FINAL Report

Glen Abbey Golf Club
Redevelopment

Commercial/Retail Market Review &
Impact Study

I 1 Prepared for ClubLink Corporation ULC and ClubLink Holdings Limited
I B l by I1BI Group
October 31, 2016

I



IBI GROUP FINAL REPORT

GLEN ABBEY GOLF CLUB REDEVELOPMENT
COMMERCIAL/RETAIL MARKET REVIEW & IMPACT STUDY
Prepared for ClubLink Corporation ULC and ClubLink Holdings Limited

Table of Contents

1 Introduction and FINAINGS  ..ocoooiiicce e e e s e e e e nn s 1
1.1 T 0T 11 Tox o o 1RSSR 1
1.2 Summary of FINAINGS ....coovviviiiiiie e 1
2 Background and CONEXE  .....ooiiieiiiiiiiie ettt st e et e e sbe e e e e sbneeeeans 3
2.1 [DTSAVZ=] (o] o]0 1T o1 A @ o To =7 o 1 4
3 Commercial POICY REVIEW  ....coiiiiiiiiiiiiee ettt 7
3.1 COre COMMEICIAL ...cceiiiiiiee et e et e e e s s eeeaeeas 7
3.2 Community ComMmercial............oooovviiiiiiiii 7
3.3 Neighbourhood COMMENCIAL ..........cuuiiiiiiiiii e 7
34 Other Areas with Commercial PErmiSSIONS .........ccooiiiiiiiiiiiieeis e 8
3.5 North Oakville Secondary Plan Ar€as .........coccueiiiiiieiiiiiieeeiiiee e 9
3.6 Commercial/Retail Needs StUAIES ......covvviiiiiiiiiiiiieee e 10
3.6.1 Retail and Service Commercial Policy Review (2006)...........cccccevvuveeennnnn 10
3.6.2 Policy Discussion Paper i Commercial Uses (2010) .......cccccevvvvvveveeenennn. 11
3.6.3 Livable Oakville MCR T Employment & Commercial Review (2016 -
£ oo T 1 T ) I 12
3.6.4 Current Town of Oakville Commercial Supply Assessment ..................... 12
3.6.5 Town of Oakville Forecasted Future Demand/Supply ......cccccvvvvevevenennnnn. 13
4 Forecasted Population and Commercial SPace  .....cceoiiiiiiiiiiiii e 17
4.1 Forecasted Population Growth T Town of Oakville ............ccocceieiiiiie, 17
4.2 Forecasted Commercial Growth T Town of Oakville ..........ccoociiiii, 17
5 Glen Abbey Golf Club Redevelopment Retail/Service Space Requirements  ............. 19
5.1 Commercial Inventory in the Immediate Area.........ccocveeiiiiiiiiiie e 20
6 Recent Trends iN RELAI .......ooiiiiiii e a e e 22

October 31, 2016 i



IBI GROUP FINAL REPORT

GLEN ABBEY GOLF CLUB REDEVELOPMENT
COMMERCIAL/RETAIL MARKET REVIEW & IMPACT STUDY
Prepared for ClubLink Corporation ULC and ClubLink Holdings Limited

Table of Contents (continued)

List of Figures

Figure 1 - Site LOCALION .....cccoei e 3
Figure 2 - Subject Site i Official Plan Land USe...........ccccoeeiiiiiiei e, 4
Figure 3 - Concept Plan for a Mixed-Use Redevelopment October 4, 2016...............cceeeeeeeeen. 4
Figure 4 - Development Concept - Mixed Use COMPONENtS..........ccceeeeeeeiiiiiiiiieieeeeeeeeeeeeeeee, 5
Figure 5 - Concept Plan BreakaOWN ............oooiiiiiiiiiiee ettt 6
Figure 6 - North Oakville Employment & Commercial Ar€as............cocveeiiiiiieiniiiieeiiieee e 9
Figure 7 - Recent North Oakville Commercial CONSIIUCION .........ccoociiiiiiiiiiieiiiiee e 10
Figure 8 - Retail STUAY ATCAS.......coi ittt e et e e e st e e e e sba e e e e sbaeeeeanes 12
Figure 9 - Areas with Commercial PErmiSSIONS ...........coiiiiiiiiiiiiiie i 15
Figure 10 - Immediate Commercial INVENTOrY..........coooiiiiiiiii 20
Figure 11 - Examples of Neighbourhood Commercial in Study Area...........cccoeeeeeieiiiiiinn. 20
Figure 12 - Examples of Core Commercial in the Study Area.............cccoooiiii, 21

