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1l Executive Summary & Recommendat.

Tate Economic Resear ch | RwverMilPelebphnent was

Corporation ( River Mill Developmento o examine the market demand for retail

commercial space atthe RiverMilld evel opment (ifit@ecCityoti ni t y o)

Cambridge. River Mill Development is proposing retail commercial uses within Phase 3
of the Community, at the intersection of Equestrian Way and Speedsville Road, in the

City of Cambridge ( A Si t ed0 or ASubject Siteo).

1.1 Background

The Subject Site is zoned RM3/CS5 which relates to multi-unit residential and local

shopping centres. Section 4.1.303B Hunt Club Estates (Mixed-Use Main Street) of
City of Cambridge Zoning By-Law (2012) applies to the Subject Site and sets out

the

requirements including maximum store sizes for specific uses such as a supermarket
and a pharmacy, as well as a general maximum size for retail uses. There is no cap on
the amount of retail commercial space, although there is a minimum requirement of

1,500 square metres (16,145 square feet) of gross leasable commercial floor area.

River Mill Development has retained TER to provide guidance into the development
opportunities for the commercial component of the Subject Site. This Retail Commercial
Market Demand Study evaluates demand for retail commercial space at the Subject

Site and makes recommendations in terms of location, design and format.

Figure 1-1: Subject Site Proposed Designation
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1.2 Summary of Findings

It is challenging to develop new retail main streets. Planning policies tend to
support the creation of new retail main streets, reflecting smart growth principles
such as mixed land uses, the creation of walkable communities, the provision of
alternative transportation options and increased densities. Nonetheless, market
realities of new retail main streets, such as the one contemplated for the Subject
Site, are challenging.

1 There is considerable market demand for new retail commercial space that will
be supported by future residents. However, only a portion of this demand will be
warranted at the Subject Site. The limitations of demand at the Site relate to its
locational attributes, such as access and exposure as well as retail trends.

1 The Community is anticipated to accommodate approximately 8,200 residents at
build out. Population growth will support retail commercial development at the
Subject Site.

The location and access characteristics of the Site limit the quantum of local
serving retail uses. However, the Site is the only retail commercial location
planned in the Community, which provides opportunity.

1 The Subject Site is located at the intersection of Speedsville Road and
Equestrian Way, one of the access points to the Community. From the
perspective of retail demand, the Site is not located at a prime intersection or
access point.

T TheSi t e d s idnotomirhal. ©he location would allow it to serve many of the
residents of the Community, however, it is beyond a typical walking distance of
10 minute / 800 metres for a portion of the Community, such as those residents
located close to Maple Grove Road.

The location and access characteristics, as well as the broader competitive
environment, limit the ability of the Subject Site to serve a wide market area.

1 Speedsville Road is planned to be expanded to a Regional Road. However, it
does not have Highway 401 access and therefore does not provide significant
opportunity for pass-by traffic.

1 The Subject Site has a limited residential trade area, as lands to the west and
north are occupied by industrial and agricultural uses.

1 Beyond the immediate area, retail commercial uses located on Hespeler Road
and Holiday Inn Drive represent significant intervening opportunities for residents
to the east and south.

Page | 2
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1 There is a proposed mixed-use development at 4045 Maple Grove Road, located
approximately 3 kilometres east of the Subject Site. The development has

approval for up to 88,000 square feet of retail commercial space including a

supermarket and drug store. This development would represent significant
competition for the Subject Site.

Based on the locational attributes and surrounding retail context, it is the
recommendation of TER that the Site be planned for convenience-oriented uses
that focus on serving the immediate neighbourhood.

1 There is demand for convenience-oriented retail commercial uses.

1 The Site is not considered suitable for typical destination oriented retail.

1 There is limited opportunity for a major national banner supermarket due to the
retail space contemplated at 4045 Maple Grove Road and the access
characteristics of the Site.

1.3 Recommendations

The following sections u mmar i zes TEROGS recommenda

Function / Form

1 Overall, it is the recommendation of TER that the Site be planned for
convenience-oriented uses that focus on serving the immediate neighbourhood.

ti ons.

1 There may also be opportunities for select unique convenience oriented retailers
that increase the draw beyond the local area.

1 Only ground floor retail commercial uses should be considered.

Quantity

1 TER
recommends the
following tenant
mix:

Figure 1-2: Recommended Tenant Mix

Recommended Range (GFA)

Sq.ft. Sg.m. Sq.ft. Sg.m.
Food 3,000 280 8,000 740
Non Food / Other Retail 6,000 560 10,000 930
Restaurants 2,000 190 4,000 370
Health and Wellness 3,000 280 6,000 560
Financial Services 2,000 190 3,000 280
Other Services 3,000 280 4,000 370
Total Retail Commercial Space 15,000 to 25,000 Sq.ft.

