. A preliminary gas 

service size of 3in/75Ø (700 BTUH) at 2psig is currently allowed for based on the following: 

Commercial Kitchen provision in the CRU. 

.2 Final service location to be coordinated with Civil. 

4. INTERIOR PLUMBING SYSTEMS 

4.1 Storm Drainage System 

.1 The storm drainage system will collect roof drains and surface drainage.  The number and 

arrangement of roof drains will be designed to suit the building configuration and will be in 

accordance with the BC Plumbing Code with a minimum of 2 drains for every major roof 

surface. Exact quantities and locations of these drains will be provided by the Architects. 

Internal rainwater leaders will be collected within the building and be piped out to the City.   

.2 Area drains will pick up grade level drainage where located within 1m of the building 

footprint or over the building structure. Remaining grade level drainage is by Civil. 

.3 Duplex storm water submersible pumps will be provided to pump any storm drains that are 

below the City’s storm main elevation.  

4.2 Footing Drainage System 

.1 A perforated drain tile system will be installed to protect all footings as directed by the 

geotechnical consultant.  The drain tile will collect at a single sediment sump before being 

drained into the outgoing storm sump. 

.2 Duplex storm water submersible pumps will be provided to pump footing drainage up to 

storm service connection elevation. 

4.3 Sanitary Waste and Vent Systems 

.1 All plumbing fixtures will have drains connected to the sanitary waste and vent system.  

Plumbing vents will be collected and terminate above the roof level (one vent per building 

segment/washroom group).  The sanitary waste system will discharge to the building 

sewer below grade. 

.2 Parking drainage will be directed to an oil interceptor installed in the foundation with 

access on the lowest level of the parkade.  

.3 All elevator pit drains and electrical pull pit drains will be directed to the sanitary drainage 

system. 
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.4 Duplex sanitary submersible pumps will be provided to pump drainage to service 

connection elevation. 

4.4 Domestic Cold Water Systems 

.1 The water entry room will include the following: 

o Water Entry Station c/w supervised isolation valve and City water meter, 

o Central premise backflow prevention, 

o Central pressure reducing valves at water entry station, 

o Duplex booster pump system will provide domestic water system, 

o Irrigation cap-off in water entry room or as coordinated with Landscape, 

.2 The distribution system will consist of: 

o Backflow prevention devices where required by code, 

o Pressure reducing valves where required 

o Distribution system to service all floor c/w isolation valves at the bottom of each riser. 

o Hose-bibbs located throughout parkade, amenity areas, terraces and roof areas. 

4.5 Domestic Hot Water Systems 

.1 The central domestic hot water system will consist of: 

o OPTION 1: Water-to-water heatpump will take the heat from the building heating water 

system and boost it up to 140°F (60°C) temperature for use in domestic water. This heated 

water will circulate through domestic hot water storage tanks (that include double wall heat 

exchangers). This hot water will be pumped throughout the building distribution system. 

o OPTION 2: Electric domestic hot water tanks located on the roof. This hot water will be 

pumped throughout the building distribution system. 

.2 The distribution system will consist of: 

o Pressure reducing valves at each pressure zone; each zone will consist of approximately 8 

floors  

o Local PRV’s, recirculation pumps and electric hot water tanks will be provided for each 

pressure zone downstream of PRV to ensure hot water temperature is maintained. 

Recirculation will be provided upstream of all suite level distribution manifolds.  

o Domestic hot water booster pump and heat exchanger to be located approximately half 

way through the tower. This equipment will need to be located within the pressure break 

mechanical room with other equipment. The intent is to keep the system operating less 

than 150psi.  

o Distribution system to service all suites c/w isolation valves at the bottom of each riser 
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4.6 Typical Suite Layout for Domestic Hot and Cold Water 

.1 Domestic hot and cold water shall be routed to each residential suite. Each suite will be 

provided with a manifold with shut off valves. A 6 inch unrated wall interior to the suite is 

required at these locations. Recommended to be located in a closet near the entrance of 

the suite. 

• Option 1: From the manifold, a pipe will run to each individual fixture (home run) which 

will be buried in the concrete slab complete with sleeves 

• Option 2: From the manifold, a pipe will run to each individual fixture (home run) which 

will run in the wall or dropped ceilings. This piping can either be PEX or copper and will 

be thermally insulated 

4.7 Commercial/Tenant Areas 

.1 The base building shall include the following provisions for future tenant areas, which will 

be described in the lease agreements: 

o Capped connection for domestic cold water, complete with isolation valve. 

o Capped connection to sanitary drain and vent. 

o Domestic hot water will be by tenant (electric tanks). 

o Capped gas connection will be provided for a future commercial kitchen in the 

ground level CRU’s. 

.2 Each suite may have a water meter (TBC). 

4.8 General Interior Plumbing Requirements 

.1 All internal domestic water, and metallic storm piping shall be insulated with a minimum of 

25mm thick insulation, complete with continuous vapor barrier on all cold water lines, to 

meet ASHRAE 90.1 requirements. 

.2 All domestic water systems shall be chemically cleaned. 

.3 All plumbing systems shall be pressure tested. 

.4 Non-freeze hose Bibbs will be installed in areas subject to freezing. 

.5 Hose Bibbs in equipment rooms will be provided with back flow preventers. 

.6 Floor drains will be provided in mechanical rooms c/w trap primers. 

.7 All sanitary traps subject to possible freezing will be insulated. 

.8 Plumbing Fixtures will be specified in conjunction with the interior designer/architect. 

.9 All plumbing risers (domestic hot and hot water recirculation) will require expansion 

compensation loops.  

