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• Neighbourhood centres anchored by supermarkets and drugstores play a very strong role within 
the local community.  They generate high and consistent rental revenue and have low associated 
leasing risk. These are a very popular form of retail development and the region will need another 
one of these with a little more growth. 

• Most new retail projects are inner urban, mixed use and high density.  Many new urban projects 
have a substantial multi-family component.  In general, retail is ever more specialized and should 
be focused on specific customer needs. There is less speculation building than in the past. 

• The wholesale to retail industry, typified by stores such as Costco, is still doing very well. 

• The large discount chains are doing better than full price chains in the recession. Wal-Mart has 
done relatively well and taken major steps to “improve” and “green” their practices and image. 

• Internet shopping is still growing steadily and is serving an even bigger function in the market. 

The retail component of Osprey Village correctly effects all of the trends and industry standards in retail 
development except the location is not a busy arterial and the proposed second phase would push the 
retail commercial component to it maximum capacity. The additional 5,000 sq ft will round out the 
merchandise mix and complete the commercial street and make the overall project much more attractive 
without requiring overbuilding.   

It is clear that this project needs more directional signage to draw more local residents to the site. The city 
should be asked to permit such signage.   
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3 . 0  R E T AI L  S UP PL Y 

3.1 INTRODUCTION 

This section of the report outlines the scale of retail supply in Pitt Meadows. The subject site is so small 
that virtually all of the competitive retail is vastly larger and completely dominant. The only advantage the 
subject site offers is that it is convenient to some residents of southern Pitt Meadows who live in the 
immediate vicinity of the commercial street.  

 
3.2 AREA SHOPPING CENTRES 

Pitt Meadows has a number of important shopping centres.  
 
• Meadowtown Mall: This shopping centre is over 300,000 sq.ft. in size and is anchored by a Real 

Canadian Superstore, Cinema, Reitmans, Winners, Home Sense Petcetera and several other 
medium sized box stores. It has an excellent location at Golden Ears way and the Lougheed Hwy. the 
location and large diverse tenant mix have allowed this centre to completely dominate retailing in Pitt 
Meadows.   

 
• Meadowvale Mall: This shopping centre is anchored by IGA and Shoppers Drug Mart. It is a local 

neighbourhood serving centre with some high profile tenants such as CIBC, McDonalds, and 
Starbucks. It has endured some vacancy due to the competitive impact of Meadowtown Mall. This 
centre has a good location at Harris Road and Lougheed Hwy however even though it is convenient 
most residents still drive past it to larger shopping centres to do most of their shopping.   

 
• Lougheed Highway Anchor Tenants: In addition to these two Pitt Meadows shopping centres, there 

are numerous free standing anchor tenants located on the Lougheed Highway in Maple Ridge. These 
include: Canadian Tire, Staples, Safeway and a number of other smaller tenants.  

 
• Save-On-Foods: This shopping centre is located at 203th and Lougheed Highway.  It is anchored by 

Save-On-Foods and a BC Liquor Store. While some distance away this centre still serves some Pitt 
Meadows residents.  

 
• Downtown Maple Ridge: This area is in the Haney portion of Maple Ridge. There is a substantial 

commercial area; however it tends to be underperforming and sparsely patronized. It is anchored by 
Haney Place Mall and a small SuperValu supermarket. 

 
• Port Coquitlam Dominion Triangle: This is located on the Lougheed Hwy and Ottawa just west of 

Pitt Meadows. There are shopping centres and a number of big box stores including, Save On Foods, 
Costco, Home Depot and others.    

 
• Miscellaneous Small Commercial Centres: There are strip mall and street-front retail of various 

types along Harris Road and other arterials such as the Lougheed Hwy. The Pitt Meadows Mall near 
Ford St. is relatively strong and is anchored by a 7-11.  

 
• Planned retail developments include a large new very attractive mixed use Lifestyle shopping centre 

in Port Coquitlam. This street front retail project will be beside the new Pitt River bridge and attract 
large numbers of residents from Pitt Meadows. The proposed anchor tenants is Wal-Mart.   

