






 

3. FIRST EADING OTION: ncrease ob pace. 

 

Concern: Council requested more job space. 

 

Response: The proposal meets the OCP definition of mixed-employment area with ground level commercial, 

including Light Industrial (see Motion 4), and some office (in a second-level type mezzanine space). It provides far 

more employment than previously took place on the property and more than would take place if the property was 

developed as a typical Light Industrial building. The OCP has no requirements for a ‘jobs to population’ or an 

‘employment area to residential area ratio’ target by which projects are individually evaluated.  

 

We believe the proposal reviewed by Council at First Reading fully met the OCP requirements for job generation. To 

respond to Council’s request further study was done on potential additional employment areas. The physical and 

zoning limitations have been maximized for commercial/industrial area on the frontage of Murray Street /Electronic 

Avenue. The only opportunity for more job space is the first storey of the residential building. There are two 

challenges with converting the first storey of the residential building to office use as suggest at First Reading: 

 

1. Code/Security: full office use within a residential building requires additional elevators (one per building) 

and larger universal washrooms in all offices. It complicates security, access, and utility/cost sharing 

between residential Owners above and the hypothetical office level within their building.  

 

2. Market: Mosaic does not believe office is viable in this location, beyond what has already been provided 

within the commercial/industrial units. Office real estate brokers support this opinion, advocating for 

larger consolidated offices (whether in one building or in a ‘business district’). 

 

The revised proposal includes zoning the first storey residential units of Building 2 + 3 as Home Occupation Use 

(Type B). Thanks to extensive collaboration with Staff, this zoning allows Owners to register a business to their 

home address and have up to two employees work from their home-based business. The units are residential 

primary with the flexibility of secondary business use. This strategy avoids the code and market concerns involved 

with converting a storey within the residential building to permanent office primary use.  To support this zoning a 

common universal/accessible washroom is added on the ground floor, satisfying code/Building Department 

requirements for potential employees. This zoning is a perfect complement to the proposed co-work amenity areas 

on the ground floor which includes work alcoves and technology features to further support work from home 

businesses. There are parking stalls set aside in the Below-Grade Parkade to accommodate Commercial, Industrial, 

and Home Occupation uses in line with Staff input (see Parking Table in appendices).  

 

The revised proposal includes diverse employment opportunities which are adaptable to a changing economy. 

There are a variety of employment spaces, both in size and height, which can be used by food manufacturers, 

personal services, offices, light industrial, or creative industry. The residential buildings allow and support a variety 

of home-based businesses (25 projected) including some with additional employees onsite (a range of 30-64 

potential home-based employees). This is a progressive mix of employment options which is appropriate for the 

site location and changing neighbourhood.  

 

In total, there are 179 projected jobs with potential for up to 213. This is superior to the 102 projected jobs for a 

typical M1 light industrial building. The project jobs to population ratio ranges from 0.38 up to 0.45, which supports 

Port Moody’s recently discussed city-wide target of 0.35-0.42 jobs to population.  

 

For Context, Comparison to Past Use: The property today provides 0 jobs to the community. For the past 20 years, 

employment has ranged from up to 20 employees in the early 2000’s to 8 at the time of closing. The former use 

resulted in contamination and development involves remediation of the lands to today’s environmental standards.  

 

For Context, Comparison to Light Industrial Development: A Light Industrial development (under the M1 zone) 

would generate an estimated 102 jobs; 71 from the light industrial and 31 from mezzanine office (if built). This 

assumes standard concrete tilt-up small-bay warehouse (0.40 FSR) on the site area of 100,643 square feet. In 

comparison, the proposal is projected to generate 179 jobs; 124 jobs from the employment area, 25 jobs from 
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Appendix F – Artist’s Rendering #1

View from the street level of Building #3 light industrial use. 
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Appendix G – Artist’s Rendering #2

Entry way between Building #1 and Building #2.
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Appendix H – Artist’s Rendering #3

View from Murray Street of Building #1 & #2’s architectural design. 