.10 All plumbing risers (domestic cold, hot and hot water recirculation) will require anchors and 

guides.  
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7.4 Parking Exhaust 

.1 Parking exhaust system will be provided.  Each parking level will be provided with an 

exhaust fan.  

.2 It is expected the parking exhaust fans will be required to serve as a smoke venting system, 

as a result, will be sized to meet code requirements of 6 air changes per hour.  Fans will be 

tied to the fire alarm control panel with electrical service from the emergency generator.   

.3 Separated exhaust shaft shall be provided for each level of parking. 

.4 Separate outdoor air intake shafts shall be provided for each level of parking starting on P3 

and lower. 

8. EMERGENCY GENERATOR 

.1 Building will be provided with a diesel generator located on parking level P1.  The generator 

will be specified by Electrical complete with a diesel fuel tank to meet code minimum 

runtime.   

.2 Fuel fill station shall be provided with fill port and whistle vent at grade by mechanical.  

.3 Fuel piping shall run from fill station to fuel tank by gravity, all piping will be sloped to tank. 

.4 Ventilation requirements will be reviewed with the generator manufacturer’s 

recommendations, and include: 

o 12inch/300mmØ engine exhaust pipe complete with 4 inch (100mm) insulation. 

o O/A intake for radiator cooling and combustion air intake. 

o E/A discharge from radiator cooling. 

9. HIGH BUILDING REQUIREMENTS 

.1 The building is considered a high building per the BCBC.  Mechanical considerations 

include the following: 

o Use of smoke detectors to shut down air handling systems serving multiple floors is 

required. 

o Fire pump is to be on emergency power. 

o Below grade stairs will require pressurization systems (fan with outside air 

connection) tied to the fire alarm control panel with electrical service from the 

emergency generator.  Relief openings will be required at grade for each stair 

pressurization system. 

o Above grade stairs are to be vented to the exterior at grade (exit door to have hold-

open or door stop). 

o Smoke venting is to be provided on all floors: 
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- Parkade exhaust systems are sized for 6 air changes per hour for the largest 

floor plate. 

- Floors with no fixed windows (commercial floors) have mechanical air systems 

sized for 6 air changes per hour for the largest floor plate.  

10. CONTROL SYSTEMS 

.1 The building’s central plant will be controlled by stand alone controls.  

.2 Electrical rooms and communication rooms shall be controlled by reverse acting 

thermostats.  

.3 Parking exhaust system shall be provided with standalone control system that monitors CO 

and NO2 quantities.   

.4 Entrance heaters shall be provided with standalone controls.  

.5 Tenant metering for the following systems: 

o Heating and cooling consumption using an energy meter at each tenant. 

o Domestic cold and hot water at each tenant. 

o Water metering of any mechanical system water makeup. 

o Submetering of services for commercial retail units. 

11. GREEN BUILDING POLICY 

The project is located in City of Port Moody and is required to hit step code 3 with a low carbon 

mechanical system. The energy targets are aligned with the requirements of City of Port Moody Low 

Carbon Energy System.  

Attached is the energy modelling report prepared by AME Group. 

END OF REPORT 
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October 19, 2023 
 
City of Port Moody  
Planning Division – Second Floor 
100 Newport Dr  
Port Moody, BC  V3H 5C3 

 

 

RE:  3180 ST JOHNS ST, PORT MOODY, BC 

  RZ/DP SUBMISSION - LETTER OF INTENT 

 

SUMMARY OF ZONING, POLICIES, PLANS, AND GUIDELINES  
Existing Zoning:    M1 (Light Industrial) & C3 (General Commercial) 

Proposed Zoning:    CD (Comprehensive Development District) 

Official Community Plan Designation: Mixed Use – Moody Centre 

Development Permit Area (DPA):  DPA-3 Inlet Centre 

 

APPLICABLE POLICIES  
▪ City of Port Moody Zoning Bylaw (No. 2937) 

▪ City of Port Moody OCP Bylaw (No. 2995)  

REZONING INTENT  
The enclosed submission package intends to rezone a single 3,809.80 square meters (41,008 square 

feet) parcel improved by low-intensity commercial uses from M-1 & C-3 to accommodate a building with 

an institutional component, a commercial component and a purpose-built rental residential tower at a 

floor space ratio of 2.35 in accordance with the Official Community Plan. The project intends to also 

provide 240 square meters (2,583 square feet) of commercial space along Moray St. The proposed 12-

storey residential tower will feature both below-market and market rental units.  

The proposal consists of approximately 2,582.42 square meters (27,797 square feet) of institutional 

gross floor area for a landmark Jamatkhana cultural facility and 128 purpose-built rental residential 

units. The residential program will include a diverse mix of various unit types and sizes, which will 

promote greater housing options for people living in Port Moody and the Tri-Cities. The residential 

program will include common indoor amenity spaces and an extensive outdoor space on the podium. In 

addition, the building will include 2 levels of underground parking and 3 at-grade and above grade 

parking levels for residents, residential visitors, and Jamatkhana users for a total of 317 stalls. The 271 

bicycle stalls proposed in the submission exceeds the Bylaw requirement of 204. 

REZONING RATIONALE  
Climate Change Response 

A key objective of the proposal is to support Port Moody’s climate goals, and this is inherent in the 
tower and podium design, which features a simple form that minimizes articulation and glazing where 
possible, while using a low-carbon energy system to power the building’s services. Climate resiliency 
considerations have been embraced, and all the residential units are equipped with air conditioning.  
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Housing 

By proposing 100% of the residential units as secured rental housing – 50% of which to be affordable 
rental units at occupancy – the proposed development adds much needed inventory to the City’s 
housing stock. The subject property’s strong connectivity and many transportation options contribute to 
reducing automobile dependency and thus further reducing the cost of living of prospective tenants.  

