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Supplemental PH Package 

December 18, 2017 
Onni Application 

 
See Public Hearing Agenda for Staff Report, Atts. AA to DD & Bylaws 

 

Supp. PH – 1 Att. EE –  Staff Report to Planning Committee 
dated April 30, 2014 (including attached 
staff reports dated March 17, 2014 & 
April 30, 2014) 

Supp. PH – 228  Att. FF – Public Correspondence (received May 
1, 2014 to June 26, 2017) 

Supp. PH – 361 Att. GG – February 2016 public open house 
meetings summary (including sign-in 
sheets & public correspondence from 
February 7, 2016 to March 11, 2016) 

Supp. PH – 671 Att. HH – Economic Analyses Executive 
Summaries prepared by Site 
Economics Ltd, dated June 23, 2017 & 
Coriolis Consulting Corp., dated June 
28, 2017 



 



 

 

 

  
 

      
    

  
   

    
   
   
   
   
   
   
   

     

   

 

 

           

 

 

 

       
        

  

        

  

 

    

 

     
          

    
 

 



 

 

  
  

 

 

      
    

       
       

  

         

  

         

    

 

     
          

    
 

   

       
          

  

        

          
            

            
    

  

 

    

 

     
          

    
 

 



 

 

  

  
  

 

 

 

      
    

       
           

  

        

  

 

    

 

     
          

    
 

       
          

  

        

  

 

    

 

     
          

    
 

       
          

  

         

 



 

 

  
  

 

 

      
    

  

       

    

 

     
          

    
 

       
         

  

        

  

         

        

    

 

     
          

    
 

   

       
          

              
              

  

        

 



  
  

 

 

 

 

 

 

      
    

  

       

    

 

     
          

    
 

     
          

    
 

     
          

    
 

     
          

    
 

     
          

    
 

     
          

 

 



     

  
  

 

 

      
    

     
          

 

      
 

       
             

       

  

        
              
             
         

          
              

           
             

            
           

         
              

              
            

              
            

          
           

            

  

       

          

        

         

        

 





  
  

      
    

        

        

        

       

       

        

        

        

        

           

          

       

        

          
 

         

       

        

        

         

        

        

        

          

        

        

       

        

 



  
 

      
    

        

         

        

        

        

        

        

        

        

        

        

        

        

       

    

 

           
             

            
            

            
             

            
            

     

           
            

     

          
             

              
           

             
          

 



  

  
  

      
    

            
           

            
              

             
            

            
             

 
            
              

            
            

 

           
              

            
              

            
          

              
 

           
             

     

            
              

          

           
              

              
           

           
       

          
            

              
     

 



 

 

  
  

      
    

           
             

             
           

            

           
             

          
            

             
 

            
             

            
             
            

            
       

         
            

                
      

           
             

          
  

           
             

            
               

          
          

  

 



 

  
 

      
    

 

 

           
            

            
             

            
        

           
            

           
            
          

           
               

     

          
            

             
           
         

           
            

             
             

        

           
            

   

          
          

           
    

          

            
       

           
          

       

 



  
 

 

      
    

 

            
     

            
            

           
 

            

           
             

           
                
                

             
             

        

           
              

             
             

            
             

       

            
       

             
         

  

        
         

            
        

           
          

   

 



 

 

  
  

      
    

            
          
              

      

            
            

            
           

              
            

    

           

     
         

         
           

            
        

  

 

     
      

 
   

 
 

 

 



  

  
 

  

 

      
    

    

        
       
        
    

   
  

 



 

 
 

 
 

   
      

    
   

 
     

 
      

       
    

     
    

      

  

  

  

  

    
  

 

   

    

    

        
        
           

       
        

        
        

         
        

          
       
          

         
        
        

        
       

          
        

        
         

   

 



       
        

       
         

        
        

        
          

          
         

        
         
         

       

 



       
    

      
    

 
 

 
 

 
     

 
      

      
  

  

  

  

    
  

 

  

   

    

          
        

           
        

         
           

       
        

 

 



 

       
    

      
      

 
 

 
 

 

     

 

      

      
  

   

      

  

    
  

 

   

   

           
  

 



   

 

       
    

     
   

    

     
   

 
 

 
 

 
     

 
      

      

  
    

      

  

  
   

 

 
 

  

  

    
  

 

  

     

   

           
        

        
         

         
        

      
        
     

 



       
    

      
   

 
 

 
 

   
     
 

  

   
     

      
  

 
 

         
      

  

         
                  

      

           

  

 

  

   

         

 



   

     
    

    

     