1,390 to 2,320 Sq.m.

Source: Tate Economic Research Inc.

Page | 3



Tate Economic Research Inc.
Retail Commercial Market Demand Study i Equestrian Way and Speedsville Road, City of Cambridge

Grocery Store

1 A national supermarket operated by a major chain such as Loblaws, Sobeys or
Metro is not likely to locate at the Site. However, a smaller chain or independent
operator could be a viable option.

1 Examples of successful independent grocery stores in the Kitchener / Waterloo /
Cambridge mar ket include: Ben Thanh
Waterloo, and in Cambridge there are operators such as Di Pietro and Healthy
Planet. An independent operator may be appropriate for the Site.

1 The sizes of the actual food store would be dependent on the individual
requirements of the operator. However, sizes are expected to range from
approximately 3,000 square feet to 8,000 square feet.

1 Inthe absence of an independent grocer, a convenience store and / or other
specialty food stores would be appropriate for the Site.

Drug Store

1 A major drug store, such as Rexall, may consider this site appropriate in the
longer term. We note there are no Rexall drug stores located north of Highway
401 in the City of Cambridge. Depending on the operator and the format, the
most effective size could range from 5,000 to 8,000 square feet. We also note
that a drug store could satisfy a portion of the demand for food store space at the
Site, recognizing the blurring of retail channels that is occurring in this store
category wherein stores include grocery offerings, such as Shoppers Drug Mart.

1 We anticipate that a major drug store would require frontage and signage on
Speedsville Road. Other smaller independent operators could also be
considered.

1 In addition, the format of a drug store could also vary, and may include medical
offices or other services.

Financial Institutions
1 The market demand analysis indicates market support for one or more financial
institutions. A major financial institution such as Scotiabank and CIBC may
consider the Site as they are not located north of Highway 401 in the City of
Cambridge.
1 In addition, the Site would also be suitable for other smaller financial institutions.

Restaurant / Quick Service Food

1 There should be a focus on food & beverage space. The scale of the Site
provides the opportunity to provide operators meeting consumer needs in
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T

breakfast, lunch and dinner time periods. TER does not recommend nightclub /
bar uses that could negatively impact the enjoyment of the residents.

A local or national brand coffee shop would be warranted at the Site. This type
of use would provide service to the local neighbourhood and increase the activity
levels at the Site while also drawing support from the adjacent employment area.

Ancillary Tenant Mix

T

Consideration should be given to ensuring that uses promote activity at all times
of the day and into the evening. There should be a focus on accommodating
smaller foot prints given retail trends and high operating costs.

There is an opportunity for commercial space in the health and fithess category
such as micro fitness tenants. A fithess centre could also be considered as a
use which does not require significant frontage or visibility from Speedsville
Road.

Given the anticipated younger family demographic of the surrounding
Community, there will be market demand for a child care facility, such as a day
care. This type of us could be space extensive and may require little prime
frontage.

Other ancillary service tenants could include personal services such as dry
cleaners, hair salons, travel agents, as well as real estate offices and other
business services.

Flex Space i Live Work Units

T

Regardless of the ultimate design of the commercial space, in the mixed-use
context that is contemplated for the Subject Site, there may be portions of the
ground floor that may not be considered optimal for retail commercial uses.
These could include locations that are more distant from Speedsville Road.

Such areas may be considered appropriate for live / work uses. This
recommendation reflects the longer terms plans for the Community, which are
anticipated to result in considerable density and population growth. This type of
use can evolve over time and provide more commercial potential in the future, as
market demand for commercial uses increases.

Location

T

The Subject Site, including the north and south side of Equestrian Way, can
accommodate much more retail commercial space than is recommended.

It is the recommendation of TER that retail commercial space be concentrated at
the intersection of Equestrian Way and Speedsville Road.

Page | 5



Tate Economic Research Inc.
Retail Commercial Market Demand Study i Equestrian Way and Speedsville Road, City of Cambridge

2 Background

Tate Economic Resear ch | mRwerMil DeVebginelyt was ret ai
Corporation ( River Mill Developmentdo ) t o examine the mar ket dema
commercial uses at the River Mill development ( i C o m muin thet Citydo) Cambridge.

River Mill Development is proposing retail commercial uses within Phase 3 of the

development, at the intersection of Equestrian Way and Speedsville Road, in the City of
Cambridge (fASit e 0Araal mke8usk nancstteet §petofe 0 ) .

development format is contemplated.

Figure 2-1: Subject Site Proposed Development
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Source: Tate Economic Research Inc. based on River Mill at Hunt Club
Overall Plan.
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River Mill Development has retained TER to provide guidance into the development
opportunities for the retail commercial component of the Subject Site. This Retail Market
Demand Study evaluates demand for retail commercial space at the Subject Site and
makes recommendations in terms of location, design and format.