Arts & Culture 

Chapter 10 of the Official Community Plan identifies Moody Centre’s downtown as a cultural precinct 
and outlines a policy of “integrating the arts into everyday life” and “[encouraging] an abundance of 
cultural expressions”. In acknowledgement of this policy direction, the embedding of cultural symbolism 
and art were key driving principles of the building design. The siting of the institutional component at a 
prominent intersection is also deliberately chosen to offer maximum visibility to the artistically designed 
Mashrabiya screening.  

Community Well Being 

The enclosed proposal also reinforces Chapter 12 of the Official Community Plan in its considerations for 
the role of non-profit organizations operating locally and the acknowledgement that new places of 
worship will be needed to meet the City’s changing needs and cultural diversity.  

Additional Considerations: 

▪ The subject site is located outside of designated Evergreen Line Sub-Areas (Map 11). Although, it 
is transit oriented in close proximity to both Inlet Centre and Moody Centre Stations, as well to a 
West Coast Express station, which is all within a 10-minute walking radius; 

▪ The proposal is located along St Johns Street with the 183 and 184 Bus Routes;   
▪ The proposal is within walking distance to local shopping areas and many parks, including James 

Park and Rocky Point Park, which provide playground facilities, sports fields, and open space for 
residents and the public;  

▪ The proposal location is less than a 5-minute walk from École Moody Middle School of the Arts; 
and 

▪ The proposal is close to bicycle infrastructure. 
 
NEIGHBOURHOOD CONTEXT 
The 3,809.80 square meters (41,008 square feet) site is located in Central Port Moody on St Johns Street 
in an area seeing several mixed-use and multi-family residential development proposals.  To the 
Southwest is École Moody Middle School of the Arts. To the West is a series of car dealerships. To the 
East is an existing auto repair shop. To the South is a recently developed 6-storey residential building, as 
well a Development Application submitted by Anthem Properties for a 6-storey mixed-use development. 
The proposed development by Anthem Properties to the South includes the property of the previous 
Tri-Cities Jamatkhana, which was closed indefinitely following a structural issue caused by the adjacent 
development during construction.  
 
St Johns Street is a transit corridor, and it is part of a rapidly evolving neighbourhood, identified in the 
Official Community Plan as a Cultural District. The proposal to the south is consistent with the City of 
Port Moody’s plan to create more sustainable communities.  As an important east – west link for 
neighbourhood wide connections, it offers shopping, leisure, and employment opportunities.  
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KEY PROPOSAL OBJECTIVES 
Accessibility 
The proposal will provide ease of access to all common areas for occupants of all physical capabilities. 
The project is designed to meet the City of Port Moody’s Adaptable Design Guidelines. 50% of units 
approximately representative of the proposed building’s unit mix, are designed as adaptable dwelling  
units per 2018 BCBC (3.8.5) 
 
Amenities 
The residential building includes 289 square meters (3,120 square feet) of outdoor amenity and 241 
square meters (2,602 square feet) of indoor amenity at a total ratio of 4.14 square meters (45 square 
feet) per unit.  
 
A significant part of the institutional component of the proposed development will also be a cultural, 
learning, event, recreational and gathering space that will be open to the broader public. For the Ismaili 
community, a place of worship will replace the previous location to the south of the subject property 
and will become a regional destination.  
 
Public Roadworks and Utility Upgrades 
Three frontages of the property will see their roads and streetlighting upgraded, and a significant 
upgrade of the storm water service is anticipated. A substantial 2.5-meter dedication along St Johns 
Street has been provided and provisions for a future cul-de-sac on Moray Street have been made. Street 
trees and other public realm enhancements are also proposed in the enclosed package.  
 
Housing Affordability  
In light of the current housing crisis, the enclosed proposal aims to achieve a beneficial intensification of 
a significantly under-utilized property with high-frequency regional connectivity. As part of this 
application, 50% of the secured rental residential units are proposed to be affordable, set to 20% below 
median Canadian Mortgage and Housing Corporation’s rent for the area. This adds another important 
facet to the proposal’s multi-pronged approach to sustainability. Incorporating affordable housing into 
the proposal is a proactive decision that reflects our commitment to the community. The inclusion of 
affordable housing in our proposal is a strategic and socially responsible choice that aligns with our 
commitment to community betterment and sustainable development. This decision will not only benefit 
the current housing crisis but will also enhance the overall quality of life for residents and will set a 
positive example for future developments.  
 
DESIGN RATIONALE  
Great attention was placed on the development’s St Johns and Moray frontages to ensure the 
relationship between the building and street are strengthened. The St Johns and Moray frontages aim to 
promote a friendly pedestrian streetscape to enhance the public realm. The residential portion of the 
building is pulled back from the main street edge, giving the building a pedestrian-friendly streetwall 
along St Johns Street.  The front building edge facing St Johns Street is designed to feature the 2-storey 
Jamatkhana with glazing that is layered with an artistically designed, culturally significant Mashrabiya 
screen. The south building edge also includes an elegant canopy expression along the street and the 
Jamatkhana entrance for weather protection. The building edge facing Moray Street includes a 
continuation of the artistically designed Mashrabiya screen and the residential lobby, a new commercial 
space as well as the parkade entrance for the Jamatkhana portion of the project. The residential parking 
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entrance has been relocated to Golden Spike Way. The relocation of the residential parking access and 
addition of the commercial space has substantially improved and activated the street edge. 