 
• Other planned developments are the expected small retail restaurant components being added to the 

business park being developed at the foot of Harris Road and eventually on the airport lands.  
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• As the subject property is very weak it does not need too much extra retail space or competition. As 

such the planned community centre should be restricted from having any commercial sales of any 
kind.   
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4 . 0  R E T AI L  D EM AN D  AN D  D EM OG R AP H I C S 

4.1 INTRODUCTION 

The focus of this study is the City of Pitt Meadows, the primary the south-east urban area. In economic 
terms however, the entire region functions like one large market where residents can shop anywhere. 
They are more inclined to drive further for items where there is a wide selection and price variability such 
as for apparel or appliances. Consumers travel shorter distances for most perishable food items and 
convenience goods.  It is clear that the trade area for most goods is the eastern part of Metro Vancouver. 

 

4.2 POPULATION GROWTH PROJECTIONS 

Future population for the Metro Vancouver region, based on draft projections from Metro Vancouver, 
indicate 53% growth between 2006 and 2041. The region is expected to grow by 1.2 million people to 3.4 
million by 2041, an annual average of approximately 35,000. Of this, 34% will be located in town centres.  

However, within this large region, Pitt Meadows is a very small market.  The population as of 2006 was 
approximately 17,000 and is forecast to increase to 24,000 by 2041 according to Metro Vancouver.  This 
growth of 7,000 residents over 35 years (200 annual average), represents a relatively modest growth rate 
(42%) which is lower than the regional average.  Additionally, compared to the Maple Ridge projected 
growth rates (83% / 61,000 increase) located to the immediate east, the Pitt Meadows rate in terms of 
percentage and actual numbers is very low. 

The 2008 Pitt Meadows OCP projects a population of 20,000-21,000 and 8,000 households in 2021.  
According to the OCP this would necessitate approximately 2,700 new housing units to accommodate a 
2021 population of 21,000.  This would suggest a rather low person per household rate; instead the 
number of required new housing units may be lower or the population growth may be higher. 

The projected growth for Pitt Meadows necessitates approximately 100-200 new households / homes per 
year.  As most of Pitt Meadows is agricultural and rural, most of the development and population growth 
will need to occur within the Urban Containment Boundary. A scarcity of land and high housing prices 
have led to an ever increasing proportion of new housing units being multi-family. 

Most of the future population growth is not expected to be in the far south near Osprey Village but rather 
in central Pitt Meadows and closer to the Lougheed Hwy.  
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FIGURE 4.1 

METRO VANCOUVER POPULATION PROJECTION BY MUNICIPALITY 

 
Source: Metro Vancouver 
 
 

Total Population 2006 2021 2031 2041 2006 -2041
Metro 2,215,000 2,800,000 3 ,146,000 3,406,000 100.0%
Anmore 1,900 2,800 3 ,600 4,400 0.0%
Belcarra 700 900 1 ,000 1,000 0.0%
Burnaby 212,100 278,000 317,000 348,000 11.0%
Coquitlam 120,100 179,000 2 14,000 229,000 9.0%
Delta 102,100 114,000 1 23,000 130,000 2.0%
Langley City 24,600 31,500 3 3,200 37,900 1.0%
Langley Dist 97,700 154,000 1 94,000 211,000 10.0%
Lions Bay 1,400 1,440 1 ,470 1,520 0.0%
Maple Ridge 72,900 96,000 1 15,000 134,000 5.0%
New Westminster 61,800 82,000 9 6,000 105,000 4.0%
North Van City 47,900 56,000 6 3,000 68,000 2.0%
North Van Dist 88,100 99,000 1 06,000 115,000 2.0%
Pitt Meadows 16,800 22,000 2 3,000 24,000 1.0%
Port Coquitlam 55,200 72,000 8 3,000 95,000 3.0%
Port Moody 28,800 39,000 4 4,000 48,000 2.0%
Richmond 182,800 225,000 2 52,000 272,000 7.0%
Surrey 415,000 578,000 6 69,000 739,000 27.0%
Vancouver 607,100 678,000 7 09,000 739,000 11.0%
West Vancouver 46,800 49,000 5 2,000 54,000 1.0%
White Rock 19,700 24,000 2 6,000 28,000 1.0%
Electoral Area A   11,300 18,300 2 0,500 22,100 1.0%
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4.3 EMPLOYMENT PROJECTIONS 

 
Similar to population growth projections, employment growth projections for Pitt Meadows are also 
expected to be modest, increasing from 5,000 to 9,000 between 2006 and 2041.  Meanwhile, the level of 
employment in Maple Ridge is expected to increase by 26,000 to 49,000. This projection reflects very 
favourable assumptions and takes into account expansion of the employment land base.  