2.1 City of Cambridge Planning Policies

The Subject Site is designated High Density Residential in the City of Cambridge
Official Plan, September 2018 Consolidation ( i O.FSeécjion 8.4.6.11 of the OP states

ALands in a High Density Residenti al designat
residential uses such as apartment buildings and mixed use development provided the
non-residential component does not exceed 50% ofth e t ot al building fl oo

The Subject Site is intended to be developed as a mixed-use area that serves the local
neighbourhood. Section 8.10 B. statesthatt he Subj ect Site Aéis inte
development of a mixed-use area that primarily serves the local neighbourhood

c o nt &heOP states that the implemented zoning by-law shall emphasize street-

oriented development within the Subject Site.

The Subject Site is zoned RM3/CS5 which applies to multiple unit residential and local
shopping centres. The City of Cambridge Zoning By-Law No. 150-85, Section 4.1.303B
applies to the Subject Site and includes the following restrictions:

Al. The following uses shall be permitted in
freestanding building or in a shopping centre:

(a) Any use permitted in the CS5! Zone including a foodstore with a maximum Gross
Leasable Commercial Floor Area of 3,000 m? and a pharmacy having a maximum
Gross Leasable Commercial Floor Area of 1800 m?;

(b) No Commercial use permitted in the CS5 Zone shall have a Gross Leasable
Commercial Floor Area that exceeds 1,000 m? except for as provided in section
1(a) above;

(c) A minimum of 1,500 m? of Gross Leasable Commercial Floor Area shall be
constructed;

(d) Any use permitted in the RM3 Zone, except single detached and semi-detached
dwellings; and,

(e) Any combination of wuses in the CS5 and R

The Subject Site is intended to be developed as a Mixed-Use Main Street in City of
Cambridge planning policies.

1 The CS5 zoning permits a variety of retail, service and recreational commercial establishments. Non
permitted uses include hotel or motel, funeral home, automobile service station or gas bar, adult
entertainment establishment, wholesale warehouse, and detached or semi-detached one family dwelling.
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2.2 Study Approach

In order to conduct this Retail Commercial Market Demand Study, TER has devised a

detailed workplan to forecast the market demand of retail commercial uses on the

Subject Site. TERG6s work plan includes pri mar
inspections and a market demand analysis. The study approach is outlined below in

greater detail:

Review of site and access characteristics;

Analysis of customer location data;

Delineation of a Study Area;

Inventory of retail, service and vacant space;

Population forecasting;

Review of commercial development applications within the Study Area;
Conduct Commercial Needs Assessment; and,

Review retail development trends and make recommendations related to
location, design and format.

A =A_A_A8_A8_9_9_42

2.3 Basic Assumptions

TER has studied the market demand and retail opportunity of numerous proposed retail
developments, many of which are now in operation throughout the province. TER
understands the challenges associated with making forecasts and recognizes that
deviations from historic patterns are likely to occur. Nonetheless, it remains our opinion
that basic assumptions are necessary to conduct retail market demand analyses such
as this one in the City of Cambridge. These basic assumptions are outlined below:

1 The population forecasts are presumed to be accurate. If these forecasts prove
to diverge significantly from the population levels realized, the conclusions of this
report may require revision; and,

1 All proposed and under construction commercial developments have been
recognized in the TER analysis.

The report and its recommendations should be reviewed in light of these basic
assumptions.
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3 Review of Site and Surroundings

From the perspective of market demand, it is essential to review the Site in terms of its
local and regional accessibility, visibility and surrounding land uses. It is the purpose of

this section of the report to comment on the suitability of the Site for retail commercial
uses.

3.1 Site Location and Accessibility

Figure 3-1, shown below, illustrates the location of the Site in the context of its
surrounding environment.

Figure 3-1: Subject Site Location

K City of Cambridge
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Source: Tate Economic Research Inc.; Imagery: ESRI ArcGIS.

The following observations are made with respect to the Site6 bcation:

9 The Site is located in north Cambridge, approximately 900 metres north of
Highway 401;
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Park;

1 Lands to the north are occupied by agricultural uses;
1 To the west of the Subject Site is the Boxwood Business Campus, a new

business park located within the 850 acre (344 hectare) Cambridge Business

1 To the south of the Subject Site are future employment uses and an existing
industrial site occupied by Arriscraft;

1 To the east of the Subject Site are future residential uses; and,

1 The Subject Site is not located within an existing retail commercial node. The

Subject Site is located approximately 5.1 kilometres from the Hespeler Village
Core Area and 5.7 kilometres from the Tri-City Centre node.