The residential building has been designed with a minimal cubic gesture with only one heightened 
corner, to respectfully present itself from St Johns Street. For environmental concerns and energy 
efficiency, thoughtful balconies have been provided to achieve Step Code 3 targets.  

 
BUILDING MATERIALITY AND COLOURS 
Material selection and their colours have been inspired from the idea of simplicity and light. They are 
proposed as follows:  

• Mashrabiya screen: Custom pattern perforated aluminum panels; 

• Painted concrete (light grey and white); 

• Window wall system: Double pane vision glass unit with low e (light blue); 

• Window wall system: Spandrel glazing panel (white and dark blue); 

• Aluminum panel (white); and 

• Fiber cement panel (white). 

CPTED  
Crime Prevention Through Environmental Design (CPTED) principles are incorporated within the  
building and the site perimeter. The enhanced streetscape along St Johns St, Moray St, and Golden Spike 
Way including lighting, planting, and seating provisions is intended to create a more inviting pedestrian 
realm, while sightlines have been maintained from units to emphasize “eyes on the street”. Other 
CPTED guidelines will be integrated into the building design where applicable. 
 
LANDSCAPE RATIONALE 
The proposed landscaping and planting strategy will incorporate absorbent planting, native and adaptive 
plant species, planting that supports birds, hardy and drought tolerant plant species, and systems that 
support street trees. With great focus on ensuring bountiful future landscaping, the proposal seeks to 
find the best planting options available. The project’s proposed planting will be appropriate for the 
environment into which they have been placed with an emphasis on draught tolerant planting to reduce 
or eliminate the need for supplemental water from irrigation. 
 
The soft and hard landscaping proposed along Moray Street includes planting, street trees in lawns, and 
benches for the public to use. A concrete unit paver design is proposed along Moray and St Johns Street 
to liven the public space and connection between the building and the street for pedestrians.  
 
The proposed accessible landscaped roof deck on the Jamatkhana is intended to highlight the spiritual 
and cultural significance of the Jamatkhana, its occupants, and the greater community. The proposal has 
carefully designed, symmetrical landscaping for the garden and will provide materials/features such as 
architectural finish concrete, porcelain pavers, carefully selected planting (shrubs and grasses, 
groundcovers, and trees), benches and seating areas, and a water bowl. The Jamatkhana rooftop garden 
seeks to bring people together to enjoy and appreciate nature, while giving users a space for reflection 
and education. 
 
Adjacent to the indoor amenity on Level 5 of the residential building is an outdoor amenity that will be 
landscaped with patio pavers, aluminum planter boxes, trees, and shrubs. This area is a flexible space 
intended to serve residents with a place to connect, barbeque, work remotely outdoors, and dine with 
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family and friends. In addition, it was thoughtfully incorporated in the proposal that recreational spaces 
would be provided to the diverse needs of the community. Introduced to the project is a dedicated play 
area for the youth to explore, learn, and have fun in a safe and engaging environment. Simultaneously, 
we've also established exercise areas to recognize the importance of physical fitness and a healthy 
lifestyle. These exercise spaces offer residents a convenient opportunity to maintain their health and 
well-being. 
 
SUSTAINABILITY  
The project’s sustainability goals are to provide a cost effective, high value development that meets  
the City of Port Moody environmental, social, and economic sustainability requirements. Our primary  
contribution to sustainability includes designing the project to BC Energy Step Code 3 standard with a 
low-carbon energy system. 100% of residential parking stalls installed with roughed-in energized level 2 
electric vehicle charging infrastructure, secure indoor bicycle storage, and offering purpose built rental 
housing within an amenity-rich, walkable neighbourhood that is well-served by public transit.  The 
proposal takes advantage of a reduced parking count for below-market rental units, while providing 
more bicycle parking than is required to encourage vehicle-free travel.  
 
Additional sustainability features include a low window-to-wall ratio, Energy Star® appliances, low flow 
fixtures, low VOC materials and finishes, a compact building envelope, as well as high performance wall 
assemblies. New technologies to manage rental building based on data collection, analytics and wireless 
smart building solutions are considered. Provided landscaping will deflect some heat energy from the 
sun, while reducing the absorption of heat into the building and thus, mitigating the Urban Heat Island 
Effect. Balconies will provide additional solar shading and help manage heat gain especially from 
western exposure in the summer. Measurable sustainability targets will be assessed and developed for 
the project at the detail design phase to ensure that the development is a sustainable and livable  
community.  
 
The proposed development is consistent with a long-term vision of densification for transit oriented  
sites around public transit stations and providing diverse purpose-built rental housing. By maximizing  
the potential of the currently underutilized land, the project will address the need for rental housing  
within the community, activate a prominent street corner with a landmark cultural facility, and promote 
alternative modes of transportation for residents.  
 
We look forward to your review of our combined rezoning/development permit submission materials, 

and please do not hesitate to reach out with any questions or concerns. 

Yours truly, 
 
Isaac Beall 
Vice President, Development  
Anthem Properties Group Ltd. 
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To:                   Doug Allen, Senior Planner  File #: 
11-5245-St Johns 
Street 

CC:  Theo Hipol, Civil Engineer   Date: January 3, 2024 

From:      Vinh Chung, Senior Engineering Technologist 

 Nobinur Rahman, Transportation Engineer 

Subject:                 

 
3180-3190 St. Johns Street and 83-99 Moray Street Transportation Impact 
Assessment v1.2 
 

 
Infrastructure Engineering Services – Transportation Division has received the above 
transportation impact assessment dated December 20, 2023, and provided the following 
comments: 
 
 Existing Condition Assessment: 

 Existing traffic volumes 
 Confirm the AM (PM) peak period from the collected traffic volume data. 
 Confirm the AM (PM) peak hour from the collected traffic volume. 