List of Appendices

Appendix A: Terms of Reference

Appendix B: Proximate Retail Inventory

October 31, 2016 ii


file://///caneast.ibigroup.com/J/TO/39929_GlenAbb_FIS/10.0%20Reports/Final/PTR_39929_Retail_Market_Analysis-FINAL-2016-10-31.docx%23_Toc465424777

IBI GROUP FINAL REPORT

GLEN ABBEY GOLF CLUB REDEVELOPMENT
COMMERCIAL/RETAIL MARKET REVIEW & IMPACT STUDY
Prepared for ClubLink Corporation ULC and ClubLink Holdings Limited

1 Introduction and Findings

1.1 Introduction

This retail market review provides an overviewoft he Town of Oakvilleds reta
hierarchy along with the retail context proximate to the proposed redevelopment of the Glen

Abbey Golf Club. This study also considers a square foot (sf) per capita analysis of the proposed

retail component to understand the potential demand for retail in the broader community. A high

level review component of Town-wide supply and demand is completed as part of a review of

the Employment and Commercial Review of the ongoing Municipal Comprehensive Review.

Finally a brief review of recent trends in the retail market and development industry is completed

to inform discussions regarding future retail demand for the town and region-wide.

This study uses the Terms of Reference for the Market Impact Study, available on the Town of
Oakvill eds Development Application Guidelines/ Ter
methodology. (See Appendix A)

1.2  Summary of Findings
The following provides a summary of the key findings of the retail/commercial market review.

i The proposed redevelopment of Glen Abbey Golf Club includes a mix of
residential units, and commercial development (retail, service and office) on
the first and second floors of the mixed use buildings.

i The proposed retail component is 62,900 sf, located in the ground floor of
five mixed use buildings, ranging from 6,000 sf to 20,000 sf.

i The anticipated types of uses which will occupy the space will range from
2,000 to 4,000 sf and will service the local residents, visitors and other
businesses. A potential list of retail and service uses for the commercial
component is located in Section 2.1.

1 A separate town-wide commercial analysis done as part of the Municipal
Comprehensive Review, suggests that there will be a shortfall of 76,000 sm
(820,000 sf) commercial space based on current supply and demand until
2041. (See Section 3.6.3)

i The same analysis suggests that the flexibility inherent in the North Oakville
Secondary Plan policies may lead to a greater shortfall as commercial
development may not be built to the extent that is required.

i A square foot per capita analysis conducted for the proposed redevelopment
of the Glen Abbey Golf Club demonstrates that there is sufficient market
support/population for the proposed commercial component of the
redevelopment.

1 The existing commercial space in the immediate area of Glen Abbey is a mix
of Neighbourhood Commercial, and Core Commercial located at the
intersection of QEW and Dorval Drive. The Neighbourhood retail is
predominantly located in existing low density neighbourhoods.

i There are a number of trends including e-commerce, Omnichannel shopping,
redevelopment of obsolete malls and the incorporation of retail in mixed use
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developments that are impacting the size, format and type of retail that is
being developed and is anticipated in the future.

i The retail/service/office space proposed as part of the Glen Abbey Golf Club
redevelopment will be sufficient to service the immediate local community,
and will not impact the viability or planned function of existing or future
neighbouring retail.
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2 Background and Context

The site is located in the Glen Abbey community located in the west area of the Town of
Oakville. The site is bordered by Upper Middle Rd. W to the north, Sixteen Mile Creek to the
east, Dorval Drive to the south and low density residential developments to the west. The site is
currently the location of the 18-hole, 230 acre Glen Abbey Golf Course. The course has been
host of the Canadian Open 27 times and is owned by Clublink Corporation ULC and ClubLink
Holdings Limited. In addition to the golf course, there is a clubhouse with a restaurant, banquet
and meeting room facilities located near the 18t hole.