 

FIGURE 4.2 

METRO VANCOUVER EMPLOYMENT BY MUNICIPALITY 

 
Source: Metro Vancouver 
 
 
 

 

 

Total Population 2006 2021 2031 2041 2006 -2041
Metro 1,169,000 1,465,000 1637000 1,762,000 100.0%
Anmore 300 600 970 1,250 0.2%
Belcarra 90 160 190 230 0.0%
Burnaby 137,000 170,000 190,000 204,000 11.3%
Coquitlam 47,000 72,000 87000 95,000 8.1%
Delta 56,000 65,000 71000 76,000 3.4%
Langley City 17,000 21,000 23000 25,000 1.3%
Langley Dist 49,000 74,000 91000 101,000 8.8%
Lions Bay 320 350 370 390 0.0%
Maple Ridge 23,000 34,000 42000 49,000 4.4%
New Westminster 28,000 38,000 40000 48,000 3.4%
North Van City 29,000 34,000 38000 40,000 1.9%
North Van Dist 27,000 33,000 36000 40,000 2.2%
Pitt Meadows 5,000 8,000 9000 9,000 0.7%
Port Coquitlam 22,000 29,000 34000 39,000 2.9%
Port Moody 8,000 13,000 15000 17,000 1.5%
Richmond 131,000 156,000 169000 181,000 8.4%
Surrey 144,000 218,000 259000 289,000 24.4%
Vancouver 397,000 444,000 467000 484,000 14.7%
West Vancouver 22,000 23,000 25000 26,000 0.7%
White Rock 7,000 9,000 10000 11,000 0.7%
Electoral Area A   19,000 23,000 25000 26,000 1.2%
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4.4 TRADE AREA 

The trade area is essentially limited to a 1 km ring and the residential area south of Airport Road.   

 
FIGURE 4.1 

BARNSTON VIEW ROAD 1 AND 2 KM RINGS  

 
The One Kilometer Radius 

The residential population within a one km radius of the site was only 1,128 persons in 2006. This is now 
expected to be closer to 2,500 as of late 2009. There will be only moderate growth in this area amounting 
to at most 25 to 50 people per year for the next ten years after which the area will be built out.  

The population has a large young age demographic (5-19 years) and middle aged people (25-44 years 
old) following closely behind.  The median age is significantly lower than the provincial average at 33.1 
years, compared to 39.7 years. This indicates a substantial younger adult component that does more 
retail shopping and is less cautions about prices than the average consumer. This area of Pitt Meadows 
has a particularly young population base. 

Household average income is higher than the provincial average, at $92,493 (compared to $63,000).   

The average number of members in a family is 3 with the vast majority of families (90%) being two parent 
families. 

The majority of dwellings, 84%, are owner occupied, indicating a well established community. There are 
few young renters. 

The Two Kilometer Radius 

The population has a large young age demographic (5-19 years) and middle aged people (25-44 years 
old) following closely behind very similar to the One Kilometer radius with only a slight increase in older 
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residents.  The median age is slightly lower than the provincial average at 37 years, compared to 39.7 
years.  

Household average income is slightly higher than the provincial average, at $77,860 (compared to 
$63,000).   

The average number of members in a family is 3 with the vast majority of families (92%) being two parent 
families. 

The majority of dwellings, 89%, are owner occupied, indicating a well established community. There are 
few young renters. 

The following demographic tables and charts are derived from the 2006 Canadian census and MapInfo. 
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FIGURE 4.4 

PITT MEADOWS (TRADE AREA) DEMOGRAPHIC PROFILE 

 
2006 Census

Census Snapshot
Total Population 1,128 7,136

Males 538 48% 3,548 50%
Females 590 52% 3,588 50%

2006 Population by Age 1,128 7,136
0 to 4 years 86 8% 486 7%
5 to 19 years 252 22% 1,588 22%
20 to 24 years 73 6% 435 6%
25 to 34 years 212 19% 846 12%
35 to 44 years 194 17% 1,365 19%
45 to 54 years 174 15% 1,214 17%
55 to 64 years 106 9% 722 10%
65 to 74 years 50 4% 334 5%
75 to 84 years 16 1% 168 2%
85 years and over 0 0% 45 1%

