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RlChmond Planning and Development Department
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To: Planning Committee " Date: April 30, 2014
From: Wayne Craig E F‘si& RZ 13-633927

Director of Development - Al 12-8660- 25-COR063 /q%&
Re: Application by Onni Development (Imperial Landing) Corp. for a Zoning Text

Amendment at 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street (formerly
4300 Bayview Street) to amend the Steveston Maritime Mixed Use (ZMU12) zone
and the Steveston Maritime (ZC21) zone

Staff Recommendation

1. That the additional information identified in the staff report dated April 30, 2014, titled
“Application by Onni Development (Imperial Landing) Corp. for a Zoning Text Amendment
at 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street (formerly 4300 Bayview Street) to
amend the Steveston Maritime Mixed Use (ZMU12) zone and the Steveston Maritime
(ZC21) zone” from the Director of Development be received for information.

2. That should Council wish to locate a library on the subject site, Council select a preferred
lease option and authorize staff to enter into lease negotiations with the property owner,

///}W%” ’
Wayte Craj
DirecM Development

Att.
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Staff Report
Origin

Onni Development (Imperial Landing) has applied to the City of Richmond to amend the
“Steveston Maritime Mixed Use (ZMU12)” zone and the “Steveston Maritime (ZC21)” zone to
permit additional commercial uses in the non-residential spaces of each of the six (6) existing
buildings on the subject site at 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street
(Attachments 1 and 2).

Staff reports were reviewed by Planning Committee at the meetings of November 19, 2013 and
April §,2014. At the Planning Committee meeting of April 8, 2014, the application was referred
back to staff. Inresponse to the referral, the applicant has provided a revised community
amenity contribution proposal (Attachment 3); staff has reviewed the possibility of providing a
replacement Steveston branch of the Richmond Public Library on the subject site; staff has
reviewed the referral to examine the possibility of marina development; and staff has reviewed
the legal aspects related to change of use lease provisions suggested by the applicant. In
addition, staff has reviewed the land use percentage allocation recommendation from the
Steveston Merchant’s Association.

Background
The following referral motion was carried at the April 8, 2014 Planning Committee meeting;:

“That the staff report titled, Application By Onni Development (Imperial Landing) Corp.
for a Zoning Text Amendment at 4020, 4080, 4100, 4180, 4280 And 4300 Bayview Street
(Formerly 4300 Bayview Street) to amend the Steveston Maritime Mixed Use (ZMUI2)
Zone and the Steveston Maritime (ZC21) Zone, from the Director, Development, dated
March 17, 2014, be referred back to staff to examine:

(1) the enhancement of the community amenity contribution, including the possibility of
library expansion and marina development, and '

(2) the legal aspects related to change of use lease provisions suggested by the applicant.
and report back to the April 23, 2014 Planning Committee meeting.”

The timing of the referral in was subsequently revised by Council. The following motion was
carried at the April 14, 2014 Council meeting: '

“That the date for staff to report back to Committee on the referral made at the Tuesday,
April 8, 2014 Planning Committee meeting regarding the Application By Onni
Development (Imperial Landing) Corp. for a Zoning Text Amendment at 4020, 4080,
4100, 4180, 4280 and 4300 Bayview Street be deferred to the Tuesday, May 6, 2014
Planning Committee meeting.”

This staff report addresses the Planning Committee referral by: providing a summary of
proposed revisions regarding community amenity contribution; and providing staff updates
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regarding the possibility of providing a replacement Steveston branch of the Richmond Public
Library on the subject site, marina development in Steveston and the change of use lease
provisions suggested by the applicant. In addition, this report provides a staff update regarding
the land use percentage allocation recommendation from the Steveston Merchant’s Association.

Findings of Fact

Please refer to the referral staff report dated March 17, 2014 (Attachment 4) for information
pertaining to public correspondence received between November 5, 2013 and March 17,2014
and response to a new public concern, as well as staff comments and consultant reports
responding to the referral received from the November 19, 2013 Planning Committee meeting,
and referral rezoning considerations.

Please also refer to the original staff report dated November 4, 2013 (also included in
Attachment 4) for information pertaining to the site and surrounding development, significant
public input received February 15,2012 to November 4, 2013 and responses to public concerns,
as well as staff comments on the proposal, OCP amendment, zoning amendment, extending
commercial uses east of No. 1 Road, transportation, heritage and the original rezoning
considerations.

Public Input

After the referral staff report was completed on March 17, 2014 to the time of writing this report,
eleven (11) pieces of correspondence were received from seven (7) members of the public and a
46-signature petition of Steveston residents in support of the proposal was submitted by the
applicant (Attachment 5). Five (5) correspondence writers did not support the proposal, one (1)
correspondence writer supported the proposal and one (1) correspondence writer did not indicate
whether they supported the proposal, but did support Planning Committee’s referral motion for
increased community amenities. Similar concerns were raised by the public and discussed in the
previous staff reports. The new correspondence includes new concerns regardmg timing of the
land use change proposal and a request for a maritime museum.

Prior to March 17, 2014, a significant amount of public input was received regarding the
proposal and discussed in the original rezoning staff report dated November 4, 2013 and an
additional twelve (12) pieces of correspondence were received from the public and discussed in
the referral staff report dated March 17, 2014.

Analysis

This analysis section will discuss each of the referral items made by Planning Committee at their
April 8, 2014 meeting.

Community Amenity Contribution

In their referral back to staff, Planning Committee asked staff to examine the enhancement of the
community amenity contribution, including the possibility of library expansion and marina
development.
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In response to the referral and following negotiations, the applicant has submitted an offer to the
City (Attachment 3), staff examined the possibility of providing a replacement Steveston branch
of the Richmond Public Library on the subject site, and staff reviewed the referral to examine the
possibility of marina development in Steveston.

The revised enhanced community amenity contribution offer to the City includes the following:

e The rezoning considerations presented in the referral staff report dated March 17, 2014,
which include the following community amenity contributions:

o $1,500,000 to the City’s new Steveston Community Amenity provision account,
o $136,206 to the City’s Road Works DCC projects account,
o $605 to the City’s Storm Drainage DCC projects account, and

o Letter of Credit security in the amount of $15,000 to allow for future traffic calming and
truck activity mitigation that may be required after the commercial area is occupied. The
Letter of Credit to be held by the City for a period of 18 months after the commercial area
is occupied.

e An additional $500,000 to the City’s new Steveston Community Amenity provision account.
e Three (3) lease options for the City to choose from, including:

o Option 1 — for the City to lease 4,000 ft* on the subject site at a rental rate of $25/f* for
the first five (5) years and an option to renew for an additional five (5) years at the same
rental rate. Under option 1, the applicant is also offering to include a change of use lease
provision in future leases to allow for future Maritime Mixed Uses in Building 6.

o Option 2 — for the City to lease the entire 9,197 ft* ground floor unit in Building 6 (4300
Bayview Street) at a tiered rental rate. The rate of $0/ft” would apply to the first 4,000 ft?
and $25/ft> would apply to the 5,197 ft* balance of the area for the first five (5) years.

The rate of $25/ft* would apply to the entire 9,197 ft* area for an additional five (5) years.

o Option 3 — for the City to lease the entire 12,929 ft* ground floor unit in Building 5 (4280
Bayview Street) at a tiered rental rate. The rate of $0/ft* would apply to the first 4,000 ft?
and $25/ft* would apply to the 8,929 ft* balance of the area for the first five (5) years.
The rate of $25/ft> would apply to the entire 12,929 ft* area for an additional five (5)
years. Rates are also identified at $28/f* for years 11-15 and $30/ft* for years 16-20.

There are still many questions related to the lease that would need to be carefully reviewed.
Staff has asked for further information about such things as operating costs, access to parking,
servicing, provision for an allowance for tenant improvements, additional charges, lease terms
and lease rates and considerations for a large tenant space. This information was not available
from the applicant at the time of writing this report.
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The City’s Real Estate Services Division has advised that the offered lease rate of $25/ft°
represents a reasonable market rate for Building 5, however, if the lease terms include provisions
for tenant improvements, parking, etc. the lease rate would become more favourable. Staff
considers the higher market rates, identified by the applicant, of $32/ft* to $40/ft* to be more
applicable to smaller tenant spaces less than 2,000 ft* in size.

The Tronwood branch location is approximately 12,500 ft* distributed over two (2) floors. The
current lease rate at Ironwood is $20/ft* and is only applied to 4,500 ft* of common space with
the remaining 8,000 ft* provided rent-free. Staff negotiated with the applicant to develop more
favourable lease terms in keeping with the Ironwood branch provisions but the applicant advised
the offer provided is the best they are willing to provide.

In the event that Council wishes to pursue any lease with Onni, staff require authorization from
Council to work with the applicant to establish appropriate business terms for a lease and would
need to advise Planning Committee and Council through future staff reports regarding revised
rezoning considerations and lease details. ’

Richmond Public Library

In response to Planning Committee’s referral for staff to examine the possibility of library
expansion, Community Service staff have reviewed the three (3) lease options and advise that the
minimum size library space that would be acceptable for the Steveston branch of the Richmond
Public Library to relocate from the Steveston Community Centre to the Imperial Landing site is
13,000 ft*. The 12,929 ft* space option in Building 5 (option 3) aligns with advice from
Community Services staff. There is a sufficient increase in space to allow for a comfortable
library with comprehensive branch services including a hybrid of services to meet traditional
needs and address some of the growing trends of future library services. Building 5 would
provide a 20 year solution for library services in Steveston that would meet community needs
and relieve pressure on the Brighouse (main) branch.

The 9,197 ft* space option in Building 6 (Attachment 2) would not be acceptable for a library
space on the basis that it would only provide a modest expansion and not meet the changing
needs for library services such as the inclusion of a computer room, reading room and study
space. It is considered by staff to be of poor value for the financial investment that would be
needed and at best would be an interim solution that would need to be revisited in the future.

Community Service staff have advised that the 12,929 ft* space option in Building 5 for a
replacement library is the only option of the three (3) lease options that is considered viable for
community service space due to the size of the units and cost to operate stand alone facilities.

Increases in the Capital Budget, Operating Budget and graduated annual operating budget would
need to be approved by Council to accept this proposal. These include a one-time capital cost of
$3,655,460 that would be included as an adjustment to the 2014 Capital Budget and ongoing
operational costs estimated at $426,315 which would form part of the 2015 Operating Budget.
The increase in operating costs of $426,315 result in a 0.23% tax impact, and would form part of
- the graduated 2014-2015 annual operating budget based on an 18-month project development
process. Finance staff have advised that the capital costs of $3,655,460 could be funded from the
Rate Stabilization Provision and the Five Year Financial Plan 2014-2018 could be amended
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accordingly. The exact dollar amounts and timing may change. Substantial rent increases could
impact the operating budget in future years and must be considered.

Community Services staff provided the following estimates for lease, operating and capital costs
associated with locating a library in Building 5 or Building 6:

. Current Location 9,197 ft? 12,929 ft?

Size 4000 ft Building 6 Building 5
Steveston CC & J
Meeting long term needs No Interim Yes
Programmable library space 3,750 ft’ 8,597 ft’ 12, 329 ft*
Non public space 250 ft* 600 ft’ 600 ft’
Net gain common space 4,847 ft? 8,579 ft?
| A. Operati liti ffi
' ‘pe.ra fonal Cgsts (utilities, staffing, $646,200 $700,000 $720,000
janitorial, collections)
B. Common Area Fees ($10/ ft?) Nil $91,970 $129,290
C. Rent Nil ;
Year 1-5 $129,925 $ 223,225
Year 6-10 $229,925 $ 323,225
Year 11-15 $362,012
Year 16-20 $387,870
Subtotal (A+B+C)
Year 1-5 $646,200 $921,895 $1,072,515
($161.50/ ft?) ($118.86/ ft°) ($95.10/ ft?)

Year 6-10 $1,021,895 $1,172,515
Year 11-15 $1,211,302
Year 16-20 $1,237,160
Current Steveston Operating Costs $646,200 $646,200
Increase to Operating Budget N/A
Year 1-5 $275,695 $426,315
Year 6-10 $375,695 $526,315
Year 11-15 $565,102
Year 16-20 $590,960
Capital Costs (tenant improvements, shelving, N/A $2,759,280 $3,655,460
moving, collections, FFE’s) ($300.01/ ft?) ($282.73/ ft?)

Marina Development

In response to Planning Committee’s referral for staff to examine the possibility of marina
development, the questions of possible dredging in front of the subject site and marina
development in Steveston have been referred to Parks staff.

The City has hired a marine engineering consultant and commenced with the investigation into
the potential dredging. Parks staff will provide information to Committee and Council through
future staff reports and will be available at the Planning Committee meeting for any further
discussion.

4211729 Supplemental GP -6
Onni Application



April 30,2014 -7 - R7 13-633927

Change of Use Lease Provision

In their referral back to staff; Planning Committee asked staff to examine the legal aspects
related to change of use lease provisions suggested by the applicant.

In response to the referral, the Law Department received a legal opinion that it is legal for Onni
to include provisions in their commercial leases negotiated with future tenants, including the
change of use lease provisions suggested by the applicant. The City would not be able to enforce
lease provisions unless it was a party to the lease or had entered into a separate unregistered legal
agreement directly with Onni to require a change of use lease provision be included in
commercial leases with future tenants.

While a lease provision could be used to secure future MMU uses in Building 6 on the subject
site, staff do not recommend the City being a party to the administration or securing of such a
lease provision for a variety of reasons including business operations, potential liability and
enforcement concerns. Executing such a lease provision and evicting a tenant could have a
significant economic impact on their business operations. In addition, it would be very difficult
for the City to manage and enforce, particularly if Onni sells any of the air parcels or units to a
third party.

Steveston Merchants Association Proposal

In addition to the referral, there was discussion at the April 8, 2014 Planning Committee meeting
regarding the Steveston Merchants Association proposal to restrict the approximate 60,000
square feet of MMU area on the subject site to 25% retail (roughly equivalent to the size of the
proposed grocery store), 25% Maritime Mixed Use (to support the potential of a City marina in
front of the site) and 50% office.

Real Estate Services staff has reviewed Imperial Landing Retail Analysis, prepared by Hume
Consulting Corporation and dated December 2013 and the Steveston Village Economic Analysis,
Imperial Landing Rezoning — Commercial Impacts, prepared by Colliers International
Consulting and dated February 24, 2014 and find the findings to be reasonable.

Staff discussed the Steveston Merchants Association proposed limitations with the applicant.
The applicant advised that:

e The proposed community amenity contribution package would need to be reduced if
limitations were imposed.

o If the City leases Building 5, the potential commercial area is effectively reduced by 23.1%
(including all non-residential ground floor area).

o They have received interest in leasing 12,950 ft* of space from bank, daycare and dental
office type uses, which would effectively reduce the potential commercial area by a further
21.7%.

o A multi-building commercial development typically has a mix of business uses and the
individual uses and proportionate mix may change over time.
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Financial Impact or Economic Impact

The proposal would provide $2,000,000 to the City’s new Steveston Community Amenity
provision account, $136,206 to the City’s Road Works DCC projects account, and $605 to the
City’s Storm Drainage DCC projects account.

The proposal also has the potential for capital and operational costs as discussed within the
report should Council wish to authorize staff to negotiate a lease for space for a library within the
development on the subject site.

Conclusion

In response to Planning Committee’s referral, the applicant has submitted an enhanced
community amenity contribution proposal; staff reviewed the possibility of providing a
replacement Steveston branch of the Richmond Public Library on the site; staff reviewed the
legal aspects related to including a change land use provision in commercial leases; and staff
reviewed the percentage allocation of land uses suggested by the Steveston Merchants
Association.

If Council wants to pursue the enhanced community amenity contribution proposal and the
option of a replacement Steveston branch of the Richmond Public Library on the subject site,
staff would need authorization from Council to work with the applicant to establish appropriate
business terms for a lease and staff would need to advise Committee and Council through future
staff reports regarding revised rezoning considerations, lease details, and increases in the Capltal
Budget, Operating Budget and graduated annual operating budget.

L [

/
Sard Badyal, M. Arch, MCIP, RPP
Planner 2

SBirg

Attachment 1: ILocation Map and Aerial Photo

Attachment 2:  Site Context Map ‘

Attachment 3: Community Amenity Contribution Offer (dated April 30, 2014)

Attachment 4:  Staff Report to Planning Committee from Director of Development dated March
17,2014

Attachment 5: Public Correspondence (received March 18, 2014 to April 29, 2014)
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ATTACHMENT 3.

April 30, 2014

Ms. Sara Badyal

Planner 2

Development Applications Division
City of Richmond

Dear Sarg,
Re: Community Amenity Contribution - Imperial Landing

As a consultant to Onni Group, | have been authorized by the developer to present three eptions for providing
some additional community amenity contributions related to its Imperial Landing commercial development
in response to Planning Committee's direction:

QOption 1

e 4,000 square feet of floor area within Imperial Landing will be leased to the City of Richmond for a 5-
year term at a below market rate of $25 per square foot (triple net). One 5-year renewal option would
be provided at the same rate of $25 per sguare foot {triple net). Based on current a market rental rate
level at Imperial Landing in the estimated range of $32-$35 per square foot in Years 1-5 and $35-540
per square foot in Years 6-10, this represents a total additional non-cash contribution by the developer
in the range of $340,000 to $500,000.

e Future lease rates (i.e. after Year 10) for the 4,000 square feet of space will be calculated based on the
average annual increase in the Consumer Price Index over the preceding 10 years.

e An additional $500,000 cash contribution would be contributed to the Steveston Community Amenity
provision account.

e Aleasetermination clause will be inserted in all leases entered into for Building 6 to provide for possible
maritime related uses in the future. Modifications have been made to the proposed termination clause
since the Planning Committee meeting of April 8.

Option 2

e 4,000 square feet of floor area within Building 6 would be leased to the City of Richmond at $0 per
square foot (triple net} for one 5-year lease term. There would be one 5-year renewal option at a below
a market rental rate of $25 per square foot {triple net). Based on current a market rental rate level at
Imperial Landing in the estimated range of $32-$35 per square foot in Years 1-5 and $35-S40 per square
foot in Years 6-10, this represents a total additional non-cash contribution by the developer of
approximately $840,000 to $1,000,000.
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The balance of the commercial floor area in Building 6 {approximately 5,000 square feet) would be
leased to the City of Richmond for one 5-year term at a below market rental rate of $25 per square foot -
{triple net). One 5-year renewal option would be provided at the same rate of $25 per square foot (triple
net). Based on current a market rental rate level at Imperial Landing in the estimated range of $32-35
per square foot in Years 1-5 and $35-$40 per square foot in Years 6-10, this represents a total additional
non-cash contribution by the developer in the range of $425,000 to $625,000.

Future lease rates {i.e. after Year 10) will be calculated based on the average annual increase in the
Consumer Price Index over the preceding 10 years.

A $500,000 cash contribution would be contributed to the Steveston Community Amenity provision
account.

QOption 3

4,000 square feet of floor area within Building 5 would be leased to the City of Richmond at $0 per
square foot (triple net) for one 5-year lease term. There would be one 5-year renewal option at a below
a market rental rate of $25 per square foot {triple net). Based on current a market rental rate level at
Imperial Landing in the estimated range of $32-$35 per square foot in Years 1-5 and $35-540 per square
foot in Years 6-10, this represents a total additional non-cash contribution by the developer of
approximately $840,000 to $1,000,000.
The balance of the commercial floor area in Building 5 {approximately 8,828 square feet) would be
leased to the City of Richmond for one 5-year term at a below market rental rate of $25 per square foot
{triple net). One 5-year renewal option would be provided at the same rate of $25 per square foot {triple
net). Based on current a market rental rate level at Imperial Landing in the estimated range of $32-$35
per square foot in Years 1-5 and $35-$40 per square foot in Years 6-10, this represents a total additional
non-cash contribution by the developer in the range of $750,380 to $1,103,500.
Future lease rates {i.e. After Year 10) for entire Building 5 {(approximately 12,828 square feet) would be
leased to the City of Richmond at following rate which is below Market rental rate

- Year 11- 15, at a below Market rental rate of $28 per square foot {triple net}.

- Year 16-20, at a below Market rental rate of $30 per square foot (triple net).
A $500,000 cash contribution would be contributed to the Steveston Community Amenity provision
account.

These options are offered on the basis that if either Option 1 or Option 2 or Option 3 is accepted, the

developer {Onni) would be free to lease and operate the remaining commercial space in compliance with

the zoning guidelines as per the Zoning Text Amendment application. No other conditions, restrictions, or

limitations would be applied.
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[t should be noted that Onni has previously committed to:

voluntarily contribute $1,500,000 towards the Steveston Community Amenity provision account

e voluntarily contribute $136,206 to go towards development of the Road Works DCC projects

e voluntarily contribute $605 to go towards development of the Storm Drainage DCC projects ‘

e a Letter of Credit security in the amount of $15,000 to allow for future traffic calming and truck activity
mitigation

We trust that the additional community amenity contributions offered in Option 1 or Option 2 or Option 3
address Planning Committee direction as per the Planning Committee meeting of April 8.

Sincerely yours,

Danny C. F. Leung
Consultant

Encl.
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Schedule €
Change Retail/ Commercial Use to Maritime Mixed Use {MMU).

The Landlord reserves the right to terminate this Lease or to relocate the leasee in order to facilitate City
of Richmond when the Marina is built and agree to covert Building Six to Mixed Maritime Use. The
premises to which the Tenant is relocated shall be referred to as the “New Premises”.

1) Landlord’s Right of Termination
if the Landlord intends to expand or make alternations to Building Six for the use of Maritime Mixed
Use, it may, upon providing at least eighteen (18) months written notice to the Tenant, elect to
either: k
a) Cancel this Lease without any compensation whatsoever to the Tenant, in which case this Lease
shall terminate on the date set out in such notice without prejudice, however, to any rights or
obligations arising hereunder or accruing to either party before the date of such termination; or

b) No reduction or discontinuance of service uhdef this Article shall be construed as a breach of
the Landlord’s covenant for quiet enjoyment or as an eviction of the Tenant or entitle the
Tenant to any abatement of Basic Rent, Additional Rent and Percentage Rent or release the
Tenant from any obligation under this Lease.

2. Tenant's Right to Elect Relocation After the Eérly Termination

a) Should the Tenant or Landlord elect to relocate the Tenant on or before the 5% anniversary of
the Commencement Date, the Landlord shall be responsible for the cost of improving the New
Premises to a‘standard which is, in the reasonable opinion of the Landlord, similar to that of the
Lease Premises as of the date of relocation (the “ Previous Standard”}); and

b) Should the Tenant or Landlord elect to relocate the Tenant after the 5™ anniversary of the
Commencement date, the Landlord and the Tenant shall bear equally the cost of improving the
~ New Premises to the Previous Standard.

3. Owner’s obligation After Early Termination from the change of Retail/ Commercial Use of to MMU
in Building Six :

a) After the marina is built and in operation, the owner have the obligation to present all the future
lease offers of the MMU in Building Six to City of Richmond for pre-approval before accepting the
offer and enter into the head lease.

b) the owner consent the City of Richmond to post the MMU usage to the city website in conjunction
with Marina usage in Building Six Only on the property.
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ATTACHMENT 4

Report to Committee
Planning and Development Department

To: Planning Commitiee : Date: March 17, 2014

From: Wayne Craig File: RZ 13-633927
Director of Development :

Re: Application by Onni Development (Imperial Landing) Corp. for a Zoning Text

Amendment at 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street
(formerly 4300 Bayview Street) to amend the Steveston Maritime Mixed Use
(ZMU12) zone and the Steveston Maritime (ZC21) zone

Staff Recommendation

I

4180184

That Official Community Plan Bylaw 7100, Amendment Bylaw 9062, to repeal and replace
the land use definition of “Maritime Mixed Use” by adding a range of commercial uses in
Appendix 1 (Definitions) to Schedule 2.4 of Official Community Plan Bylaw 7100
(Steveston Area Plan), be introduced and given first reading,

That Bylaw 9062, having been considered in conjunction with:

o the City’s Financial Plan and Capital Program; and

e the Greater Vancouver Regional District Solid Waste and Liquid Waste Management
Plans;

is hereby found to be consistent with said program and plans, in accordance with
Section 882(3)(a) of the Local Government Act.

That Bylaw 9062, having been considered in accordance with OCP Bylaw Preparation
Consultation Policy 5043, is hereby found not to require further consultation.
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4. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9063, to:

a) Amend “Steveston Maritime Mixed Use (ZMU12)” by widening the range of permitted
commercial uses; and

b) Amend “Steveston Maritime (ZC21)” by widening the range of permitted commercial
uses on 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street;

be introduced and given first reading,.

o

7
//a g%“ L\
Wayne/ raig
D1rector of Developr%ent
SBibls
Att,
REPORT CONCURRENCE
RoUTED To: ' . CONCURRENCE | CONCURRENCE OF GENERAL MANAGER
Policy Planning IEI/
Transportation IB/
Community Services II/
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Staff Report
Origin
Onni Development (Imperial Landing) has applied to the City of Richmond to amend the
“Steveston Maritime Mixed Use (ZMU12)” zorie and the “Steveston Maritime (ZC21)” zone to
permit additional commercial uses in the non-residential spaces of each of the six (6) existing

buildings on the subject site at 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street
(Attachment A),

A staff report was reviewed by Planning Committee at the meeting of November 19, 2013
(Attachment B), and the application was referred back to staff. In response to the referral, the
applicant revised the proposal to remove “Indoor Recreation” from the list of requested
permitted uses. The applicant has also agreed to revised rezoning considerations, which include
allocation of the proposed $1,500,000 community amenity contribution to a new ‘Steveston
Community Amenity’ provision account and to provide greater clarity regarding pay parking,
merchant validation, assigned parking and enforcement of restrictions regarding commercial
loading hours of operation (Attachment C),

The applicant retained services of additional consultants and additional services from their
consultant real estate advisor and consultant transportation engineer to provide information on:
service demand and the desire for new services of area residents; existing and future demand for
services within Steveston and Steveston Village; and management of parking and truck loading.

Background

The following referral motion was carried at the November 19, 2013 Planning Committee
meeting:

“That the Application by Onni Development (Imperial Landing) Corp. for a Zoning Text
Amendment at 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street (formerly

4300 Bayview Street) to amend Steveston Maritime Mixed Use (ZMUI12) and Steveston
Maritime (ZC21) be referred back to staff and that staff undertake the following:

(1) attend the scheduled meeting between the applicant and the Steveston Merchants
Association as an observer and provide an update to the Committee; '

(2) conduct a study and analysis regarding (i) the types and number of mixed maritime
and commercial uses that are needed in the area through consultation with the
residents, business owners, and business and community organizations in Steveston,
(ii) potential implications of specific uses on City facilities and existing businesses in
the area, (iii) the suitable proportion and location of mixed maritime and commercial
uses on the subject site including the suggestion to confine the commercial use area
only in spaces between Easthope Avenue and No. 1 Road, (iv) transportation related
items including potential parking fees and truck parking restrictions, (v) the future
developments and expected increase in commercial use spaces in the area, and

4180184
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(vi) how the 81,500,000 voluntary community amenity contribution by the appZz‘cam‘
would be allocated to different uses in Steveston,

(3) study the possibility of the applicant providing a rental space for a City library on the
space allotted for commercial use, having the same size and lease rate as the City
library at Ironwood, as a requirement for the subject rezoning application,

(4) study the possible location of a maritime museum on the subject site on the space
allotted for mixed maritime use; and

(5) provide updates to Committee on the marina development.”