 Safety assessment 
 Include a safety assessment summarizing the number of casualties and seriously 

injured people at intersections and corridor segments within the past five years.  
 Commentary on City policies/plans/programs 

 Include a commentary section about the requirements from relevant City policies, 
plans, or programs such as the Official Community Plan, Master Transportation 
Plan, Climate, and sustainability Plans.  

 
Multi-modal Trip Generation: 

 Trip generation from the proposed development should include trips for all road users, 
including pedestrians, cyclists, transit users, and car users. This assessment should 
account for trips generated not only during peak hours but also outside of these times. 

 Vehicle trip generation 
 Confirm the Friday evening peak period for the Jamat Khana. 

 
Technical Assessment: 
The technical assessment should include an analysis of each mode to understand their impacts 
and identify any gaps: 

 Pedestrian Assessment: Compare pedestrian facilities within the site, along the frontage, 
and in the defined impact area to the standards of the BC Active Transportation Design 
Guide. 

 Cycling Assessment: Evaluate cycling facilities within the site, along the frontage, and in 
the defined impact area against the BC Active Transportation Design Guide standards. 

 Transit Assessment: Review access to, and the accessibility of, the nearest transit 
facilities and amenities. 



 Safety Assessment: Focus on mitigating collisions within the impact area that result in 
serious injuries and casualties, in addition to analyzing near misses. 

Loading Assessment: Examine impacts related to garbage collection and curbside 
management, especially concerning delivery vehicles. 

 An auto-turn analysis is required to demonstrate access to property, including 
solid waste and recycling collection, emergency response, and loading.  The 
analysis must consider roadway grades to ensure vertical and horizontal 
clearances are achieved to minimize damage to vehicles and building structures. 

 The site parkade access must be relocated to Moray Street.  The expectation 
that residents would use Buller Street and St. Johns Street to access the site 
parkade via eastbound Golden Spike Lane will not be welcomed by future 
residents. In turn, there will be an increase in vehicles travelling in the wrong 
direction, creating a safety concern, and requiring future mitigation and 
enforcement efforts by the city.  Therefore, the City does not approve of the 
current site parkade location. 

 Parking Assessment 
 Vehicle parking  

 Staff supports the use of shared parking spaces for the commercial space. 
 Bicycle parking  

 Provisions for convenient, capacious, and secure bicycle parking facilities in 
the proposed development. 

 
 Travel Demand Management (TDM) 

To support the proposed reduction in vehicle parking, the TIA should include robust TDM 
measures. These measures may include, but are not limited to: 

 Providing e-bike shares for residents, including adaptable e-bikes for seniors and those 
with mobility challenges. 

 Enhancing short-term bicycle parking with well-lit, secure, indoor facilities. 
 Offering secure public bicycle parking on-site. 
 Providing transit passes for residents and employees. 
 Offering annual car share memberships to residents. 
 Allocating dedicated publicly available parking spaces for car share vehicles, which must 

be electric. The developer is responsible for installing ducting and electrical 
infrastructure. A second electric vehicle car-share may be considered based on 
utilization and at the discretion of the car-share company. 

 Providing real-time public transit information (arrival time, travel time, etc.) in the building 
or main areas for residents. 

 Supplying travel planning resources, such as individualized marketing, including active 
transportation maps and community resources. 

 Installing directional signage to major destinations and public amenities. 
 Staff supports unbundled parking to separate the cost of parking from the cost of 

housing. 
The City may also consider other innovative strategies proposed by the developer, provided 
they come with acceptable rationale and justification. 



 

 

 

To: Bita Jamalpour File #: ORD00004 

cc: Robyn MacLeod, Evan Mercer Date: February 28, 2024 

From: Stephen Cote-Rolvink 

Subject: Building Section Second Review Comments – 3180 St Johns 

 

The Building Section has had the opportunity to review the above referenced application and associated 

documents. At this time the staff from the Building Section would provide the following comments: 

 

My comments below are based on your response and are numbered in sequence to this response. 

 

1. Alternative solutions will need to be reviewed for acceptability by the city. 

2. Sequencing will need to be reviewed in conjunction with the fire department for acceptability. 

3. Please confirm which version, from the images below, your responses are based on. 

4. Understood 

5. For this item I am looking for verification of compliance specifically to Sentence 3.4.2.2.(4). 

6. Understood 

7. Understood 

8. More specific details and sections of this area will need to be provided as part of the permit 

application for better clarity as to what is occurring. 

9. Understood. 

 

Additional comments; 

 

10. I note that the architectural drawings identify a true north and a project north. As this property is 

not skewed and clearly has north, south, east and west boundaries, please remove any 

reference to a project north as this leads to unnecessary confusion. 

11. Please ensure any continuation of stair, floor and wall systems that extend through the open to 

below areas are shown on these pages to remove confusion and to improve tracking of features 

between floors. The stair shown in the southeast corner of the public patio is an example of this.  

Also, ensure this stair is not designated as an exit stair. 

12. I note that the list of indicated alternative solutions does not include interconnected floor 

spaces.  Please review these requirements in relation to the open stair that extends from ground 

level to the roof patio. 