Average age of population 34.6 35.8
Median age 33.1 37
Families 344 2,125

Persons per family 3 3.1
Two-parent families 308 90% 1,950 92%

With no children at home 136 39% 766 36%
With children at home 173 50% 1,175 55%

Lone-parent families 31 9% 150 7%
Children per family 1.1 1.2

Households 389 2,489
Persons in private households 1,132 7,128
Persons per household 2.9 2.9
Average household income $92,493 $77,860 

Occupied Dwellings 384 2,478
Owned Dwellings 322 84% 2,212 89%
Rented Dwellings 37 10% 238 10%
Dominant building type detached detached 
Dominant period of 2001 - 2006 1971 - 1980
Average value of dwelling $399,869 $391,289 
Average gross monthly rent $0 $560 

Chinese 60% Chinese 44%
Filipino 40% South Asian 29%

South Asian 0% Korean 10%
Black 0% Filipino 8%

Latin American 0% Japanese 5%
Dominant Demographics

Official Home Language English English
Non-official Home Language (Filipino) Chinese
Recent Immigrant Places of 
Birth

Eastern Asia

Site B
0 - 1 km

Site C
0 - 2 km

Top 5 v isible minorities
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4.5 RETAIL EXPENDITURE POTENTIAL 

Retail demand has been calculated to determine whether the market is in balance or is undersupplied or 
oversupplied.  Retail demand is calculated based upon average spending per capita multiplied by the 
trade area population.  Based on this simple formula, retail demand for the trade area was over $30 
million in 2009, and it is expected to grow to $32 million by 2011. Each category by store type is listed 
below in Figure 4.5.   

By dividing retail demand by the average sales per sq. ft. for each type of store the appropriate level of 
supply can be matched with demand.  

The retail outflow is greatest for the large scale items where price and selection are very important and 
worth the drive. These include the auto, furniture, appliance, electronics, and home centre categories and 
also the apparel category. It is very difficult for a moderate sized community in relatively close proximity to 
a large city to stop the retail outflow for these store categories. 

The scale of convenience oriented retail demand generated by such a small population base, of perhaps 
2,500 residents, is very moderate if there is no additional drive by traffic to supplement sales. The current 
level of demand is insufficient to support a chain convenience store like 7-11, which happens to be 
located well to the north, in the middle of Pitt Meadows.    
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FIGURE 4.5  

TRADE AREA RETAIL DEMAND PER CAPITA AND IN TOTAL BY STORE CATEGORY 

 

 

Another way to view the retail demand within the trade area is to assess household expenditures, as 
shown in the figure below.  It is interesting to note that expenditures at restaurants equal approximately 
$600 per capital or $1800 per household.  For the trade area of 2,500 population this is equal to $1.5 
million in restaurant expenditures.   

RETAIL SALES PER CAPITA - BC 2009 2011 2016
New car dealers $1,901 $1,920 $1,969
Used and recreational motor vehicle and parts dealers $437 $441 $452
Gasoline stations $1,538 $1,554 $1,593
Furniture stores $253 $256 $262
Home furnishings stores $208 $210 $215
Computer and software stores $51 $51 $53
Home electronics and appliance stores $444 $449 $460
Home centres and hardware stores $645 $651 $668
Specialized building materials and garden stores $218 $220 $226
Supermarkets $2,267 $2,290 $2,347
Convenience and specialty food stores $224 $226 $232
Beer, wine and liquor stores $695 $702 $720
Pharmacies and personal care stores $658 $665 $681
Clothing stores $515 $520 $534
Shoe, clothing accessories and jewellery stores $154 $156 $160
General merchandise stores $1,375 $1,389 $1,424
Sporting goods, hobby, music and book stores $381 $385 $394
Miscellaneous store retailers $357 $360 $369
Total $12,321 $12,445 $12,759