This staff report addresses the referral by: providing a summary of proposed revisions regarding
requested commercial land uses, community amenity contribution, parking and loading;
providing information regarding commercial land use and parking studies and public
consultation undertaken by the applicant; providing staff updates regarding library, maritime
museum and marina potential in front of the subject site; and presenting the Official Community
Plan (OCP) amendment bylaw and zoning text amendment bylaw for introduction and first
reading. ‘

Findings of Fact

Please refer to the original staff report dated November 4, 2013 (Attachment B) for information
pertaining to the site and surrounding development, pre-Planning Committee public input and
responses, as well as staff comments on the proposal, OCP amendment, zoning amendment,
extending commercial uses east of No. 1 Road, transportation, heritage and the original rezoning
considerations.

Public Input

Significant public input was received regarding the proposal and discussed in the original staff
report (Attachment B). After the original staff report was written, the City received an additional
twelve pieces of correspondence from the public, both in support and not in support of the
proposal (Attachment D). Most of the concerns raised by the public were included and discussed
in the original staff report. The new correspondence does include a new concern regarding ‘no
parking’ signs that were posted along Bayview Street. The concern was reviewed by
Transportation staff, who advised the writer that the signs were installed on a temporary basis
during construction and were removed in late 2013.

Analysis

This analysis section will discuss each of the referral made by Planning Committee at their
November 19, 2013 meeting.

4180184
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Meeting with Steveston Merchants Association and Business and Community Organizations in
Steveston

In their referral back to staff, Planning Committee asked staff to attend the scheduled meeting
between the applicant and the Steveston Merchants Association as an observer and provide an
update to the Committee.

In response to the referral, staff attended the meeting as an observer. Onni hosted a meeting with
business owners and community organizations in Steveston, including the Steveston Merchants
Association and the Steveston 20/20 group, on the evening of November 26, 2013 in the
Steveston Community Centre. Onni’s development team included development and leasing
staff, development consultant, Mr. Danny Leung, consultant real estate advisor, Mr. Peter Hume,
of Hume Consulting Corporation, and consultant transportation engineer, Mr, Floris van
Weelderen, of MMM Group. The development team provided presentations regarding retail
analysis, transportation planning, leasing, and development, to an audience of approx1mately 28
people and there were discussions arising out of audience questions.

Consultant real estate advisor, Mr. Peter Hume, of Hume Consulting Corporation, reviewed his
Imperial Landing Preliminary Retail Analysis dated September 2013, Consultant transportation
engineer, Mr. Floris van Weelderen, of MMM Group, reviewed his Transportation Impact Study
dated October, 2013. The findings of both these reports were reviewed in the previous Staff
Report (Attachment B). Mr. John Middleton, from Onni’s leasing group, provided a brief
presentation, including:

e Rents would be comparable to other leasable commercial space in the village with a range of
$20 to $40 per square foot; with lower rents for larger tenant spaces.

¢ Onni is looking for a tenant mix that would complement and not compete with the village.

* Onni contacted their existing industrial tenants and none were interested in leasing space.
None could see operating industrial uses in this residential neighbourhood.

«  Onni has received interest from a dentist office for 1,200 % of the 6,000 ft* ground floor area
in 4020 Bayview Street (Building 1). The ground floor of this building could potentially be
separated into four (4) separate commercial units.

¢ Onni has received interest from Nesters; for the entire 16,000 ft? ground floor area in
4080 Bayview Street (Building 2) and three (3) daycare providers for the 5,800 ft* second
floor area.

e Onni had not entered into discussions regarding the 1,700 ft* floor area in the single-storey
4100 Bayview Street (Building 3). The building could potent1a11y be separated into two (2)
separate commercial units.

Onni has received interest from TD Canada Trust for the entire 6,400 ft* ground floor area in-
4180 Bayview Street (Building 4).

o Onni had received interest from a national fitness operator regarding the entire 13,780 fi?
ground floor area in 4280 Bayview Street (Building 5). The ground floor of this building
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could potentially be separated into nine (9) separate commercial units. [Subsequent to the
meeting, Onni decided not to request indoor recreation as an additional use.]

Onni had not entered into discussions regarding the 8,900 ft* ground floor area in
4300 Bayview Street (Building 6). The ground floor of this building could potentially be
separated into four (4) separate commercial units.

Audience comments included:

4180184

A query whether an adjacent City marina changed the economic advice. In response,

Mr. Peter Hume advised that local serving uses are the focus to generate sustainable activity
throughout the year. He advised that marine related uses do create a unique character, but
tend to be destination, occasional, seasonal, and do not tend to generate a lot of economic
activity.

A query whether a market like Granville Island Market would work. In response,

Mr. Peter Hume advised that it was successful, was management intensive, and run by
CMHC; with low rents, and was not a private enterprise. Bridgeport Market did not work in
Richmond.

A query whether there was another community similar to Steveston. In response,

Mr. Peter Hume advised that every community is unique, but governed by similar rules based
on his experience. He advised that uses that work and create success cater to day-to-day
needs of the local community.

A query whether Onni was open to the Steveston Merchants Association proposal of
providing 25% Mixed Maritime Uses, 50% Office space and 25% retail space. In response,
Onni advised that it was difficult to commit to this arrangement when the public response
they have received supports the rezoning proposal,

Concern was raised regarding new businesses outside of the village core taking away
business from the businesses inside the village core and that a grocery store would compete
with approximately 20-30 shops and draw business away from the village core. In response,
Mr. Peter Hume did not agree, and his experience is that the businesses are complementary
and there is an existing need for additional retail space in Steveston,

Comments from separate speakers that there was no need for a second grocery store and that
the community does want a second grocery store.

Concern that there was mistrust with Onni and that the property. should not be rezoned.
Concerns regarding the reliability of the statistics.

Concern regarding parking, including parking demand, availability of parking spaces in the
village, pay parking, underground parking being undesnable and there being a paid parking

structure across the street that sits empty,

Concern regarding having vacant space in the buildings.

There was a desire for a referendum or survey administered by the City of the businesses and
residents in the Steveston Village.,
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The purpose of the meeting described above was for Onni to consult with business owners, and
business and community organizations in Steveston. In addition, consultant, Mr. Danny Leung,
has been meeting on an ongoing basis with members of the Steveston Merchants Association,
members of the Steveston 20/20, and individual business owners. Most recently, Mr. Leung and
Mr. Hume met with the Steveston 20/20 on March 24, 2014 at the Britannia Heritage Shipyard's
Murakami Boathouse. Staff did not attend the meeting, but the applicant has provided a
summary of the meeting. Mr. Leung advises that at the meeting Mr, Hume reviewed his findings -
and they advised that: Onni would be willing to lease space within the development to the City
for a library; a fitness centre was no longer a proposed use, two hour free parking would be
provided to customers with merchant validation and parking fees would not exceed the market
rate of pay parking areas in Steveston. Mr. Leung also advised that he would provide copies of
the new consultant reports when they were finalized and was doing so.

Steveston Area Resident Telephone Survey

In their referral back to staff, Planning Committee asked for study and analysis of the types and
number of mixed maritime and commercial uses that are needed in the area through consultation
with the residents, business owners, and business and community organizations in Steveston.

Tn response to the referral —and in addition to hosting the meeting as described above — the
applicant engaged a consulting firm to reach out to Steveston residents, or residents in area
outlined as the Steveston Planning Area in the Steveston Area Plan (Attachment E). On behalf
of the applicant, the consulting firm, Mustel Group Market Research, conducted telephone
interviews to consult with Steveston Area residents and prepared a summary report, Steveston
Village Retail Survey, Imperial Landing, dated January, 2014 (Attachment F).

Mustel conducted telephone interviews with 201 residents in the Steveston Planning Area
between January 13 and 20, 2014. The summary of resident responses indicated that:

e  Only 12% of residents reported doing the majority of their grocery shopping in Steveston
Village.

e For residents who shop outside Steveston for groceries, more than 80% do so at least once a
week and 67% reported combining their trips to purchase other goods and services. Most
commonly for drug store needs (77%). A smaller range of 20% to 40% for banking, coffee
shops, eating out, liquor and professional services.

e On average, 63% of expenditures are spent on everyday needs outside of Steveston.

"o When asked what was missing from Steveston Village, 41% of residents identified a large
grocery store, A smaller range of 5% to 11% identified produce stores, restaurants, clothing
stores, cafes and pharmacies.

e When asked if they would like to see a grocery store at Imperial Landing, 38% said yes, 30%
said no and 28% said maybe. :

e Ifagrocery store were located at Imperial Landing, 64% of residents reported they would be
somewhat likely or very likely to shop there. 34% reported they would be not very likely or
not at all likely to shop there.

4180184
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When asked how likely they would shop at or use a list of stores or services if they were
available at Imperial Landing, 82% of residents reported very likely or somewhat likely for
restaurant, 77% for bakery/deli, 67% for cafe, 55% for liquor store. In opposition, residents
reported not very likely or not at all likely to shop at or use: 93% for daycare; 80% for hair
salon; 76% for maritime uses; 75% for medical offices; 62% for bank; and 61% for
pharmacy.

When asked for suggestions of other stores or services for Imperial Landing, 49% of
residents did not have any suggestions, 21% suggested a restaurant, and a smaller range of
5% to 7% suggested a cafe, clothing store, recreational facility, bank, pharmacy and medical
offices.

When asked if they would be more likely to do more of their shopping at Imperial Landing
instead of going elsewhere if a grocery store, bank and other personal and professional
services were provided, 38% of residents responded yes, 27% responded no and 34%

- responded maybe.

The survey results support the Hume retail analysis in indicating that allowing additional
commercial space that cater to the day to day needs of area residents, such as a grocery store,
could result in bringing additional spending into the Steveston Planning Area.

Extending the Commercial Uses East of No. 1 Road

In their referral back to staff, Planning Committee asked for study and analysis of:

Potential implications of specific uses on existing businesses in the area.

The suitable proportion and location of mixed maritime and commercial uses on the subject
site, including the suggestion to confine the commercial use area only in spaces between
Easthope Avenue and No. 1 Road.

Future developments and expected increase in commercial space in the area,

In response to the referral and on behalf of the applicant, the consulting firm, Colliers
International Consulting, prepared an Economic Analysis, Steveston Village Economic Analysis,
Imperial Landing Rezoning — Commercial Impacts, dated February 24, 2014 (Attachment G). In
summary, the Colliers report advises that:

The revised Imperial Landing Retail Analysis report prepared by Hume Consulting
Corporation, dated December 2013 (Attachment H) was reviewed in terms of report
methodology, assumptions, input data, and compatibility between the technical analysis and
the conclusions drawn. Colliers advised that they agreed with Hume’s conclusions regarding
commercial floor area demand and forecasted demand, that the existing population in the
Steveston Planning Area generates significantly more demand for commercial floor area than
is currently supplied in Steveston, that there is more than enough existing demand in
Steveston to support the proposed commercial floor area on the Imperial Landing site, and
that the demand for commercial floor area will likely increase further over time.
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o The trade area demand, or Warranted floor area for 2013 from the Hume report was
referenced, including:

Floor Area Demand (ft)
Convenience Retail 239,797
Specialty Retail 584,320
Restaurant & Tavern 203,391
Services 256,870
Auto Parts & Accessories 30,844
Total Warranted Floor Area - 1,315,192 |

The Services category includes businesses that are thought of as office uses such as financial,
real estate, insurance, medical services, etc., but does not include professional services such
as architects, lawyers, etc, as the table is primarily based on household spending.

e Horseshoe Bay and Ladner Village were reviewed as a benchmark analysis to determine the
market conditions and the range of uses that could potentially also be viable in Steveston.
Colliers was not able to isolate marine activity as a demand generator for specific land uses
due to differences between the locations including population and competitive commercial
uses. They did advise that there appeared to be no growth in maritime-related business
activity in these two comparison communities.

e An inventory was compiled of all office, maritime and other commercial/service uses in the
Steveston Village Heritage Conservation Area. This includes privately owned lands and
lands owned by the Federal Government, the Steveston Harbour Authority and the City.
‘There is a total of 285,000 ft* of commercial floor area within the village; with the largest
component (27% or 77,410 ft*) being food and beverages services. There isa total of 26,000
ft* of office floor area within the village; with the majority provided at the second floor level
above at-grade retail. There is a total of 16,000 ft* of maritime commercial floor area within
the village.

e Even with the addition of a new proposed 16,000 ft* grocery store, only 25% of the trade area
demand for supermarkets would be met. Supermarkets are included under convenience retail
and the trade area demand accounts for 118,148 % of the 239,767 ft* convenience retail
demand. '

Colliers advises that service office space and professional office space was included in the
inventory compiled for the Steveston Village Heritage Conservation Area, but office space was
not included in the demand for additional space. The reason for this is that in their experience,
office demand modelling, sub-regional, neighbourhood or site-specific analysis of office demand
is rarely reliable. ‘

Colliers does not recommend restricting the proportion or location of commercial, mixed
maritime or office uses on the subject site, with the limitation that any uses should be appropriate
for a mixed-use development. Colliers advises that restrictions are not necessary to protect
existing businesses in the village based on the trade area demand being generated and the limited
scale of the Imperial Landing development (approximately 58,500 ft?).
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Colliers advises that if the zoning for the subject site remains restricted to Mixed Maritime Uses,
it is expected that the Imperial Landing commercial space would remain largely vacant, and if
new qualifying Mixed Maritime Use businesses could be attracted to the site from elsewhere it
would create competition for the existing Mixed Maritime Use businesses in the Steveston area,
with potential loss of business.

Colliers expects that redevelopment in Steveston Village would continue to occur whether the
subject rezoning application is approved or not. Colliers advises that significant vacancy is
usually a deterrent to redevelopment, but small sites can redevelop even in the current high
vacancy condition by securing pre-leases and pre-sales before development occurs. Colliers
advised that, as long as the Imperial Landing commercial space remains vacant, it is unlikely that
new commercial projects would be proposed on other sites in Steveston village unless the owners
first secured tenants. This may no longer be a factor when at least a large proportion of the
Imperial Landing vacant space is filled.

There will soon be additional commercial space in mixed use projects in Steveston Village and
expected future mixed use development. Approximately 7,600 ft* of new commercial space is
under construction at the corner of 3™ Avenue and Bayview Street and the City has received a
rezoning application that includes a request for approximately 3,500 ft* more commercial space
at the corner of 3" Avenue and Chatham Street. In addition, there is significant development
potential in Steveston Village, with a number of vacant lots and additional density available
under the Steveston Area Plan policies and Steveston Village Conservation Strategy.

Implications of Additional Commercial Uses on City Facilities

In their referral back to staff, Planning Committee asked for study and analysis of the potential
implications of specific uses on City facilities.

In response to concerns raised regarding the proximity of potential recreational uses to the
Steveston Community Centre, the applicant is no longer requesting “Indoor Recreation” as an
additional use in the “Steveston Maritime Mixed Use (ZMU12)” zone ot the “Steveston
Maritime (ZC21)” zone.

All other aspects of the proposed amendments to the “Steveston Maritime Mixed Use (ZMU12)”
zone and the “Steveston Maritime (ZC21)” zone as presented in the November, 2013 Staff report
are still included in the proposal. The revised zoning text amendment bylaw is provided along
with this Staff report for Council consideration.

Transportation

' In their referral back to staff, Planning Committee asked for study and analysis of transportation
related items; including potential parking fees and truck parking restrictions regarding
commercial loading.

In response to the referral and on behalf of the applicant, the consulting firm, MMM Group
Limited, reviewed issues of proposed pay parking and the enforcement of restricted hours of
operation for commercial loading and submitted a revised Transportation Impact Study, dated
February, 2014,
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Revisions to the proposal were made by the applicant to include the following recommendations:
e Pay parking in the commercial parking areas is proposed to encourage parking turnover. .

* Free commercial customer parking for the first two (2) hours; with merchant validation in all
businesses in the development to encourage customer parking on the site.

* Longer term parking pricing that does not exceed the market rate of pay parking areas in
Steveston to encourage customer parking on the site. The applicant proposes to provide
further discounted parking rates for employees of all businesses in the development.

» Parking pricing may be reviewed and adjusted on an annual basis to ensure objectives are
being achieved.

* A maximum of 16 of the 189 commercial parking spaces on weekdays only between the
hours of 8:30am to 6pm may be assigned for specific businesses. All other commiercial
parking spaces will be shared in the commercial parking area in order to maximize efficiency
and availability of parking spaces for customers on the subject site.

* Including performance wording (damages and remedy for a breach of agreement) in the
proposed loading bay legal agreement to identify fine amounts and a ticketing process in
order to clarify how commercial loading hours of operation restrictions would be enforced.

The proposed rezoning considerations have been amended to require legal agreements which
will: secure free commercial customer parking for a two (2) hour period; provide for merchant
validation; ensure that pay parking rates do not exceed the market rate of pay parking in
Steveston; limit assignment of parking spaces; secure a right-of-way over the commercial
parking areas; and provide for enforcement of commercial loading hours of operation restrictions
(Attachment C).

Amenity Contribution

In their referral back to staff, Planning Committee asked for study and analysis of how the
$1,500,000 voluntary community amenity contribution by the applicant could be allocated to
different uses in Steveston.

The applicant continues to propose a community amenity cash contribution in the amount of
$1,500,000. Inresponse to the referral, staff recommend that the proposed contribution be
deposited into a new ‘Steveston Community Amenity’ provision account, for Council to use at
its discretion. Previously, the contribution was proposed to be deposited in the City-wide leisure
facilities fund. Creation of the new account would clarify that this contribution is intended to be
allocated within, or to support the Steveston area (Attachment E). The attached rezoning
considerations have been revised accordingly (Attachment C).

The amenity contribution would be available for Council to use at its discretion. Before the
funds could be spent, Community Services staff would prepare a staff report with analysis and
recommendations for Council consideration and approval.
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Richmond Public Library

In their referral back to staff, Planning Committee asked staff to study the possibility of the
applicant providing a rental space for a City library on the space allotted for commercial use;
having the same size and lease rate as the City library at [ronwood, as a requirement for the
subject rezoning application,

In response to the referral, Community Services staff provided the following information:

¢ The Ironwood branch location is approximately 12,500 fi* distributed over two (2) floors.
The current lease rate at Tronwood is $20/ft* and is only applied to 4,500 ft* of common
space. The remaining 8,000 ft* is provided rent-free.

¢  Onni has advised City staff that they would be willing to lease space within the development
to the City at approximately $25/ft* applied to the total gross leasable area of the desired unit.

e While the Library Board has interest in relocating the Steveston library branch to the Onni
Bayview property, there is no desire to pursue a lease space that would be of roughly
equivalent size to the existing library space located within the Steveston Community Centre.

o The Library Board has expressed interest in the approximate 14,000 ft* space in the ground -
floor of 4280 Bayview Street (Building 5), however, the Library Board has not identified a
funding source for the required operating budget impact (OBI) and interior renovations that
would be required to fit out the space.

o Without a clearly indentified funding source, the potential relocation of the Steveston library
branch to the Onni site is outside the scope of this rezoning application.

Maritime Museum

In their referral back to staff, Planning Committee asked staff to study the possibility of locating
a maritime museum on the subject site on the space allotted for mixed maritime use.

In response to the referral, Community Services staff have reviewed the site and locating a
museum on the subject site is not recommended for the following two reasons:

o Visitor feedback in recent surveys has indicated that maritime heritage is most enjoyed and
valued when experienced in an authentic environment consisting of historic buildings and
landscape and direct access to the water is available. The Onni development is not a historic
environment and does not lend itself to this desired sense of authenticity.

¢ The current space available in the Onni mixed maritime use area totals 60,000 ft* distributed
over several buildings. No one available building is large enough to support a museum
(minimum recommended size for a community museum is 20,000 ft* to make it practically
feasible) and the configuration of several buildings would not lead to efficient or effective
operations for a maritime museum.
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Marina

In their referral back to staff, Planning Committee asked staff to provide updates to Committee
on marina development including the City-owned waterfront property in front of the subject site.

In response to the referral, Community Services staff provided the following information:

¢ New floats were moved to the City’s pier at Imperial Landing (located at the south end of
English Avenue) in December of 2011 in support of the Council-approved Waterfront
Strategy. Approvals were received from PortMetro Vancouver, the Fraser River Estuary
Management Program (FREMP), and Transport Canada.

e The pier at Imperial Landing features approximately 600 feet of floats, supports casual
recreational use, day moorage in Steveston for pleasure craft, as well as programmable space
for Tall Ships, Ships to Shore, and other water based activities on the river. The floats are
also available to be re-positioned to Garry Point during major events that require moorage for
vessels with deep drafts.

e Operator, Kaymaran Adventure Tours, has been successfully offering commercial kayak
programs (tours and lessons) from the Imperial Landing location since July of 2012,

e Council was provided an update memo in March of 2013, advising that the day moorage and
Recreational Kayaking programs have been successful and would be continued.

Financial Impact or Economic Impact

The proposal would provide $1,500,000 to the City’s new Steveston Community Amenity
provision account, $136,206 to the City’s Road Works DCC projects account, and $605 to the
City’s Storm Drainage DCC projects account.

Conclusion

In response to Planning Committee’s referral and working with staff, the applicant provided for
additional neighbourhood consultation, economic analysis, transportation analysis, and isno -
longer requesting that indoor recreation be permitted on the subject site. Staff reviewed financial
options for the proposed community amenity contribution, the possibility of locating a library
and maritime museum on the subject site, as well as providing an update on water based activity
in front of the site.

Onni Development (Imperial Landing) Corp. is requesting that the City allow a wider range of
uses on their Maritime Mixed Use (MMU) site for improved economic viability and to enhance
the community with uses to serve resident’s needs. While the proposal can be considered under
the City’s 2041 OCP, an amendment to the Steveston Area Plan is required to address the
additional uses requested by the applicant. It should be noted that the site design is not affected
by the proposed land use change within the buildings. The proposed roadway improvements to
enhance pedestrian and cyclist safety would assist in making Steveston a walking, cycling and
rolling community, The proposed revised parking agreement would secure short term free
parking with merchant validation, parking fees in line with rates in the village, and limited
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assignment of parking spaces to address parking concerns. The proposed revised restrictions on
commercial loading hours of operation would limit potential disruption and clarify the
enforcement process. The proposed creation of a new Steveston' Community Amenity provision
account would clarify Council’s intention to allocate the proposed community amenity
contribution to support the Steveston area.

The revised list of rezoning considerations is included as Attachment C, which has been agreed
to by the applicant (signed concurrence on file).

On this basis, staff recommend that Official Community Plan Bylaw 7100, Amendment Bylaw
9062; and Richmond Zoning Bylaw 8500, Amendment Bylaw 9063 be introduced and given first
reading.

Sura poacdyd A

Sara Badyal Tefty Crowe

Planner2 - Manager, Policy Planning
(604-276-4282) (604-276-4139)

SB:blg

Attachment A: Location Map

Attachment B: Report to Committee dated November 4, 2013

Attachment C: Rezoning Considerations

Attachment D: Public Correspondence (received after November 4, 2013

Attachment E: Steveston Planning Area Map

Attachment F: Steveston Village Retail Survey, Imperial Landing, prepared by Mustel Group
Market Research and dated January, 2014

Attachment G: Steveston Village Economic Analysis, Imperial Landing Rezoning — Commercial
Impacts, prepared by Colliers International Consulting and dated February 24,

2014

Attachment H: Imperial Landing Retail Analysis, prepared by Hume Consulting Corporation
and dated December 2013
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Attachment B

2 City of

Report to Committee -

N / .
\ i I . ,
3284 Richmond . Planning and Development Department
To: Planning Committee : : Date: November 4, 2013
From: Wayne Craig : File: RZ 13-633927
Director of Development
Re: Application by Onni Development (Imperial Landing) Corp. for a Zoning Text

Amendment at 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street
(formerly 4300 Bayview Street) to amend Steveston Maritime Mixed Use (ZMU12)
and Steveston Maritime (ZC21)

Staff Recommendation

1.

3991455

That Official Community Plan Bylaw 7100, Amendment Bylaw 9062, to repeal and replace
the land use definition of “Maritime Mixed Use” by adding a range of commercial uses in
Appendix 1 (Definitions) to Schedule 2.4 of Official Community Plan Bylaw 7100
(Steveston Area Plan), be introduced and given first reading.

That Bylaw 9062, having been considered in conjunction with:

¢ The City’s Financial Plan and Capital Program; and
e The Greater Vancouver Regmnal District Solid Waste and Liquid Waste Management
Plans;

is hereby deemed to be consistent with said program and plans, in accordance with
Section 882(3)(a) of the Local Government Act.

That Bylaw 9062, having been considered in accordance with OCP Bylaw Preparation
Consultation Policy 5043, is hereby deemed not to require further consultation.
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4. That Richmdnd Zoning Bylaw 8500, Amendment Bylaw 9063, to:

a) Amend “Steveston Maritime Mixed Use (ZMU12)” by widening the range of permitted
commercial uses; and

b) Amend “Steveston Mearitime (ZC21)” by widening the range of permitted uses on 4020,
4080, 4100, 4180, 4280 and 4300 Bayview Street;

be introduced and given first reading.

Waynez; /g
Dlrector fDey opment

SB: bl
Att, 8
REPORT CONCURRENCE
ROUTED TO: CONCURRENCE | CONCURRENCE OE.GENERAL VIANAGER
Policy F’lanning o 7 -
Transportation , [E/ W
' /T /

/
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Staff Report
Origin ‘
Onni Development (Imperial Landing) has applied to the City of Richmond to amend the
“Steveston Maritime Mixed Use (ZMU12)” zone and the “Steveston Maritime (ZC21)” zone to
permit additional commercial uses in the non-residential spaces of each of the six (6) existing

buildings on the subject site at 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street
(Attachments 1 & 2).

2041 Official Community Plan
The 2041 Official Comnrunity Plan des1gnates the Sub] ect site as “Mixed Use”. No amendment
- 'is necessary.

Proposed 2041 OCP Steveston Area Plan Text Amendment

The Official Community Plan designates the subject site as “Maritime Mixed Use” (MMU)
(Attachment 3). The application includes a proposed amendment to the Official Community
Plan (OCP) Bylaw 7100 Schedule 2.4 Steveston Area Plan to change the land use definition of
“Maritime Mixed Use” (MMU) by retaining all existing Maritime Mixed Use (MMU) uses and
adding a range of non-maritime related uses (e.g. commercial, retail, service). The intent of the
proposed area plan text amendment is to better serve the needs of residents.

Proposed Zoning Text Amendments

The application proposes to amend the “Steveston Maritime Mixed Use (ZMU12)” zone and the
“Steveston Maritime (ZC21)” zone to allow additional uses in the non-residential areas of the six
(6) existing buildings on the subject site. These new proposed uses, along with the existing
permitted Maritime Mixed Use (MMU), would be located in spaces located on the ground floor
of all six (6) existing buildings on the subject site and on the second floor of the 4080 Bayview
Street building on the subject site.

