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Mixed-use
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Mosaic will be providing a public art contribution fund in sum 
of .05% of construction cost as per the City of Port Moody's public 
art corporate policy that will go towards the Artwork reserve.  
Interim art on site fencing will wrap the site during the course of 
construction and approval process. Publicly accessible art 
intended, location and form to be developed throughout approvals 
process.  

None

A810 + A811 + L105

3

The project has integrated artistic design by incorporating
materials that highlight the sites industrial history. Further, the
architectural expression draws from the existing industrial material
palette along Murray Ave (cladding, steel) into the landscape
features (eg. corrugated steel, wood rails and door surround for
residential lobbies, exposed texture concrete found in railway and
forestry industry) to bring a new and exciting architecture to Port
Moody.

A205 + A810 + L104.3
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N/A

N/A

The project provides a large amenity courtyard space that could
be utilized for outdoor art events, small scale performances or
pop up outdoor cinema. 

The commercial and industrial space could be used for arts
related to businesses such as an art gallery, dance studio, craft
tasting room(s).

1



The proposed ground floor commercial retail space proposed
along Murray St will create a pedestrian friendly sidewalk that will
activate the streetscape and allow for greater accessibility to
everyday shopping. The sidewalk will include landscaping
elements that will create both a functional and pleasing
environment. Further, the sidewalk will reduce the reliance on
vehicle transportation and will support greater accessibility to
every day shopping needs. The variety of shops provided along
the ground floor with offer a mix of uses and provide a range of
services to the public. In addition, the bike path, upgraded lighting
and contribution to the intersection at Murray St and Electronic
will further enhance the streetscape.

L104.3, A202, A203, A810
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Currently a contaminated industrial site that was historically used
for cleaning oil drums. Today, it is used as a staging and laydown
area for construction materials under a temporary use permit.

0

Mixed-use, commercial (office, light industrial, retail) and
residential

158 Total: 141 plus 17 for those working from home

29,161 sqft a range between 90-158 jobs will be created.17 jobs 
from home-based businesses based on 413 persons at ratio 
of .0418 plus 90-158 jobs created from commercial (office / retail / 
light industrial). 

3

Currently there are limited retail/ service options within 800m
radius of the lot. With approx. 29,161 sq.ft. of commercial spaces
offering a variety of tenants, local residents will have access to a
wide range of shops and services  that will enhance the livelihood
of the neighborhood, improve walk-ability and positively contribute
to the community. The project is within 1.1km from the sky train
station providing ease of access and drawing income into the
local economy.

1



vacant

0

Mixed-use - Residential and commercial (CD Zone)

2.25

3

The commercial spaces proposed, will add shopping and dinning
experiences that will connect to adjacent sites such as Rocky
Point Park and Brewers Row. Further, the proposed commercial
uses will help connect the area into a fluid strip to offer visitors
and residents a one stop shop full destination experience.  The
project is located within a 15 minute walk (or 1.1km distance)
from the Skytrain station, offering greater connectivity through
public transportation for tourists and visitors.

1



Infrastructure designed for small scale CRU that support local
startups to grow and own in Port Moody. The Mezzanine lofts add
flexibility to the CRU, offering the ability for ground floor
programming and office space on the second storey above.

2

The proposed development redevelops and rehabilitates a
contaminated, brownfield site. Appropriate documentation will be
provided to demonstrate compliance with BC Contaminated Sites
regulations prior to occupancy. 
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Landscaping Plants will include a variety of native and adaptive
vegetation that will provide nesting and foraging habitats for birds.
An evaluation of the buildings ventilation grates, drains and pipes
will be considered to reduce danger to small birds. 

1

The outdoor lighting has been designed to minimize effects of
light pollution through the inclusion of the following strategies;
- exterior lights will be pointed down with shields
- LED bulbs/ low voltage bulbs with dimmer controls
- motion sensors for exterior lights

Residents will also be advised to keep their curtains/blinds at
night closed to reduce excessive light spill.

3



A101b, A101
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Project complies with centralized waste requirements outlined in
Zoning Bylaw. Residential Strata totals 637 sf, Rental 408 sf and
commercial 560 sf. Rooms are conveniently accessible through
the parking area, well lit and easily maintained and monitored.

2

0

0

There are not trees existing on site. No trees were taken down
with this application.

0



No trees or natural habitat was removed through this
development. Urban landscaping features will replace the current
vacant site that will support a diverse range of habitat.

1



Please refer to Landscape plans L104.1 confirming soil depth. 
Landscape terracing is currently proposed to cascade on the
back side of the retaining wall to screen the CP Rail line, as well
as over the commercial podium and west entrance staircases.
Please refer to L104.1 and L101.