Retail Expenditure Potential -Trade Area 2009 2011 2016
New car dealers $4,752,703 $4,896,356 $5,266,073
Used and recreational motor vehicle and parts dealers $1,091,554 $1,124,547 $1,209,460
Gasoline stations $3,846,059 $3,962,308 $4,261,496
Furniture stores $632,432 $651,548 $700,746
Home furnishings stores $519,144 $534,836 $575,220
Computer and software stores $127,365 $131,215 $141,122
Home electronics and appliance stores $1,110,529 $1,144,096 $1,230,485
Home centres and hardware stores $1,612,387 $1,661,123 $1,786,552
Specialized building materials and garden stores $545,439 $561,925 $604,356
Supermarkets $5,667,173 $5,838,467 $6,279,321
Convenience and specialty food stores $560,586 $577,530 $621,138
Beer, wine and liquor stores $1,738,514 $1,791,061 $1,926,302
Pharmacies and personal care stores $1,644,932 $1,694,651 $1,822,612
Clothing stores $1,288,063 $1,326,995 $1,427,195
Shoe, clothing accessories and jewellery stores $386,092 $397,762 $427,797
General merchandise stores $3,437,387 $3,541,284 $3,808,682
Sporting goods, hobby, music and book stores $952,083 $980,861 $1,054,924
Miscellaneous store retailers $891,273 $918,212 $987,545
Total $30,803,716 $31,734,774 $34,131,024

Source: Site Economics, Stats Canada

Source: Site Economics, Stats Canada
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FIGURE 4.6  

TRADE AREA HOUSEHOLD EXPENDITURES BY COMMODITY  

2009 Market Expenditures
Average 

 
Households

$ 833
Total expenditure $73,347 $61,122,675 
Total current consumption $53,928 $44,939,950 

Food $7,822 $6,518,708 
Shelter $15,207 $12,672,133 
Household operation $3,391 $2,825,475 
Household furnishings and 
equipment $2,056 $1,713,633 
Clothing $2,846 $2,371,817 
Transportation $9,995 $8,329,133 
Health care $2,199 $1,832,308 
Personal care $1,146 $955,292 
Recreation $4,623 $3,852,308 
Reading materials and other 
printed matter $235 $196,108 
Education $1,227 $1,022,625 
Tobacco products and alcoholic 
beverages $1,640 $1,366,867 
Games of chance (net amount) $225 $187,692 
Miscellaneous $1,316 $1,096,692 

Personal income taxes $13,430 $11,191,642 
Personal insurance payments and 
pension contributions $3,889 $3,240,417 
Gifts of money and contributions $2,101 $1,750,667 
Source: Statistics Canada, Site Economics Ltd.
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5 . 0  C O N C L U SI O N 

The primary conclusion is that the subject site should not have a significant commercial area and cannot 
support one.   

• The Osprey Village is an inappropriate location for a significant amount of retail space.  The 
immediately surrounding population (mostly within walking distance) is adequate to support at most   
15,000 sq ft of retail space. Limiting development to 15,000 sq ft will not oversupply the market and 
there should be economically viable tenants for most of the premises. .  

• The site plan should accommodate only an additional 5,000 sq ft of commercial space.  This would 
allow a commercial ‘feel’ to the area while recognizing the limited scale of commercial demand. 

• The townhouse units behind the commercial space would be able to accommodate ground oriented 
home offices and work spaces and support home based businesses. Over time these new residents 
and home businesses would create more demand for the commercial space.   

• There is only limited demand for retail space as only local residents use this area and the local 
population is not growing significantly.  

• There will be demand for a stand-alone restaurant eventually as employment related uses are 
developed nearby and persons seek local lunch locations.  

• The commercial space is far too small to be a destination and the amenity of being close to the water 
benefits only the restaurant. There is little reason for local residents to patronize this facility except for 
convenience and it is convenient only to a small and very local trade area, south of Airport Way.   

• Customer traffic is and is expected to remain very moderate as there is no through traffic. The 
location is relatively isolated and would not be typical for retail space. If Pitt Meadows was to have 
retail waterfront space it should have been located at an accessible location such as the southern foot 
of Harris road and it should have extended out onto the river like the dockside retail in Steveston in 
Richmond.   