              
       

  

                 
                  

               
            

                  
                

               
                  

                   

                 
                 
                

                   
  

             

  



 

       
    

     
     

 
 

 
 

 

    

   
     

 
 

     

                    
               

                       
                

                    
               

             

                     
       

 

  

 



  

       
    

      
   

 
 

 
 

 

   
     

  
       
     

                
  

 

 

  
  

      

 
 

                 
        

 
 

               
                  

               

 





 

 
 

 
 

 

 
     

 
     

    
      

  
     

    

       
    

     
    

                       
                       

                    
                       

                      
                    

 

  
    

 



 

       
    

       
    

 
 

 
 

  

 
     

 
     

    
      

  
     

                    
                       

        
                   

    
    

    

 



 

      
     

     
        

 
 

 
 

 

  

 
     

  
 

      

       
   

       

   

                     
                  

            

 

  

  
    

   

    
       

  
      

                 
              

         
                  
                  
          

                   
                

                
              

              

                  

 



               
    
                

  
                 

   
                 

           

              
                  

    

             
    

                  
      

                 
                    

                  
                   

                
                  

                 
 

                 
                  

    

                     
 

            

 
  

    
  

  

 



      
     

     
        

 
 

 

 
     

  
          

            
           

      

           

   

                     

         

                    

   

 

 

       
       
        

       

     
      

   
              

                
          

  

   

   

  

  

 



    

          

        

       

       

        

  

          

                   
                 

                   
  

                
   

                 
                   

                    
                      

         

                  
          

                  
                    

 



                     
                    
    

                  
                   

                  
                   

   

                
              
             

             
           

               
             

 

  

 



 

      
     

        
          

 
 

 
     

   
          

           

   

                     
         

                    
   

 

 

       
       
        

      

    
      

  
         

                   
 

                     
                  

     
                    

 
                   

              
                    
                

                
                 

                     
    
                      

     
           

 



  
  

    
  

 

 



      
     

     
        

 
 

 
 

 

   

 
     

  
     

         

                     
         

                    
   

 

 

              
        
       

 
    

      
  

     

    

                    
     

                
                     

                 

                 
                     

            

                   
                     

        

 



                      
                   

                    
           

                     

         

 
  

  
  

 



 

 
 

 
 

 

   
    
    

  

      
     

     
    

   
     

 
  

 

            

 



      
     

     
       

 
 

 
 

 

  

   
     

 
   
       

        

       

    

      

 



   

   
    

  

   

    

              
                 

           

              
         

                
            
               

              
            

       

          
            

                
 

               
      

       

                
                

                  
                  

                  
               

              

            
              

            



          
                

     

              
              

           
             

           
              

             
             

           
                

             
              
           

             
       

 

    
    

    
 

  



      
     

     
      

 
 

 
 

   
     

 
         

 

            

   
    
   

  
  

    
                     

                        
                   

   

 



 

      
     

     
       

 
 

 
 

 

  

     
     

 
         

   

        

 

  

 



     

   

      

          

              

                  

  

               

              

                

                

                  

 

     

   

      

    

    

 



       
    

     
      

  
 

 
     

 
 

 
        
       

  
      

  
         

     
      

  
        

   
                      

                   
                    
  

        
          
       

                   
                    

      

                
                   

                
                      

                   
           

                     
      

    

 
  

   

 



    
  

  

 



       

         

        

             

   

      

           

      

       

            

   

             

   

          

         

         

     

         

        

       

     
                
                

                     
                

                   
             

                    
                
                

         

                   
                       
                  

                    
                 
                     
                  

 



     
                 

                  
              

                   
                      

        

  
                 

               
                 

                   
                

                    

                  
                   

              
                

           

               
               

                    
                     

               
                 

 

    
              

                
                

               

        
 



 

 
 

 
 



  

 

 
 

 
 

 

  
   
  
    
  

    

      
     

     
    

   
     

 
   
             

                       

 



 

 
 

 
 

 

   
    

 
  
   

    

 

      
     

     
    

   
     

 
          

           

                      

   
  

    

 



 

       
    

     
     

 
 

 
 

 

   
    
    

      
     

 
        

             

  
   

    

 



      
     

     
     

    

  

        

 
 

 

   
    
   

 
  

    

 
  

           

           
                     

 



 

 
 

 
 

 

 
  
  
 
  

    

      
     

     
    

   
     

 
   

 

           

 



       
    

     
  

 
 

 
 

 

   
     
  
     

     

   
      

                   
                     

               
                    

      
                  

                   
                

                 
               

                    
               