13. Please clarify the stair in the southwest corner, is this a scissor stair? 

14. Plans are to clearly label those units that will be constructed as adaptable dwelling units. 

15. A preliminary code analysis is required to be submitted to determine the constructability of the 

project and to establish and identify how the fire department access and response requirements 

of the BC Building Code will be met. 

16. The geotechnical report will need to be updated to reflect the 2024 BC Building Code. The report 

is also to address impacts on adjacent properties buildings and the depth of adjacent buildings 

support structure in relation to this proposed development and what will need to be considered 

as part of this development’s design. 

17. Geotechnical report to comment on potential soil conditions where anchors are being installed, 

particularly on the adjacent developed properties. 

18. Approvals from adjacent property owner for any encroachments into or over the property (ground 

anchors, overhead crane, etc.). 

 

The above comments are based upon the information contained in the application documents submitted 

to the planning department and does not constitute a complete review of the proposal at 3180 St Johns 
Street.  



 

 

 

Based on the preliminary nature of the documents submitted it is unclear whether this project can comply 

with the requirements under the BC Building Code. If there are any questions regarding the above items, 

please feel free to contact the undersigned. 

 

 

 

Version 1 (Plans building department comments are based on) 

 

 
 

Version 2 (subsequent resubmission not reviewed by the building department) 

 

Building Official 

Stephen Cote-Rolvink 

s.22(1) Personal Privacy



3180 st johns - second staff comments letter. - March 2024 

 
 

March 14, 2024 

 

File No. ORD00004 

 

Mr. Isaac Beall 

Senior Director, Development 

Anthem Properties Group Ltd. 

Suite 1100 Bentall IV Box 49200 

1055 Dunsmuir Street 

Vancouver, B.C.  V7X 1K8 

 

Dear Mr. Beall 

Re: Staff Second Review Comments Letter - 3180-3190 St. Johns Street and 81-89 Moray 

Street 

Staff have completed their review of the resubmission of the development application for the 
mixed institutional/cultural and rental residential project at the northwest corner of St. Johns 
Street and Moray Street. The following comments are based on the review of the materials 
received with the application dated October 19, 2023, and the amendment submitted on 
November 28, 2023. 

The engineering and environmental concerns that need addressing before proceeding with the 

application to the 1st and 2nd readings of Council have already been communicated. It is 

imperative that these concerns be resolved and confirmed by staff. This letter encompasses the 

remaining concerns or comments. 

Review Process 

Key milestones to date include the following: 

• November 16, 2022 - the application for rezoning and development permits for form and 

character and hazardous conditions is submitted;  

• February 6, 2023 - the application is presented to the Land Use Committee; 

• February 21, 2023 – the application is considered for early input by the Community 

Initiatives and Planning Committee. 

• March 23, 2023 – the application is presented to the Advisory Design Panel. 

Economic Development 

Regarding the commercial aspect of this project, there are a few points to consider: 
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• The addition of a CRU is a positive step, and the inclusion of mezzanine space presents 

a unique opportunity. 

• However, the location at the base of Moray St may not be ideal. It lacks visibility and 

may not attract as much foot traffic as a more prominent location would. The steep slope 

of Moray St could also pose a challenge for attracting customers from the south side. 

• With a sizable CRU space, it's worth considering the type of tenant that would best suit 

the area. If it's intended for food and beverage, ensuring appropriate infrastructure 

during construction is essential. 

• While parking variance is being sought, the amount of dedicated parking space raises 

questions about necessity. 

These points do not need to be addressed before going to Council. However, it's also important 

for the applicant to consider them in light of maximizing the potential success of any prospective 

tenant. 

Environment and Parks 

Most of staff comments are standard, such as updates to the landscape plan and stormwater 
management and can be addressed at later stages. However, there are two comments that 
could affect the overall site layout and need to be addressed before the council hearing: 

• The on-site planting plan should allocate space for larger trees, including coniferous 
varieties. Suggestions are: 

o Explore the possibility of planting street trees along the St. Johns frontage. 
o Replace fruit trees with small to medium-sized trees and ensure sufficient soil 

volumes. 
o Mandate wider boulevards to accommodate tree growth adequately. 
o Seek opportunities to incorporate larger species of trees on-site to increase 

projected canopy coverage, currently at a low 5%, through additional planting. 

• We continue to recommend the inclusion of a small dog relief area. 

For a comprehensive list of all comments, please refer to Attachment 1. 

Engineering Comments: 

Please see Attachment 2 for the review completed by Engineering. Please note that certain 

components discussed with Engineering staff on March 12, 2024, which are to be included in 

the Development Permit for Council consideration, need to be updated according to the 

discussions held during that meeting. 

Building Comments 

Please refer to Attachment 3 for comments based on the applicant’s response and a review of 

the revised drawings and geotechnical report. None of these comments are required for the 1st 

and 2nd readings. 
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Fire Rescue 

Port Moody Fire Rescue has no issues with the proposed application. The applicant should be 

familiar with City’s general guidelines for construction projects and fire safety plan requirements: 

Fire-Rescue Guide (portmoody.ca) 

www.portmoody.ca/fsp 

Other considerations  

To enhance communication and achieve favourable outcomes in the Council meeting, please 

provide a revised response addressing the comments from ADP, LUC and CIPC. Clearly outline 

how each comment was addressed, and if not addressed, provide the reasons why. 

This ensures transparency and clarity in the decision-making process, facilitating a more 

productive discussion during the Council meeting. 

Final Comments 

While every attempt has been made to provide comprehensive comments in this letter and the 

attachments, the City reserves the right to provide additional comments or requirements in the 

future upon review of new/additional information.  