The historic RayDor Estate building is the home of Golf Canada, the Canadian Golf Museum
and Hall of Fame, and the TaylorMade Performance Lab. The building is excluded from the
current development proposal.

The site is designated Private Open Space and Natural Area in the current Official Plan, and
Residential Areas in the Urban Structure Plan. The site is surrounded by residential uses to the
south, west and north, and to the east of Sixteen Mile Creek.

Figure 1 - Site Location
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Figure 2 - Subject Site i Official Plan Land Use

2.1  Development Concept
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Figure 3 - Concept Plan for a Mixed-Use Redevelopment October 4, 2016

The concept plan is for the proposed redevelopment of the Glen Abbey Golf Club which will offer
a variety of housing types, including singles, buffering the existing residential area, town homes
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and stacked townhomes, and apartment units. In total, there are 3,222 proposed residential
units, parkland, the preservation of the RayDor Estate (not part of this application) and a series
of trails.

a
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Figure 4 - Development Concept - Mixed Use Components

The proposed redevelopment of the Glen Abbey Golf Club will also feature Neighbourhood
Commercial-type retail and a service commercial component to service local convenience
needs. This space will be located in the ground floor of the mixed use buildings, and offer a
number of flexible configurations, with a proposed maximum contiguous space of 4,000 sf (460
sm), in order to provide a variety of services for the immediate community.

Located in the proposed mixed use buildings, there is a total of 62,900 sf of retail and service
commercial space proposed in the concept plan. This space will be marketed to locali serving
retail and service businesses, and will be pedestrian-oriented. In addition, 58,500 sf of ground
floor and second floor office space will be above the retail space.

Proposed types of users anticipated to locate in the commercial and office space include:

Specialty food stores or convenience stores;

Cafes and small scale restaurants;

Miscellaneous retail stores (e.g. gifts, florist);

Apparel stores;

Daycares and tutoring;

Satellite banks and pharmacies;

Pet stores and groomers;

Personal services such as salons, dry cleaners and yoga studios;

Professional services such as lawyers, accountants and real estate offices; and
Local medical services such as doctors, dentists, physiotherapists and chiropractors.

A =A-8-8-8_8_9_9_9_9

It is anticipated that the commercial units will be between 2,000 sf and 4,000 sf per unit,
depending on the use. There are no large scale food or retail uses planned on site, nor will there
be any drive-through facilities. It is anticipated that the scale of the commercial development,
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and the types of retail/services offered, will draw predominantly from the new residential
population created on the Glen Abbey site.

Glen Abbey Development Components

Units/GFA Non-Residential Breakdown|GFA (sf)
Residential Units Block 3
Low Density 141 Retail Areg 19,624
Medium Density 299 Office Areg 19,624
High Density 2,782 Block 4
Total Units 3,222 Retail Areg 4,132
Non-Residential (sf) Office Areg 0
Service/Office 62,871 Block
Retail 58,429 Retail Areg 6,865
Total Non-Residential 121,30( Office Areg 0
Block €
Retail Areg 24,963
Office Areq 24,963
Block 14
Retail Areg 7,285
Office Areg 13,844
Non-Residential Summary
Retail Ared 62,871
Office Ared 58,437
Total

Figure 5 - Concept Plan Breakdown
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3 Commercial Policy Review

The Town of Oakville has a number of policies which address commercial development, their
location, uses and size. The following section will review current policies, existing and planned
retail/commercial areas and recent commercial studies conducted for the Town of Oakville.

The Livable Oakville, the 2009 Official Plan, applies to all lands excluding the North Oakuville
Secondary Plan areas and the lands north of Highway 407. The Plan identifies six growth areas,
which are anticipated to have commercial development to support new residential populations.