Findings of Fact .
The Site

The proposed development site is in the Maritime Mixed Use (MMU) area of the former BC
Packers site. Site construction and landscaping (permitted by DP 08-414809) are nearly finished
by Onni Development (Imperial Landing) Corp. for a development including:

e Four (4) three-storey mixed use buildings with two (2) levels of apartment housing over
ground level MMU space located in buildings addressed 4020, 4180, 4280 and
4300 Bayview Street.

e One (1) two-storey MMU building west of Easthope Avenue located in the buﬂdmg
addressed 4080 Bayview Street.

e One (1) one-storey MMU building east of Easthope Avenue in the building addressed
4100 Bayview Street.

e Atotal of 52 residential apartment units and 5,542 m* (59,648 %) of non-residential MMU
-~ space.

3991455
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Two (2) underground parking structures located east and west of Easthope Avenue.

Public plaza space in rights-of-way at the South ends of No. 1 Road and Easthope Avenue
that is pedestrian-oriented.

Public plaza space in rights-of-way at the South ends of English Avenue and Ewen Avenue
that include public parking, controlled vehicle access to the dike, outdoor performance space
and pedestrian-oriented areas.

A Development Application Data Sheet providing details about the development is included as
Attachment 4, Diagrammatic site plan and floor plans are enclosed for reference as
Attachment 5. o

Project Description

3991455

General -

The proposal would amend the range of commercial (e.g. retail, service) uses to achieve what

the developer advises is a more economically viable range of compatible land Maritime
Mixed Use (MMU) area commercial uses and public amenities which are beneficial to
Steveston (See Analysis section below). ‘

The existing Maritime Mixed Use (MMU) land uses include the service and repair of boats
and marine equipment, custom workshops, enclosed storage facilities, fish auction and off-

* loading, laundry, drycleaning, light industrial, maritime educational facilities, offices and

parking.

The proposed additional land uses include: convenience, general and secondhand retail;
financial, business support, household repair and massage services; restaurant; minor health
service (e.g. medical, dental, acupuncture, counselling and massage services); indoor
recreation; commercial education; child care; library and exhibit; animal grooming and
veterinary service.’

The proposal includes retaining all existing Maritime Mixed Use (MMU) permitted uses and
adding retail and service uses in the following areas of the six (6) buildings constructed on
the site: the four (4) three-storey mixed use buildings at the ground floor level only (4020,
4180, 4280 and 4300 Bayview Street); the two-storey non-residential building west of
Easthope Avenue (4080 Bayview Street), and the one-storey non-residential building east of
Easthope Avenue (4100 Bayview Street) (Attachment 5).

Proposal Highlights
- The total density remains unchanged from before this proposed zoning text amendment.

- The distribution of residential and non-residential areas remains unchanged from before
this proposed zoning text amendment. '

- Two (2) common underground, tanked parking structures are constructed on the site, and
provide adequate on-site parking for the proposed uses.

- The open spaces and pedestrian passages on the site remain unchanged from before this
proposed zoning text amendment.
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- The public spaces on the site at the ends of No. 1 Road, Easthope Avenue, English
Avenue, and Ewen Avenue, remain unchanged from before this proposed zoning text
" amendment.

-« Public Parking

Public parking spaces are providéd on the site in surface parking lots located in
public-rights-of-passage (PROP) right-of-ways (ROW) on the subject site, aligned with the
south ends of English Avenue and Ewen Avenue.

.Surrounding Pevelopment

The site is the last development parcel of the former BC Packers site developed by Onni as part
of their Imperial Landing development. It is in the “B.C. Packers” waterfront neighbourhood
and surrounding land uses are as follows: :

« To the northwest, across Bayview Street at the corner of No. 1 Road, is a three-storey mixed
~ use building with commercial at grade and residential units above at 4111 Bayview Street
(permitted under DP 03-230077), zoned “Steveston Commercial (ZMU11)” with a permitted
density of 1.6 floor area ratio (FAR) and a maximum building height of 12 m.

« To the north, across Bayview Street are seven (7) multi-family buildings. Between
No. 1 Road and Easthope Avenue are two (2) four storey residential apartment buildings at
4211 and 4233 Bayview Street (permitted under DP 03 230076), zoned “Low Rise ,
Apartment (ZI.R12) — Steveston (BC Packers)”, with a permitted density of 1.5 FAR and a
maximum building height of 15 m. Between Easthope Avenue and Bayview Street, are five
(5) three-storey townhouse buildings at 12333 English Avenue, 12300 English Avenue and
4311 Bayview Street, zoned “Town Housing (£T41) — Bayview Street/English Avenue
(Steveston)” with a permitted density of 0.7 FAR and a maximumi building height of 12 m.

«  To the east, is Phoenix Pond and its surrounding public open space; including the City dike,
walkway, observation tower and pedestrian bridge, zoned “School and Inst1tut1ona1 Use

(SI)”

»  To the south, is the City dike with walkway zoned “School and Institutional Use (SI)”, and
further south is a City-owned “Maritime Mixed Use” (MMU) waterfront lot with
development potential, zoned “Steveston Maritime (ZC21)” with a permitted density of
0.8 FAR and a maximum building height of 12 m. The proposal will not change the uses
permitted on this site.

»  To the west, at the south end of No. 1 Road, is a public plaza, entry to the BC Packers public
dike walkway, dock, and pump station with observation deck. The dock extends out into the
Fraser River and maritime development extends westward along the river’s edge. Across the
No. 1 Road plaza, is the Federally/Provincially-owned one-storey Department of Fisheries
and Oceans office, zoned “Light Industrial (IL)” with a permitted density of 1.0 FAR.

3991455
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Consultation with School District No. 38 (Richmond)

ThlS application was not referred to School District No. 38 (Rlehmond) because it does not
include additional residential units.

Public Input -

Development signs have been posted on the subject site as notification of the intent to rezone this
property and the statutory Public Hearing will provide the community with an addltlonal
opportunity to comment on the application.

Onni’s public consultation regarding this proposal has involved two (2) separate open house
meetings held on-site on July 11, 2013 and July 13, 2013, A summary report prepared by the
developer, was submiitted to the City, including copies of the sign-in sheets (Attachment 7). The
open house meetings were advertised in the Richmond Review. and the Richmond News and
invitations were mailed to 1935 residences and 252 businesses in the surrounding
neighbourhood. At the meetings, information about the proposed uses, non-residential areas of -
the site, parking and truck loading, as well as road network improvements were presented. For
both open house meetings, a total of 329 people signed the attendance sheets and 208 feedback
forms and form letters were submitted. The feedback forms and form letters represent 176
Richmond households, with 139 households (79%) in support of the proposal, 26 households
(15%) not in support of the proposal and 11 households (6%) unsure.

Maps prepared by staff are attached to this report showing household locations for public input
submitted to Onni during the open houses, public correspondence submitted by Onni to the City,
and public correspondence submitted directly to the City (Attachment 8).

The City has received a significant amount of correspondence from the public regarding the
subject site over the years. - Regarding the proposal to add new commercial uses into the existing
development, the City received emails and letters representing 131 Richmond households, with
99 households (76%) in support of the proposal and 32 households (24%) not in support of the -
proposal. The following have been included in this report (Attachment 9) for Councﬂ
consideration:

¢ Letters and emails submitted to the City before the buildings were constructed and outside of
any City development application process in response to meetings facilitated by the
developer in the Byng elementary school gymnasium on Febrdary 23, 2012 and February 25,
2012; and

o Letters and emails submitted to the City after the subject zoning text amendment application
was received, from March 27, 2013 up to the time of writing this staff report.

3991455
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In summary, the majority of respondents supported the proposal regarding the subject zoning text
amendment. A mix of concemn and support were expressed by the public regarding the potential
of a wide range of commercial land uses. The correspondence includes the following concemns
raised by the public relating to land use, safety and transportatlon (staff comments are included
in ‘bold italics’):

s A desire for the following community amenities — Affordable Housing, community centre
space, community police station, library space, marine museum, arts performance space, -
public art, visitor information centre and public washrooms. The proposal does not include
adding new residential units to the existing 52 apartments on the subject site, so the
proposal does not include Affordable Housing units or a voluntary contribution towards
Affordable Housing. However, the developer is currently renting out the apartments,
which supports a spectrum of housing options in the City. The developer has agreed to
provide a voluntary contribution of $1,500,000 toward the City’s Leisure Facilities Fund,
for Council to use at its discretion. '

» Concem regarding the impact of new commercial space on the economic viability of -
Steveston Village. The developer has submitted a retail analysis report, prepared by Hume
Consulting Corporation, addressing this concern and indicating that the proposal should
support the economic viability of Steveston Village, and should not have a negative impact.
Please sec the ‘Extending the Commercial Uses East of No. 1 Road’ section of this staff
report.

o . Concem regarding the viability of the current MMU land uses and potential vacant stores.
This concern is shared by the developer and is the rationale for the developer’s request to
widen the range of permitted commercial uses on the subject site,

e  Safety concerns regarding the ground conditions and changes in gfound level on the site.
The subject site is still under construction and is required to provide all markings, guard
rails and handrails required by the BC Building Code.

o A desire for free parking. The developer has not yet determined whether a fee would be”
charged for commercial parking spaces on this site. As part of the ongoing management
of commercial units, Onni would review parking usage and what if any fees should be
charged. City controlled public parking is provided in the surface parking areas aligned
with the South erids of English Avenue and Ewen Avenue in City rights-of-way.

e A desire for parking for people with disabilities. Disabled parking spaces are provided in
accordaince with the City’s zoning bylaw in the underground parking structures. In
addition, there are disabled parking spaces in the surface public parking areas on the
subject site at the south ends of English Avenue and Ewen Avenue.

o A desire for bicycle parking. The developer has agreed to install additional bicycle parking
racks outside of the proposed commercial unifs as a condition of the zoning text
amendment,

3991455
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e A desire for higher frequency transit service. This request has been brought fo the attention
of Translink.

e Transportation Related Concerns: increased parking demand; narrow. street width, increased
traffic and traffic mitigation; and truck traffic impact on residential streets, safety, noise and
timing. The developer has submitted a Traffic Impact Study, addressing these concerns
and indicating that the proposal supports the expected parking demand, and that with
identified improvements, the surrounding road network can support the proposal. Please
see the “Vehicle Access, Parking and Truck Delivery” section of this staff report.

o Concerns relating to commercial operations, such as the amount of garbage, hours of
operation and safety and security. The development includes secure interior garbage and
recycling storage areas for the residents and for the business operators inside the buildings
and parking structures. The hours of operation are not yet known, but commercial fruck
delivery hours of operation are proposed to be limited. Please see the “Vehlcle Access,
Parking and Truck Delivery” section of this staff report.

e Concerns relating to the architectural form and character of the existing development,
including provision of views and open space, and the impact of signage. The proposal does
not include any new construction. However, any new businesses would be required to
apply for and obtain a sign permit before installing any business signage.

e A desire to restrict all residential uses to the portion of the site east of Easthope Avenue, to
restrict all commercial uses to the portion of the site west of Easthope Avenue, to demolish
the 4100 Bayview Street building and increase public open space as previously proposed by
the developer as part of an older rezoning application (RZ 04-287989). The older rezoning
application was withdrawn by the developer and instead the current development was
constructed (permitted by DP 08-414809), which includes built non-residential spaces
throughout the site.

e Concemn 1egard1ng the proximity of a possible child care facility to convenient drop- off/plck
up parking. Onni has received interest to lease a portion of the second floor of the 4080
Bayview Street building for a child care facility. The development does provide the
required parking and elevator access from the parking level up to the second floor. Before
a child care facility can be established, an operator is first required to meef provincial
requirements and obtain a community care facilities license from the Vancouver Coastal
Health authority. :

¢ Clarity regarding the required provision of indoor amenity space for residents. As part of the
approved Development Permit, Onni was required fo register a legal agreemient on title to
secure indoor amenity space for the use of the residents living on the subject site. This
indoor amenity room is located on the second floor of the 4080 Bayview Street building.
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Staff Comments

Based on staff’s review of the subject applicati‘on, including the developer’s Transportation
Impact Study (TIS), staff are supportive of the subject zoning text amendment, provided that the
developer fully satisfies the considerations of the zoning text amendment (Attachment 6).

Analysis
1. Reasons for the Proposal

The developer has provided the following justification of the proposal:
« The subject site is the last phase of Onni’s redeveiopment of the former BC Packers site.

e  Onni considered ways to make the current OCP/Steveston Area Plan and zoning designations
viable. '

» Viability was not achieved because most “Maritime Mixed Use” land uses need to be related .
to the commercial fishing industry and economical uses have not been found;

e  After several years, Onni is now proposing a revised range of what they advise will be viable
uses while still retaining all uses in the existing “Maritime Mixed Use” definition.

e Thepr oposed range of land uses stﬂl allows for all or1g1na1 uses in the ZMU12 and ZC21
zones.

2. Proposed Uses and Layout

To achieve viability, the applicant is requesting that a range of commercial land uses be allowed
in addition to retaining all existing Maritime Mixed Use (MMU) uses in the existing non-
residential spaces located on the ground floor of all six (6) existing buildings on the site, and on
the second floor of the 4080 Bayview Street building.

The developer advises that this proposal is beneficial because it supports the Vlabﬂlty of the
village and prov1des commumty amenities. .

3. 2041 Official Community Plan

The site is designated “Mixed Use” in the City of Richmond 2041 OCP Land Use Map, which
provides for residential, commercial, industrial, office and institutional uses, Marina uses,
waterborne housing and limited commercial uses, facilities and services are permitted on the
waterfront, in which case the retail sales are limited to boats, boating supplies and equipment,
and related facilities and services for pleasure boating and the general public. The-proposal is
consistent with the 2041 OCP, as it aims at achieving a more viable village waterfront (e.g. a
more viable range of uses, continued public access along the waterfront, public parking and area
character).

3991455
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4.. Current and Proposed OCP Steveston Area Plan Bylaws

The site is designated “Maritime Mixed Use” in the Steveston Area Plan (Schedule 2.4 to OCP
Bylaw 7100). As the proposal does not comply with the current area plan “Maritime Mixed
Use” land use definition, an amendment is required to enable a wider range of commercial uses
in the “Maritime Mixed Use” (MMU) area.

“Maritime Mixed Use” is currently defined in the Steveston Area Plan as “an area set aside to
support the maritime economy, with an emphasis on uses Whlch support-primarily the
commercial fishing fleet, including:

i)  Custom Workshops
Enclosed Storage Facilities
Fish Auction and Off-loading
Laundry and Drycleaning
Light Industrial
Maritime Educational Facilities
Moorage
Offices
Other Services Related to Maritime Uses
Parking
Service and Repair of Boats and Marme Equlpment

i1)  Retail uses are accommodated as accessory uses in the Maritime M1xed Use Area, between
" Phoenix Pond and No. 1 Road.

iii) Between Phoenix Pond and No. 1 Road, residential uses are accommodated above grade
and only over the dry land portions of the Maritime Mixed Use area as a secondary use. In
addition, residential uses are to be situated so as to minimize potential conflicts with other

, uses.”

The developer has requested that the OCP/Steveston Area Plan definition of Maritime Mixed
Use be changed to: .

» Retain all existing uses including maritime related uses.

e Permit additional neighbourhood commercial uses in the “Maritime Mixed Use” area,
between Phoenix Pond and No. 1 Road.

With the proposed “Maritime Mixed Use” definition text amendment, the proposal is regarded as
being consistent with the Steveston Area Plan neighbourhood vision. The neighbourhood vision
envisions development would: support a “homeport™ for the commercial fishing fleet; provide a
place where people can live, work and. play; ensure public access along the waterfront; enable
residents and visitors to shop and enjoy the heritage, recreation, commercial fishing fleet, private
moorage where appropriate, natural amenities and waterfront activities; cater to local residents
and visitors through a diversity of mutually compatible land uses providing opportunities for

s | Supplemental GP - 52
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employment, shelter, commerce, community services, recreation, tourism and entertainment;
provide safe and comfortable pedestrian and vehicular circulation while providing ready access
throughout the area and especially to the water’s edge; sensitively link and buffer nodes of
activity with strong connections to the foreshore; and manage urban development.

5. Current and Proposed Zoning Bylaws

Existing Zoning

The site is currently zoned:

*  “Steveston Maritime Mixed Use (ZMU12)” (formerly “Comprehensive Development
District (CD/104)”) at the east and west ends of the site.

o “Steyeston Maritime (ZC21)” (formerly “Comprehensive Development District (CD/ 105)”)
in the middle.

This zoning was put in place under rezoning application RZ 98-153805, which was adopted in
2001. ’

The current vzom'ng permits only:

e “Maritime Mixed Use” that supports local fishing industries which Ommni advises has proven
to not adequately be economically viable.

e Residential dwelling units at the east and west ends of the site, limited to 40 dwelling units
and 62,5% of the building floor area.

Proposed Zoning Amendments

The “Steveston Maritime Mixed Use (ZMU12)” zone applies only to portions of the subject site;
therefore the proposed changes will not apply to any other property in Richmond. The
“Steveston Maritime (ZC21)” applies to a portion of the subject site and the City owned water lot
located to the south. The proposed changes would not affect the City’s water lot, Zoning text
amendments are proposed to both zones to allow a wider range of non-residential uses on the
subject site. :

To accommodate the developers proposal, “Steveston Maritime Mixed Use (ZMU12)” and -
“Steveston Maritime (ZC21)” are proposed to be amended to:

* Include conventional commercial uses in both zones that are intended to accommodate the
shopping, personal service, business, entertainment, recreational, community facility and
service needs of area residents.

e Retain all of the Maritime Mixed Uses permitted in the existing “Steveston Maritime Mixed
Use (ZMU12)” zone.

 Retain all of the Maritime Mixed Uses permitted in the existing “Steveston Maritime
(ZC21)” zone.

» Limit the proposed new uses in the “Steveston Maritime (ZC21) zone to the subject site
only.

-
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Staff worked with Onni to reduce the number of additional land uses. Staff requested indoor
recreation not be included given the proximity to Steveston Community Centre. After
consideration, Onui is requesting the addition of indoor recreation use to accomimodate the type
of recreation facility they may be able to secure, which they feel would provide services
complementary to those currently provided in the neighbourhood.

6. Extending the Commercial Uses East of No. 1 Road

In 1997-1998, when the OCP/Steveston Area Plan was prepared, Village entrepreneurs did not
want non-maritime related uses (e.g. pure commercial) to extend east of No. 1 Road, as there
were concerns that such uses and their location outside the village may weaken the economic
viability of the village.

This approach can now be reviewed because:

e The existing limited Maritime Mixed Use (MMU) uses have proven not to be economically
viable.

» There has been an increase in Steveston’s population which appears able to support both
existing and new commercial uses and services.

Staff requested that Onni meet with the Steveston Merchants Association to review the proposal.
* Onni has been in contact with the association for 2 number of months and a meeting has been
scheduled for late November. Staff will provide Council with an update of information arising
from the meeting,

On behalf of the applicant, Hume Consulting Corporation submitted Imperial Landing
Preliminary Retail Analysis, dated September 2013. This retail analysis report supports the
proposal, indicating that:

s The 5,536 m? (or approximately 59,500 ft*) of Maritime Mixed Use and commercial space is
small relative to the amount of retail floor area warranted by local and-visitor demand, as
modelled by the consultant,

» The proposed addition of an additional approximate 1,440 m” (1 5, 500 ft%) grocery store is
" expected to help keep local shoppers from leaving Steveston to shop at other shoppmg
centres anchored by a large format grocery store.

e A successful retail component on the subject site is expectedv to help retain more shopping
trips within the community, helping to generate spin-off shopping trlps to other nearby
businesses w1th1n Steveston Village.

_»  Steveston Village includes a large number of businesses. Tt is unlikely that the proposed
10-12 businesses on the subject site will have a significant i 1mp act on existing businesses in
Steveston.

e Many of the proposed businesses will be complementary to the existing business mix in
Steveston Village.

o The strong market interest by prominent retailers and service providers indicates that the
subject site is an attractive and viable location and will be sustainable. '

3991455

Supplemental GP - 54
Onni Application



. November 4,2013 13- RZ 13-633927

. Vehicle Access, Parking and Truck Delivery

The existing zoning and building design permits large trucks to access the site. A number of off-
site improvements were provided to address anticipated traffic volumes to the site. Given the
proposed change in use, additional off-site improvements are being provided to enhance
pedestrian and cycling safety and Transportation Impact Study findings as identified below.

The elongated development site has four (4) vehicle accesses from Bayview Street, providing
access to the development underground parking structures, truck loading bays, public parking -
areas, and controlled vehicle access to the City dike.

On behalf of the applicant, the consulting engineering firm MMM Group Limited prepared a
Transportation Impact Study, dated October 2013. Transportation staff have reviewed the study
and accept the findings that the existing parking and loading facilities, in combination with the
proposed road network improvements and truck traffic restrictions, can accommodate the -
proposed addition of new commercial uses on the subject site. The study identifies thdt parking
is provided on the site as follows:

¢ A total of 270 spaces are provided in two (2) parking structures on the site, including 81
spaces for the use of residents, 17 spaces for visitors and 172 spaces for the non-residential
Maritime Mixed Use and commercial uses on the site.

¢ The parking supply exceeds thé zoning bylaw requirement and will meet the parking demand
of the existing uses permitted on the site, as well as the proposed commercial uses.

In addition, a total of 35 public parking spaces are provided on the site in public rights-of-ways
-aligned with the south ends of English Avenue and Ewen Avenue,

The developer has agreed to énter into a legal agreement to manage truck traffic as a
consideration of zoning text amendment. The proposed legal agreement will indentify that:

o Large delivery trucks are prohibited from accessing or entering the site, including
tractor-trailer WB-17 size trucks.

» Truck delivery hours of operation for non-residential uses are limited to 7:00 am to 5:00 pm,
Monday through Friday; 8:00 am to 5:00 pm on Saturday;.and 9:00 am to noon on Sunday.

¢ Truck activity on thie site is required to comply with the City’s Noise Regilation Bylaw.

To address the future potential impact of truck traffic, the developer has agreed to provide a
Letter of Credit security in the amount of $15,000 as a consideration of zoning text amendment.
The security would be held by the City for 18 months to allow for future traffic calming and-
truck activity mitigation that may be required after the commercial area is occupied.

A Servicing Agreement is a consideration of the zoning text amendment and will include design
and construction of road improvements to address the proposed increased traffic on Bayview
Street as a result of the development. Works include, but may not be limited to:

3551455
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e Upgrading the No. 1 Road and Bayview Street intersection by raising this intersection and
adding a bollard treatment similar to the No. 1 Road and Moncton Street intersection and
installing decorative crosswalk surface treatment.

e Upgrading the crosswalks along Bayview Street:

a) At the two (2) midblock crosswalks between No. 1 Road and Moncton Street, providiﬁg
rajsed crosswalks.

b) At the three (3) crosswalks at the Easthope Avenue traffic circle, removing a 1.5 m
section of the granite cobble pavers from each end of the crosswalk (near curbs),
replacing with an extension of the existing square concrete panels and installing
decorative crosswalk surface treatment. This will create a 1.5 m wide smooth path at
either end of the crosswalks for cyclists.

c) Atthe six (é) crosswalks at English Avenue and Ewen Avenue, removing the raised
granite pavers and installing decorative crosswalk surface treatment to provide
consistency between the crossings on Bayview Street. ‘

e Installing 30 kph posted speed limit signs on Bayview Street from No. 1 Road to Moncton
Street, Easthope Avenue, English Avenue and Ewen Avenue. ‘

e Add “sharrows” pavement mafkings to identify that Bayview Street is shared by vehicles and
bicycles from No. 1 Road to Moncton Street in both directions.

8. Heritage

Heritage and archaeological considerations of the site were completed with the original rezoning
(RZ 98-153805). These included providing the City with interpretive materials, industrial
artifacts and commemorative retention or allusion to former cannery and support facilities.

Some bottles and shells post settlement (not First Natlons) materials were also retrleved and are
presently in the Richmond Museum collection.

The application was not referred to the City’s Heritage Advisory Committee the proposal does
not include any new construction and the subject site is located outside of the Steveston Village
Heritage Conservation Area.

9. Environmentally Sensifive Areas

There are no Environmentally Sensitive Area (ESA) concerns with the proposed development, as
the site does not extend into the foreshore area waterfront or associated riparian vegetation. ESA
concerns for the uplands were addressed in the original BC Packers Development Permit
(permitted under DP 98-153807) to protect the river edge ESA.
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10.

Community Benefits

The benefits of the proposal identified by the developer include:

3991455

Roadway improvements, and additional bike racks to enhance walking and cycling.
Registration of a legal agreement to ensure parking garage entry gates remain open during
business hours, providing commercial customers and residential visitors with access to

parking on the site.

Truck traffic restrictions to prohibit large delivery trucks from accessing or entering the site,
and to limit truck delivery hours of operation for non-residential uses.

Traffic calming and truck activity mitigation Letter of Credit security.

Voluntary community amenity contribution in the amount of $1,500,000 towards the City’s

“Leisure Facilities fund to be allocated at the discretion of Council.

Voluntary Development Cost Charge contribution in the amount of $136,206 to go towards
development of Road Works DCC projects for the conversion of Maritime Mixed Use space
to commercial space.

Voluntary Development Cost Charge contribution in the amount of $605 to go towards
development of Storm Drainage DCC projects for the conversion of Maritime Mixed Use
space to commercial space.

The developrhcnf design and total density remain unchanged from before this proposed
zoning text amendment. The construction of the buildings and open spaces is nearing
completion. -

View corridors, pedestrian passage and vehicle passage linking the BC Packers
neighbourhood with the public dike walkway remain unchanged from before thls proposed
zoning text amendment.

Publicly accessible open space along the south edge of the proposed 'residential buildings
adjacent to the public dike Walkway remain unchanged from before this proposed zoning text
amendment.

Public plazas at the south end of No. 1 Road and Easthope Avenue, and public parking at the
south end of English Avenue and Ewen Avenue remain unchanged from before this proposed
zoning text amendment.
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Financial Impact or Economic Impact

Norne,

Conclusion

Onni Development (Imperial Landing) Corp. is requesting that the City allow a wider range of
uses on their Maritime Mixed Use (MMU) site for improved economic viability and to enhance
the community with uses to serve resident’s needs. While the proposal can be considered under
the City’s 2041 OCP, an amendment to the Steveston Area Plan is required to address the
additional uses being requested by the applicant. It should be noted that the site design is not
affected by the land use change within the buildings and responds to the architectural form and
character, vision and objectives set out in the Steveston Area Plan. The roadway improvements
to enhance pedestrian and cyclist safety will assist in making Steveston a walking and cycling
community.