• In summary the market could support at most an additional 5,000 sq.ft. of commercial space at 
Osprey Village, lining and completing the “main street”. Based on the location, minimal demand and  
ample supply this small retail option is strongly recommended. This cost efficient space will eventually 
lease and be occupied whereas a larger commercial development program would lead to over-supply 
and years of vacancy for at least some of the premises.    
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6 . 0  AP P E N D I X  1  -  AS S U M P TI O NS  &  L IM I T I NG 
C O N DI T I O NS 

1. This market, economic, land use or development report / study has been prepared at the request 
of the client for the purpose of providing an estimate of economic feasibility or impact, 
development strategy or range of possible market values. It is not reasonable for any person 
other than the person or those to whom this report is addressed to rely upon this without first 
obtaining written authorization from the client and the author of this report. This report has been 
prepared on the assumption that no other person will rely on it for any other purpose and all 
liability to all such persons is denied. 

2. This report has been prepared at the request of the client, and for the exclusive (and confidential) 
use of the recipient as named herein and for the specific purpose and function as stated herein. 
The client has provided much of the site information and has represented that such material, 
such as ownership, rents, size, etc. is reliable. All copyright is reserved to the author and this 
report is considered confidential by the author and the client. Possession of this report, or a copy 
thereof, does not carry with it the right to reproduction or publication in any manner, in whole or 
in part, nor may it be disclosed, quoted from or referred to in any manner, in whole or in part, 
without the prior written consent and approval of the author as to the purpose, form and content 
of any such disclosure, quotation or reference.   

3. Without limiting the generality of the foregoing, neither all nor any part of the contents of this 
report shall be disseminated or otherwise conveyed to the public in any manner whatsoever or 
through any media whatsoever or disclosed, quoted from or referred to in any report, financial 
statement, prospectus, or offering memorandum of the client, or in any documents filed with any 
governmental agency without the prior written consent and approval of the author as to the 
purpose, form and content of such dissemination, disclosure, quotation or reference. 

4. If an estimate of economic, market or financial value of the real property / subject site which is 
assessed in this report is provided then it pertains to the approximate and general range of 
possible values of the freehold or fee simple, or leasehold or leased fee estate in the real 
property, based on vacant possession or subject to terms and conditions of the existing tenancy 
as described in this report. The property rights exclude mineral rights, if any. 

5. An estimate of economic, market or financial value, if any, contained in this report is founded 
upon a thorough and diligent examination and analysis of information gathered and obtained 
from numerous sources. Certain information has been accepted at face value; especially if there 
was no reason to doubt its accuracy. Other empirical data required interpretive analysis pursuant 
to the objective of this report. Certain inquiries were outside the scope of this mandate.  In 
addition any economic or financial estimates in this report are approximations only and may vary 
from final and actual market values. For these reasons, the analyses, opinions and conclusions 
contained in this report are subject to the following contingent and limiting conditions. 

6. The property has been assessed on the basis that title to the real property is good and 
marketable. 

7. The author of this report cannot accept responsibility for legal matters, questions of survey, 
opinions of title, hidden or unapparent conditions of the property, toxic wastes or contaminated 
materials, soil or sub-soil conditions, environmental, engineering or other technical matters which 
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might render this property more or less valuable than as stated herein. If it came to our attention 
as the result of our investigation and analysis that certain problems may exist, a cautionary note 
has been entered in the body of the report.   

8. The legal description of the property and the area of the site were obtained from sources which 
are deemed to be reliable. Further, the plans and sketches contained in this report are included 
solely to aid the recipient in visualizing the location of the property, the configuration and 
boundaries of the site and the relative position of the improvements on the said lands. 

9. The property, if any, has been described on the basis that the real property is free and clear of all 
value influencing encumbrances, encroachments, restrictions or covenants except as any be 
noted in this report and that there are no pledges, charges, lien or social assessments 
outstanding against the property other than as stated and described herein. 

10. The property if any, has been described on the basis that there are no outstanding liabilities 
except as expressly noted herein, pursuant to any agreement with a municipal or other 
government authority, pursuant to any contract or agreement pertaining to the ownership and 
operation of the real estate or pursuant to any lease or agreement to lease, which may affect the 
stated value or saleability of the subject property or any portion thereof. 

11. The interpretation of any leases and other contractual agreements, pertaining to the operation 
and ownership of the property, as expressed herein, is solely the opinion of the author and 
should not be construed as a legal interpretation. Further, any summaries of these contractual 
agreements, which may appear in the Addenda, are presented for the sole purpose of giving the 
reader an overview of the salient facts thereof. 