There are currently three land use designations primarily for retail (commercial) uses:

1 Core Commercial;
i Community Commercial; and
i Neighbourhood Commercial.

3.1 Core Commercial

These | ands Aprovide major concentrations of comn
c o mmu n iOP ¥303) They @re located at the intersections of major arterial roads, with
proximity to highway access.

Permitted land uses include:

i Retail and service uses including restaurants, food stores and motor vehicle
service stations;

1 Large format retail, retail warehouse, entertainment and recreational; and

i Secondary function such as office and motor vehicle repair.

There are currently four areas with the core commercial designation in Oakville. All are located
in close proximity to a highway interchange and are some of the largest concentrations of
commercial permissions, and retail Gross Floor Area (GFA).

3.2  Community Commercial

These lands are intendedt o provi de fia variety of retail and s
servicing the |l ocal surrounding community. o (OP 1
intersection of arterial roads or arterial and collector roads.

Permitted land uses include retail and service uses including restaurants, food stores and motor
vehicle service stations. Uses are to be developed in a nodal configuration, and are encouraged

to provide and maintain a food store as part of the node;andde vel opment fahall pr o
grouping of retail and service commercial uses occupying a single site and/or functioning as a
single site with shared access, design, parking a

3.3  Neighbourhood Commercial

Lands designated Neighbourhood Commercial are intended to provide retail and service
commercialusesfipri marily to service | ocal convenience n
(OP 13.5) These uses are to be located on collector roads, or at the intersection of a collector

and arterial road with access to a local neighbourhood.

October 31, 2016 7
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Permitted land uses include:
1 Arange of retail and service commercial including restaurants and food stores;
1 Residential permitted above ground floor retail; and
9 Office only as a secondary function and small in scale.

Additional policies pertain to Neighbourhood Commercial uses, includingt hat t hese ar eas
not exceed a maximum of 2,500 SM of floor area in
13.5.2) Development will be a maximum of 2 storeys, and consist of small groupings of retail and

service commercial uses in one or more buildings.

34 Other Areas with Commercial Permissions

Commercial development is also permitted in the Central Business District, as a part of mixed
use buildings within North Oakville, and the six identified Growth Areas. The Central Business
District is planned to serve the downtown centre as a main street, and provide community
shopping facilities to surrounding communities. This area is intended to include some retail and
service commercial intensification. Permitted uses include restaurants, retail and service
functions that are appropriate to a main street. Offices, hotels, entertainment facilities may also
be permitted. (OP Sec. 13.2)

The six identified Growth Areas are generally currently built out, but have policies to encourage
increased densities through mixed use. The areas considered Growth Areas are:

1 Midtown Oakuville (Trafalgar Rd and the QEW);

1 Kerr Village (Kerr Street and Speers Road);

1 Bronte Village (Bronte Road and Lakeshore Blvd); and
1 Downtown Oakville (Lakeshore Blvd and Trafalgar Rd).

The Uptown Core, located at Dundas Street and Sixth Line (Central Area), is also a Growth Area
and is intended to be the focus of a new mixed use development and redevelopment with
emphasis on residential, office and commercial development. The Main Street District is planned
to be redeveloped with a mix of retail and service commercial uses on the ground floor with
residential and/or office uses above. (OP. 21.3.4)

Also a Growth Area, Palermo Village, at Dundas Street and Bronte Road,i s t o have fAa cl
defined main street with commercial devel opment o
(OP. 22.2.2 iv). Stand-alone retail and service commercial buildings are not allowed to exceed a

gross floor area of 6,000 sm (65,000 sf). In addition, Palermo Village extends into North Oakville,

and is included in the Palmero Village North Urban Core Area which has commercial

permissions and is included in a review of the commercial supply in North Oakville.