On this bdsié staff recommend that Official Community Plan Bylaw 7100, Amendment
Bylaw 9062; and Richmond Zomng Bylaw 8500, Amendment Bylaw 9063 be 1ntroduced and

given first reading,

i

Sara Badyal, M. Arch, RPP : Térfy Crowe
. Planner2 : Manager Policy Planning
SB:blg

~ Attachment 1: Location Map

Attachment 2: Aerial Photo

Attachment 3: BC Packers Land Use Map (Steveston Area Plan)
Attachment 4: Development Application Data Sheet
Attachment 5: Diagrammatic Site Plans and Floor Plans
Attachment 6: Zoning Text Amendment Considerations
Attachment 7: Public Open House Summary Report
Attachment 8: Public Input Maps

Attachment 9: Public Correspondence
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BC Packers Land Use Map

Attachment 3
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o City of
SR y . Development Application Data Sheet
S o RlChmond Development Applications Division

RZ13-683927 . . ..o 0. ... . Attachment4

Address: 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street (formerly 4300 Bayview Street)

Applicant:  Onni Development (Imperial Landing) Corp.
' ] BCP ki s Waterfront Ne'

hbourh d SteVeston Area Plan

Plarining

SRR il s foi) - PrOpOSed - -
Owner: Onni Development (Imperial Landmg) Corp No change
Site Size (m?): 14,042.7 m? No change
Land Uses: © | Mixed use Mixed use

Maritime Mixed Use

OCP Land Use Parking associated with Maritime Mnxed Use & | No change

Designation: Limited Public Parking _ :
- Amended Steveston Maritime Mixed Use
i Steveston Maritime Mixed Use (ZMU12)
Zoning: 8 Steveston Maritime (ZG21) (igﬂ;‘!ﬁ) & Amended Steveston Maritime
Building " Dwelling units MMU
4020 Bayview St 12 631.2 m?
4080 Bayview St 0 21251 m?
... | 4100 Bayview St 0 165.5 m?
Numberof Units: | 150 payview St 7 559.9 m= | VO -change
4280 Bayview St 22 1,278.8 m? '
4300 Bayview St 11 - 867.9 m*

 Total 52 5536m -
Bylaw Requirement ": isti - New Variance

Floor Area Ratio Max. 0.8 0.8 None permitted
Lot Coverage — Building Max. 60% 39.7% None
' : 0 m Min. to ROW .
Building Setback Min. 1 m 1 m Min. to property line None
by approved DP
Height (m) | Max. 12m& three-storey | 12 m Max. & three-storey None

Off-street Parking Spaces:
Maritime Mixed Use

& Commercial 172 172 (1.6 ac.)

. Resident 78 81 None

Visitor 11 17

(Accessible) (6) (7)

Total 261 270
Public Parking Spaces Limited ' 35 by approved DP None
Small Car Parking Spaces Max 50% 15% (39 spaces) None

' » Located in second floor of
Amenity Space ~ Indoor < Min. 100 m? 4080 Bayview St. None
Building
Amenity Space — Outdoor Min. 312 m? 1,295 m? None
3991453 Supplemental GP - 62
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Attachment 6

City of _ o
N o Zoning Text Amendment Considerations
S RlChmOnd Development Applications Division

6911 No. 3 Road, Richmond, BC V8Y 2C1

Address: 4020 Bayview Street File No.: RZ 13-633927

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9063 the developer is

required to complete the following:

1. Final Adoption of OCP Amendment Bylaw 9062

2. Registration of a legal agreement on Title to: prohibit large delivery trucks from accessing or entering the site,
including WB-17 size (Maximum SU-9 delivery truck size); and to restrict truck delivery hours of operation for
non-residential uses to 7:00 am to 5:00 pm, Monday through Friday; 8:00 am to 5:00 pm on Saturday; and 9:00 am to
noon on Sunday.

3. Registration of a legal agreement on Title to: ensure pérking garage eniry gates remain open during business houss.

Install an additional 8 (eight) Class 2 bike storage spaces (e.g. exterior bike racks) on-site to meet the Zoning bylaw

requirements for the additional commercial uses.

5. City acceptance of the developer’s offer to voluntarily contrlbute $1,500,000 towards the City’s Lelsure Facilities
Reserve Fund (Account 7721-80-000-00000-0000). :

6. City acceptance of the developer’s offer to voluntarily contribute $136,206 to go towards development of Road
Works DCC projects (Account 7301-80-000-78020-0000).

7. City acceptance of the developer’s offer to voluntarily contribute $605 to go towards development of Storm Drainage
DCC projects (Account 7311-80-000-78020-0000).

8. City acceptance of a Letter of Credit security in the amount of $15,000 to allow for fixture traffic calming and truck
activity mitigation that may be required after the commercial area is occupied. The letter of credit will be held by the
City for a period of 18 months after the commercial area is occupied.

9. Enter into a Servicing Agreement™® for the design and construction of road improvements to address the proposed
increased traffic on Bayview Street as a result of the development. Works include, but may not be lirhited to:

a) Upgrade the No. 1 Road and Bayview Street intersection by raising this intersection and adding bollards similar to
No. 1 Road and Moncton Street. As well, install decorative crosswalk surface treatment on al three (3) legs of
the intersection, using Duratherm material or equivalent.

b) Upgrade crosswalks along Bayview Street: :

(1) Atthe two (2) midblock crosswalks between No. 1 Road and Moncton Street, provide raised crosswalks.

(2) Atthe three (3) crosswalks at the Easthope Avenue traffic circle, remove a 1.5 m section of the cobble
pavers from each end of the crosswalk (near curbs) and replace with an extension of the existing square
concrete panels. This will create a 1.5 m wide smooth path at either end of the crosswalks for cyclists.
Add anarrow band of the same decorative pavement surface treatment as a border along both sides of

" each crosswalk to provide consistency between the crossings on Bayview Street.

(3) Atthe six (6) crosswalks at English Avenue and Ewen Avenue, remove all of the raised granite pavers
and replace with decorative crosswalk pavement surface treatment, such as Duratherm material, or
equivalent. :

" ¢) Fabricate and install 30 kph posted speed limit signs on Bayview Street to No. 1 Road, Easthope Avenue,
’ English Avenue, and Ewen Avenue.
d) Add pavement marking “sharrows” for bikes on Bayview Street from No. 1 Road to Moncton Street in both

directions.
Note:

*  This requires a separate application,

e Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants

of the property owner but also as covenants pursuant fo Section 219 of the Land Title Act.
Supplemental GP - 72
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All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as'is
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate
bylaw. ‘

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, Letters of
Credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be ina
form and content satlsfactory to the Director of Development

+  Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre—loading,
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and
private utility infrastructure.

Signed , ' Date
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Attachment 7

SUMMARY REPORT
4300 Bayview St. Rezoning Application
Steveston Public Open House

Held On July 11 & 13, 2013

>i”*Al‘t should be noted that the sign in sheets and all of the feedback forms were submitted to the
City of Richmond on July 19", 2013 in digital and hardcopy format.
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Appendix A — Public Consultation Process and Advertisements
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Impérial Landing — 4300 Bayview Street Rezoning -- Public Consultation Process
Open Houses — End of May/Beginning of lune

o 2 public open houses to be held in building 5 at Imperial Landing
o Wednesday Evening 6:30~8:30
e Saturday Afternoon 12:30 -2:30

Newspaper Advertisements — twice a week for 2 weeks leading up to the open houses

e Richmond News —twice a week for 2 weeks
e Richmond Review —twice a week for 2weeks

Letter Mail Out — mailed out-2-3 weeks prior to open house

e L(C301,1C327,LC328,LC329
e 1935 residences, 252 businesses

Signage
o 2 Signs pasted on site specifically advertising the open house datés

Web Site — updates will occur consistently

e www.waterfrontrezoning.com
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PUBLIC INFORMATION MEETING
Imperial Landin,g - Steveston., B.C.

The Onni Group is nearing completion of constructlon for the flnal phase of “The
village” at Imperial Landing, located at 4300 Bayview Street, which consists of six
low-rise mixed-use buildings. The existing zoning restricts commercial uses to those
that 'are limited to the maritime Industry including industrial and manufacturing. The
Onni Group has submitted a rezoning application to the C;ty requesting additjional
community-based commercial/retail uses,

Date & Time: Thursday, July 11, 2013 from 6:30PM ~ 9:00PM
Saturday, July 13, 2013 from 12:00PM — 2:30PM

Location: Building 5 at Imiperial Lahding
4280 Bayview Street, Richmond

Contact: Brendan Yee at byee@onni.com or 604-602-7711. .
Visit our website www.waterfrontrezoning.com

Please join, us at the scheduled open houses listed above. We would like your
feedback on what types of commercial/retail uses you feel are dppropriate for the
community, - Onni representatives and our consultant team will be on=hand to
answer any quéstions regarding the proposal and to gather community feedback.
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Appendix B - Poster Boards and Handouts
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Feedback Form
Thank you for attending!-Please tell us what you think.

Thank you for-attending the Impérial Landing public-consultation session, This meeting is being-held ag
part of our Fezoning process to gather the community’s feedback in regards to adding additianal
commercial uses to the zoping. It is Onni's goal to create a community where residents can live, work,
and play.

Please tell Us about yourself:

Name:

Address:

E-mail (optional):

Phone (optional): A
Wouid you like to be contacted with further updates? YES No[ ]

Do you support the rezoning? ‘ ' YES D

Would you like géneral retail, office and service based tenants? YES G

what retail, commercial or services do you think should be considered at Imperial Landi',ng’.{

What do you think is missing from this community?

Thahk you for your feedback! ‘

This form tan be dropped in the secure box, submitted directly to the City of Richmond, or e-
mailed to Brendan Yee at byee@onni,com. For further information please visit
www.waterfrontrezoning.com or call 604-602-7711 ‘
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July 19", 2013

It should also be noted that in the supportive PDF’s there are also letters of supportin addition to the feedback forms. The
letters are addressed to Mayor and Colncil, and we want to ensure they are included in the report, Moreaver, as | refine otr
data base | will be sure to separate out the letters of support from the feedback forms so that there is no overlapping.

ean

group
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July 23, 7013
Hi Wayne,
| have summarlized the public consultation sessions below, Please see attached for the summarized data base.

@ The open houses were held in Building 5 at 4280 Bayview Street, Richmond. Half of the buijding was curtained off and
poster boards Were set up on display around the room

e Approx. 2,000 mail outs were sent to residents and businesses in the surrcunding area

¢ 4 newspaper advertiséments in each the Richmond Review and Richniond Neivs were published onJune 28, July 3, July
5 and July 10. : _

e Inadditionto the City rezonlng application signs, 2 51gns adveriising the open houses were posted on
site.

s The open houses weré held on July 11th from 6:30 - 9:00 and July 13th from 12:00 - 2:30. Catering was done by
Tapenade Bistro, Bean and Bean Coffee, Starbucks and Qutpost Mini Donuts ~ All of which are local Steveston
businesses.

o |n total we had 18 poster boards, which have all been sent to the City for their
records

e At the first open house 165 peop)e $lgned In and at the second 164 people signed in. This gives us a comhined
attendance of 329 people over the course of the 2 open
houses

o Feedhack has been broken into 3 categories: Supportive, Not Supportive, and Unsure or Unclear. Feedback was
classified as unsure/unclear if it specifically stated unsure, or if the respondent indicated they did not support the
tezoning but they did want particular retdilers. We felt it was unfair to classify these respanses as either yes or no since
they ultimately fell into more of a grey area response

o Some people choose to support numerous pieces of feedback that included a feedback form as well as a letter
addressed to Mayor & Council, Duplicates were not counted during the total feedback calculation. Both positive and
negative responses had people who submrtted duplicate methodsof feedback and | have denoted it with a ** beside
the person’s name.,

o The totalresults showed that overall 78% percent of attendees were in favor of the rezoning

If you have any guestions on the format or calculations, please feel free to contact me.
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4020 Bayview Street - Public Correspondence Submitted to ONNI Map Inset
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Attachment C

Rezoning Considerations

Development Applications Division
6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street - File No.: RZ 13-633927

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9063, the developer is
required to complete the following;:

1.
2.

Final Adoption of OCP Amendment Bylaw 9062,

Registration of a legal agreement on Title to: prohibit large delivery trucks of size WB-17 or larger from accessing or
entering the site at any given time; and to restrict truck delivery hours of operation for non- residential uses by trucks
of maximum SU-9 in size to 7:00 am to 5:00 pm, Monday through Friday; 8:00 am to 5:00 pm on Saturday; and 9:00
am to noon on Sunday. Remedies will include, but without limitation, performance wording to establish a fine
amount of $200 adjusted by CPI annually from the year of rezoning approval per of the restrictions in the agreement
payable by the owner,

Parking Agreement to be registered on title that will include:
a) the following covenants:
i. parking garage entry gates are to remain open during business hours of any commermal use on the lands.

ii. amaximum of 16 of the total 189 commercial spaces may be assigned to specific businesses. Further the
assignment can be on weekdays only, between the hours of 8:30 A.M. and 6:00 P.M. The balance of the
parking spaces must be unassigned and available by the use of any commercial client or visitor to a res1dent1al
unit on the site.

iii. free parking for the first two hours of a vehicle parked on site must be provided, which may be provided
through a merchant validation for the businesses operating on the site.

iv. pay parking rates are not to exceed the market rate for pay parking in Steveston Village. The pay parking rate
may be reviewed and adjusted on an annual basis by the City taking into consideration similar pay parking
rates in Steveston Village.

b) astatutory right-of-way from the curb on Bayview Street, extending into the parking structure, over an area
coincident with the full extent of the underground parking area. The statutory right-of-way will permit the City,
City officials and contractors to be on and have access to and egress from the parkade for the purposes of
assuring/monitoring compliance with the parking covenant described in 3(a) above. Further, the statutory right-of
way will permit the City the right to remove or disable any gate that does not comply with the terms of the
parking covenant described in 3(a) above.

Install an additional 8 (eight) Class 2 bike storage spaces (e.g. exterior bike racks) on-site to meet the Zoning bylaw
requirements for the additional commercial uses.

City acceptance of the developer’s offer to voluntarily contribute $1,500,000 towards the Steveston Community
Amenity provision account.

City acceptance of the developer’s offer to voluntarily contribute $136,206 to go towards development of Road
Works DCC projects (Account 7301-80-000-78020-0000).

City acceptance of the developer’s offer to voluntarily contribute $605 to go towards development of Storm Drainage
DCC projects (Account 7311-80-000-78020-0000).

City acceptance of a Letter of Credit security in the amount of $15,000 to allow for future traffic calming and truck
activity mitigation that may be required after the commercial area is occupied. The Letter of Credit will be held by
the City for a period of 18 months after the commercial area is occupied.

Enter into a Servicing Agreement* for the design and construction of road improvements to address the proposed

increased traffic on Bayview Street as a result of the development. Works include, but may not be limited to:

a) Upgrade the No, 1 Road and Bayview Street intersection by raising this intersection and adding bollards similar to
No. 1 Road and Moncton Street, As well, install decorative crosswalk surface treatment on all three (3) legs of
the intersection, using Duratherm material o1
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b) Upgrade crosswalks along Bayview Street:
(1) At the two (2) midblock crosswalks between No. 1 Road and Moncton Street, provide raised crosswalks.

(2) At the three (3) crosswalks at the Easthope Avenue traffic circle, remove a 1.5 m section of the cobble pavers
- from each end of the crosswalk (near curbs) and replace with an extension of the existing square concrete
panels, This will create a 1.5 m wide smooth path at either end of the crosswalks for cyclists. Add a narrow
band of the same decorative pavement surface treatment as a border along both sides of each crosswalk to
provide consistency between the crossings on Bayview Street.

(3) At the six (6) crosswalks at English Avenue and Ewen Avenue, remove all of the raised granite pavers and
replace with decorative crosswalk pavement surface treatment, such as Duratherm material, or equivalent.
¢) Fabricate and install 30 kph posted speed limit signs on Bayview Street from No. 1 Road to Moncton Street,
Easthope Avenue, English Avenue, and Ewen Avenue,

d) Add pavement marking “sharrows” for bikes on Bayview Street from No. 1 Road to Moncton Street in both
directions.

Note:

*

This requires a separate application.

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants
of the property owner but also as covenants pursuant to Section 219 of the Land Title Act,

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate
bylaw,

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a
form and content satisfactory to the Director of Development,

Additional legal agreements, as determined via the subject development's Servicing Agreement(sy and/or Development Permit(s),
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading,
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and
private utility infrastructure.

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Conyention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation,

Signed , Date
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Public Correspondence
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From: russell ruttan [mailto:russman@telus.net]
Sent: Friday, 15 November 2813 5:80 PM

To: MayorandCouncillors

Subject: Imperial Landing rezoning (please don't)

Greetings Mayor and Council

I am quite sure you are all aware of the latest ONNI's latest application scheme to rezone
Imperial Landing and wiggle out of it's prior agreements with the City of Richmond.

I do hope council will stand firm on it's original agreement with ONNI, if you start
backsliding on your agreements with developers like Onni, the citizens of Richmond may bite
back, '

I also think a great many citizens will be disappointed that Richmond council caved in to
ONNI's marketing machine.
Stand firm please, Onni needs to learn to live up to it's agreements. Not make an agreement
to get what it wants, (the 2081 Packers site development, (the law suits are currently
clogging up our courts) and plan all along to press for rezoning when it suits Onni, treating
the bargaining process like a chump, and the people of Richmond as backs to walk on the way
to the bank.

What supermarket will open up against Super grocer? None, because they can not compete here,
that is why none have bothered so far. We have 4 Pharmacies at least, numerous coffee shops
and tourist trap type stores with t shirts and ice creme...do we need another ice creme
place?

It is plain this is only about Onni's bottom line, they do not care about Richmond or it's
people.
We do not need more t shirt, coffee and ice cream shops in Steveston, we need to build and
sustain our maritime environment, for now and for the future, wether pleasure craft or the
fishing industry.

Stand firm council, Onni agreed to terms regarding development of the whole Steveston Packers
site including Imperial Landing already. Do not let Onni manipulate council and the citizens
of Steveston any longer.

Why do you think Onni has decided to lease the properties now? Because they could not get
the towers through when they tried. They will try again in future years, waiting for an
opportune council who will agree to developing the properties as Onni sees fit.

In closing, a question. Why is Richmond hell bent on development?

I understand a greater tax base, however one would expect with those extra taxes coming in,
we citizens of Richmond could expect our taxes to go down, instead, despite all the
development at break neck speed I see on a daily basis, what we see are yearly tax increases,
and condo towers sprouting up like mushrooms. I don't like it one bit, not one bit...

Best Regards

Russ Ruttan
Steveston BC
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Badyal, Sara

From;: Brendan Yee [byee@onni.com]
Sent: Thursday, 21 November 2013 09:23 AM
To: Badyal, Sara

Subject: FW: Imperial Landing: Feedback [#39]

From: Wufoo [mailto:no-reply@wufoo.com]
Sent: Wednesday, November 20, 2013 2:51 PM
To: Brendan Yee

Subject: Imperial Landing: Feedback [#39]

Please tell us your feedback on why you do or do not  The new village at imperial landing is fantastic. However the proposed commercial

support additional community based resources for: tenants are very disappointing. For a waterfront location the commercial spaces should be

Imperial Landing * socialhubs like restaurants and cafes, not financial institutions grocers and professionals.
In my opionion this would be a waste of location. Make the retail spaces locations people
and familiea can enjoy a day and night out make steveston an exciting place to socialise

Not a boring plaza. Thank you

Name * hanaa awad

Email * . : hanaa_awad@hotmail.com
Phone Number 7788892137

City richmond
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Badyal, Sara

From; Brendan Yee [byee@onni.com)

Sent: Thursday, 21 November 2013 04:30 PM
To: Badyal, Sara

Subject: FW: Imperial Landing: Feedback [#40]

From: Wufoo [mailto:no-reply@wufoo.com]
Sent: Thursday, November 21, 2013 3:21 PM
To: Brendan Yee ‘
Subject: Imperial Landing: Feedback [#40]

Please tell us your feedback on why you do or do not [ would support additional cafes and restaurants on the buses walk looking at the water..
support additional community based resources for But I do not support that area to be solely a shopping area '

Imperial Landing *
Name * Heather A

Email * heather.awad@live.ca
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From: Rupert Whiting [mailto:rupertwhiting@gmail,com]
Sent: Thursday, 21 November 2013 5:50 PM

To: MayorandCouncillors

Subject: Please do not allow Onni to win in Steveston

Dear Council Members,

Please, please do not bend to the plans of Onni on the waterfront at Steveston. This would set a precedent for business
winning over principles. They have routinely ignored the wishes of the locals and have proceeded with a project that has
no business plan without forcing the changes required. You are all probably fully aware of Onni's well-known sharp
business practices with contractors and this whole affair speaks to a equal disregard for the opinions and needs of the
community. Please, please do not let bullies win,

Lastly I would ask that the council actively investigate the financial affairs of anybody seeking to vote for the proposal. It
wold be entirely in character of this business to seek to influence the decision with the only asset that they value, namely
money.

I appreciate your time and efforts on behalf of the community and hope that you will jointly resist what will undoubtedly
be severe pressure to allow that property to be used for purposes for which it was not initially approved. It would be a
travesty If that were to occur.

Kind regards

Rupert Whiting

Business Consultant
RupertWhiting@gmail,com
Cell: (604) 339-5369
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From: Sharon Renneberg [mailto:renneberg@telus.net]
Sent: Sunday, 24 November 2013 1:39 PM

To: Zoning; MayorandCouncillors

Subject: Rezone RZ 13633927 Onni Imperial Landing

Dear Sirs:

| wish to express my opposition to the repeated rezoning requests from Onni Development to eliminate
the Mixed Maritime Use requirement for the commercial portion of Imperial Landing.

All of Richmond has lost the opportunity to have full access to this real estate as a park. Regretfully |
understand that we cannot undo that, Please do not make a bad situation worse. | see from reviewing
archived Council minutes that Onni have been before City CouncilonJuly 17, 2007 and May 27, 2009.
On July 17, 2007, it is recorded, the “the applicant has stated that the Mixed Maritime Use (MMU) is not
economically feasible on the site” and later “ the applicant proposes a grocery store at street level on
the west end of the site with a restaurant planned for the second of the two stories”. They have since,
without any approval, gone ahead and constructed exactly that. You can be sure that the two storey
building that is currently offered to have a daycare on the second storey will be an unsuccessful
operation and Onni will pursue the original planned restaurant use, The proposal to house Nester’s
grocery in the ground floor would be disastrous, The street loading zones already on Bayview create a
zig zag of through traffic and bicycles daily, add a backing up grocery delivery truck to the mix and there
will be casualties.

At the meeting of May 27, 2009 it is recorded that “Mr, Jarvis stated that he fully understood the City’s
definition of MMU”. How is it possible and what kind of message would Council be sendingto -
developers, that is OK to build what you wish regardless of the zoning and then continue to hold info
sessions and come before council with increasingly sized “goodwill contributions” until the zoning is
changed to enhance the developer’s bottom line? Yes, Steveston may warrant another grocery store but
not on the waterfront for heaven'’s sake. : .

The current independent Steveston merchants have created a responsible, caring community. Please
support them and the residents by allowing them to continue to grow and thrive without the threat of
big chain stores being invited by Onni to slash the local businesses. Kudos to Councillors Steves and Au
for recognizing that.

Yours truly,

Sharon Renneberg
307 — 4211 Bayview St
Richmond \
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Badyal, Sara

From: Brendan Yee [byee@onni.com)]

Sent: Monday, 25 November 2013 10:58 AM
To: Badyal, Sara

Subject: FW:; Imperial Landing: | Support {#79]

From: Wufoo [mailto:no-reply@wufoo.com]
Sent: Sunday, November 24, 2013 12:14 PM
To: Brendan Yee

Subject: Imperial Landing: I Support [#79]

Please tell us your feedback on Why you support the My wife and I are looking forward to renting in this great community in February and
propesed retail uses for Imperial Landing * have been here numerous times.

The boardwalk is a great asset

This is only a win win situation for every one

We have been to one open house and they answered all our questions

Thank you

Name * Will Brunskill
Email * willbrunskill@shaw.ca
Phone Number 604-408-8500

City Vancouver
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From: Bill Armerding [mailto;bill_armerding@telus.net]

Sent: Wednesday, 27 November 2013 9:10 AM

To: MayorandCouncillors

Subject: I don't trust Onni and you should not let them win at our expense

Dear Sirs and Madams,

I'did not realize there was a meeting with Onni but would urge you to discount anything they say and listen to neighbors
directly rather than to what Onni or their consultants say.

They made a very bad business decision to go ahead and build without a viable development plan and purpose. Now
they have a white elephant and we have an eyesore. | hope you will ask for interested neighbors and business leaders
to worlk with the city to find acceptable uses for these buildings, whether they are profitable for Onni or not. They have
had their hands in our pockets all along and their response has been to inconvenience us and try to trick us ever since.

William H. (Bill) Armerding
12071 Hayashi Court, Richmond, BC CANADA V7E 5W2
Tel: 604-241-0487 Email: Bill Armerding(@telus.net

From: Rupert Whiting [mailto:notification+oochrpgz@facebookmail.com]
Sent: November 27, 2013 8:55 AM

To: Hayashi{ Peeps

Subject: Re: [Hayashi Peeps] For those of you unable to attend last night's...

’ “Rupert Whiting commented on his post in Hayashi Peeps. v
- W Rupert Whiting 8:55am Nov 27

Hi Bill, 100% agree. The email is MayorandCouncillors@richmond.ca. I know

& because I wrote last week, If I may suggest that you make the title very descriptive
as I have no expectation that they get rad just that the email subject lines build a
sense of public attitude. For instance I called mine "Please don't let Onni win." If
that's all they read I got my message across.

Comment History

Bill Armerding 8:25am Nov 27
Rupert, '

I did not even know about the meeting. I would be glad te chat about alternatives
to following up. Do you have a list of the email addresses for our city council and
mayor?

I think that Onni should not be trusted — they have abused us ever since they
started. And what kind of organization would build a white elephant that they could
not economically use before getting approval for changes. It is their fault it is sitting
empty and we should not be forced to take their solutions to their problems.

Let me know when we can talk and where I can get more information. Thanks,

William H. (Bill) Armerding
12071 Hayashi Court, Richmond, BC CANADA V7E 5W2
Tel: 604-241-0487 Email: Bill Armerding@telus.net

QOriginal Post .
m ;,; - B Rupert Whiting 8:12am Nov 27

-4 For those of you unable to attend last night's Onni public meeting (well advertised I .
k. know) here is a letter that I just wrote to the Richmond News. BTW I don't know
your opinion of the rezoning and I want tg=~ ~'=~~*=+T am objecting every bit as
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much to the manner of the attempt as I am to actual (inevitable) rezaning itself. I
would LOVE to know of your opinion on this matter as Onni are under the
impression that 75% of locals are 100% behind the rezoning. That's not jiving with
what I am hearing. I may be wrong.. . ;

Dear Sir,

I was very struck by the number of total contradictions in the many Onni statements
arising from last night's public meeting. On one had they claim to only want to bring
businesses to the area that residents want. Then they highlight 3 of the 4 most
likely tenants that would be signing up as soon as any rezoning were approved.; A
bank, a restaurant and a dentist. As an 8 year Steveston resident I can honestly say
that I have never once felt a lack of any of those in my community.