12. The property, if any, has been described on the basis that the real property complies in all 
material respects with any restrictive covenants affecting the site and has been built and is 
occupied and being operated, in all material respects, in full compliance with all requirements of 
law, including all zoning, land use classification, building, planning, fire and health by-laws, rules, 
regulations, orders and codes of all federal, provincial, regional and municipal governmental 
authorities having jurisdiction with respect thereto. (It is recognized there may be work orders or 
other notices of violation of law outstanding with respect to the real estate and that there may be 
certain requirements of law preventing occupancy of the real estate as described in this report. 
However, such possible circumstances have not been accounted for in the reporting process.) 

13. Investigations have been undertaken in respect of matters which regulate the use of land. 
However, no inquiries have been placed with the fire department, the building inspector, the 
health department or any other government regulatory agency, unless such investigations are 
expressly represented to have been made in this report. The subject property must comply with 
such regulations and, if it does not comply, its non-compliance may affect the market value of 
this property. To be certain of such compliance, further investigations may be necessary. 

14. The property, if any, has been assessed and possibly valued in a general analysis on the basis 
that all rents referred to in this report are being paid in full and when due and payable under the 
terms and conditions of the attendant leases, agreements to lease or other contractual 
agreements. Further, it is assumed that all rents referred to in this report represent the rental 
arrangements stipulated in the leases, agreements to lease or other contractual agreements 
pertaining to the tenants' occupancy, to the extent that such rents have not been prepaid, 
abated, or inflated to reflect extraordinary circumstances, and are fully enforceable 

-76-



  OSPREY VILLAGE RETAIL PITT MEADOWS   

 

Page 31 
 

notwithstanding that such documentation may not be fully executed by the parties thereto as at 
the date of this reporting, unless such conditions have been identified and noted in this report. 

15. The data and statistical information contained herein were gathered from reliable sources and 
are believed to be correct. However, these data are not guaranteed for accuracy, even though 
every attempt has been made to verify the authenticity of this information as much as possible.  

16. Any estimated economic or market or financial value does not necessarily represent the value of 
the underlying shares, if the asset is so held, as the value of the shares could be affected by 
other considerations. Further, the estimated market value if any does not include consideration of 
any extraordinary market value of the property, unless the effects of such special conditions, and 
the extent of any special value that may arise therefrom, have been described and measured in 
this report. 

17. Should title to the real estate presently be held (or changed to a holding) by a partnership, in a 
joint venture, through a co-tenancy arrangement or by any other form of divisional ownership, the 
value of any fractional interest associated therewith may be more or less than the percentage of 
ownership appearing in the contractual agreement pertaining to the structure of such divisional 
ownership. 

18. In the event of syndication, the aggregate value of the limited partnership interests may be 
greater than the value of the freehold or fee simple interest or leasehold interest in the real 
property, by reason of the possible contributory value of non-realty interests or benefits such as 
provision for tax shelter, potential for capital appreciation, special investment privileges, 
particular occupancy and income guarantees, special financing or extraordinary agreements for 
management services. 

19. Should the author of this report be required to give testimony or appear in court or at any 
administrative proceeding relating to this report, prior arrangements shall be made therefore, 
including provisions for additional compensation to permit adequate time for preparation and for 
any appearances which may be required. However, neither this nor any other of these contingent 
and limiting conditions is an attempt to limit the use that might be made of this report should it 
properly become evidence in a judicial proceeding.  In such a case, it is acknowledged that it is 
the judicial body which will decide the use of this report which best serves the administration of 
justice. 

20. Because market conditions, including economic, social and political factors, change rapidly and, 
on occasion, without notice or warning, the estimate of market value expressed herein, as of the 
effective date of this report, cannot necessarily be relied upon as any other date without the 
subsequent advice of the author of this report. All macro economic data has been obtained from 
reliable sources however major changes in the economy are possible which could move entire 
markets and a reported value, if any, would move up or down with that market. The report 
typically assumes stable background economic conditions. 

21. If any economic, market or financial value or measure has been expressed herein it is in 
Canadian dollars. 
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SITE ECONOMICS LTD. 
 