October 31, 2016 8
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3.5 North Oakville Secondary Plan Areas
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Source: Empioymaent & Commerciol Review: Preliminary Directions Regort Presentation March 21, 2016
Figure 6 - North Oakville Employment & Commercial Areas
The current North Oakville Secondary Plan Area (NOS East and West) are separate from
Livable Oakville, and have their own land use designations. There is currently no exclusive land
use that only permits retail and service commercial, instead, these uses are permitted in a
variety of forms in various designations, but in particularin t he AUr ban Cor e Ar eas:¢
planned for the densest development, and high order activities. Land use permissions include a

range of residential, retail and service commercial, entertainment, cultural business and
institutional uses. These uses are anticipated to come in a mixed-use format.

There are four areas designated as AUrban Core Ar
1 Trafalgar Road Urban Core Area;
1 Dundas Street Urban Core Area;
1 Neyagawa Blvd. Urban Core Area; and
1 Palermo Village North Urban Core Area.

Limited retail will also be permitted in employment areas.

North Oakville is currently undergoing development, and hew commercial uses are being
constructed, predominantly on the north side of Dundas Street. The new residential population
in North Oakuville will drive demand for increased commercial uses, which are to be developed
predominantly in a mixed used format.

October 31, 2016 9
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Figure 7 - Recent North Oakville Commercial Construction

October 31, 2016

At buildout, North Oakville is expected to accommodate a population of 55,000 residents and
35,000 jobs.

3.6 Commercial/Retail Needs Studies

3.6.1 Retail and Service Commercial Policy Review (2006)

The Town of Oakville commissioned a Commercial Policy Review conducted by urbanMetrics in
2006. While the study is dated, its findings still have some relevance to the current retail context
in Oakville. The study was conducted in three phases, the first phase was an analysis of the
future warranted commercial space in Oakville, the second phase provided a review of the
Townds exi st i ngescandim énalphaselpreserded thefindings and
recommendations. The work included public consultations, a telephone survey, a review of
existing and potential commercial inventory and a retail demand model which forecasted future
space requirements.

The study had a number of conclusions:

1 Oakville businesses rely heavily on expenditures from neighbouring municipalities, in
particular Mississauga, due to the proximity of major commercial nodes to the QEW or
Town borders.

T OCakvill ebs r esi de ontapparéland bBomé furgidhings to sufrdurding
areas.

1 Future growth in Oakuville after 2021, with the exception of infill and intensification, is
expected to occur north of Dundas Street.

Income and expenditure levels are well above the Provincial average.

1 By 2021, the population and expenditure growth will support an additional 3.8 to 4.2
million sf of commercial space in the Town.

1 The largest projected space is in three clusters; The RioCan Power Centre, Palermo
Village, and Uptown Core, and the majority of this space will be in power centres or part
of retall clusters around power centres. There will be additional arterial commercial
development and some limited accessory and convenience retail and service
commercial.

10
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1 Upon the completion of committed and proposed commercial projects, Oakville will have
six major commercial nodes:

Downtown Oakville

Oakville Place

Palermo Village

Burloak

Winston Park

0 The Uptown Core and Vicinity

O OO0 O0o0Oo

1 There is a residual uncommitted space of between 400,000 to 900,000 sf, which should
be reserved for expansion of existing centres and nodes, accommodation of space in
employment and arterial areas, lower order centres in new growth areas, and
commercial components of mixed use projects

The urbanMetrics report provides information on retail/service sf per capita estimates. The
report noted an increasing trend from 1994 of 37.5 sf/capita to 38.1 sf/capita (2004). The
forecast included in the report reflects a 2021 metric of 43 sf/capita.

3.6.2 Policy Discussion Paper i Commercial Uses (2010)

This paper was prepared as part of the Livable Oakville work plan; it reviewed the findings from
the previous reports, addresses conformity with the Growth Plan, and makes recommended
changes to the existing Official Plan related to commercial permissions. The report summarizes
the analysis completed as part of the 2006 Retail and Service Commercial Policy Review.

At the time, the existing Official Plan had a traditional hierarchy of commercial centres and six
commercial land use designations, including an identification of trade area to be served. The

previous study noted the evolution of retail in Oakville, and the mismatch of some of the area
labels with the current function.