Thelir retail needs analysis included such "facts” as there are 400+ merchants in
Steveston and that the combined disposal income of Steveston Residents is in the
region of $400M per year. The consultant was unclear on the boundaries he had
used to define Steveston but it appears that he conveniently extended his reach as
far a Gilbert and Williams Roads. Regardless of the inaccuracies of the definition of a
Steveston resident he went on to make analysis based on the assumption that
100% of that spend would be captured in Steveston if Onni were allowed to rezone. ‘ ;
And to compound the lack of creditability of his analysis he took ZERQO account of b
tourist dollars, Yet we were expected to take his "educated” analysis and predictions
of positive community benefit at face value. Frankly I felt dirty just listening to the

man, :

f
Onni were also happy to hide behind "it's the way that everyone does it" when I i
challenged the equally egregiously misleading traffic data that their consultant felt it ‘ !
worth attempting to present. I found that amusing as "doing what everyone else E
would have done" in the rest of this situation would have resulted in a vastly |
different outcome than the white elephant that now sits on our shoreline. r

There were words of compromise and conciliation, mainly from the local merchants
seeking not to be left holding the baby of a concrete laughing stock in their
community and Onni made the appropriate bleeding heart "we're just like you"

. statements but.there were no winners last night. Just a deepening of distrust of the :
real (and very visible) agenda backing every Onni move. It's all about the money
and hang the community that it infects (sic).

Regards

Rupert Whiting

View Post on Facebook - Edit Email Settings ' Reply to this email to add a comment.
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Badyal, Sara

From; Brendan Yee [byee@onnt.com]

Sent: Wednesday, 27 November 2013 08:21 PM
To: Badyal, Sara

Subject: FW: Imperial Landing: | Support [#80]

From: Wufoo [mailto:no-reply@wufog.com]
Sent: Monday, November 25, 2013 10:47 PM
To: Brendan Yee

Subject: Imperial Landing: I Support [#80]

Please tell us your feedback on why you supportthe 1 am waiting from April for nice place to have a coffee on new waterfront in Steveston!
proposed retail uses for Imperial Landing * Why can't we have it? Water front is for people to enjoy and unwind not for few. Ttis a
public place/ Plages beaches waterfront are always public places - give us what belongs .

to us.
Na‘me * JRINA BELYANINA
Email * IB@SENDITSIMPLE,COM
City RICHMOND -
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From: Frymire Ange [ange-frymire@shaw.ca]

Sent: November 29, 2013 3;05 PM

To: Shapiro, David

Cc: Townsend, Ted; DeCrom, Ted; Dhaliwal, Bill; Stewart, Tom; Dias, Ben
Subject: Acquiring Parking Restrictiobs, 12300 Block English Ave

Hello, all. I trust that, if you are not a decision-maker in regards to the context of this email, you will forward to someone who
can act upon our concerns, Please also cc me, so that I am in the know as to whom | should be contacting.

My husband - Jesse Fleming --and I live in the 8-townhouse complex across from the new fow-rise mall/condo development
constructed by Onni (see address in my auto signature below).represent our strata as president and we have some questions.
| have been in touch with the City of Richmond a number of times in regards to parking to discuss some of the challenges
experienced since the Richmond Council approved the controversial project to proceed.

I've provided some context below so that you understand the full scope of our request and disappointment in how the City of
Richmond has handled parking issues to date,

A. Development Questions
1. The mall has been under construction for over 2 years and seems to be 90% complete. Please advise us with a completion
date on when construction will be completed. .

2, The storefronts of the multiple buildings spanning the four-plus blocks of the shopping centre are still vacant. Why?

3. a) What is the zoning for the centre?
b} When was this zoning obtained?
c) How was this zoning obtained?

4, a) Did community consultation occur to change this zoning? My husband & ! are not aware of any invitation to participate in
such discussion,
b) If yes, what were the final numbers from residents for approval/non- approvai?

c) If no, why was voter approval not secured?

5. a) Does zoning match the requirements that potential business owners require to lease that waterfront space?
b) If not, why not?
c) If not, when is the anticipated finalization for completing rezoning?

B. Parking Challenges
Although the civic address of our development is on English Avenue, all 8 townhouses' front doors face Bayview, Please allow
to provide you with some context needed to review the next question:

* Since construction began, residents have been plagued with parking problems, as construction workers began using the
parking spots in front of our townhouse to park their cars and trucks.
* Qver the past two years, non-resident parking {tourists, fishers, renters and guests of the rentals above the shopping
centre) has increased substantially, resulting in the parking spots in front of our townhouse being filled to capacity,
“particularly on weekends.
* |t appears that a massive underground parking lot was built under the centre, but does not appear to be in use.
¥ The City of Richmond seemed to be aware of these interruptions and erected No Parking signs, without consultation to
the residents, who were the complainants resulting in such an action. These signs were most questionable in their intention,
as parking was restricted to a maximum of three hours per day or cars would be towed, The signage was inconsistent with
equitable placement, as they were placed on the south side of Bayview from Easthope to Ewen and on the west side of
Bayview from Moncton to where Bayview curves to then run parallel to the waterfront. This last area was actually punishing
residents for parking in front of their own homes.

These parking abnormalities and inconsistent practices have increased the ire of many residents and there will be an
increased shortage of front-of-house parking once the shaaping ceRiygis opened.
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6. As a result of the some of the'more irritating parking challenges identified above, we are Inquiring on parking restrictions
for Bayview between Ewan and English on the north side of Bayview, similar to parking restrictions in other Metro
Vancouver municipalities that protect the rights of residents to have parking available to residents only, so that non-residents
will need to park in approved designated parking spots only or in the parking fots a few hlocks away.

Please advise us by email on what is required for the City to establish resident-parking only for Bayview between Ewen and
English on the north side of Bayview.

If approval of this request requires a presentation to Council, please advise us on the protocbl, procedures and expectations
for this, as well. '

Kind regards, Ange

Contact Information:

Professor Ange Frymire Fleming

FCPRS

APR MBA

Fellow, CPRS College of Fellows

KPU (Kwantlen Polytechnic University)

President, Vocal Point Communications

UNIT 4 - 12300 English Avenue, Richmond, British Columbia CANADA V7E 6T1
Vocal Point:

778.297.3743 Cell: 778.689.ANGE (2643) ange-frymire@shaw.ca<mailto:ange-frymire@shaw.ca>
SKYPE: afrymire

AWARDS:

2012 ACE/SIFE International John Dobson Fellow

2012 CPRS College of Fellows {FCPRS)

2011 CPRS

Canadian Mentor of the Year

2010 Winner of CN Emery LeBlanc Award (Highest Membership Growth for Canadian CPRS Societies Under 75 Members) for
CPRS-Vi

Canadian Public Relations Society

www, cprs.ca<http://www.cprs.ca/>
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Badyal, Sara

From: Badyal, Sara

Sent: Wednesday, 08 January 2014 11:43 AM

To: Badyal, Sara

Subject: 4020 Bayview St - Onni Rezoning application

From:; Wufoo [mailto:no-reply@wufog.com]

Sent: Thursday, January 02, 2014 1:12 PM
To: Brendan Yee
Subject: Imperial Landing: I Support [#81]

Please tell us your feedback on why you
support the proposed retail uses for Imperial

Landing *
Name *

Email *

| live in Steveston and think that the community would greatly benefit
from commercial zoning that allows key services such as grocery stores

and fitness facilities to be built,
lindsay thompson

geoffmcallister@gmail.com
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Badyal, Sara

From: Badyal, Sara
Sent: Wednesday, 29 January 2014 04:44 PM
To: Badyal, Sara

Subject: 4020 Bayview St - Rezoning Application

From: Brendan Yee [mailto:byee@onni.com]
Sent: Monday, 27 January 2014 11:08 AM
To: Badyal, Sara

Subject: FW: Imperial Landing: I Support [#82]

Please tell us your feedback on why you support the 1 have just written an article for the Richmond News encouraging movement on
proposed retail uses for Imperial Landing * rejoining. While I don't agree with all of your proposals, 1 do believe that the original

zoning was wrong and mismanaged,

Name * Gudrun Heckerott
Email * ‘ : g.heckerott@gmail.com
Phone Number | 6043291363

City Richmond
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Badyal, Sara

From: Brendan Yee [byee@onni.com]

Sent: Thursday, 06 February 2014 10.43 AM
To: Badyal, Sara

Subject: FW; Imperial Landing: | Support [#83]}

Hi Sara, please see below.

From: Wufoo [mailto:no-reply@wufoo.com]
Sent: Thursday, February 06, 2014 10:00 AM
To: Brendan Yee

Subject: Imperial Landing: I Support [#83]

Please tell us your feedback on why you support the proposed retail uses for Tmperial Landing *

If the City of Richmond wants to be green and get us out of our cars, they need to provide the services that we need in our neighborhood. Our current
grocery store is terrible and there are no gym facilities so T have to get in my car and drive when T would much rather walk or bike. L have also heard
that the city is trying to geta library added to the space which makes no sense. Look to the future and invest money in eBooks and readers not bigger
libraries! As for parking, it seems to be reasonable. There will never be enough parking for every vehicle that wants to come to Steveston on a sunny '
summer afternoon and park within a block of where they want to go. That is the same with any other community that has a seasonal increase in
visitors. [t is time to stop the back and forth and get some businesses in those spaces that everyone can benefit from, not just a few boats, The last

thing we need it a bunch of going out of business signs becaus ¢ the maritime use wasn't feasible.

Name ¢ martin
%

Email cmartin@live.ca

*

City  Steveston
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From: User [mailto:robertsgallery@telus.net]
Sent: Tuesday, 25 February 2014 21:38

To: MayorandCouncillors

Subject: Onni development rezoning

"A change in zoning would potentially create up to a dozen potential competitors to Steveston Village
merchants. _

But a consultant hired by the developer found the proposal “should support the economic viability of
Steveston Village, and should not have a negative impact,” according to staff."

| am a business owner in Steveston and [ DO believe that rezoning of the Maritime Mixed use will have a
negative impact on existing businesses that vie for the limited local and tourist dollar.

Businesses in Steveston must rely on local support during the "off-season" just to pay the rent - opening
the Onni site to retail zoning will dilute the retail in Steveston and force

hard goods businesses to close. | know that | will have to close my business - if competition increases for
local shopper and tourist dollars. There is not enough traffic - both local

and tourist to think that an increase in retail space would not have negative effects on existing businesses!
Maybe if the skytrain made it's way to Steveston - then the increase in visitors would warrant additional
retail. '

One developer in the US had to provide direct shuttle buss service for 5 years to their development site as
a condition for rezoning.

I do not think a "build it and they will come" philosophy is appropriate in this case. Provide a way and/or
means to bring people into the area before additional retail space is considered.

That is called planning.

Thank you.

Jan Drake

Roberts Gallery & Gifts

PS - the area was zoned maritime mixed use at the time of the permit application - Onni was aware of the
zoning during the design phase - but included main floor retail - ? ‘
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Steveston Planning Area
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MUSTEL GROUPR

MaBEET RESEAWCH

§ > Introduction

Research Objectives
Market research was conducted on behalf
of Imperial Landing to support its rezoning

application at Imperial Landing. The
research was designed to determine:

the convenience retail and service
usage patterns of Steveston
Planning area residents;

the extent of retail leakage from
the Steveston area; and

community demand and needs in
terms of convenience retail stores
and services.

Methodology

201 interviews conducted via a

_ telephone survey with a random
sample of Steveston Planning Area

residents, 18 years of age and over;

Specific steps were taken to ensure the
final sample would be representative of
the community at-large, including:

Random selection of households
contacted from an up-to-date
listing of all households in the
planning area;

Random selection of the individual
interviewed within the household;

Up to 6 calls to the selected
household/individual to minimize
potential bias due to non-response;

Matching the sample (gender, age)
to the most recent Statistics
Canada data for the Village.

Margin of error: +/-7.0% at the 95% level
of confidence;

Interviewing conducted January 13-20,
2014,

Questionnaire used appended;

Detailed computer tabulations available
under separate cover.
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MAPEST AESE AHOH

') Executive Overvi

Currently only 12% of Steveston
Planning Area residents do the majority
of their grocery shopping in the Village.

Over eight-in-ten of those who shop
outside Steveston for groceries does so
at least once a week, with almost half
shopping outside the community three
or more times per week.

Furthermore, the majority combine their
trips with purchase of other goods and
_services. The most common
goods/services are drug store type
needs, followed by banking, café/coffee
: ~ shops, eating out, liguor purchases and
~ professional services. |

~ On average, residents estimate that they
spend approximately two-thirds (64%)
of their expenditures on everyday needs
outside of Steveston, X

There is strong interest in another

grocery store or supermarket in

Steveston Village. The suggestion is

made unprompted in the survey, and

- when asked how likely they would be to

- shop at a grocery store located at

Imperial Landing, 66% of all residents
report they would be ‘very’ or
‘somewhat’ likely to shop at the store.

Other suggestions for Imperial Landing
(and the community in general)
include: restaurant or café, clothing
stores, and a bank. There is also
considerable interest in a liquor store.

Interest in marine uses at Imperial
Landing is very limited (20% very or
somewhat likely to use).

A total of 38% report they would do
more of their shopping in the Steveston
Planning Area, and another 34% may
do more, if a supermarket, bank and
other personal and professional
services were provided at Imperial
Landing. (Note until the specific
tenants are known, some residents
cannot be certain.)

Only 27% report that such tenants at
Imperial Landing would be unlikely to
impact their current shopping patterns.
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MUSTEL GROUP
MABKET RESEARCH

Currently only 12% of
Steveston residents do
the majority of their
grocery shopping in the
Village.

Seafair Centre (Safeway at No 1 Rd and Francis Rd) 34%

Ironwood Plaza (SaVe-On-Foods at No 5 Rdand
Steveston Hwy)

Blundell Centre (Safeway at no 2 Rd and Blundell Rd)

e The Safeway at Seafair
Village is the most
popular store, followed
by Save-on-Foods at
Ironwood and Safeway
at Blundell Centre.

Steveston Village (Super Grocer at No 1 Rd and
Moncton Ave)

RichleaSquare/Broadmoor Village (Safeway at No 3 Rd |
and Willlams Rd) L

Terra Nova Viliage (Save-On-Foods at No 2 Rd.and ’
Westminster Hwy)

Other

Don'tknow | 1%

Base:. Total (n=201)

Q.1) What store or shopping centre do you currently go to
do the majority of your grocery shopping?
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Total (n=173)

Gender
Male (n=78)

Female (n=95)

18-54 (n=79) |

55+(n=94)

Primary

Shoppers  seafair Centre (n=72)

Blundell (n=28)* 72
Ironwood (n=33)

Other (n=40)

@ ,Almost every day: E4-5 times a week

0 2-3 times a week OAbout once a week
B About once every two to three weeks T About once a month
Bless often & Don't know

Base: -Total shop outside 5teveston‘for grocerfes
* Caution: small base size

Q.2) How often do you shop outside Steveston for groceries?
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Over eight-in-ten of
those who shop outside
Steveston for groceries
does so at least once a
week, with almost half
shopping outside the
community three or more
times per week.

Women and those under
55 years of age are
slightly more inclined to
shop outside the
community.

i
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The majority of those
who shop for groceries
outside Steveston also
combine their trips with
purchase of other goods
and services.

e The most common
goods/services are drug
store type needs,
followed by banking,
café/coffee shops,
eating out, liquor
purchases and
professional services.

Base: Total shop outside Drug store type needs

‘ Steveston for groceries (n=173) Bank

0.3a) IF TRAVEL OUTSIDE Cafe/coffee shop
STEVESTON: Do you typically i
purchase other goods and Restaurant
- services when you go grocery.
‘ shapp/'ng al: Fast food

Liquor store

Professional services (doctor, lawyer, accountant)

Dry cleaner
Produce stores | | 8%
Hair salon 7%

Deli/bakery/butcher 6%

Pet supplies || 2%

Other | | 10%

Don't know | 1%

Base: Total shop outside Steveston for groceries (n=114)

Q.3b) What other Lypes of goods and services do you use when shopping at:
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- ,Percentage of Expendltures Spent .ut5|de
of Stevestcn

Under 20
26—29
30-49
| 50
60-74
75

80

85

90
95-99
100

Don't know

Base: Total (n=201)

7%

1 11%

10%

10%

On average, residents spend
approximately 64% of their
expenditures on everyday
needs outside of Steveston,
with those shopping at
Blundell Centre and Ironwood
making over 70% of their
expenditures elsewhere.

Average = 63.6%

Supplemental GP - 128

Onni Application

Q.4) - Thinking about what you spend in a typical month on everyday needs such
as groceries, drugstore/pharmacy purchases, dry-cleaning, halr salon, and
personal services, approximalely what percentage of your total expenditures would
you say you make-outside of Steveston Village?
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Stores and Servnces )

Large (organic) grocery stores (i.e, Whole Foods, Thrifty's,

Safeway, Choices) - 41%

(Organic) produce stores
Restaurants
Clothing stores
Cafes 6%
Pharmacies/ London Drugs: 5%
Deli/bakery/butcher | 4%
Banks /.financial services | | 4%
Parking
Dry cleaners
Liquor store ||
Sporting goods/fitness gear
Gas station
Hardware store
Other 15%

“None I <1%

Base: Total (n=201)

v;smg from

Prior to testing interest in
specific retailers,
residents were asked
(unprompted) what types
of stores and services
they feel are missing from
Steveston Village. The
most common response is
a ‘large’ grocery store
(particularly among those
shopping for groceries
elsewhere).

Other suggestions include
produce stores,
restaurants, clothing
stores and cafes.

Q.5) What types of stores and services do you feel are missing from

Steveston Village?
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Yes e When asked if they would

38% like to see a supermarket at
Imperial Landing, two-
thirds (66%) respond ‘yes'’
or ‘maybe’. Uncertainly is
likely due to residents being
unaware of which grocery
store would occupy the
space.

Base:Total (n=201)
Q.6) - Would you like to see a supermarket at Imperial Landing

at 4020 Bayview Street, which is at the base of Fasthope
Avenue where the roundabout is?

Supplemental GP - 130
Onni Application



MUSTE

o ‘ e Furthermore, when asked
Very liely - 35% how likely they would be to
: 64% shop at a grocery store
located at Imperial Landing,
two-thirds of the population
respond that they would be
‘very’ or ‘somewhat’ likely

to shop at the store.

- Somewhat likely 29%

Not very likely 1 23%

34%

. |
Not at all ikely ] 11% e Interest increases to
~ ' approximately seven-in-ten

among female residents,
and those under the age of
55 years (the groups most
inclined to shop outside the
community).

Don't know [] 2%

Base: Total (n=201)

Q.7) If a new supermarkel were located at Imperial Landing at
4020 Bayview Street, how likely is It that you would shop
there? IF MENTIONS PARKING ISSUES: Free parking would be
Provided,
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% Sug’ estlons for Other Stores/Ser
Imperial Landing (unprompted)

Restaurant
Cafe

Clothing stores

Gym/recreational fadilities/ community centre
Bank
Pharmacy
Doctor/dentist

e When asked for suggestions
of other stores or services
for Imperial Landing,
suggestions are simitar to
those made for the
community in general:
restaurant or café, clothing
stores, bank, as well as a
number of other
suggestions.

Liquor store
Produce |

Sporting goods store | |

Large (organic) grocery. stores (i.e.-Whole Foods, Thrifty’s, Safeway, Choices)

Dry cleaner

Bakery
Arts/culyture/entertai‘nment (i.e. museurn, movie theatre, art gallery)
Deli |

Hair salon |
Day care
Other

No other suggestions

49%

Base: Tolal (n=201)

Q.8) What other types of stores and services would you like to see at
Imperial Landing with or without a supermarket located there?

11
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ihood of Using ¢
Stof e / Selrwces i

Total Total .
likely unlikely
'k,sRestau‘rapt 82% 15%
Bakery/Deli 77% 22%
core 67% 31%
Liquof Store 55% 45%
Pharmacy 37% 61%
Bank 31% 62%

; Drydeaner/Laundry 27% 73% *
Doctor/Dentist 25% 75%
Ma‘riti’me Uses 20% 76%

Hair Salon 20% 80%
6% 93%
°

mVery likely
D Not very likely
O Don't know

BSomewhat likely
Not at all likely

Base: Total (n=201)

0Q.9) How. //kely would you be to shop or use the following lypes of stores or
services If available at Imperial Landing?
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Interest was also measured
in specific retail uses at
Imperial Landing. Interestis
highest (over half indicating
that they would be ‘very’ or
‘somewhat’ likely to shop or
use) for:

- arestaurant (82%
‘very/somewhat’
likely)

—  bakery or deli (77%)
—  café (67%) '
- liquor store (55%)

Interest is more limited for
other uses such as a bank
and pharmacy (which were
suggested in the survey as in
need in Steveston) but
perhaps due to the fact that
the actual tenant/company
was not specified and usage
is contingent on this
information.

Furthermore, note that
interest in maritime uses at
Imperial Landing is very -
limited (20% very or
somewhat likely to use).
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A total of 38% would be
likely to do more of their
Yes ‘ shopping in the area, and
38% another 34% may do so, if
a supermarket, bank and
other personal and
professional services were
provided at Imperial
Landing.

s Again, until the tenants are
known, some residents -
cannot be certain. But note
that only 27% report that
such tenants-at Imperial
Landing would be unlikely
to impact their current
shopping patterns.

Base: -Tolal (n=201)

Q.10) If a supermarket, bank, and other personal and
professional. services were provided at Imperial Landing, would
you be more likely to do more of your shopping there instead
of going elsewhere? IF MENTIONS PARKING ISSUES. Free
parking would be provided,
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emographic Profile

Gender
Male
Female
Age

18 to 44
45 to 54
55 1o 64
-165 or better

Stage of Life

Single ;

Young couple, no children

New family, with young children
Established (singlé or two-parent) family

Established couple, empty nester/no children
or adult children at home

Retired
Don't know

47
53

43
20
20
17

16

14
29

15

24
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Steveston Retail Survey
FINAL

Hello, I'm ___ of Mustel Group Market Research, a professional research firm. We are conducting
a brief survey regarding the retail and service needs of Steveston residents. The survey is being
conducted on behalf of a rezoning application to provide neighborhood input to the city. Please be
assured we are not selling or soliciting anything and all responses are kept strictly confidential.

May I please to speak to the person in this household, who is 18 years of age or over and whose
birthday comes next? .

Persuaders—only if needed:

* This is strictly an opinion survey; we are not selling or soliciting anything.

« Your number was selected at random for participation in this research.

* All responses are strictly confidential and anonymous; your identity is never revealed to
anyone else, including the client,

« The survey averages about 5 to 6 minutes. _

e« The research is being conducted on behalf of rezoning applicant that is working closely with
city staff on the survey.

A. GENDER [OBSERVE & RECORD]
MALE

FEMALE

1. What store or shopping centre do you currently go to do the majority of your grocery
shopping? (INTERVIEWER NOTE: SHOPPING CENTRES 2 TO 7 ARE OUTSIDE STEVESTON.)

Steveston Village (Super Grocer at No 1 Rd and Moncton Ave)

_ Seafair Centre (Safeway at No 1 Rd and Francis Rd)
Terra Nova Village (Save-On-Foods at No 2 Rd and Westminster Hwy)
Blundell Centre (Safeway at No 2 Rd and Blundell Rd)
RichleaSquare/Broadmoor Village (Safeway at No 3 Rd and Williams Rd)
Ironwood Plaza (Safe-On-Foods at No 5 Rd and Steveston Hwy)
Garden City Shopping Centre (IGA at Garden City Rd and Blundell Rd)
Other (specify)

2. IF TRAVEL OUTSIDE STEVESTON: How often do you shop outside Steveston for groceries?
READ SCALE (THIS CAN BE ANYWHERE, NOT JUST AT LOCATION SHOP AT MOST OFTEN FOR
GROCERIES.)

Almost every day

4-5 times a week

2-3 times a week

About once a week

About once every two to three weeks
About once a month

Less often
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Steveston Retail Survey
FINAL

3a. IF TRAVEL OUTSIDE STEVESTON: Do you typically purchase other goods and services when
you go grocery shopping at (LIST RESPONSE IN Q.1)?
Yes/No

b. IF YES: What other types of goods and services do you use when shopping at (LIST
RESPONSE IN Q.1)?

Drug store type needs

Bank

Café/coffee shop

Restaurant

Fast food

Dry cleaner

Hair salon

Professional services (doctor, lawyer, accountant)
Other (specify)

4. Thinking about what you spend in a typical month on everyday needs such as groceries,
drugstore/pharmacy purchases, dry-cleaning, hair salon, and personal services, approximately
what percentage of your total expenditures would you say you make outside of Steveston Village?
IF RESPOND DONT KNOW: Please provide your best estimate. _-_ %

5. What types of stores and services do you feel are missing from Steveston Village?

6. Would you like to see a supermarket at Imperial Landing at 4020 Bayview Street, Wthh is at
the base of Easthope Avenue where the roundabout is?
Yes
No
Maybe

7. Ifa new supermarket were located at Imperial Landing at 4020 Bayview Street, how likely is
it that you would shop there? IF MENTIONS PARKING ISSUES: Free parking would be
provided.

Very Likely
Somewhat likely
Not Very Likely
Not at all likely

8. What other types of stores and services would you like to see at Imperial Landing with or
without a supermarket located there? DO NOT READ LIST (Pre-coded list: bank, cafe,
restaurant, deli, produce, dry cleaner, hair salon, day care, doctor/dentist, pharmacy, Other)
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Steveston Retail Survey
FINAL

9. How likely would you be to shop or use the following types of stores or services if available at
Imperial Landing? IF MENTIONS PARKING ISSUES: Free parking would be provided.
o Bank

o Pharmacy

e Maritime Uses

« Hair Salon

e Restaurant

e (Cafe

e Bakery/Deli

o Doctor/Dentist

e Liquor Store

« Daycare

« Drycleaner/Laundry

10. If a supermarket, bank, and other personal and professional services were provided at
Imperial Landing, would you be more likely to do more of your shopping there instead of
going elsewhere? IF MENTIONS PARKING ISSUES: Free parking would be provided.

Yes
No
Maybe

Demographics
And, T have just a few more questions for classification purposes...

A. Into which of the following age categories do you fali?

18 to 24 years
25 to 34 years
35 to 44 years
45 to 54 years
55 to 64 years
65 or better

B. Which one of the following descriptions best describes the stage of life at which you perceive
your household? READ., :
Single
Young couple, no children
New family, with young children
Established (single or two-parent) family
Established couple, empty nester/no children or adult children at home
Or Retired

C. Postal Code

Thank you. That completes our survey.
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Attachment G

Steveston Village Economic Analysis

Imperial Lahding Rezoning - Commercial Impacts

March 24, 2014

PREPARED BY: Colliers International Consulting
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Notice

The information contained in this document has been obtained from sources deemed reliable. While
every effort has been made to ensure its accuracy, Colliers International cannot guarantee it. Colliers
International assumes no responsibility for any inaccuracies in this information.

No part of this document may be reproduced or transmitted in any form or by any means, electronic or
mechanical, for any purpose, without the expressed written permission of Colliers International and The

City of Richmond.