    

   
     

   
   
   

   
       
  

    
    

   

  
   

    

 
  

 



      
     

     
          

 
 

 
 

 

   
   
    
  

     

    

    
     

 
  

             

                      
                      

                   
           

      

 
  

      

 



 

 
 

 
 

 

   

 

      
     

     
    

   
     

 
  

           

     
    
 
  

    

                     
                   

                   
          

    

  

 



 

       
    

     
     

 
 

 
 

 

 
   
   
  
  

   

     
 

  
           

         
                   

          
                     

                
                     

                  
                   

                       
      

                 
   

                         
            
   

 



      
     

     
        

 
 

 
 

 

   

   
     

 
  

            

     
    

  
   

    
                   

                
           

  

 



      
     

     
        

 
 

 
 

 

  

   
     

 
  

           

     
   
  
   

    

    

 



















      
     

     
      

 
 

 
 

 

  
    

 
 

 

    

   
     

 
  

            

                      
               

  

 



 

      
     

     
          

 
 

 
 

 

   
    
    
  

   

    

   
     

 
         

             

                    
                    

     

                   
                   

                    
               

                
                 

                    
                    

                   
                    

 

  
   
   
  
   
   

  
   
    
   
   
   
   
            
   

 



 

                
                  

   

                     
                  

                    
    

                     
         

 

  

 



 

 
 

 
 

 

   

  

      
     

     
    

   
     

 
  

             

     
 

  
   

    
           

    

 



      
     

     
       

 
 

 
 

 

   
    
   

     
     

 
          

           

  
   

    
      

  

 



 

      
     

     
      

 
 

 
 

    
     

 
  

  

               

  
  
    
  
   

    

                    
                   
                   

      

 





      
     

     
      

 
 

 
 

 
     

 
      

      

  
   

      

  

     

  

  

    
  

 

  

    

      
      

      
        

         
         

         
        

       
        

     
      
      

        
         

        
       
       

        
       

     

 



 

        
         

        
          

      
        

          
        

       
       

        
         

        
       

         
          

        
       

        
       

        
        

         
        

 

 



 

      
     

              
    

 
 

 
 

 
     

 
      

      
  

          

  

 

     

   

        
        

         
        

       
         

           
      

    
       

       
        

         
        
         
         

     
         

       
         

       

 



  

       
        
         
          

        
          

          
        

          
 

 



 

 
   

 
  

      
     

     
    

   

             
              

             
               

               
              

              
              

             
           

               
             

                 
             

                 
            

               
                

             
              

                 
               

               
               

                
                    
          



      
     

     
        

 
 

 
 

   
     

 
  

 

            

   
      
    

  
    

    
                  

                  
                

  
  

 



      
     

     
     

 
 

 
 

 

   
  
  
 
   

    

   
     

 
  

             

                      
                   

    

 



      
     

     
      

 
 

 
 

 

   
    
    
  
   

    

   
      

 
  

            

                     
    

                      
                 

                    
                    

                      
                   

                   
                 

                         
                   

                      
                     
                      
               

                       
                     

                      
                 

                 

  
 

 



      
     

      
     

 
 

 
 

 
     

 
      

      
  

   

      

  

     

  

    
  

 

  

    

  

          
        

            
          

         
           

         
        

        
         

        
        

       
        

       
  

 



      
     

     
      

 
 

 
 

    
     

  

           

     

                   
          

                     
               

                      
                 

                   
                   

                      
                     

            
                     

                     
                  

                    
                    

                 
          

                    
                  

                        
                   

                 
                     

  
  

     

 



      
     

     
     

 
 

 
 

 
     

 
      

      

  
   

  

  

  

  

  

    
  

 

  

     

        
          

           
         

          
       

       
        

       
        

       
        

        
      

         
         
          

         
       

       
       

 



  

             
         

         
           

 

 

 



 

      
     

     
         

 
 

 
 

 

   

    

    
  
   

    

    

     
     

 
         

           

 



  

      
     

     
      

 
 

 
 

   
     

 
          

            

     
        
   
  
   

    
                      

               

    

 



      
     

     
     

 
 

 
 

   
     

 
  

            

     
     
    

  
     

    

  

                    
                   
                 

               
  

                 
                    

                  
                   
         

                       
                   
          

                

 

    

 



      
     

     
        

 
 

 
 

 

 

   
     

 
 

    

     

                   
                      

                  
                    

                   
        

                    
                      

                   
        

              

        

 

   

 



 

 
 

 
 

      
     

     
    

 
     

 
      

      

  
   

      

    