Should you have any questions or wish to arrange a meeting to discuss the various staff 
comments in advance of preparing a revised submission, please feel free to contact me. 

 

Yours truly,  

Bita Jamalpour, MSc, PhD 

Senior Development Planner 

CC:   

Michael Olubiyi, Manager, Development Planning  

Wesley Woo, MCIP, RPP, Assistant Manager, Development Planning 

 

Attachments 

1. Environment and Parks Comments 

2. Engineering and Transportation Comments 

3. Building Comments 

 

s.22(1) Personal Privacy
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Urban 

Forestry 

A canopy coverage analysis that provides pre-

development and post-development data is required. 

The post-development analysis 

should be based on a 20-year 

outlook and use the methodology 

found in the Sustainability Report 

Card. The post-development 

canopy coverage should meet the 

target of 20% coverage for mixed 

use found in the Urban Forest 

Management Strategy.  Please 

include these details in the arborist 

report or landscape plans. 

Urban 

Forestry 

The onsite planting plan should include space for 

larger trees including coniferous varieties. 

Staff note it is unlikely the 20% 

canopy coverage target will be 

achieved with the proposed planting 

plan. 

Urban 

Forestry 

An updated arborist report that is dated within the 

last two years is required. 

Staff note that the site/tree 

conditions have changed since the 

last site visit the project arborist 

made on October 20th, 2021, and 

recommend a follow-up site visit 

before submitting an updated 

report. E27 

Urban 

Forestry 

Tree species should be drought-tolerant and climate-

resilient 

Staff recommend reviewing Urban 

Tree List for Metro Vancouver in a 

Changing Climate and selecting 

tree species in the 'suitable' and 

'very suitable' categories. 

https://metrovancouver.org/services

/regional-

planning/Documents/urban-forest-

trees-list.pdf 

Urban 

Forestry 

New trees proposed for the site should follow the 10-

20-30 species diversity rule in the street tree, public, 

and private treed areas.  

  

Other 

Installation of root barrier on and off-site in areas 

where trees will be installed in close proximity to 

hardscapes. 

Tree plantings within close proximity 

of hardscape surfaces (2m or less) 

must install root barrier to reduce 

the probability of future root conflict 

and potential damage.  Hardscape 

damage and replacement can lead 

to premature replacement tree 

removal if root growth is not 

accounted for.  
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Other 

On and off-site landscape plans must show the 

available soil volumes (m3) for all planting beds 

where trees have been proposed.   

The applicant should apply the 

Urban Forest Climate Adaptation 

Framework for Metro Vancouver 

soil volume requirements of 0.6m3 

of soil volume per unit of crown area 

(m2).  Where appropriate soil 

volumes cannot be achieved, 

structural soil and engineered cells 

may be required.  Design 

Guidebook Maximizing Climate 

Adaptation Benefits with Trees 

(Metro Van).pdf (bcsla.org)  

Landsca

pe - Off-

Site 

Incorporate the Landscaping on City Lands DRAFT 

Interim Specifications and Standards and include 

reference to them in future landscape drawings for 

all off-site landscaping  

Refer to the Landscaping on City 

Lands DRAFT Interim 

Specifications and Standards for 

tree spacing and minimum 

distances from utilities  

Landsca

pe - Off-

Site 

All off-site trees should be irrigated with drip 

irrigation. 

Off-site irrigation should be 

separate system from the on-site 

system and have a central control 

system that is easily accessible 

from public property. Please refer to 

Landscaping on City Lands DRAFT 

Interim Specifications and 

Standards for irrigation system 

requirements. 

Landsca

pe - Off-

Site 
Off-site landscaping should incorporate rainwater 

management features and passive forms of 

rainwater harvesting that support street trees. 

See City of Burnaby Town Centre 

Standards.  See drawings TC-25 

and TC-26 as examples.  

https://www.burnaby.ca/sites/default

/files/acquiadam/2021-08/Burnaby-

Town-Centre-Standards.pdf 

Landsca

pe - Off-

Site BC Hydro and Communication lines on St John's 

Street should be move underground. 

Moving aboveground utilities 

underground will support canopy 

coverage targets, increase lifespan, 

and reduce maintenance 

requirements of boulevard trees. 

Parks 

and 

Green 

Space  

The City continues to recommend the inclusion of a 

small dog relief area to reduce damage and impact 

to boulevard space and reduce pressure on park 

space. 
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Attachment 2 - Engineering and Transportation Comments 

Subject:                 

 
3180-3190 St. Johns Street and 83-99 Moray Street Transportation Impact 
Assessment v1.2 
 

 

Infrastructure Engineering Services – Transportation Division has received the above 

transportation impact assessment dated December 20, 2023, and provided the following 

comments: 

 

 Existing Condition Assessment: 

• Existing traffic volumes 

• Confirm the AM (PM) peak period from the collected traffic volume data. 

• Confirm the AM (PM) peak hour from the collected traffic volume. 

• Safety assessment 

• Include a safety assessment summarizing the number of casualties and seriously 

injured people at intersections and corridor segments within the past five years.  

• Commentary on City policies/plans/programs 

• Include a commentary section about the requirements from relevant City policies, 

plans, or programs such as the Official Community Plan, Master Transportation 

Plan, Climate, and sustainability Plans.  

Multi-modal Trip Generation: 

• Trip generation from the proposed development should include trips for all road users, 

including pedestrians, cyclists, transit users, and car users. This assessment should 

account for trips generated not only during peak hours but also outside of these times. 