Copyright 2014 Colliers International.
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Introduction

Colliers International Consultants was hired to carry out an analysis of the current land use economy in
Steveston Village to determine the potential impacts on the village's businesses if the Onni Group's
Imperial Landing site at 4020 Bayview is allowed to rezone from the current Mixed Maritime Use
(ZMU12) to a broader commercial zone to allow for a supermarket, bank, and other uses.

'

Scope of Work ~

e Review the Hume Consulting report and provide analysis and commentary regarding the
report’s methodology, level of detail, assumptions and input data, the reliability of the results,
and the compatibility between the technical analysis and the conclusions drawn.

e Inventory retail, office, service commercial, food and beverage services, industrial, and
institutional space within the Steveston Village Heritage Conservation Area.

¢ Conduct a benchmark analysis of other waterfront commercial areas in the Lower Mainland and
establish a comparable dataset to determine the market conditions and the range of uses that
could potentially also be viable in Steveston. Horseshoe Bay and Ladner Village were used for
this analysis.

¢ Prepare a summary report to synthesize the analysis of the Steveston village inventory, the
benchmark analysis, and detailed commentary on the potential impacts and benefits that
different uses at the subject site could have on the existing businesses in Steveston village.

¢ Commentary and/or analysis on the following topics:

e Commercial space in the Village at full build out including City and Harbour Authority Lands.
*  How would the proposed impact the rate/timeframe of redevelopment with the Village

Colliers International Consulting
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Review of Hume Consulling Report

Peter Hume was informed that Colliers Consulting was undertaking a review of his company’s report
and was helpful in this process. On February 7, 2014 Colliers was provided a final report titled Imperial
Landing Retail Analysis by Hume Consulting Incorporated, dated December 2013, which is the version
used for our review.

Rather than undertake a line-by-line critique of the report, in the interest of efficiency, Colliers has
looked primarily at the methodology used in'the retail demand analysis, and conclusions drawn based on
that methodology. The goal from Colliers’ perspective was to either validate or dismiss the report's
demand modelling to determine if it was useful for the impacts analyses in this report.

The Review

Hume Consulting:

A retail demand model has been created to determine the size of total retail and service demand
generated by Steveston residents as well as the total warranted retail and service floor area, by major
retail category.

Colliers Says:
Colliers uses the same approach, using population, incomes, and Provincial retail sales to calculate retail
expenditures and retail floor area demand. This technique is considered industry-standard.

Hume Consulting:
Estimates the 2013 population of Steveston to be 25,854 persons based on the 2011 Canada Census and
a 1% historical growth rate. 15,700 are estimated to be south of Steveston Highway.

Colliers Says:

Pcensus software with Environics Analytics’ 2013 demographic estimates yields a 2013 population of
26,104, with 16,209 south of Steveston Highway. The Hume report’s estimates are sufficiently close to
our estimates, ar}d are more conservative,

Hume Consulting:
Hume's retail demand model uses BC Statistics data to estimates Steveston resident per capita
disposable income (PDI) at $36,928, 25% above the BC average.

Colliers Says:
Colliers' calculates PDI differently. Although the PDI estimate using Colliers” model is higher than
Hume's ($37,395) the Hume report’s value is acceptably close to our estimate, and is more conservative.

Colliers International Consuiting
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Colliers
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Hume Consulting:

To arrive at a warranted floor area by retail category, Hume divides categorical spending by a sales/sf
productivity factor. For instance, the total Supermarket spending generated by the population is divided
by $650/sf to get total supportable floor area. )

Colliers Says:

Colliers uses the same industry-standard methodology to derive supportable floor area from trade area
spending; however, the productivity factors used by Hume in some categories differ from Colliers. For
instance, the Hume report uses a Sales/SF of $600 in the Health and Personal Care Stores Category.
Colliers typically uses a Sales/SF of $700, which would yield 14% smalter floor area demand for this
category. The differences in productivity estimates between Hume and Colliers are minor in the Focd
and Convenience categories, but are more significant in the other retail categories, where Colliers would
use higher rates which will yield lower floor area demand estimates.

Hume Consulting:

Steveston's trade area population could currently support up to 118,000 sf supermarket floor area, yet
only 12,500 sf of space (Super Grocer) is located in the community, thus 80-90% of expenditures are
occurring outside the community.

Colliers Says: ‘

According to the City's business license database and the Colliers inventory, the Super Grocer is a total
of 10,000 square feet, If the Super Grocer is achieving sales per square foot on par with competitive
supermarkets, then 91.5% of trade area spending is flowing to competitors outside of Steveston Village,

The Hume Report also indicates there is a further 7319 sf of demand for Specialty Food Retail.
According to Colliers' inventory there is actually 16,420 sf of floor area in this category, including fish
shops, bakeries, specialty imported food stores, candy stores, and fruit and vegetable stands. In all
likelihood, except for the candy stores, at least some of the business inventory in the specialty food
category is supported by the relative lack of supermarket supply in the Village. The Hume report shows
that residents of the trade area support over 125,000 sf of business floor area in the combined
supermarket and specialty food categories, yet there is only 26,420 sf of supply, which amounts to 21%
of trade area demand supplied In Steveston Village.

Hume Consulting:

The retail model indicates that a significant amount of retail and service floor area can be supported by
Steveston's population. Additional floor area is supporied by expenditures from visitors and tourists.
The report claims that over 1.3 million sf of retail and service commercial floor area is supported by the
trade area population, and that an additional 20-25% demand in Steveston, amounting to between
263,000 sf and 329,000 sf comes from visitors and tourists.

Colliers International Consulting
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Colliers Says: .

. Colliers suggests that due to low productivity estimates, Hume report's findings that over 1.3 million
square feet of floor area is supported by the Steveston Trade Area's population is somewnhat higher than
Colliers can support. Further, these are gross values', and demand from visitors and tourists should
either be a rate much lower than 20% to 25%, or it should be calculated on a net market capture
demand value. This over-estimation of the retail and service commercial demand from tourists and
visitors is not used again in the report, so it does not affect the conclusions or the report's analysis, but
there should be no expectations that visitors to Steveston generate spending or demand for that levet of
floor area.

Summary

The retail model indicates that a significant amount of retail and service floor area can be supported by
Steveston's population of approximately 25,854 persons plus additional floor area that is supported by
expenditures from visitors and tourists. The +58,000 square feet of retail and service floor area
proposed at Imperial Landing represents only a small fragment of total warranted floor area.

Based on Colliers Consultants' review of the Hume report, we found:

e |t references an industry-standard approach, albeit simplified in terms of the trade area(s).

¢ Some inputs (population, disposable income) are more conservative and would yield lower
expenditure totals; while other inputs (sales per square foot) range from slightly to significantly
lower than what Colliers might use.

Overall, we feel that in the Food and Convenience Retail category most relevant to this analysis,
the differences balance out and yield demand totals similar to what Colliers would find.

In the Specialty Retail categories, Colliers would conclude that trade area demand for retail
floorspace is lower than what is represented in the Hume report, but neither this category, nor
the total retail demand using Specialty Retail demand as part of the sum, factor into the
conclusions of the Hume report or this report,

Inflow visitor demand estimates are overestimated, but do not factor into the analysis, as the
specific development is intended for local convenience commercial oriented towards a trade
area resident customer base. Colliers agrees with the Hume report's fundamental finding that
there is a significant amount of retail floor area warranted by the local Steveston population
alone, with additional demand coming from regional visitors and tourists.

' Gross retail demand refers 1o all retail supported by a population, irrespective of where the retait is located. Steveston residents
spend money at retailers in Steveston, elsewhere in Richmond, and in other jurisdictions, Net demand, the amount that could be
supported in Steveston Village or in any other specific location, is calculated by applying capture rates to the gross spending or
gross floor area. Nel demand is not calcutated in the Hume Report.
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Commercial Space Inventory

In January and February 2014, Colliers conducted an inventory of commercial floor area in the
Steveston Heritage Village Core (shown in the map below). The Colliers inventory was subsequently
merged with a detailed business license database provided by the City which included business names,
floor area, and civic address. In cases where the Colliers and City databases had different business
names or uses, the Colliers inventory was assumed to be more current. In all cases where data was
available, the business sizes from the City's database were used,

Steveston Village Heritage Conservation Area Map
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Steveston Village Heritage Conservation Area

Source: City of Richmond

The following table shows the result of the inventory work. The categories generally follow the North
American Industry Classification System (NAICS) which, for the retail sub-categories (shown below as
the top 13 categories) match the demand model categories in the Hume Report. In total, there is over
285,000 sf of commercial floor area in Steveston Village.
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Steveston Village Core Commercial Space Inventory (sf)

Supermarket 10,000
Beer, Wine, Liquor 3,230
Specially Food Stores 16,420
Health & Personal Care Stores 4,942
Clothing Stores 5,668
Shoss and Acess Stores 2,552
Electronics & Applicances 5,000
Sporting Goods, Books & Music 7,624
Building Materials & Garden 8,800
Home Fumnishings 2,103
General Merchandise . 13,100
Aulo Parts & Accessories 4,080
Other Retail . 21,108
Enlertainmenl & Culture 1,200
Health Senices 26,619
Senice Commercial 29,549
Food & Beverage Senice 77,410
Personal Senvice 20,472
Professional Office 25,669
Grand Total 285,436

Colliers intemational, 2014

Retall

All retail uses total almost 105,000 sf. The largest category is "Other Retail”, a miscellaneous retail
category which in Steveston consists primarily of florists, office supplies, gift stores and pet supplies,
comprising 21,000 sf of floor area in Steveston Village. The Specialty Food Stores category, which
includes a broad range of retail types, but usually a narrow spectrum of goods within each, is the second
largest retail category and totals 16,420 sf. In total, Food and Convenience retail totals approximately
34,500 sf in Steveston Village.

The map below shows the distribution of Specialty Food retail throughout Steveston Village. Only
discrete addresses are shown and thus multiple retail units under the same address appear as one dot
on the map.
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Food & Beverage

The largest single category in terms of floor space in Steveston Village is Food and Beverage Services,
which includes restaurants, pubs, coffee shops, etc. With 77,410 sf in total, F&B is more than double the
size of any other category, and represents 27% of the total commercial supply in the Village core. The
average size of a Food and Beverage Services tenant in Steveston is 1500 sf, smaller than a typical full-
service restaurant and indicative of the broad mix of full-service restaurants, quick-service restaurants
(QSR) and coffee shops in the Village.
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Office

According the City of Richmond Zoning Bylaw 8500, Office means a facility that provides professional,
management, administrative, consulting or monetary services in an office setting, including research and
development, which includes offices of lawyers, accountants, travel agents, real estate and insurance
firms, planners, clerical and secretarial agencies, but excludes the servicing and repair of goods, the sale
of goods to the customer on the site, the manufacture or handling of product and a medical marihuana
(sic) research and development facility.

Based on this definition of "office”, there is approximately 26,000 sf of office space within Steveston
Village including accountants, real estate firms, lawyers and financial services firms. Colliers has
classified these uses as “Professional Office” in our commercial space inventory. The majority of these
uses are located on the second storey of buildings throughout the Village above retail uses at grade.
Second story offices typically locate on the second story of buildings in retail-primary areas because
rents are cheaper and office uses do not require the street-level exposure or loading advantages that
many retail uses require.

Colliers International Consulting
Steveston Village Economic Analysis 8

Supplemental GP - 149
Onni Application



| Cb]]iérs

INTERNATIONAL

As the map above shows,-there are no discernable "clusters” with office uses spread out relatively
evenly in the Village. According to the City of Richmond's definition and Colliers’ inventory, office uses
account for 9% of total commercial space in Steveston Village with boutique professional services firms
comprising the majority of tenants.
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Other Non-Retail Commercial

In addition to office uses there are also Service Commercial and Health Services uses in the Village
which account for 27,000 sf and 30,000 sf of non-retail commercial space respectively. Service
Commercial uses range from banks and credit unions to fitness studios and private learning centres.
RBC and Coast Capital savings, with approximately 2900 and 5,600 sf of floor area respectively,
comprise the majority of Service Commercial space in Steveston Village. Service Commercial space
accounts for 10% of Steveston Village's total commercial floor area.

Health Services include doctors’ and dentists’ offices in addition to physiotherapy, Registered Massage
Therapy (RMT) and other health-related uses. The largest concentration of these uses within Steveston
Village is within the Steveston Medical Centre, a standalone office building on the north perimeter of the
Village at 3811 Chatham Street. Health Services comprises 9% of total floor area in the Village.

Maritime Uses

According to the City of Richmond's Zoning Bylaw, Maritime means uses which are part of the marine
economy, with an emphasis on uses which support primarily the commercial fishing fleet and other
services related to the maritime industry. Under this definition there are several Maritime uses
Steveston Village: Nikka Industries Ltd., Pacific Net and Twine Lid., Steveston Marine and Hardware Lid.,
Dixon Industries, Steveston Marine Services, PM Marine Diesel Ltd. Collectively, these retailers comprise
over 16,000 sf of floor area or 6% of total floor area in Steveston Village. Nikka Industries, Pacific Net
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and Twine and Steveston Marine and Hardware are general merchandise retailers specializing in
equipment, clothing, hardware and electronics for the fishing or marine industry and account for 13,000
sf of retail floor area, while Dixon Industries, Steveston Marine Systems and PM Marine are services for
the marine industry,
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Maritime Mixed-Use Benchmark Analysis

Introduction

Colliers has conducted an analysis of two “special waterfront” areas - Horseshoe Bay in West
Vancouver and Ladner Village in Delta. These two waterfront areas were selected for their similarities to
Steveston in scale and context and were vetted with City of Richmond Planning staff. Colliers analyzed
the areas to determine if they have a comparable zoning designation to Steveston Maritime Mixed Use.
Further, Colliers determined what Maritime uses, using the City of Richmond Zoning Bylaw definition,
exist within these areas and if the uses were market driven or protected with special policies or
regulations.

Horseshoe Bay, West Vancouver

Wast Vancouver Official Comrmunity Plan
The Disirict of West Vancouver OCP contains the following policies regarding the retention of marine
commercial uses in the District:

e Recognize the local and regional importance of marine and resort commercial areas.

o Conserve existing marine commercial areas for the shelter and maintenance
of small marine craft, recognizing that in certain circumstances there'is a
need for these uses to be compatible with adjacent recreational uses such as
swimming beaches.

o Provide for limited ancillary and secondary marine related commercial uses
at marinas.

o Recognize the need for improved pedestrian connections for ferry
passengers to support local businesses in Horseshoe Bay.

o Upgrade and maintain or expand the amount of public berthing space in
Horseshoe Bay.

Marine Zoning

There are three Marine Zones within the City of West Vancouver zoning bytaw: M1 - Marine Zone 1, M2
- Marine Zone 2 and M3 - Marine Zone 3. The M1 Zone permits floats, wharves, piers and walkways and
is intended primarily for floating structures on the water and the mooring of boats. The M2 Zone is
intended for yacht club facilities with additional permitted uses including floats, caretaker’s residences
and accessory buildings excluding commercial boat building/repair. The M3 Zone; however, is more
comparable to Steveston's Maritime Mixed Use Zone and permits a variety of marine-related commercial
uses, The chart below compares the permitted uses in West Vancouver's M3 Zone to the Steveston
Maritime Mixed Use Zone.
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District of West Vancauver M3 — Marine Zone 3 | Steveston Maritime Mixed Use (ZMU12)

Permitted Uses Permitted Uses
a) accessory buildings and uses ¢ Education
b) boat hoists and launching ramps e Housing, apartment »
¢) boat rental operations ¢  Manufacturing, custom indoor
d) cottage brewery ¢« Maritime (uses -supporting the marine
e) dwelling economy)
f)  ferry terminal ¢ Office
g) floating boat shelters e  Parking, non-accessory
h) marina land facilities which may include: e Personal service
(1) boat building and maintenance and | Secondary Uses
repair within a building e Boarding and lodging
(2) coffee shop or restaurant s Community care facility, minor
(3) offices e Home business

(4) outboard and inboard engine repairs
within a building
(5) storage within a building
(6) store or sales room for the sale or
rental of boats, engines, or marine
supplies including foods and sporting
goods

i) marina mooring facilities including docks,
wharves, piers and floats

j}  marine fuel sales

k) parking lot

) water taxi moorage and dispatch

In addition to a variety of marine-related uses, the Marine Zone 3 in West Vancouver also allows for
cottage brewery, coffee shop and restaurant uses.

Horseshoe Bay Village

Horseshoe Bay Village is a waterfront commercial and residential village located to the west of the
Horseshoe Bay Ferry Terminal. Commercial uses in the Village are predominantly Food & Beverage
Services, Other Retail, Professional Office and Health Services. The majority of office uses are located
on the second storey of buildings above at-grade retail. Like Steveston Village, there is no major grocery
or drug store anchor in Horseshoe Bay Village with the closest being Safeway at Caufeild Village
Shopping Centre approximately 5.2 kilometers away.

There are two M3 Zones within Horseshoe Bay outlined in red on the map below. Outside of these M3
zones there are no uses in Horseshoe Bay that would qualify as Maritime uses under the City of
Richmond Zoning Bylaw..
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- M3 Zones in Horseshoe Bay
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Source: District of West Vancouver

The Horseshoe Bay Ferry Terminal is the sole use within the east M3 zone. Commercial uses in the
western zone include:

¢« Haruna Sales and Service Ltd
¢ Murcury Launch and Tug

o Dale Ferris Catering

s The Boathouse Restaurant
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Haruna Sales and Service Ltd.

Haruna Sales and Service Ltd. is a boating retail and-repair store providing an array of marine hardware
and accessaries and services inctuding mechanicat and maintenance.

Murcury Launch and Tug is a marine transportation company providing tug, barge and water taxi
services from Horseshoe Bay to destinations throughout Howe Sound.
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Dale Ferris Catering is an event planning and catering company with kitchen facilities located in
Horseshoe Bay.

The Boathouse Restaurant

The Boathouse Restaurant is a Vancouver-based seafood with six waterfront tocations in the Lower
Mainland. :
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Fisherman's Cove
While Horseshoe Bay Village is the focus of this analysis, there are also two M3 zones within
Fisherman's Cove, south of Horseshoe Bay. The map below shows the M3 zones outlined in red.

M3 Zones in Fisherman’s Cove
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Source: District of West Vancouver

Uses within the M3 zones include:
« Race Rocks Yacht Services (Western M3 Zone)
e  Thunderbird Marina (Eastern M3 Zone)
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Race Rocks Yacht Services

Race Rocks Yacht Services is a full service boatyard providing. boat repair and maintenance, boat
accessory sales, custom modifications and millwork and short and long term boat storage.

Thunderbird Marina

Thunderbird Marina is a full-services marina offering moorage, storage, haul-out facilities, yacht sales,
maintenance/repairs and marine-related retail.

Discussign

Uses within West Vancouver's M3 zones include marina, boat services, boat repair, and food services.
uses, in addition to the Horseshoe Bay Ferry Terminal, Outside of Horseshoe Bay in Fisherman's Cove,
Thunderbird Marina and Race Rocks Yacht Services serve West Vancouver’s large recreational boating
community. Within Horseshoe Bay, Haruna Sales and Service Lid and Mercury Launch and Tug would
be considered Maritime uses by the City of Richmond; however, these are the only such uses within
Horseshoe Bay. Haruna also has another larger location in East Vancouver.

According to store management, Haruna’'s customers come from throughout the North Shore and as far
away as Squamish. Although the store is situated within an M3 zone, its business is market driven and"
not reliant on special policies or regulations. Similarly, Mercury Launch and Tug has existed in
Horseshoe Bay since 1948 and its services appear to be market driven. The limited presence of Marine
uses within Horseshoe Bay and the presence of Food and Beverage services uses within the Horseshoe
Bay M3 zone indicates that there is likely not significant market demand for Maritime uses above and
beyond those currently present.

Colliers International Consulting
Steveston Village Economic Analysis 17

Supplemental GP - 158
Onni Application



Downtown Ladner (The Corporation of Delta)

Overview

The Ladner Village Core in Delta, shown in the map below, was deemed to be a comparable commercial
area to Steveston Village based on its waterfront location, size and historical use as a working
waterfront with ties to the commercial fishing industry. However, there are some distinct contextual
differences between Ladner Village and Steveston. Two grocery-anchored retail centres - Ladner
Centre and Trenant Park Square - located in sub-area H in the map above and filled in red in the map
below ~ are located in close proximity to the Village Core. Ladner Centre is anchored by a Save-On-
Foods and government liquor store and Trenant Park Square by a Safeway and London Drugs. Thus,
across Elliott St/Aurthur Dr from the Ladner Village there is a substantial supply of convenience retail -
two major grocery chains, a drug store chain and a government liquor store - none of which are present
in Steveston. The presence of two grocery-anchored centres immediately adjacent to the Ladner Village
curbs the outflow of retail spending outside the community and negates any pressure to develop a
grocery store within the Ladner Village. Further, it maintains a stronger local service and retail business
base by reducing spending outflow to other commercial areas.

Ladner Area Plan
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Lanr Future Land Use Plan
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Furthermore, while the Ladner Village Core is comprised of mix of retail and office uses in a quaint
pedestrian-friendly core, the Village has not achieved the same extent of waterfront linkage or tourist
volumes that Steveston has. Unlike Steveston Village which has thrived as a vibrant community and
visitor attraction with strong water linkages, Ladner's waterfront has struggled to attract investment
after marine-oriented light industrial uses declined. In 2009, to develop a vision, planning principles,
design concepts and an implementation strategy for the Ladner Waterfront area, Defta Council initiated
The Downtown Ladner Waterfront Revitalization Study in 2009. The goal is to initiate the redevelopment
of the Downtown Ladner Waterfront area to achieve a vibrant, people-oriented environment, with strong
linkages to the waterfrant, reflecting and celebrating the histarical roots of the community. While the
Visioning exercise has resulted in several actions including increases in allowable building height and the
creation of a development permit area and désign guidelines, this discussion concentrates on the land
use designation amendments that have been imptemented by Delta Council.

Mixed-Use (Ladner Waterfront) 3 (MU(LW)3) Zoning

On May 31, 2013 Delta Council adopted an Official Community Plan amendment which created a new
zoning designation designed to facilitate development and broaden the range of allowable uses in the
Ladner Waterfront. The maps below show the affected area.
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Ladner Waterfront Zoning Map

Source: City of Delta

The Mixed-Use (Ladner Waterfront) 3 designation allows for pedestrian-oriented retail commercial,
recreation, public, service commercial and marine-oriented light industrial uses. Office and residential
uses are permitted above the ground floor. Prior to the OCP Amendment, only general commercial,
marine-oriented light industrial and service commercial uses were allowed. The following chart
compares the Mixed-Use Ladner Waterfront OCP designation to the ZMU12 zoning in Steveston.
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Permitied Uses

MU(LW)3  Designation:  Mixed-Use  Ladner | Steveston Maritime Mixed Uses (ZMU12)
Waterfront

Permitted Uses ' Permitted Uses
e Pedestrian-oriented retail commercial e Education
e Recreation e - Housing, apartment
e Public e Manufacturing, custom indoor
e Service commercial ¢ Maritime (uses supporting the marine
¢ Marine-oriented light industrial economy)
e Office

e Parking, non-accessory
¢ Personal service

Secondary Uses
s Boarding and lodging
-._. Community care facility, minor
¢ Home business

Discussion

Although similar in its historic ties to the commercial fishing industry, the Ladner waterfront has not
developed into a vibrant, mixed-use waterfront village with a strong visitor experience in the same
manner that Steveston has. Recognizing the need to allow broader uses along the waterfront in order to
facilitate revitalization, the Corporation of Delta approved an OCP amendment allowing retail-commercial
uses.

Although the OCP amendment was adopted too recently to evaluate its efficacy in waterfront
revitalization, it is worth noting that Massey’s Marine Supply, a store situated on the Ladner waterfront
specializing in products to serve the commercial fishing and recreational boating industries and thus
considered a Maritime use per the City of Richmond, recently closed its retail store. The owner is selling
his business because it is no longer viable and has cited the decline in both the commercial fishing
industry and recreational boating as the reason for the closure.
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The Ladner Village Core is designated as mixed-use by the OCP and does not protect marine-oriented
uses with any special policies or regulations, Thus, other Maritime uses that exist in Ladner Village are
not protected by special policies or regulations.
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Impacts Analysis

This séction synthesizes the analysis and research from the report to determine if there is potential for
impacts on the existing businesses operating in Steveston Vitlage. The following table, adapted from the
Hume report, is used as the areas for specified and unspecified tenancies in the Imperial Landing project.

Proposed Tenant Type ' Size (sf)

Dentist 1,200
Dry Cleaner / Laundry 860
Restaurant ‘ 3,000
Food and Convenience Retail (excl. alcohol) 16,000
Bank (TD Bank) 6,462
Maritime Related Uses 8,900
To Be Determined (2nd Floor) ! 5,650
To Be Determined (Ground Floor) 16,480
Total 58,552

The commercial inventory described earlier in this report shows that there is 104,000 sf of retail uses
currently located in Steveston village. The Hume report analyzed the population, both current and
projected, in the Steveston neighborhood and showed that gross demand from Steveston residents totals
over 1.3 million sf which includes approximately 240,000 sf of convenience retail, 584,000 sf of
specialty retail, and over 203,000 sf of food and beverage services (Appendix 1).

The table below shows the proposed retail floor area being considered in a rezoned Imperial Landing. At
16,000 sf the supermarket would bring the Food and Convenience retail total floor area in Steveston
Village to 47,362 sf. According to the Hume report, there was 191,285 sf of demand for this retail
category (net of liquor stores) in 2013, meaning that even with the new supermarket, Steveston Village
would only serve 25% of the trade area demand.

Current
: Steveston | 2013 Trade Area
Proposed Tenant Type Size (sf) | Village Supply Demand
Food and Convenience Retail (excl. alcohol) 16,000 31,362 191,285

Convenience retailers must he competitive with respect to merchandise, store hours, service levels,
locational characteristics, visibility as well as parking and other accessibility considerations. - Simply
looking at the floor area addition relative to demand would suggest that ample demand exists for the
proposed supermarket, and that, all other things being equal, the incumbent businesses in this retail
category should not suffer sales declines due to any oversupply of retail floor area. Further, if the
supermarket (16,000 sf), and the additional 16,480 sf of ground level space currently not specified for a
particular use was all leased to food and convenience retailers, it would represent 33% of 2013 trade
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area demand. So, while is it unlikely that Imperial Landing will see 32,480 sf of its 58,000 sf commercial
area leased for food and convenience retail, it could do so without creating an over-supply in the market
based on 2013 demand. By 2018 there will be almost 20,000 sf of additional demand through market
growth, according to the Hume report, which will bring additional spending potential to all businesses in
this category.

Build Out Capacity

v

Colliers was asked to estimate the commercial floor area that could be accommodated within the village
at full buildout (including city-owned and Harbour Authority lands. For this analysis we have assumed
that “full buildout” means that all lands will have a building, and that developed densities on currently
undeveloped sites would be to the OCP-permitted densities. We have assumed that the existing buildings
would maintain their current uses, regardless of current density. This is a hypothetical exercise, and
does not imply that the OCP use is the highest and best use.