  

  

  

   

    
  

 

  

   

        

          
          

       
      
        

       
       

        
       

       
       

       
        

         
       

        
         
       

         
          

         

 



          
        

      

 



 

      
     

     

   

 
 

 
 

 
 

 
     

 
      

      
   

      
      

    

 

                          
                        

         

      

    

      

 



   

      

     

              

   

      

                  

                    

 

                   

                

    

                 

                  

                 

 

     

   

      

    

 



      
     

     
    

   
       

   

       
   
   

    

       

 

              
             

           

                
              

                
            

           

  

  
 
   

     
  

    
   

   
   

   

    
  
  

 



      
     

     
         

 
 

 
 

 

   
     

 
 

         

      

                   
                
                        

       

                    
                     

                   
  

                    
    

                    
                  

             

                
          

                
                 

 

                    
         

                  
       

                       
           

  

  

  
  

 



   

      
     

     
      

 
 

 

 

 
     

 
      

      

  
   

      

    

  

  

  

    
  

 

  

        

 

           
         

       
      

         
        

     
        

        
         

         
         
         

           
        

           
          

        
        

      
       

 



 

  

         
      

     
          

         
           
       

       
          

         
          

        
  

 



 

      
     

     
      

 
 

 
 

   
  

 

     

 
      

  

 

      

  

  

  

  

    
  

 

   

  

        

    

          
       

         
           
       

       
       

         
            
      

     
        

       
        

        
        
         

          
        

 



    

         
        
        

        
         
       
         
         
     
        

        
        

         
       

      
       

   

 



      
     

     
      

 
 

 
 

 
     

 
      

      

      

  

     

  

  

    
  

 

   

     

        

         
         

       
         

        
        
        

         
         

         
       

          
       

           
      

         
          

          
        

         
        

 



      
         

    

 



      
     

     
        

 
 

 
 

 

     

 

      

      
  

   

    

 

   

  

    

    

    
  

   

 

        
       

         
    

 



 

 

      
     

     
      

 
 

 
 

 

   
     

 
      

                
                     

                

                  
         

  

  
 

 
   

   

 



      
     

     
       

 
 

 
 

 
     

 
      

      
  

  

  

    
  

 

  

     

  

          
        

        
          

        
        

           
       

          
        

       
    

 



 

 

 
 

 
 

 

    

      
     

     
    

   
     

   
      

       

                    
        

                       
          

                    
                   

               
                 

       

                      
                   
             

                     
                    

                  

  

    
          

 

 



 

 

 

 
 

 
 

      
     

     
    

 
     

 

 

      

      
  

   

    

 

  

  

     

      

 

    
   

  

 

        
          

        
         
        

         
       

     
       

        
         

          
        
        

        
         

       
         

        
        

       

 



 

         
      
     

 





           
                

           
        

      
          

   
       

        
     

   

            
          
        

        
  

         
        

       
         

      
       

         

        
          

       
         

 

  







 

 
 

 
 

 

      
     

     
    

   
     

 
 

    

   
    

    
   

            

   
    
   
  
     

    

            
                

               
    

               
     

                   
     

       
                 

           

                
      

                   
    

                

                   

  

 

 



 

      
     

     
     

 
 

 
 

 

  

   
     
 

    
       

                  
  

        

  

  
 

    
      

    
    

 



  
   

    

   

 

     

  

            
             

             
            

           
   

         
           

         
          

        

              
            

              
            
            

        

           
          

          

 

 



 

          
     

          
           

            
           

           
             
         

          
 

          
           

          
            

      

          
            

           
             

             
           

             
          

  

  

      

       

 



            
        

            
         

   

            
             
              

        
  

         
           

            
           

            
          

              
              
             
            

 

  

 



 

      
     

     
 

 
 

 
 

 

   

   
     

 
  

             

     
    

  
   

    

               

                 
                   

   

                 
             

                 
      

               
                 

                  
       

                   
                

  

 

  
 

  

 



      
     

     
       

 
 

 
 

 

   

 
     

 
  

            

          
  
   

    

    

 



 

      
     

     
        

 
 

 
 

   
  

    

  
   

   

   
     

 
   

 

                       
             

                      
                     
                 

                     
                     

                   
                  

                 
         

                

    
    

 
  

 



  

      
     

     
   

 
 

 
 

 

    

   
     

 
 

   

            

                   
                  
       

                  
                   

                     
                

                
                    

     
            

 
  
   

 

 



  

      
     

     
     

 
 

 
 

 

   

   
     

 
  

           

     
   

 
    

    

    

