Schedule 1 to the Minutes of fhe
Gengral Purposes Committee
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Council held on M
2017, onday, July 17,

City of Richmond, Planning Committee, Meeting July 17, 2017.
Remarks on Agenda ltem 2 — Onni Imperial Landing Proposal
John Roston, 12262 Ewen Ave.

Proposed Additional Uses '

The desired type of development most frequently mentioned by local residents, including those in
favour of re-zoning, has been Granville Island which has the objectives: “a retail mix that focuses on
uniqué, high quality and locally based product offerings,” and “arts, crafts and cottage industries where
the public may view and purchase products produced on the premises.” Granville Island has artist
studios, art galleries, gift shops, small food shops and small restaurants. The Imperial Landing buildings
are ideally suited to these additional uses, but many such activities can only afford industrial lease rates.

A prime waterfront location is no place for a large grocery store. There will now be at least two
elsewhere in Steveston where there is also enough commercially zoned land available for a third.

Rental accommodation in central Steveston has been restricted to upper levels of buildings to allow for
services at ground level. Short term motel style rental accommodation at ground level is inappropriate
at this location and competes with local homeowners who are legally renting short term
accommodation to help with mortgage payments. A second hotel to compete with the existing
Steveston Hotel should be located elsewhere in Steveston where commerciaily zoned land is available.

The allowed uses which bring in the highést lease rates are-the ones which will eventually dominate the
Imperial Landing buildings. If one wants artist studios in a building at low lease rates then that must be
the only allowed additional use. If one wants small shops then a maximum square footage must be set
for each type of use.

Around 18 months ago, Onni submitted its anticipated lease rates for each building based on use:

Building 1 General Retail $28.00 6,868 sq.ft.
Building 2

Ground Level | Grocery $29.50 15,921 sq.ft.
Building 3 Restaurant $33.00 1,789 sq.ft.
Building 4 Financial Services $38.50 5,952 sq.ft.
Building 5 Indoor Recreation $25.00 13,803 sq.ft.
Building 6 Offices and Minor Health $15.00 (industrial rate) 9,391 sq.ft.

Whatever Onni may say about the initial use in each building, if financial services are permitted in

Buildings 1 and 4 then that is what will eventually be there. Buildings 2 and 3 will eventually have

restaurants with perhaps some grocery and general retail.

Councillors should consider stating verbally some of the uses that they would consider for Imperial
Landing in return for an appropriate amenity contribution. Simply turning down each Onni proposal

" without comment allows Onni to continue telling local residents that Councillors are opposed to

anything other than maritime use.



Community Amenity Contribution
As the staff report points out, “The most similar comparable is where there is an increase in density, the

City looks to receive as close to 100% of the land lift value before development.” The City should insist
on 100% here and reject Onni’s 50% offer which Onni calculates to be $2,375,000. In the form letter of
support which Onni distributed to visitors at its last Open House, Onni stated that it had offered $3
million.

The land lift value calculations done by the consultants hired by Onni and the City were based on the
anticipated lease rates for each building. The lease rate for each building should be the highest rate for
the allowed uses in the building, not the rate for the use that Onni says it intends to initially install in the
building. A purchaser of the property would base the value on what it could do, not what Onni happens
to be doing. The lease rates should be re-calculated once the additional uses have been determined.

There is no reason to take the Onni consultant’s low-ball lease rate estimates into account when Onni
itself submitted much higher anticipated lease rates 18 months ago.

Onni has stated that there would be no land lift value for buildings 5 and 6 if only hotel use is added.
This would also be true if only artist studio use is added in those buildings.

The City should either hire another consultant or supply the existing consultant with additional
information since the consultant has not used the highest lease rate for allowed uses, nor taken account
of the lease rates that Onni itself stated it expected to achieve 18 months ago:

Highest Lease Previous Onni

Rate Use Submission City Consultant | Onni Consultant
Building 1 Financial Services | $38.50 "~ | $33.00 $32.00
Building 2
Ground Level | Restaurant $33.00 $24.00 $22.00
Building3 Restaurant $33.00 $33.00 $32.00
Building 4 Financial Services | $38.50 $30.00 $28.00

Alternative Proposal

Although there is no chance that Onni would agree, there is a simple way to arrive at a fair land lift value
for the property based on the principle that it is worth what a buyer is willing to pay. Let Onni pick any
new value for the property with the additional allowed uses. The City then has the choice of buying the
property at that value or using that value in the land lift calculation for the required community amenity
contribution. The City then gets either a fair amenity contribution or a nice profit on re-selling the
property.
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