The following map from the city's online GIS system shows city-owned lands in purple and federally
owned (Harbour Authority) tands in yellow. The red outline shows the Steveston Village Heritage Core
Area. The purple city-owned sites located in the Village cover 1836 square meters and are currently
used for free surface parking. The Steveston Harbour Authority lands to the west outside of the village
are zoned light industriat (IL) and are currently used for the Gulf of Georgia Cannery federal historic site
and Steveston Harbour functions.

Harbour Authority and other underutilized and vacant Lands:
1. 3540 Bayview Street - 2161sm (23,260 sf) Current use is surface parking. OCP land use is
Neighbourhood Service Centre (NSC), Density: 1.6 FAR
2. 3771 & 3971 Bayview and 12451 No. 1 Road - 2,780sm (29,924 sf) Current use is surface
parking. OCP land use is Neighbourhood Service Centre (NSC). Density: 1.6 FAR
3. 3711 Bayview - 1,468sm (15,801 sf) Current use is predominantly surface parking. OCP land
use is Neighbourhood Service Centre (NSC). Density: 1.6 FAR ‘
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4, 3880 Bayview ~ 2361sm (25,414 sf) Current use is vacant. OCP land use is Neighbourhood ‘
Service Centre (NSC). Density: 1.6 FAR

Considering all of the vacant or predominantly vacant lands in the Village, they represent a combined
10,600 square meters (114,097 square feet) of land, and all have a maximum FAR of 1.6 according to the
Steveston Village Land Use Density and Building Height Map. The maximum floor area that could be
developed on these sites would be 182,555 square feet over 3 floors. Net of the 2500 sf currently on
the 3711 Bayview property, the potential for additional floor area based on the OCP is 180,055 square
feet. Retail and commercial uses typically occupy ground level, of which there is potential for
approximately 60,000 sf additional in the Village.

The inventory of the Village in an earlier section showed that there is currently 285,436 sf of
commercial floor area in the Village. At buildout, the Village would likely accommodate a total of
345,500 sf.

tmpact of Imperial Landing on City and Harbour Authority Lands

if the rezoning application is successful on the Imperial Landing site, there would be minimal impacts on
the development timing of these properties. Currently, with 58,000 sf of vacant commercial floor area
(representing 16.9% of total supply) in the Imperial Landing project, there is very little likelihood of new
commercial projects being proposed in Steveston without tenants secured prior to construction.

The commercial inventory described earlier in this report shows that there is 104,000 sf of retait uses
currently located in Steveston village. If the Imperial Landing rezoning is approved, and if all 538,000 sf is
occupled by retail uses, the resulting 162,000 sf of retail floor area in the village would still represent a
small fraction of total demand generated in the trade area. Furthermore, the Hume report projects that
over the 2013 to 2023 time frame, Convenience retail, F&B and Services will see demand growth of
15,405 sf per year. Steveston Village is undersupplied with convenience retail and service commercial
relative to its frade area demand, and with population growth and limited potential for commercial
growth the village will be undersupplied with commercial floor area for the foreseeable future.

“
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Conclusions

e Colliers conducted a peer review of Hume Consulting’s Imperial Landing Retail Analysis report
and concluded that the report used an industry-standard methodology and overall, in the Food
and Convenience Retail category most relevant to this analysis, the input differences between
what Hume used and what Colliers would employ balance out and yield demand totals similar to
what Colliers would find. Colliers agrees with the fundamental finding from the Hume report
that the Steveston population generates significanily more demand for retail and commercial
floor area than what is supplied locally.

»  Colliers conducted an inventory of commercial uses in Steveston Village and with data provided
by the City of Richmond, identified 285,000 sf of commercial floor area within the Village. In
terms of total floor area, the single largest retait category represented in the Village is Food and
Beverage Services with 77,410 sf in total, representing 27% of the total commercial supply in
the Village core.

e Based on the City of Richmond Zoning Bylaw's definition of “office”, there is approximately
26,000 sf of office space within Steveston Village including accountants, real estate firms,
lawyers and financial services firms. The majority of office space in the Village is located in 2"
storey locations above at-grade retail.

+ Based on the City of Richmond’s definition of “Maritime” uses, there is 16,000 sf of Maritime
floor area in Steveston representing 6% of total floor area.

o Colliers has conducted an analysis of iwo “special waterfront” areas -~ Horseshoe Bay in West
Vancouver and Ladner Village in Delta. Within Horseshoe Bay the limited presence of Marine
uses and the presence of Food and Beverage services uses within the Horseshoe Bay Marine
Zone 3 (M3) indicate that there is likely not significant market demand for Maritime uses above
and beyond the limited uses currently present,

¢ The Corporation of Delta recently approved an OCP amendment which broadened the range of
uses allowed on the Ladner Village waterfront. While a well-known marine supply store located
on the waterfront recently closed due to declines the commercial fishing industry, there are
other Marine uses within Ladner Village. However, these uses are market driven and not
protected by special policies or regulations.

o Colliers' analysis of Ladner, Horseshoe Bay and Steveston Village showed that differences in
resident population, competitive commercial areas, geography, and economic activity unrelated
to Maritime uses create challenges in isolating Marine activity as a demand generator for
specific land uses. The benchmark review did show, however, that there appears to be no
growth in Maritime-related business activity. ' '
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e At 16,000 sf, the proposed supermarket at Imperial Landing would bring the Food and
Convenience retail total floor area in Steveston Village to 47,362 sf. According to the Hume
report, there was 191,285 sf of demand for this retail category (net of liquor stores) in 2013,
meaning that even with the new supermarket, Steveston Village would only serve 25% of the
trade area demand.

o Eveninthe unlikely event that an additional 16,480 sf of commercial space in Imperial Landing
not specified for a specific use leased for food and convenience retail, it could do so without
creating an over-supply in the market based on 2013 demand. By 2018 there will be almost
20,000 sf of additional demand through market growth, according to the Hume report, which
will bring additional spending potential to all businesses in this category. '
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Appendix 1

Hume Consulting Corporation Commercial/Retail Demand Forecast
Steveston Neighborhood '

TOTAL WARRANTED RETAIL
3 SERVICE FLOOR AREA

2012 2018 2023 2028 2033

Warranted Floor Area (Sq. F1)

CONVENIENCE RETAIL SaleslSF Caplure i
Supanmarkets 650 100.0% 118,448, 130,445 148,022 18,012 475,562,
Convenience Stores 250 100.0% 16,425 18,135 20,022 22408 24,407
(Spedlalty Food Stofes 750 100.0% 7319 8,080, 8921 9,869 10,875
Beer,Wine, liguor. 500 100.0% 749,482 #3528 59,099, 45,250 SR04
Health & Parsonal Care Stores &0 100.0% 49,393 54,534 80,210 66,476 13,308
SubAotal 1 219,767: 284722 29274 32;1,654. a5e, 781
SPECIALTY RETAIL - - - : -
General Merchandise Stores 300 100,0% 165,938 183,209 S02277 234,723 24575
Clothing Stores . 28 100.0% 73,063 eoeds 89,064 103,349 108,568,
Shoeand Access. Stoes 200 100.0%  M0BR 232178 24,487 28415 poes0 |
Fumiure . 250 100.0% . 30731 35035 39680 44,884 51
Home Furnishings ; 250 1000% 23,153 T /o4 7 305
Sporting Goods, Books, Music 250 100,0% - AB,580 53,636 So1s . eAT7 paay
Buliding Materials & Gorden 200 100.0% - 118375 434804 5522 166,864 177.381
Electronies & Appilancas 275 108,0% 85765 61560 RIOTT . 78800 £2,864.
Otherfletall - 275 100.0% | 4662 51475 5B esead emgro
Subtotel 84,320 65137 742,289 826,531 358,288
RESTAURANT & TAVERN : 250 100.0% - 203,389 213768 248476 21410 8
S ERVICES®/@ 25% of Rotail Aren : 256,870 280,908 HENLEY Y 283,84
AUTO PARTS & ACGESSORIES : 300 100.0% - 30B4 - o5 37,89 R 25,333
TOTAL WARRANTED FLOOR AREA

“An adtlono] 26% of wananied floof ujea s 3030d to account for tho parsondl, profosshnal fnanchl, and medcalzevicss.
\ypiesly comprisig the Hoor arsa bn nokghbauthood and comrunty orfone=d shopeiTy kiaay,
Wartantad floar atan fof auomolins akes and rarvicos has notboan inchuded 1 (ha trtsd modaf,
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The market analysis has revealed that that local residents of Steveston are -under-served in
terms of retail goods and services relative to the level of demand generated by its nearly 26,000
residents. The proposed Imperial Landing development represents only a small fragment of the
retail and service floor area that could be supported by market demand.

In particular, Steveston lacks a convenience-oriented shopping destination where they can
readily find a popular supermarket, drugstore, banks, and personal/professional services. These
type of shopping facilities are currently located outside of Steveston including Seafair Centre,
Terra Nova Village, Blundell Centre, Richlea Square/Broadmoor Village, and Ironwood Plaza. As
a result, the majority of the available retail expenditures generated by Steveston residents are
flowing outside the community to these other nearby shopping centres. This exodus of
expenditures has a negative impact on Steveston businesses.

The Imperial Landing development offers a prime opportunity to create a concentration of retail
goods and services that focus on serving local community needs thereby retaining shopping trips
within the community. A new Nester's supermarket will be the prime anchor draw to the
development and will draw other popular stores and services not currently available in
Steveston. It is expected that the vast majority of sales for any new stores at this development
will come from the reduction in the expenditures that are currently out-flowing to other nearby
shopping centres rather than taking sales from Steveston businesses.

The Imperial Landing development will not only help to retain shopping expenditures within the
community but it will also help to activate the important waterfront area. This type of mixed use
development will contribute to the widely accepted planning goals of creating complete
communities that are safe, walkable, vibrant, and sustainable. The rezoning application
supports both maritime related uses and more conventional convenience retail uses.

The details of the retail analysis and key findings are described within the body of the report.
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PROJECT UNDERSTANDING

The Onni Group is currently completing the development of the Imperial Landing waterfront
site. The development is comprised of six low rise residential buildings with approximately
58,000 square feet of space for commercial uses comprised of £52,000 square feet at grade and
16,000 square feet of 2" floor space. The Onni Group has submitted a rezoning application that
proposes additional commercial uses to the existing zoning. The current commercial zoning
guidelines are Steveston Maritime Mixed Use (ZMU12) and Maritime Commercial (ZC21). The
rezoning application at 4300 Bayview Street would allow for a broader range of local-oriented
retail goods and services while maintaining the Maritime uses that the site is currently zoned
for.

More specifically, Figure 1 illustrates the types of retail uses allowed under the current zoning

and the additional types of retall that is being requested under the rezoning application
(highlighted in orange).

FIGURE 1 Existing and Requested Zonlng
ZC21 & ZMU12 Primary Uses | —

Requested

Education (limited)

Education {limited)

Housing, Apartment (E/W and limited)
Industrial, General {limited)

Manufacturing, Custom lndoor(limited)‘ Manufacturing, Custom lndoor(nmited) Manufacturlng, Customlndoor(l:mwed)

g g T
Marina ~|Marina : - |Marina
Maritime {E/W) Maritime .

Maritime mixed use - Maritime mixed use Maritime mixed use
Office {limited) : : Office

Parking, Non accessory

Service; personal (E/W and limited}

Existing Secondary Uses Requested ~ |proposed

Boarding and{odging (/W) {Boarding and lodging . Boarding and lodging
Community.care facility, minor (E/W). . |Community care facility, minor Community care facility, minor
Home. business (E/W) Home business IHome business
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Hume Consulting has been asked to provide a market analysis to: assesses the Steveston retail
market and shopping patterns; examine the suitability and sustainability of commercial under
the existing zoning; examine the suitahility and sustainability of commercial uses under the
proposed zoning.
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A retail demand model has been created to determine the size of total retail and service
demand generated by Steveston residents as well as the total warranted retail and service floor
area, by major retail category. Figure‘Z illustrates the boundaries for Steveston as defined by
the City of Richmond - Williams Road to the north, No.2 Road to the east, the Fraser River to
the south, and the Strait of Georgia to the west.

FIGURE 2 Steveston Boundaries

The model focuses on demand generated by local Steveston residents only as the types of
retail goods and services that will be offered at Imperial Landing will primarily target local area
residents within Steveston. It is recognized that the Steveston Village and waterfront area also
draws thousands of visits from outside the community that generates significant
demand/support for retail goods and services, which are not included in the retail model.

The retail model will help place the scale and type of retail development proposed at Imperial
Landing in context with the overall level of market demand. The scale of total demand when
compared to the amount of retail floor area contained within Steveston will provide some
indication of the potential "outflow" of shopping trips and expenditures to other areas in
Richmond and beyond.

Population and Incomes

Total retail expenditure estimates for Steveston are based on its population size and personal
disposable income levels. As personal disposal income levels are only available at the provincial
level, estimates for Steveston have been based on a comparison of provincial median
- household income levels with Steveston's median household income levels.

The City of Richmond has estimated that the 2011 population of Steveston was 25,345 persons
based on the 2011 Canada Census. Based on a historical growth rate of approximately one
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percent per year the 2013 population is estimated at 25,854 persons. An estimated 15,700
Steveston residents (62%) live south of Steveston Highway.

BC Stats data states that Per Capita Household Disposable Income in BC was 528,395 (2011).
After a review of Median Household income levels in Steveston as compared to the provincial
level, it is conservatively estimated that Per Capita Household Disposable Income levels in
Steveston are 25% higher than the Provincial level or $36,928 (2013). In British Columbia, 45%-
47% of personal disposable income per capita is spent on retail goods.

Total Retail Sales and Warranted Retail Floor Area

Statistics Canada tracks retail sales for each Province on a monthly basis, by major retail
category. With estimates of Steveston's population and disposable income levels per capita,
total retail sales and warranted retail floor area can be determined.

Based on Steveston's population and income levels over the 2013-2033 period, the total retail
expenditure potential (including restaurant/tavern expenditures but excluding automotive
sales and service expenditures) is $344.9 million in 2013, rising to $394.7 million by 2018, to
$452.1 million by 2023, and to $595.2 million by 2033.

Figure 3 illustrates the total retail and service floor area, by major retail category, that can be
supported by the expenditures of Steveston residents. The break-out of warranted floor area is
based on Statistics Canada's monthly statistics regarding retail expenditures patterns in British
Columbia.

FIGURE 3 Total Retail & Service Floor Area

TOTAL WARRANTED RETAIL
& SERVICE FLOOR AREA

2013 2018 2023 2028 2033

Warranted Floor Area (Sq. ﬁ.)

CONVENIENCE RETAIL =5 SalogSF  Capturo | , ‘
Supermarkets : 650 100.0% - 118,148 130,445 144,022 159,012 175562
Convenience Stores 250 100.0% © 16,426 18,435 20,022 22108 24,407
Specialty Food Stores 750 100,0% 7310 8,080 8,021 ‘b,asok - 10,875
Beer,Wine, Liquor 500 100.0% 48,462 53,528 55,000 6,260 _Toaz
[Heslth & Personal Care Stores. ‘ 600 100,0% 49,363 54,574 5 50,210‘ 80.478. 73,305
Sub-total : 239,787 284,722 202,274 222804 350,281
SPECIALYY RETAIL

Merchandise Stores 300 100.0% 165,938 183,208 202277 24720 o4sETe
Clothing Stores e 275 100.0% ¢ 73,063 an.us8 Hooes . 103548 100,668
Shoe and Access. Stores 300 100.0% . 70,088 22,170 22487 zedts  zoes0
Furpiture ‘ 250 100.0% - 83,731 95,034 _ 3BgB0 44,804 a7,159
Home Furnishings 250 100.0% 23,153 25,803 ; 25,224 32,761 44,405
Sparting Goods, Books, Music 250 100.0% 48,580 53630 50,210 - eny 72,187
Bullding Materlals & Garden 200 100.0% 118,379 131,804 195522 188,804 177,301
Electronles & Appliances 275 100.0% 55765 61,500 er.o77 78,880 82,864
Other Retall 275 100.0% - 46,623 61,475 66,833 es0d0 80,270
ISub-total 584,320 845137 712,203 826,631 208,260
RESTAURANT & TAVERN 250 100,0% 203,398 213,708 248,170 274,140 302,622
SERVICES' @ 25% of Retall Aroa ' " 266,870 280,006 313,183 355,842 304,843
[AUTO PARTS & ACCESSORIES 300 100.0% 130,884 36,055 37,599 41,513 45,833

ITOTAL WARRANTED FLOOR AREA

"An addiional 26% of w azraated I'ot ares & added W account for the porsonal, profopsknal, financli, and madizal sotvicos
ypkealy conpuising the thor groa in noightaithoed and cammunty ationtod shopping arvag.
Wananiod fleoc arsa for automative salos and sarvicos has not boon Included in tho rotal medol.
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HUME CORNSULSING CORPORATION

As illustrated, the local Steveston population currently supports an estimated 1.3 million
square feet of retail and service floor area (excluding automotive sales). This total includes
118,000 square feet of Supermarket floor area, 48,500 square feet of Wine/Liquor store floor
area, almost 50,000 square feet of Health and Personal Care stores {i.e., drugstore and
pharmacy); over 200,000 square feet of Restaurant and Tavern floor area; and almost 257,000
square feet of Service floor area {including personal, professional, and financial services). The
total warranted retail and service floor area in Steveston will grow by nearly 640,000 square
feet over the next 20 years as population and income grows.

These total sales and warranted floor area estimates do not include the significant demand
generated by regional visitors and tourists to Steveston which likely amounts to at least 20-25
percent more in retail sales and warranted floor area. This represents an additional 263,000
to 329,000 square feet of additional warranted floor area.

A visual survey of Steveston indicates that the scale of retail goods and services currently
available within the community is well below the total warranted floor area. This indicates that
a significant portion of retail expenditures generated by Steveston residents are being spent
elsewhere within Richmond or beyond. Of course, not all of the retail expenditure potential can
be captured locally. Some shopping trips will naturally occur to other areas of Richmond and
beyond, particularly for General Merchandise, Specialty Retail, Automotive sales and service,
etc. However, the retail model does help illustrate that a significant amount of additional retail
floor area could be supported in the community if the sales "outflow" were reduced.

For example, the Steveston population could currently suppert up to 118,000 square of
supermarket floor area, yet there is only one small independent grocery store comprising
approximately 12,500 square feet located within the community (Super Grocer). This indicates
that 80%-90% of Steveston's supermarket expenditures are occurring outside of the
community. Similarly, nearly 50,000 square feet of drugstore/pharmacy space could be
supported, but there are only three small pharmacies and no major drugstores (i.e., Shopper
Drug Mart, London Drugs) within Steveston. While there are a significant number of
restaurants/taverns in Steveston Village it appears that the market could support additional
facilities within the 200,000 square feet of warranted floor area.

Synopsis and Retail Impliications

The retail model indicates that a significant amount of retail and service floor area can be
supported by Steveston's population of approximately 25,854 persons plus the additional floor
area that is supported by expenditures from visitors and tourists. The £58,000 square feet of
retail and service floor area proposed at Imperial Landing represents only a small fragment of
total warranted floor area in Steveston.

A visual survey of Steveston indicates that the amount of retail and service floor area in the
area is well below the levels that could be supported. Most notably, the lack or undersupply of
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major local-serving retail anchors such as a popular supermarket chain, major drugstore, some
major banks, and government liquor store, suggests that many Steveston residents currently
travel outside their neighbourhood to find the types of stores and services that satisfy their
regular day-to-day needs.

Retail surveys and studies over many years have confirmed that with today's busy lifestyles,
once local residents leave their local neighbourhood area to shop for key goods and services
such as a supermarket, drugstore, and/or bank, they tend to do most of their other shopping at
or near that same location. This regular exodus of shopping trips is likely having a significant
impact on local businesses within Steveston.
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In order to assess the suitability and impact of proposed retail uses at Imperial Landing, it is
important to review the competitive retail market. A competitive review will help determine .
likely shopping patterns by Steveston residents as well as identify potential voids or gaps in
Steveston's merchandising mix that could be served, in part, by Imperial Landing. Figure 4
illustrates the location of shopping centres or precincts that focus on serving day-to-day
convenience shopping needs and are within a convenient driving/walking distance of the
Imperial Landing site.

Steveston Village

The 2013 Steveston Villager Business Directory provides a detailed listing of businesses within
the Steveston Village precinct. Figure 5 provides a summary of the approximate number of
retail, restaurant, and service {(personal, financial, and professional) type businesses listed in
the Business Directory. '

It is evident from the business directory listings that there are a wide range of stores and
services available within Steveston. Steveston Village is a unique historic commercial area
spread out over several blocks. The business mix is comprised mostly of small independent
operators rather than businesses that are part of a regional or national chain although an
increasing number of well-known retail/business chains are being attracted to the area.
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FIGURE 5 Steveston Village Business Summary

Business Type #  Business Type # ; Business Type : #
Antigues & Collectibles 2 Home, Office Decorating 6  Coffee & EspressoShops 6
Appliances & Rentals 3 Jewellers ‘ 2 CasualDining A7
Artists/Art Gallery, Framing & Supplies 7z Ladles, Men's Clothing & Shoes 12 Chinese/AsianRestaurants 2
Books, Stamps, & Stationery ‘ 4 Lawyers & Notaries 6  Eastindian Restaurants 2
Children's Toys & Clothing 6  Marine & Hardware Stores . 2 FineDining 4
Chiropratic & Physio Services 3 lquorStores 1 GreekRestaurants 2
Consignment & Thrift Stores 7 Medical & Related Services : 13 {talian Restaurants 8
DentalServices 7 Pharmacies & labs : 4 )apanese Restaurants 5
Flnancial Services 13 PetServices & Supplles 6  Mexican Restaurants 1
Flowers & Gardening 3 Photography. k _ 4 Pubs,Bistro's, Wine Bars 8
Furniture & Home Decor 10  Professional Services ! 17 _ OrganicFood Products 1
Giftware : 12 Real Estate Services 20 Seafood, Fish & Chips 7
Hairdressers & Barbers. - 18 - Convenience Stores & Gracery 6  Services WithFood & Beverages 14
Hollistic, Healt‘h,WelI‘ness, & Fitness 32 Bakerles & Confectioneries 12 Web/Computer/InternetServices 10

127 : ; 111 ‘ - 87

Source: Summary based on Steveston Villager Business Directory 2013

With a wide range of local serving goods and services, Steveston Village does play a role in
serving the day-to-day needs of local area residents. Steveston Village also includes many
businesses that target regional visitors and tourists. It appears that the historic waterfront
character and wide variety of restaurants, cafes, and specialty shops serve as strong draw to
the area for visitors. Due to the strong orientation towards regional visitors and tourists,
shopping traffic levels appear to vary quite widely with significantly higher shopping traffic
during the pleasant weather months and weekends. '

-Seafair Centre

Ll_v LOADUAG AREA
-

z Safeway Produce Store Drycleaner
w § Shoppers Drug Mart Gourmet Meats Dentist
E z BC Liguor Store KFC Subway
g 3 oo = CIBC Autoplan Insurance Pet Supplies
% % = Sushi Little Caesar's Pizza Hair Salon
g E Medical Centre A&W Shoe Repair
g = Veterinarian Mixes & Cigarettes

[LLU_I_UUUJJJ;I ELLULUJJLLH ”}

HO. 1 ROAD

Seafair Centre is located at the northwest corner of No. 1 Road and Francis (just outside
Steveston's northern boundary) and is the closest local convenience type shopping centre to
Imperial Landing with a driving distance of 2.9 kilometres or 4-6 minute driving time. Seafair
has a leasable area of +70,000 square feet and is comprised of approximately 20 retail and
service tenants and is anchored by a Safeway supermarket of approximately 29,000 square
feet. Other key tenants include Shoppers Drug Mart, BC Liquor Store, and CIBC. A small
selection of personal services and fast food outlets are also available.

RIGE LANDING: PREVIINGRY BETAIL ANA

Supplemental GP - 180
Onni Application




Blundell Centre

Blundell Centre
No. 2 Road )
=i e
] : Py B Safeway Sushi Han Restaurant Current Fashions
e ! 8100 R sl Shoppers Drug Mart  Auto Plan First Choice Vacuums
P T N T TD Canada Trust Seafair Jewellers Osaka Today
—™m | w foof ™ 2 : BMQ StarPets Subway
[ McDonald's Mobilicity Bell Mobility
/E Starbucks The Eye Station Dental Clinic
: H Kin's Market Amroni's Gourmet Meats Silk Cuts Clothing
sueny H < Cobs Bread Thai Kitchen Bilundell Florist
_‘g Liquor Town Easy Care Cleaners Ortental Take-Out
/\' a Loonie Town Foot Solutions Return-It
] L - 2 UPS Store Bernard Callebaut Chocolates Famous Nails
\Y, ey i . Ed's Linens's Fast Photo Hair Masters
;:‘:;:;;: = J i QZ Barbers - Round Table Pizza Optometry
| ) / Medical Clinic Bellisima Fashion
N e N4

Blundell Centre is located at the southeast corner of No. 2 Road and Blundell. This local
convenience type shopping centre is a driving distance of 4.5 kilometres from Imperial Landing
or 7-9 minute driving time. Blundell Centre has a leasable area of £82,000 square feet and is
comprised of approximately 41 tenants and is anchored by a Safeway supermarket of
approximately 28,000 square feet. Other key tenants include Shoppers Drug Mart, Liquor Town,
BMO, TD Canada Trust, McDonald's, and Kin's Market. A good selection of personal services,
professional services, and fast food/restaurant services are also available.

Terra Nova Village

NO. 1 ROAD i ¥

= ©

= =

= a

= Z

= B'—’i Save-On-Foods Legends Liquor Store TN Barber

= = RBC Royal Bank Jugo Juice TN Cleaners

= Starbuck's Hallmark Quiznos

g Bosley's Pet Foods Color Me Mine TN Health Centre

— Dollar Giant Flight Centre Hair Masters
Dairy Queen Pisces Fish & Chips Younger Nail Salon
Imperial City Bistro Pizza Hut Central Agencies
Dear Animal Hospital Hananoki Japanese Rest. Church's Chicken
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—
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Terra Nova Village is located at the northwest corner of No. 1 Road and Westminster Highway.
This local convenience type shopping centre is a driving distance of 5.3 kilometres from
Imperial Landing or 8-10 minute driving time. Terra Nova Village has a leasable area of 72,000
square feet and is comprised of approximately 24 tenants and is anchored by a Save-On-Foods
supermarket of approximately 26,000 square feet. Other key tenants include RBC, Starbuck's,
Bosley's, and Dollar Giant. A good selection of personal services, and fast food/restaurant
services are also available. ’

Ironwood Plaza

Save-On-Foods Brown's Social House Drycleaner
London Drugs Reitman's Ironwood Medical
BC Liquor Store Bosley's Pet Foods Quizno's

Scotia Bank Danny's Wun Tun House Great Clips
McDonald's General Nutrition Booster juice
Coast Capital Savings Game Stop lronwood Dental
Ironwood Public Library " Loonie Town Chiropractor
Starbucks Insurance Eyewear Etc.
Running Room Pearle Vision 1CBC

Flight Centre Ice Level Sports Apex Commercial
Boston Pizza Marble Slab Thyme Maternity
VQA Wines Nail Salon Current Fashion
Dania Down Quilts Dentist Kisha Poppo

Ironwood Plaza is located at the southwest corner of Steveston Highway and No. 5 Road. This
local convenience type shopping centre is a driving distance of 6.8 kilometres from Imperial
Landing or 9-11 minute driving time. Ironwood Plaza has a leasable area of £150,000 square
feet and is comprised of approximately 40 tenants and is anchored by a Save-On-Foods
supermarket of approximately 33,000 square feet. Other key tenants include London Drugs, BC
Liquor Store, Public Library, Scotia Bank, Coast Capital, McDonald's, and Starbucks. A good
selection of personal services and fast food/restaurant services are also available.

