








3. FIRST READING MOTION: Increase job space.
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 O 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 D - Light Industrial Job Comparison

3015-3093 Murray: Job Projections

June 14th 2021
Previous Use Hypothetical Light | Revised Mosaic
(approximate) Industrial Tilt-Up Proposal
7 Site Area (SF) 100,643 100,643 100,643
2 FSR Permitted 2.5 2.5
2 FSR Proposed - 0.4 2.3
4 Gross Buildable 40,257 228,460
5 Light Industrial GFA 35,225 9,788
& Office/Mezzanine GFA 5,032 7,086
7 Commercial/Retail GFA 0 12,456
Total Employment GFA 40,257 29,330
& Light Industrial Jobs /1 per 350-550 SF 20 7 25
o Office Jobs /1 per 162 SF (in mezzanine) 31 44
70 Retail or Service Jobs / 1 per 225 SF 0 55
77 Home Occupation Businesses (Type A, no employees) 0 25
772 Home Occupation Businesses (Type B, up to 2 employees) 30
Total Jobs 20 102 179
2 Jobs per 1,000 sqft Employment Area 2.52 4.23
72 Number of Homes 0 215
74 Total Population (2.2/home) 0 473
75 Projected Jobs to Population Ratio 0.38
Potential Jobs to Population Ratio 0.45

Notes

3 M1 Zone does not designate a max FSR but limits height. Typical 24ft tilt-up is 0.30-0.50 FSR.

4 Mosaic's proposal assumes Builidng #3 is limited to M1 Light Industrial zone uses.

6 Mosaic office space is per mezzanine area proposed. Light industrial office mezzanine typically 10-15% of GFA.
8-10 Jobs/SF averages per PM. Light industrial uses vary; assumed 500sf/job in traditional warehouse and 400sf/job in new space.

11 Based on PM Staff provided figure of 0.1155 home-based businesses per apartment.
11a Building 2 + 3 first residential storey 2 non-resident employees allowed per unit. Potential 64 total jobs not including owner. Assumed less than 50%.
12 Job intensity in mixed used proposal is higher per square foot. Excluded HBB in the apartments above.

14 Metro Vancouver assumptions 1.9 residents per apartment. 2.2 residents per apartment from Port Moody.

15 City of Port Moody Target range for community between 0.35-0.42.
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Appendix E - Previous Site Employment Letter

From: Clinton Stewart _>

Sent: Thursday, April 8, 2021 5:55 PM

To: Adrien Herberts

Cc: Adam Perry

Subject: Labour Force at Can- Am Containers

Good Day Adrien,
In reference to our phone conversation yesterday , let me put my thoughts in writing for you .
| was employed by Can-Am and then went on to become the Owner .

The time period was August 1975 - February 2010, when | sold the Business to a Corporation and then | was employed
by that Corporation to oversee all Reconditioning Operations in Canada until December 2015 .

At the Peak of the Can - Am Operations we employed 36 people - this was in the 1990’s .

With the Closure of most of the Oil Refineries we scaled back to 15 - 20 people . This was in the Year 2000 .
At the time of the Plants closing there were only 8 Employees.

All of the work that was done at Can-Am is now done in Edmonton and Seattle .

I believe this is the jist of our Conversation.

Have a very pleasant day.

Rod Stewart
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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.
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Appendix | - Rezoning Proposed Parking Allocation

Upper Parkade
Upper Parkade

Below Grade Parkade

Below Grade Parkade

Below Grade Parkade

Below Grade Parkade
Below Grade Parkade
Below Grade Parkade

Parkade Provisions (updated to align with May 3rd RZ/DP Drawing Submission and 2nd Reading Revision Intent)
. . Bylaw Bylaw Proposed Proposed Variance
Unit Type Units Ratlo Required Ratlo Required Total
Residentlal
One Beds 102 1.0 / Unit 102 1.0 / Unit 102 none
Two Beds 58 1.5 / Unit 87 1.39 / Unit 81 -6 Variance
Rental One Beds (market & affordable) 21 11/ Unit 23 0.75/ Unit 16 -7 Varlance
Rental Two Beds (market & affordable) 34 11/ Unit 37 1.0 / Unit 34 -3 Varlance
Total Units 215
Residential/Commercial Visitor Flex 32 32 none (0.2/unit first100 then 0.1/untt)
Commerclal / Industrlal / Home Business
Home Occupation Type B/Commerclal* 32* * 64 * 22 .42 TBD # of Businesses*
Comm & Indust. (Sq.Ft) Ground 22213 1/ 431sf 52 1/ 431sf 52 0
Comm & Indust. (Sq.Ft) Pre-Built Mezzanine 7007 1/538 sf 13 1/538 sf 13 none
Total Stalls 410 352 -58

Changes from March 9th 2021 Parking Table

1. Total parking count decreased by 3 stalls in recent resubmission (2 in drawings and 1 further to accommodate universal washroom for Home Occupation B).
2. Rental unit mix changed in recent resubmission to increase the # of two bedroom rental or affordable rental homes.

3. *Home Occupation Type B allowed for 32 units. Bylaw requires 1 stalls per employee, meaning a potential 64 employees / stalls required at maximum.
Stalls to be available for general commercial visitor use until a business license is registered. Through licensing businessess can reserve stalls for enployee use.
4. Formerly, 29 surplus’ stalls were allocated to Commy/ind to exceed Bylaw min. Currently, 22 surplus stalls are allocated to be commercial and/or

Home Occupation Type B.

Upper Parkade|

Below Grade Parkade|

Physical Stalls] Bylaw Reg. | Proposed Req
183 189 183 Market Homes |
169 21* 169 Visitor/Rental/Comm & Ind/Home Occupation
352 410 352
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