Figure 3-2: Site and Access
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Source: Tate Economic Research Inc.; Imagery: ESRI ArcGIS.
Thef ol | owi ng observations are made with respec
1 The Subject Site is located at the intersection of Speedsville Road and
Equestrian Way;
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T

Equestrian Way is a local road which serves as the main entrance into the
Community from Speedsville Road. There are four access points into the
Community. It is anticipated that the majority of residents will access the
subdivision from Maple Grove Road, to the north;

Speedsville Road forms the western boundary of the Community. Speedsville
Road is a two lane Collector Road that does not provide access to Highway 401,
as there is a Speedsville Road overpass at Highway 401. It is our understanding
that Speedsville Road is planned to be expanded to a Regional Road in the
future;

The Community is bound by Maple Grove Road to the north, a two lane Arterial
Road;

The Subject Site is located approximately a 6 minute drive from the Hespeler
Road Highway 401 interchange. To access Highway 401, Subject Site customers
would typically travel north on Speedsville Road, east on Maple Grove Road and
south on Hespeler Road. Alternatively, they could travel south on Speedsville
Road, east on Eagle Street North and north on Hespeler Road;

At present, the closest bus stop is located on Maple Grove Road, approximately
1.7 kilometres from the Subject Site; and,

Maple Grove Road is a Planned Transit Network in the OP. There is no transit
planned for Equestrian Way or Speedsville Road.

3.2 Site and Access Conclusion

From a retail market demand perspective, the Subject Site is not in a location that
maximizes the opportunity to serve the future local residents of the proposed
Community. There are no existing or planned transit to serve the Site. The absence of
residential uses to the west of the Site creates a 180 degree trade area. These site and
access characteristics, in conjunction with proposed competition discussed in later
sections of this report, limit the opportunity for retail commercial space, particularly in a
retail main street configuration.
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4 Ret @ohmmer €Eonat ext

An inventory of all retail, service and vacant space in the City of Cambridge north of
Hi ghway 401 (waSdondacted b TER and-¢bruary of 2020 and
incorporated into this analysis.

4.1 Study Area Delineation

The Study Area defined in this report is based on TER professional experience, and
examination of customer tracking data from other retail locations, and other factors.

TER has utilized cellular location services data from smartphones to identify the
customer draw of existing retail commercial centres. This information assists us in
determining customer volume, locational patterns and the geographic distribution of
customers. For the purpose of this analysis, TER analyzed the Common Evening
Location data for the following locations:

1 Hillside Plazai 101 Holiday Inn Drive;

1 Woodland Park Plaza i 100 Jamieson Parkway;

1 Zehrs Plazai 180 Holiday Inn Drive; and,

1 Hespeler Village Main Street.
These sites were analysed as they are retail commercial locations situated north of
Highway 401 in the City of Cambridge. They represent a range of retail commercial
uses, from main street to neighbourhood centre, to big box retail. The results of this
analysis are presented in Appendix A and indicate that customers tend to be
concentrated north of Highway 401, in the City of Cambridge. The results indicate that

Highway 401 is a barrier to customer traffic and limits the attraction of customers
located south of the Highway.

4.2 Current Inventory of Retail Commercial Space

Figure 4-1, on the following page, indicates commercial nodes within the Study Area.
Figure 4-2, which follows, summarizes the amount and distribution of retail commercial
space in the Study Area.

The inventory of the Study Area can be summarized as follows:

1 Overall, there is approximately 670,900 square feet (62,300 square metres) of
retail, service and vacant space within the Study Area;

1 The Study Area includes 625,300 square feet (58,100 square metres) of
occupied retail and service space, and 45,600 square feet of vacant space;
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T

This vacant space represents a vacancy level of 6.8%. This vacancy level is
within the balanced vacancy range of 5.0% - 7.5%;

There are two supermarkets in the Study Area, Zehrs (59,300 square feet) and
Food Basics (31,000 square feet);

There is 213,600 square feet (19,800 square metres) of Non-Food & Beverage
Retail (NFBR) space in the Study Area. The Sail sporting goods store represents
one third of this space;

Service space represents 43.5% of the total space in the Study Area.
Entertainment & Recreation Services account for the largest share of service
space in the Study Area. Entertainment & Recreation Services include large
users such as Crunch Fitness, Sharks All-Star Cheer, Dynamo Gymnastics and
Core Climbing. It is important to note that a significant portion of Entertainment &
Recreation Services space is located within employment areas; and,

Hespeler Village has a vacancy rate of 8.4%, this is considered above the
balanced vacancy range of 5.0% - 7.5%.

Figure 4-1: Study Area Inventory Nodes

Source: Tate Economic Research Inc.; Imagery: ESRI ArcGIS.
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