Richard Wozny, Principal  
 
 
Experience 
 
Richard has conducted over 300 development and financial studies of shopping centres and 
commercial districts. He has worked on the development of thousands of acres of residential 
and industrial projects, and over 400 store location and feasibility studies for retailers.  Richard 
combines a creative and worldly project vision with pragmatic and detailed analysis. 
 
Past Employment 
 
Richard’s past work experience includes: Vice President and Manager of Advisory Services, 
Cushman & Wakefield LePage Inc., from 2000 to 2009; Principal, Site Economics Ltd., from 
1990 to 2000; Manager of Retail Development for Western Canada, Marathon Realty Company 
Ltd., from 1987 to 1990; and Senior Consultant for Shopping Centre Developments, Thomas 
Consultants Inc., from 1984 to 1987. 
 
Education 
 
Richard completed a Masters Degree in Regional Science at the University of Pennsylvania, 
Philadelphia, PA, in 1984, a Masters Degree in Religion at Temple University, Philadelphia, PA, 
in 1982, and a Bachelors Degree in Philosophy at the University of British Columbia, 
Vancouver, BC, in 1978. 
 
Strategic Real Estate Services 
 
 Market Analysis   Proforma / Discounted Cash Flows 
 Financial Analysis and Site Valuation  Property Acquisition and Disposition Strategies 
 Highest and Best Use Studies  Strategic Review of Redevelopment Options 
 Development Feasibility Studies   Shopping Centre / Downtown Revitalization 
 Development Strategies and 

Optimization 
 Market Impact Studies for Major  

Developments 
 Supply and Demand Assessments  Market Input for Land Use Planning 
 Absorption and Price Assessments 

for Major Developments 
 Site Selection and Location Assessment for 

Retailers and Landowners 
 

 
Site Economics Ltd. 

Suite 1500 – 701 West Georgia Street 
Vancouver, BC  V7Y 1C6  Canada 

tel: 604.224.1369 / fax: 604.801.5911 
email: @siteeconomics.com / website: .siteeconomics.com 
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The entire Sawyer’s Landing Community is zoned Comprehensive Development 
Zone 11 which allows for a broad range of residential and commercial uses.

The applicant (Mosaic Homes) has made application for the development of 10 
commercial units, 4 live/work units and 21 townhomes on the 4 remaining 
undeveloped lots on Barnston View Road in the area highlighted on this slide.
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In the CD-11 zone multi-family residential development is permitted anywhere is the 
CD-11 Zone. 

How and where various commercial/institutional type uses are to be located 
however is specifically laid out in Schedule “G” of the Land Use bylaw.  

CLICKCLICK

Area 1 – referred to as the Main street commercial area contemplates residential 
and office uses over ground floor commercial
Area 2 – civic uses (New community centre and civic parking structure)
Area 3 – commercial only (includes future chapel site)Area 3 commercial only (includes future chapel site)
Area 4 – future restaurant/pub site  
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The specifics respecting the regulation of where and in what form development
is to occur at Sawyer’s Landing is prescribed in a restrictive covenant originally 
registered on the property in 2002. The development covenant among other things 
sets out:
•The density and specific siting for development, for example of the chapel and 
pub/restaurant site
•The timing and phasing of construction; and 
•The overall form and character of development 

In addition, the form and character of what is referred to in the covenant as “Main 
Street Commercial” along Barnston View Road is also regulated by Village Centre 
Design G idelines that ere registered on the propert in 2006Design Guidelines that were registered on the property in 2006.  

In both those documents specific reference is made to the likelihood of residential 
over commercial in the “Main street Commercial” area. 
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In order to ensure that residential uses are restricted to only those areas 
contemplated for Village Mixed Use in the Development Covenant, specifically the 
area referred to as Main street commercial area in the Development Covenant, an 
amendment to prohibit residential uses in Area 3 and 4 of the CD-11 Zone is 
recommended.
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While multi-family residential development is currently permitted anywhere in 
Sawyer’s Landing the total number of units in the entire neighborhood is restricted 
to 456 in both the existing Comprehensive Development Zone 11 and the 
Sawyer’s Landing Development Covenant.  With the completion of the Turnstone 
development this residential cap has been reached. 

In order to accommodate any residential development in the Barnston View Road 
“Main Street” area (shown boldly outlined in black)  the Land Use Bylaw and 
Development Covenant need to be amended to permit an additional 25 residential 
units.
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