• Vehicle trip generation 

• Confirm the Friday evening peak period for the Jamat Khana. 

Technical Assessment: 

The technical assessment should include an analysis of each mode to understand their impacts 

and identify any gaps: 

• Pedestrian Assessment: Compare pedestrian facilities within the site, along the frontage, 

and in the defined impact area to the standards of the BC Active Transportation Design 

Guide. 

• Cycling Assessment: Evaluate cycling facilities within the site, along the frontage, and in 

the defined impact area against the BC Active Transportation Design Guide standards. 

• Transit Assessment: Review access to, and the accessibility of, the nearest transit 

facilities and amenities. 

• Safety Assessment: Focus on mitigating collisions within the impact area that result in 

serious injuries and casualties, in addition to analyzing near misses. 

Loading Assessment:  

Examine impacts related to garbage collection and curbside management, especially 

concerning delivery vehicles. 

• An auto-turn analysis is required to demonstrate access to property, including 

solid waste and recycling collection, emergency response, and loading.  The 
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analysis must consider roadway grades to ensure vertical and horizontal 

clearances are achieved to minimize damage to vehicles and building structures. 

• The site parkade access must be relocated to Moray Street.  The expectation 

that residents would use Buller Street and St. Johns Street to access the site 

parkade via eastbound Golden Spike Lane will not be welcomed by future 

residents. In turn, there will be an increase in vehicles travelling in the wrong 

direction, creating a safety concern, and requiring future mitigation and 

enforcement efforts by the city.  Therefore, the City does not approve of the 

current site parkade location. 

Parking Assessment 

• Vehicle parking:  

• Staff supports the use of shared parking spaces for the commercial space. 

• Bicycle parking: 

• Provisions for convenient, capacious, and secure bicycle parking facilities in 

the proposed development. 

Travel Demand Management (TDM) 

To support the proposed reduction in vehicle parking, the TIA should include robust TDM 

measures. These measures may include, but are not limited to: 

• Providing e-bike shares for residents, including adaptable e-bikes for seniors and those 

with mobility challenges. 

• Enhancing short-term bicycle parking with well-lit, secure, indoor facilities. 

• Offering secure public bicycle parking on-site. 

• Providing transit passes for residents and employees. 

• Offering annual car share memberships to residents. 

• Allocating dedicated publicly available parking spaces for car share vehicles, which must 

be electric. The developer is responsible for installing ducting and electrical 

infrastructure. A second electric vehicle car-share may be considered based on 

utilization and at the discretion of the car-share company. 

• Providing real-time public transit information (arrival time, travel time, etc.) in the building 

or main areas for residents. 

• Supplying travel planning resources, such as individualized marketing, including active 

transportation maps and community resources. 

• Installing directional signage to major destinations and public amenities. 

• Staff supports unbundled parking to separate the cost of parking from the cost of 

housing. 

 

The City may also consider other innovative strategies proposed by the developer, provided 

they come with acceptable rationale and justification. 
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Attachment 3 - Building Comments 

 

 The Building Section has had the opportunity to review the above referenced application and 

associated documents. At this time the staff from the Building Section would provide the 

following comments:  

The comments below are based on the applicant’s response and are numbered in sequence to 

this response.  

1) Alternative solutions will need to be reviewed for acceptability by the city.  

2) Sequencing will need to be reviewed in conjunction with the fire department for 

acceptability.  

3) Please confirm which version, from the images below, your responses are based on.  

4) Understood  

5) For this item I am looking for verification of compliance specifically to Sentence 

3.4.2.2.(4).  

6) Understood  

7) Understood  

8) More specific details and sections of this area will need to be provided as part of the 

permit application for better clarity as to what is occurring.  

9) Understood.  

Additional comments;  

10) I note that the architectural drawings identify a true north and a project north. As this 

property is not skewed and clearly has north, south, east, and west boundaries, please 

remove any reference to a project north as this leads to unnecessary confusion.  

11) Please ensure any continuation of stair, floor and wall systems that extend through the 

open to below areas are shown on these pages to remove confusion and to improve 

tracking of features between floors. The stair shown in the southeast corner of the public 

patio is an example of this. Also, ensure this stair is not designated as an exit stair.  

12) I note that the list of indicated alternative solutions does not include interconnected floor 

spaces. Please review these requirements in relation to the open stair that extends from 

ground level to the roof patio.  

13) Please clarify the stair in the southwest corner, is this a scissor stair?  

14) Plans are to clearly label those units that will be constructed as adaptable dwelling units.  

15) A preliminary code analysis is required to be submitted to determine the constructability 

of the project and to establish and identify how the fire department access and response 

requirements of the BC Building Code will be met.  

16) The geotechnical report will need to be updated to reflect the 2024 BC Building Code. 

The report is also to address impacts on adjacent properties buildings and the depth of 

adjacent buildings support structure in relation to this proposed development and what 

will need to be considered as part of this development’s design.  

17) Geotechnical report to comment on potential soil conditions where anchors are being 

installed, particularly on the adjacent developed properties.  
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18) Approvals from adjacent property owner for any encroachments into or over the property 

(ground anchors, overhead crane, etc.).  

 

The above comments are based upon the information contained in the application documents 

submitted to the planning department and does not constitute a complete review of the proposal 

at 3180 St Johns Street. 

 

Based on the preliminary nature of the documents submitted it is unclear whether this project 

can comply with the requirements under the BC Building Code. If there are any questions 

regarding the above items, please feel free to contact the Building Official,  

Stephen Cote-Rolvink at SCote-Rolvink@portmoody.ca. 
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