 



 

      
     

      
    

 
 

 
 

 

   

   
     

 
  

            

     
    
  
     

    

               
                

                
                  

           

                  
                   
                      

       

                 
       

                 
              

  

 



 

  

 



 

 
 

 
 

 

   
  

   

     

     
 

  
           

  
 

     
     
  
     

    

                   
                   

                    
                 

 

                   
                 

                      
                   

   

    

  

 



      
     

        
    

  
 

 
 

     
   

    

           
   

     
  

 

 
    

      
  

    

                    

 

                     
                    

  

                      
     

       

  
     

 

 



      
     

     
     

    
     

  
     

 
 

 

   
  

  
 

                
                  

                 
                  

        

                
               

            
   

              
        

              
 

                  
                

            
                  

                 
  

  

   

 



      
     

      
 

 
 

 
 

 
 

   
  

 

  
  

     

     
 

 
  
  

  
 

       
    

  

 



   

  

   

  

  

                     

                 

                     

                   

        

                   

             

                    

           

  

   



      
     

     
   

 
 

 
 

 

     
 

      

      
  

   

      

 

  

  

  

    
  

 

  

   

  

         
          

      
  

 



      
     

      
    

 
 

 
 

 
     

 
      

      
  

      

  

     

  
     

  

    
  

 

  

   

  
 

      
     

        
         

       
         

      
     

       
      
        

         
         

       
       

        
          
        

      
       
          

 



        
         
          

          
       

        
       

        
         
        

         
          

      
       

         
        

         
       
        

      
        

         
      

       
           
        

         
         

          
         

         
          

        
       

      
         

       
         

       
        

          
        

        
         

        
       

     
            

       
       

          
        
         
        

          

 



        
     

       
         
         

        
          

      
         

      
        

         
 

 



      
     

      
    

 
 

 
 

 
     

 
      

      

  
  

    

  

   

  

    

         

    
  

        

 

          
          

      
       

          
        

      
          

            
       

        
       
           

          
        

        
        

 



      
     

      
  

 
 

 
 

 
     

 
      

      
  

   

    

 

  

  

  

    
  

 

  

    

  

          
        

       
       

         
        

        
          

        
        

         
        

         
           
        

       
 

 



      
      

     
     

 
 

 
 

 

   
  

   

 
     

     
  

     
   

  
 

                     
                  

                     
                 

                
                 

                   
 

                 
              

                

     

                   
                   
                    

       

                  
                   

             

                    
                       

 

              
          

         

  

   



  
 

    

 

    

     
       

  
  

          
 

                
                 

              
            

  

               
               
             

              

                 
                 

             
                

 

                 

             

  
    

    

 

 
 

 

 



  
 

    

   
  

 
    

  

    

   

            
       

           
        

               
              
              

        

            
            

            
            

   

              
            

                
          

  

               
               

              
               

                 
      

    

              
             

             
               

                 

 
 



   

                  
                 

              

              
                

            
                

                
              

              

              
           
            

                   
                

               
                 

                  

             
                 

            
               

            
            

              
     

                 
            
               

       
       
       
       
       

                
                    

            
                

              
                

     

           
              

 



    

               
             

    

                   
            
          

                
         

             
              

              
          

                 
             

         
       

       
   

 

          
           

            
              
       

               
            

                 
            

    
  

   
  

  
 

    

            
     

     

 



      

  

         

    

       

             

               

                

           

              

              

               

              

               

              
              

               

  

 

  

  

 

  



  
 

  
     

  
   

        

           

               
     

        

              
 

                      
                   

                     
      

                   
                   

                   
                

                     
        

          

    

                    
                    

        

                 
                  

                    
  

                     
           

                     
                  
    

                  
                

                    
             

                    
       

                    
      

               
                

    

 



   
                 

  

                  
  

                      
                    

              

                   
                   

                   
                   

      

      

                

                    
                 

                     
                  

        

                     
             

                   
          

                   
   

                  
 

 

      

                  
                  

                    
                    

                  
    

                
                 

            

             
                  

             
              

         

                     
                  

                  
                 

                  
  

 

































                   
     

 





                    
                  

      

                  
           

                    
                

             

  
  

 

 







       

                     
                    

                  
                      

                

                  
                 

                 
                 
          

                   
                   
                    

                  
                   

   

                     
                   

                     
                  
              

                     
                    
                   

      

                       
                      

                    

                  
                    

                   
            

                      
  

                    
                   

                  
     

       





 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 

 
 

 
 

 
 

 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 





   

       

       

         
         
         
         

         
         