L
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Richlea Square & Broadmoor Village

Pacama Squara
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Broadmoor Village

Shoppers Drug Mart  Pioneer Pub Restaurant
Kin's Market Pioneer Liquor Store Bakery
Royal Bank KFC Dry Cleaners
Coast Capital Subway Nail Salon
Petro Canada Fresh Slice Pizza Tailor
Richlea Square

Safeway Veterinarian Pizza
Pharamasave Dry Cleaner Cards

TD Canada Trust Hair Cuts Insurance
Starbucks ~ Medical Clinic

Banners Restaurant  Travel Agency

Richlea Square and Broadmoor Village are adjacent shopping centres located on No.3 Road just
to the south of Williams Road. These centres are located approximately 5.0 kilometres from
Imperial Landing or an 8-10 minute driving time. Richlea Square has a leasable area of +70,000
square feet and Broadmoor Village has a leasable area of £24,000 square feet. Combined, these
shopping centres offer approximately 30 tenants providing a range of convenience-oriented
goods and services. Key tenants include Safeway, Royal Bank, TD Canada Trust, Coast Capital,
Pharmasave, Petro Canada, and Kin's Market.

Competitive Synopsis & Implications

There are no supermarket anchored, convenience-oriented shopping centres located within the
community of Steveston. However, there are five such shopping centres within a relatively easy
driving time of the Steveston neighbourhood and located along major roads frequented by local
residents. Combined, these shopping centres comprise approximately +468,000 square feet of

— .
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leasable retail and service floor area and offer a total of +155 tenancies. Given the popularity
and customer [oyalty generated by the major supermarket chains combined with the one-stop
shopping convenience offered at each of these five shopping centres, it can be expected that a
significant portion of Steveston residents currently shop outside of their community to satisfy
most of their essential day-to-day shopping needs.

The merchandising mix in each of these shopping centres illustrates the typical composition of
retail goods and services that attract shoppers on a regular basis. A supermarket, banks,
drugstore, and/or liquor store are typically the key anchor stores. Personal and medical services
are also an important component of the merchandising mix as well as cafes, restaurants, and
fast food facilities. The other key aspect of these competitive shopping centres is the
convenience they offer - a shopper can satisfy most or all of their essential shopping and service
needs in one location.

Steveston Village is the primary commercial centre within Steveston. Steveston Village plays an
important local service role within the community but also targets a larger regional shopper
drawn to this historic area with its quaint fishing village character. It offers a variety of goods
and services mostly comprised of local independent operators. Many of the stores, restaurants,
and businesses in the Steveston Village are focussed on serving visitors from outside the local
neighbourhood.

While Steveston Village does offer a small, independent grocery store and three pharmacies,
there are no major convenience-type anchor tenants such as a popular supermarket chain or
major drugstore (i.e., Shoppers Drug Mart, London Drugs}, and only one major financial
institution is present in Steveston Village. There are very few regional or national chains that
are popular with shoppers. The spread-out nature of Steveston Village does not lend itself to
the type of convenience-oriented shopping sought by most shoppers with busy lifestyles.

Given the strong competition in the region, the spread out nature of retail goods and services in
Steveston Village, the lack of popular major convenience tenants and the retail focus on
visitors, it is likely that most Steveston residents will continue to satisfy all or most of their
regular day-to-day shopping needs outside of the community. Steveston needs a concentration
of popular, local serving goods and services in order to retain locally generated, day-to-day
shopping trips within the community.

13 L
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This section of the report reviews the types of retail uses being proposed at imperial Landing
and places them in the context of the Steveston community, Steveston Village, and the widely
accepted planning principles of creating complete communities that are liveable, vibrant,
walkable, and sustainable.

Zoning Considerations

Current Zoning

Under the current zoning guidelines, the types of retail and service uses that can be
accommodated at Imperial Landing are quite restricted. The allowable uses under the current

zoning guidelines are:

Steveston Maritime Mixed-Use (ZMU12) Steveston Maritime (ZC21)

e Education e education (limited)

e Housing, apartment ¢ industrial, general (limited

e  Manufacturing, Custom Indoor - ~ e manufacturing, custom indoor
e Maritime ' * marina

e . Office e maritime mixed use

* Parking, Non-accessory e office (limited)

e  Service, Personal e parking, non-accessory

Secondary Uses
e Boarding and lodging
e Community care facility, minor
e Home business

Generally, the current zoning guidelines primarily allow for a variety of uses, primarily oriented
to the maritime related uses, that may include: small scale, indoor manufacturing; boat
mooring, boat repair services, businesses that support commercial fishing, and limited
industrial uses, The zoning would also allow for the manufacture of hand-made items such as
jewellery, toys, and musical instruments, Some office, home business, and educational uses
would also be permitted under the current zoning but must be related to the marine or
maritime industry.

Overall, the zoning guidelines appear to be primarily based on a desire to create/reinforce a
historic maritime theme for Steveston. The current zoning guidelines do not appear to consider
the retail and service needs in the area or the market demand for such space. Also, the
feasibility and sustainability of such uses and their compatibility with residential uses above or
nearby do not appear to have been fully considered. As most local residents would be unlikely
to utilize maritime-type uses on a regular basis, it is unlikely that a focus on these types of uses
would contribute significantly to a more complete, vibrant, walkable, and sustainable
neighbourhood. If these commercial spaces cannot be filled or are not viable, the resulting
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vacancy and tenant turnover would diminish the identity, character, and value of the Imperial
Landing area. High vacancy rates and/or tenant turnover would also send a bad message to
prospective new businesses considering the Steveston Village area as a possible location.

Reguested Additions Under Rezoning

The rezoning application retains all of the Permitted Uses under the current zoning guidelines
but also seeks to broaden the allowable retail and service uses. The additional types of uses
requested under the rezoning application are (alphabetically):

¢ Animal Grooming ¢ Retail, general

¢ Child Care ¢ Retall, second hand

¢ Education, commercial ¢ Service, financial

¢ Health Service, minor e Service, business support
¢ Library and Exhibit e Service, household repair
¢ Office e Service, massage

e Recreation, indoor ¢ Service, personal

e Restaurant e Veterinary service

¢ Retail, convenience

The types of additional uses being requested would allow for a greater variety of goods and
services targeting the regular day-to-day shopping needs of local area residents. These uses are
more reflective of market needs, are more likely to be leased, and more likely to be
economically sustainable, There are many examples of modern mixed-use retail precincts in
Metro Vancouver that have created very vibrant and desirable places to live due to their mix of
stores and services that effectively serve the local area population.

While there could be some duplication of tenant types that are currently located in Steveston
Village, the relatively small scale of the Imperial Landing development and the small number of
tenancies that will comprise it should have little impact on other businesses. These types of
additions would help to eliminate the need for many residents in the immediate area to drive
to other convenience type shopping centres (i.e., Ironwood Plaza, Blundell Centre, Seafair
Centre, Terra Nova Village, Richlea Square/Broadmoor Village). Most of the sales for these
planned stores will likely come from expenditures that are currently going to these other
shopping centres. The retention of shopping trips could provide important spin-off traffic and
sales to other businesses in Steveston Village.

Specific Tenancies Being Investigated

Onni Group has tested the retail market to determine if there is interest in leasing commercial
space at Imperial Landing. The additional uses listed in the rezoning application are reflective of .
the types of retail and service uses that have expressed interest in this location. Onni has
reported that they have actively pursued commercial tenants that would comply with the
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current zoning, but have not had any success finding such tenants. The specific types of
retailers that have expressed interest in the Imperial Landing location are summarized below:

FIGURE 6 Planned Tenant Mix

Dentist 1‘,200

To Be Determined ~ 1,000
Dry Cleaner/Laundry 860
Restaurant 3,000
16,000 Supermarket (Nesters) 16,000
5650  |ToBeDetermined 5,650
1,700 To Be Determined ~ 1,700
: Bank (TD Bank) 6,462

To Be Determined 13,780

8900  |ToBeDetermined" | 8900
58,552 . | 58552

*Sizes are approximate

! A termination clause could be registered on all leasesin Building 6 to allow for achange to maritime
related usesif the planned marina is built.

The total commercial floor area and total number of tenants (an estimated 10-15 tenancies) is
small relative to market demand, in comparison to the number of businesses located in
Steveston Village, and the scale of convenience-oriented shopping centres in the area. The total
commercial floor area is £58,000 square feet comprised of approximately 52,000 square feet at
ground level and 6,000 square feet of 2" floor space. Four tenants have confirmed their
interest in Imperial Landing including a 16,000 square foot Nester's Market and a 6,500 square
foot TD Bank,

Supermarket - The proposed Nesters supermarket would be an efficient urban-sized full service
store operated by one of BC's leading grocery store operators. The availability of a modern full
service supermarket would provide an essential service to this medium density community that
is currently missing. Many respondents from the previous open houses expressed the desire for
a supermarket in their neighbourhood.

Bank - a major bank (TD Bank), not currently located within Steveston, has indicated interest in
mperial Landing. As consumers have specific loyalties to particular banks, the addition of a new
major bank at Imperial Landing will reduce the trips to other shopping centres for the purposes
of banking.
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Other Potential Uses -~ while no other uses have yet been confirmed, interest has been
expressed by a variety of businesses including: restaurants, fast food operators, cafes, personal
services, professional services, fitness centre, and daycare operator.

. The developer has indicated that it would consider inserting a termination clause in all leases
~ in Building 6 which would allow the developer to switch to maritime related uses if the
planned marina is built and there was resulting demand for maritime related uses. It is likely
that a significant notice period for termination (e.g. 36 months) would be required in order to
attract tenants in the near term. This approach would ensure that vacancies could be avoided
in the short to medium term and maritime uses could be accommodated in the future if
tenant interest and demand related to a new marina emerges. Of course, any near term
tenancies that service the marine industry would not be terminated.

Tenants would require a minimum of 36 month’s notice and if the existing tenants service the
Marine industry in any capacity then their leases will not be terminated.

Synopsis

Given today's busy lifestyles and the resulting time limitations that are available to complete
essential tasks such as convenience shopping, most shoppers are drawn to well-located, well-
anchored shopping centres or retail precincts where they can meet all or most of their shopping
and service needs in one location. The availability of essential retail goods and services close to
home is generally preferred by shoppers, Currently, with the limited selection of popular
convenience stores and services close to home, many residents of the imperial Landing area
and Steveston as a whole are drawn outside the community to Ironwood Plaza, Blundell Centre,
Seafair Centre, and/or Terra Nova Village to do most of their regular convenience shopping.

The requested retail additions are clearly intended to focus on better sefving the day-to-day
needs of residents at Imperial Landing and the surrounding area. imperial Landing's plan to
provide additional convenience-oriented goods and services close to home should help to
reduce the need for area residents to drive to other shopping centres located outside of
Steveston.

The Imperial Landing area is a modern medium density neighbourhood, distinct from the
historic maritime character of the historic Steveston Village area. The proposed commercial
component for Imperial Landing is appropriate to the character and needs of a modern medium
density neighbourhood and complementary to the Steveston Village character. The types of
retail and services tenancies being targeted should help to create a vibrant, interesting, and
walkable retail environment that adds to the liveability of Imperial Landing and the surrounding
area. The retention of shoppers within the community should provide some spin-off benefits to
Steveston Village businesses as well.

The overall amount of commercial floor area and number of tenancies is relatively small
relative to Steveston Village and the popular neighbourhood shopping centres that outside of
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Steveston. The 5 key tenancies proposed at imperial Landing comprise more than three-
quarters of the total available floor area. All five of these key tenancies are highly suited to
serving the shopping and services needs of a modern, medium density, mixed-use
neighbourhood. The small number of additional tenancies (approximately 5-7 additional
tenancies) will add to the interest and draw at Imperial Landing but are not expected to have a
significant impact on Steveston Village. The majority of retail sales for the proposed retail and
service facilities are expected to come from a reduced outflow of expenditures to shopping
centres located outside of the Steveston community.

18 L
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Hume Consulting has arrived at the following key conclusions based on a review and analysis of
Steveston's retail market and the proposed retail additions at Imperial Landing:

e Steveston is deficient in some of the types of convenience-oriented shopping facilities that
satisfy the needs of the community.

¢ While Steveston Village is a quaint shopping precinct, it is spread out and lacks many of the
most popular stores and services sought by shoppers.

e The 58,000 square of retail and service floor area proposed at Imperial Landing is very

small relative to the amount of retail floor area warranted by local and visitor demand.

e Some of the accepted planning principles for modern, medium to high density
neighbourhoods is to create safe, vibrant, walkable, complete, and sustainable
communities. The types of retail and service facilities being proposed for Imperial Landing
will help to achieve these goals.

e Due to the undersupply of supermarket facilities in Steveston relative to demand, the
proposed addition of a +16,000 square foot urban-style Nesters supermarket, will help to
curtail the exodus of local shoppers to other shopping centres anchored by a supermarket.

e Given the large number of businesses located in Steveston Village including multiple
restaurants, cafes, hair salons, specialty stores, and professional services, and the current
significant outflow of sales to other shopping centres in the region, it is unlikely that the 10-
15 businesses planned for Imperial Landing will have a significant impact on existing
businesses in Steveston.

* Most of the sales needed to support the proposed retail facilities at Imperial Landing will
come from a reduction or transference of sales that are currently going Ironwood Plaza,
Blundell Centre, Seafair Centre, and Terra Nova Village.

e A successful retail component at Imperial Landing will help retain more shopping trips
within the community thereby helping to generate spin-off traffic and sales to other nearby
businesses within Steveston Village.

* Many of the businesses being proposed at Imperial Landing will be complementary to the
existing business mix in Steveston Village, will help to fill some key gaps or deficiencies in
the current selection of goods and services.
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e The strong market interest by prominent retailers and service' operators indicates that
Imperial Landing is an attractive and viable location for the types of uses being sought
indicating that the retail and service space being proposed will be sustainable.
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ADDENDUM

After the completion of this report (December 2013}, a Telephone Survey was conducted by the Mustel
Group {in January 2014} at the request of the City of Richmond. The random telephone survey obtained
responses from a total of 201 Steveston residents. A series of questions were asked regarding their
current shopping patterns, convenience-oriented retail spending, their views regarding possible
tenancies at Imperial Landing, and their potential interest and usage of Imperial Landing.

Hume Consulting has reviewed the Telephone Survey data completed by the Mustel Group. The results

of the telephone survey help to confirm the findings and conclusions in the retail report. The key
findings of the telephone survey are summarized as follows:

1. What store or shopping centre do you currently go to do the majority of your grocery shopping?

e Currently 87.1% of Steveston residents are Shopping Centre/Store Where
doing the majority of their grocery shopping Majority of Shopping Done
outside of Steveston. "Other" grocery
) . . Seafair Centre (Safeway) - 34.0%
shopping  locations may include Real
Canadian Superstore, Costco, Osaka, T&T Ironwood Plaza (Safe -On- FOOdS) ' 17.3%
Supermarket, etc. Blundell Centre (Safeway) , 15.5%
e  Only, 11.8% of Steveston residents do the Steveston Village (Super Grocer) 11.8%
majority of their grocery shopping within Rlchlea Centre (Safeway) - 4.8%
Steveston at Super Grocer, Steveston's only Terra Nova Vlllage (Save-On, Foods) 4.1%
supermarket. Other - 11.4%

e Seafair Centre draws the largest proportion
of visits (34.0%), followed by Ironwood Plaza (17.3%) and Blundell Centre (15.5%). All of these
grocery stores are located along major roads in the region and are within a 10-12 minute driving
time of Imperial Landing.

e The survey findings are consistent with the retail report that stated that the majority of Steveston
residents expenditures for essential goods and services are flowing outside of the local market.

2. How often do you shop outside Steveston for groceries? (of those that do the majority of their
grocery shopping outside of Steveston)

. Frequency
e Approximately 76.5% of Steveston residents 2-3 Times Per Week 33.4%
surveyed shop outside of Steveston for About Once Per Week ; - 32.4%
groceries at least once per week. 4-5Times Per Weei< , 10.7%
e 33.4% of residents surveyed shopped outside of |Once Every 2-3 WEEkS - 9.3%
Steveston for groceries 2-3 times per week with | About OhCe Per“MOnt’kh" 5.0%
10.7% shopping outside Steveston 4-5 times per |Almost EveryDay ‘, 4.4%
week. Less Than Once Per Month . 4.3%

® The survey findings illustrate that shopping trips for essent|a| goods such as groceries are occurring
on a frequent basis.
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3a. Do you typically purchase other goods and services when you go grocery shopping at (the grocery
store/shopping centre shopped at most often).

The shopping centres most frequented by |
Steveston residents offer a fairly wide range of
goods and services in addition to the grocery :

store anchor. ' ves ' : 66.7%
Of the 87.1% of Steveston residents that do the LNO e . 33.3%
majority of their grocery shopping outside of Steveston, 66.7% purchase other goods and services
while at these shopping centres.

This data is consistent with the retail report findings that stated that once a shopper leaves the local
Steveston market to purchase essential day-to-day items such as groceries, they will purchase other
goods and services at the same location.

Shop For Other Goods & Services
When Grocery Shopping

3b. What other types of goods and services do you use when shopping at (the grocery store/shopping
centre shopped at most often)?

4.

The survey illustrates that the types of goods and {Non-grocery Goods & Servcces Shopped For
services typically purchased by Steveston Drugstore ; ; 76.9%
residents while shopping outside the community Bank ‘ 39.5%
_for groceries. ., |Cafe/CoffeeShop k 31.2%
‘I'hde. pe-rcem;]age totals ahdd up to m‘gre than 1(;]06 Restaurant ~ , 28.4%
indicating that man'y shoppers uti |Zt'3 more t a.n Fast Food ~ 23.1%
one store or service when shopping at their ‘ . ,
. quuorStore 21.8%
preferred grocery store/shopping centre. - nal S ‘ . 20.8%
76.9% of those surveyed made purchases at a rofessional Services , : 0
. . |Drycleaner 13.3%
drugstore where their preferred grocery storeis 2! =~ - .
located. Today's drugstores offer a wide range Pf?duc‘? Store . 7'55’
merchandise and services including a pharmacy, Ha*‘fsaioﬂ ‘ ‘ ~ 7.1%
cosmetics, health and beauty items, cards, |Deli/Baker/Butcher , 5.8%
household items, snack foods, etc. Pet Supplies , . 2.4%
Many shoppers also use/make purchases at other |Other ‘ | . 10.2%

stores including banks, cafes, restaurants, fast food, liquor stores, professional services {e.g. doctor,
dentist, accountant, lawyer]), etc.

Thinking about what you spend in a typical month on everyday needs such as groceries,

drugstore/pharmacy purchases, dry-cleaning, hair salon, and personal services, approximately what
percentage of your total expenditures would you say you make outside of Steveston village?

e Nearly 60% of Steveston residents surveyed : ogorgo:%f E:::ydaytNEEds Expenditures
ade Qutside 0 eveston
indi %-100% of ;

| mdl‘cated that they sF)end between ‘754; 100% o Under 20% 0.3%
their annual expenditures for basic day-to-day |55 sqo 18.0%
goods and services outside of Steveston with 50-74% ; ‘ : 20.2%
another 20.2% of respondents spending 50%-74% |75%-90% : 30.4%
of their total hudget outside of Steveston. 90-100% ; ‘ 26.5%
Don't Know : 4.2%
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e This data helps illustrate the tremendous exodus of expenditures from Steveston. Conversely, it
helps illustrate the retail opportunity that exists at Imperial Landing if it offers the types of goods
and services that satisfy both local needs (that are currently being met outside of Steveston) as well
as uses that are generate interest and activity for the pedestrian traffic along the development’s
waterfront side.

5. What types of stores and services do you feel are missing from Steveston village?

e  40.7% of those surveyed cited a large grocery store as |Types of Stores That Are Missing
missing from Steveston Village. This was, by far, the |From Steveston Village

ienificant defici ited Large Grocery Store. , - 80.7%
most significant deficiency cited. Produce Stores  409%
e QOther notable gaps or deficiencies cited by ]Restaurants ‘ 9,5%
respondents included produce stores, restaurants, |ClothingStores ‘ ' 8.1%
clothing stores, and cafes. Cafes 6.0%
] . ) Pharmacies ‘ 4.8%
¢  While there do not appear to be any major gaps in the Deli, Bakery, Butchers 3.9%
merchandising mix identified (other than a large |Banks, Finandal Services 3.8%
grocery store), it is clear that Steveston Village fails to |Parking 3.2%
B 0,
satisfy the basic day-to-day needs of local residents as D_“'“”“’“ ~ 2%
, . . Liquor Store ‘ 2.4%
illustrated by the large exodus of shopping trips and Sporting Goods/Fitness Gear 2.4%
expenditures, Gas Station = , 2.0%
Hardware Store o 1.4%
Other ‘ 15.1%
Nothing L : 0.4%

6. Would you like to see a supermarket at Imperial Landing at 4020 Bayview Street, which is at the
base of Easthope Avenue where the roundabout is?

¢  66.6% of survey respondents from throughout Like To See A Supermarket at
Steveston indicated that Yes or Maybe to a new |imperial Landing
supermarket at Imperial Landing with only 30.1% |]Yes ‘ ' 38.2%
indicating they would not like to see a supermarket |No ~ ‘ - 30.1%
there. Maybe : - - 28.4%
e The support for a possible grocery store at Imperial |Pon't Know 3.4%

Landing is significant considering that a considerable portion of respondents to the randomized
telephone survey likely live a substantial distance away from the site and may be more conveniently
located relative to other shopping centres such as Seafair Centre or Blundell Centre.
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BUNR CONSUETING CORFOULTION

7. If a new supermarket were located at imperial landing at 4020 Bayview Street, how likely is it that

you would shop there?

e A total of‘64.0% of survey respondents indicated |How Likely to Shop at A New
that they would be very likely or somewhat likely |Supermarket atimperial Landing
to shop at Imperial Landing if there was a new |Verylikely

supermarket located there. Somewhat Likely
Not Very Likely
Not At Al Likely

e Again, the high proportion of respondents
indicating that they be very or somewhat likely to

35.2%
28.8%
22.8%
11.1%

sh‘op at Imperial Landing based on the addition of a supermarket alone is significant especially
considering that a large portion of respondents to the randomized telephone survey likely live a
substantial distance away from the site and may be more conveniently located relative to other

shopping centres such as Seafair Centre or Blundell Centre.

8. What other types of stores and services would you like to see at Imperial Landing with or without

a supermarket located there?

. Like to See at Imperial Landing
¢ When asked what other types of stores or services they lrectaiiant ~

Other Types of Stores and Services They Would

20.9%

would like to see at Imperial Landing, restaurant, cafe, {(Cafe 7.3%
clothing stores, gym/recreation facility,  bank, and g’;’g}?{fi:ﬁ;ty/c()mm_ e :g;
pharmacy were the most popular suggestions. Bank 5.2%

*  49.1% of respondents offered no.other suggestions. Eharmacy =.0%
. ) . Doctor/Dentist --4.5%

e The overall response to this question was weak which is lquer 2.4%
fairly typical of open-ended questions that ask survey |produce ‘36%
respondents to make suggestions. Sporting Goods 3.4%
Large Grocery Store 2.8%

Drycleaner 2.6%

Bakery 2.6%

Deli 1.7%

Hair Salon 0.8%

Daycare 0.3%

Other 13.8%

No OtherSug gestlons 49.1%

9. How likely would you be to shop or use the following types of stores or services if available at

. o
lmperlal Landlng' How Likely Would They Be To Shop
atThese Stores at imperial Landing  Very/SomewhatLlkely — Notlikely
¢ While survey respondents did not provide a :::‘a;;;"'" e gt
. e e , 5 .b% J/a
strong response to the open-ended question |cafe = 67.3% 31L.0%
regarding the other types of stores and- [UquorStore = - 54.8% 44,6%
. . . Pharmacy. . 37.3% 67.3%
services they wpuld like to see at Imperial [* _ 20.5% k2%
Landing (Question No. 8 above), a much |orydeaner/taundry 26.9% 734%
stronger response rate was generated when |[Doctor/Dentist 24.8% 75.2%
iven a list of possible tenant types at | jg) |\aime Uses 19.8% 76,3
given a fist ot poss anttypes at imperial fy.;; aion ~ 19,6% 80.0%
Landing. Daycare 6.4% 92.9%
ADDENDUM S A-4
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SULVING CORPORLTION

e 81.9% of survey respondents indicated that they would be very or somewhat likely to use a
-Restaurant located at Imperial Landing.

e Other types of uses that respondents were very or somewhat likely to shop at or use included:
bakery/deli (76.6%); cafe (67.3%); liquor store (54.8%); pharmacy (37.3%); bank (30.5%); and
drycleaner/laundry (26.9%). :

¢ Daycare, hair salon, and maritime uses were the least hkely types of stores to be used.

10. If a supermarket, bank, and other personal and professional services were provided at Imperial
Landing, would you be more likely to do more of your shopping there instead of going elsewhere?

o
e 72.1% of s.urv-ey respondents from throu_ghout More Likely to Shop At Imperial
Steveston indicated that they would definitely . .
. . \ Landing Than Going Elsewhere
or possibly do more of their shopping at |.. .
imperial Landing instead of going to other Jes . ‘ 38.3%
=)
shopping centres located outside of Steveston. No ’ ; 26.6%
e The responses indicate that there would likely |Maybe ; L - 338%
be strong demand for stores offering the |Don't Know : : 1.3%)

essential goods and services that are needed by Steveston residents. These types of goods and
services would help to ensure a vibrant and sustainable retail precinct on a year around basis.

e Complementary stores and services that serve both local area residents and visitors (e.g. cafe,
restaurant, juice bar, deli, bakery, fine chocolate/fudge) would add to the draw and vibrancy of the
waterfront area.

CONCLUSIONS

The findings of the telephone survey support the overall findings and recommendations presented in
Imperial Landing Retail Analysis report. In particular, the telephone survey helps verify that the vast
majority of the available shopping dollars for day-to-day shopping needs are currently flowing out of
Steveston to other grocery store anchored shopping centres. The majority of these trips are occurring
one or more times per week. As the retail report indicates and the survey results verify, shoppers also
shop at or use a variety of other stores and services while shopping at their favourite grocery