1



L102

1.5

Native bird species

The landscaped podium and courtyard will provide significant
greenery that will offer the opportunity for native bird species to
nest and forage for food.

L101

1



Step Code 2 (commercial) and 3 (residential) 

3

HRV system will be installed in every unit. The energy model
report conducted by JRS Engineering on October 29th, 2020
confirms that the proposed buildings satisfy the thermal comfort
requirements of ASHRAE 55-2004. 

2



The buildings achieve thermal comfort compliance with the
ASHRAE 55-2004 "Thermal Environmental Conditions for
Human Occupancy". Glazing is minimized on East and West
elevations with a glazing verse cladding ratio less than 50%
glazing. HRV's are provided in every unit. Deep balconies and
roof on south elevation to limit solar heat gain in summer months.
Further, OITC 26,29 and 30 rated windows and doors have been
specified to meet acoustic and thermal comfort performance
passively without requiring A/C in each unit.

3

LED lighting, HRV, occupancy censored lighting in the common
areas. Outdoor automated lighting. Automated security system. 

2



Community garden in addition to a composing space.

L105

2

2



The landscaped area will incorporate a variety of native plant.
Terrestrial animals benefit from landscaping and ground floor
level, while native bird specie will benefit from the courtyard as a
place to nest and forage for food. 

1

The project has engaged a Mechanical and Building Envelope
Consultant to produce a building energy model to evaluate the
performance levels of the project. Please refer to Energy Model
report conducted by JRS Engineering further detailing Thermal
comfort compliance.

2
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108 Adaptable Units over three buildings 

0

N/A

Common areas including the outdoor amenity space are all
accessible. Lobby entry/ elevators, outdoor amenity areas are
accessible via low profile thresholds. CRU bathrooms will also be
accessible. Ground level Commercial spaces are designated to
be fully accessible. 

The development meets 50% adaptable units 
Zoning Bylaw requirement (29 of 80 in Building 2 
and 3 and 50 of 55 in Building 1).  
 
It is noted the Building 1 (below market and market 
rental) includes 50 of 55 units as adaptable only 
includes 1 elevator. Building 2 and 3 includes two 
elevators. One elevator does meet B.C. Building 
Code requirements and the City has no specific 
policy or Bylaw that specifies the number of 
elevators required for a mixed-use or multi-family 
development. Despite this, given the increase to 
the number of adaptable units within Building 1, 
staff have recommended throughout the review 
process that a second elevator be added to 
address any issues with the breakdown and 
maintenance of the elevator, or move-in and move 
out of tenants. Given there is no specific 
requirement to have a second elevator, as 
proposed, only one elevator will be provided for 
Building 1.

4



Shadow study has been done to demonstrate the design has no
impact beyond the local vicinity or neighbouring buildings. 

Design and landscaping has been incorporated to maximize
privacy from the railway line as well as abutting sites.

A009

1

Vacant

85%

15%

Significant Green Space included

1
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1-bed and 1-bed + den allows for easier market entry for first time
homebuyers

1





Approx. 36,000 sq.ft. amenity space is proposed:

Large landscaped podium comprising of play area and slide,
outdoor dining, outdoor fitness, large open lawn, community
garden, urban agriculture plots, bosk, central plaza as well as a
potential performance space.

L101

3

Adaptable units supporting aging in place. Variety of unit sizes,
accessible community spaces.

2



Host a community meeting to meet with local brewers, tenants
and homeowners to explain the project, the development process
as well as listen to comments and take questions and concerns. 

1



CPTED measures are met through video surveillance of the
exterior courtyard and entry and exit points of the building. 
Maintenance will ensure the common areas and landscaped
grounds are kept clean, safe and user friendly. The programmed
spaces of the courtyard encourage the intended uses of the space
by residents. The design encourages human interaction, and
separates the spaces from public to private spaces. 

A205

1

At the time of sale, homeowners will be provided a package
detailing the sustainable features of the building, including
maintenance, usage hours, and security.

1
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Contribution to City's 
Artwork Reserve

Intensification on 
currently vacant site 
 
29,170ft2 of 
employment 
generating floor area 
and 32 Home 
Occupation Type B 
units

Restoration of 
contaminated site

16 below-market rental 
units  (7.4% of  units), 
39 market rental units 
(18.1% of units) 
+/- $350,000 will be 
contributed via the 
CAC Affordable 
Housing Reserve Fund 
allocation 
Large on-site amenity 
space