I n 2010, the Townds g o adreathccommanitymordevelopi ageds ofgetatl,e s wa s
and the Town to continue with a flexible approach to commercial planning; restructuring current
designations to simplify the current hierarchy, yet maintain the centre-nodal approach.

New space should be focused on the expansion and intensification of existing nodes, in order to
use existing infrastructure. Re-designation of lands for new commercial sites is not
recommended, as North Oakville will provide new commercial areas.

The report recommended changes to the Official Plan, to strengthen and clarify the current
commercial hierarchy, including recognizing mixed-use policies.

1 Central Business District i pedestrian oriented design that allows for a mix of uses to
maintain the viability and vitality of the area.

1 Core Commercial i Formerly Regional Shopping Centre i located at major highway and
arterial intersections. Services the surrounding community and parts of the surrounding
region (sub-regional market role).

1 Community Commercial i located at the intersection of arterial roads to ensure
accessibility (car and transit) and visibility. Group retail and service commercial functions
on a single site. Serve the surrounding community and the local neighbourhood.

1 Neighbourhood Commercial i Provide a range of retail and service commercial uses to
adjacent neighbourhoods and providing local retail functions. Limits in lot size, with a
range of floor space between 186 to 2,300 sm.

October 31, 2016 11
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The report also recommended that the Town of Oakville monitor changes in commercial space.
An inventory was provided as part of the Retail and Service Commercial Policy Review Phase 1
(2006) and the 2010 discussion paper recommended it should be continued.

3.6.3 Livable Oakville MCR i Employment & Commercial Review (2016 -
Ongoing)

As part of the current Municipal Comprehensive Review (MCR), the Town is completing an
Employment and Commercial Review. The Study is currently in Phase 3: Preliminary Findings &

Recommenddhistawn-wiode review is intended to assess

accommodate long-term employment and commercial needs.

The Employment and Commercial Review: Commercial Report, by Dillon Consulting* was

published in July 2016. This report addresses

changing consumer demands, new greenfields and established areas such as Downtown

Oakvill e. In order to ensur e t hat etitlvd econdnoiovn 6 s

trends and consumer demand patterns were addressed within the current policy planning
framework.

The report included field inspections, a detailed commercial market demand analysis, and
consumer research. The report includes:

1 Areview and assessment of retail trends in Ontario;

Study Area Delineation (three areas);

Inventory of Existing Commercial/Retail and Service Space;
Consumer Research;

Population and Expenditure Forecast;

Retail Space Market Demand Analysis;

Service Space Opportunities Analysis; and

= =4 4 -4 A -a -2

Estimate of Commercial/Retail Land Needs.

3.6.4  Current Town of Oakville Commercial Supply Assessment

The Commercial Report has delineated the Town of Oakville into three geographic Retail Study
Areas. The Glen Abbey site is in the Northwest Zone, but is in close proximity to the other areas.

NORTHWES. | NORTHEAST
l ZONE ZONE
“!‘ Subject Site ‘ /
SOUTH ZONE

e —— P ——— e o —————
~—

NN

R

Figure 8 - Retail Study Areas

1 In Collaboration with: Watson& Associates Economists Ltd., Tate Economic Research Inc. and SGL Planning and Design Inc.

October 31, 2016
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The report included an inventory of retail space in Oakville, which was undertaken in 2014. It
determined that there was approximately 8,900,000 sf of retail, service and vacant space in the
Town of Oakuville.

Oakville Existing Retail Structure (2014)

Type Area (sf)*
Total FOR space (1) 1,000,000
Total NFOR space (2) 3,800,00(
Other Retail and Service Oriented Use$ 3,800,000
Vacant 400,00(
Total Retalil, service and vacant space 9,000,00(

Source: Employment and Commercial Review: Commercial Report. Dillon Consulting (July 2016)

(1) FOR is comprised of the following categories: Supermarkets & Other Grocery Stores; Convenience Stores; ani
Food Stores

(2) NFOR is comprised of the following categories: Department Stores; General Merchandise; Clothing & Accessc
Future, Home Furnishings & Electronics; Pharmacies & Personal Care; Building & Outdoor Home Supplies; Misc
Retailers and Automotive Parts, Accessories & Tire stores

The results of the inventory demonstrate that the current commercial/retail space is unevenly
distributed throughout the town, with South Oakville, which has the three Main Street Growth
Areas, Downtown, Kerr Village and Bronte Village having over one-half of the total supply based
on Gross Floor Area (GFA).

On a per capita basis, Northwest Oakuville, where the subject site is located, has the lowest
supply, as well as having the lowest total GFA. Overall, Oakville has 48 sm per capita of
commercial (retail/service) space.

Oakville Existing Retail by Area and SF per Capita

Area Space (sf)* SF per Capita
South Oakville 4,600,000 70.8
Northwest Oakville 1,200,000 20.8
Northeast Oakville 3,000,00( 48.4
Total Oakville 47.8

* Rounded
Source: Employment and Commercial Review: Commercial Report. Dillon Consulting (July 2016)

3.6.5 Town of Oakville Forecasted Future Demand/Supply

The Commercial Report summarizes the forecast demand for additional retail and service space
for the Town of Oakville. This forecast is detailed by major category, and is completed for 2021,
2031 and 2041. Overall the forecast is for 3 million square feet of warranted new space by

2 Note: the population projections used to determine this forecast do not align with the current DCBS

October 31, 2016 13
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2031, and an additional 600,000 from 2031 to 2041. This future demand includes a 5% vacancy
contingency across the entire supply.

October 31, 2016

Commercial Demand Analysis Summary

Inventory Base

Forecast Year

Retail Space by Major Category 2014 2021 2031 2041
Department Store 536,90( 86,000 216,00( 260,00(
Building & Outdoor Home Supply 598,90( 72,000 164,00( 193,00(
Canadian Tire 248,10( 43,000 90,000 109,00(
Warehouse Membership Club (e.g. Costco) n/a 140,00( 140,00( 140,00(
Other General Merchandise 64,000 14,00( 37,000 44,000
Pharmacies & Personal Care 288,70( 49,000 122,00( 153,00(
Other Non-Food Related Retail 2,039,300 232,000 511,000 603,00(
Sub-Total Non-Food Retail 3,775,900 636,00( 1,280,000 1,502,000
Supermarket 797,104 121,00( 258,00( 282,00(
Other Food 203,30( 29,000 67,000 75,000
Sub-Total Food Retail 1,000,401 150,00( 325,00( 357,00(
Other Retail & Service 3,758,70 460,000 1,104,000 1,420,00
Vacancy Space Contingency (5%) 318,00( 136,00( 213,00( 243,00(
Total Existing Space 8,913,90

Warranted New Space 1,382,00 2,922,00 3,522,00
Plus Existing Space 8,913,90 8,913,90 8,913,90
Total Existing and Warranted New Space 10,295,900 11,835,900 12,435,900

Source: Employment and Commercial Review: Commercial Report. Dillon Consulting (July 2016) - TATE ECONOMIC RESEARCH INC. p. 73

Breakdown of Forecasted Demand by Type to 2031

FOR 325,00(
NFOR 1,300,000
Other Retail and Service 1,100,000
Vacancy Contingency 213,00(
Total 2,938,000

Source: Employment and Commercial Review:
Commercial Report. Dillon Consulting (July 201¢
TATE ECONOMIC RESEARCH INC. p. 73-74
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Figure 9 - Areas with Commercial Permissions

According to the Commercial Report, the Town has approximately 2.7 million square feet of

vacant commercial designated lands, including vacant lands in North Oakville. The assessment

of potential commercial space indicates that the majority of the space is located in the Trafalgar

Urban Core, with additional opportunities in South Oakuville, the Dundas and Neyagawa Urban

Core and Palermo Village However, the report acknowledges that some of the vacant

commercial lands, especially those south of Dundas havech ar act eri sti cs that ma)
reduce the attractiveness of these sites for comn
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