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Executive Summary

Executive Summary

Project Overview & Objectives

Á Thomas Consultants was commissioned by the Holborn group to provide a retail market study which addresses the following for 

Little Mountain: supportable retail uses; project positioning; retail tenant mix; project phasing; & master planning considerations.

Site Assessment

Á While the site exhibits some strong qualities located along a rapidly evolving corridor, next to established leisure and recreation 

destination; the site offers relatively weak accessibility and local adjacencies suitable for larger-scale commercial uses. As the on-

site residential population grows, the site becomes suitable for a smaller-scale neighbourhood-serving retail amenity.

Retail Market: Supply Analysis

Á There are limited major retail brands along the Main Street corridor. As the demographic and income changes over the coming 

years retailers may see this commercial corridor as the next location for store expansions.

Á With the growing popularity of Main Street for shopping, expanding businesses and new operators may see this commercial corridor

as the new ópriorityô to capture growth.

Retail Market Demand Analysis

Á The major market segments identified for Little Mountain retail: On-site Residents, Trade Area Residents & Trade Area Inflow. 

Á Based on this analysis it has been deemed that in this early stage of the project (2014) the Primary Trade Area would likely account 

for 53%-58% of spending; the Secondary Trade Area S 15%-16%; the STA N 8%-9%; Onsite between 12%-19% and Inflow 5%. 

Overall trade area spending is estimated  to be between $2.9 - $3.2 million depending on LM residential build-out.

Á Upon full build-out of the project the PTA would likely account for 18%-27% of spending; the STA S 5%-7%; the STA N 3%-4%; 

Onsite between 57%-70% and Inflow 5%. Overall trade area spending is estimated between $8.4 - $12.4 million depending on LM 

residential build-out.  

Á According to a Baseline scenario, it is estimated that retail floorspace demand will grow from 6,100 sf GLA in 2014 to 13,300 sf GLA 

by 2024; while according to a High scenario, it is estimated that retail floorspace demand will grow from 6,700 sf GLA in 2014 to 

20,000 sf GLA by 2024 (upon full build-out of the Little Mountain Community).

Á It is recommended that non-retail commercial floorspace (i.e. office/institutional space, such as a community bank, medical offices 

etc.) be included in the commercial node both as an added amenity to the community and to bolster overall retail demand.     
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Executive Summary

Executive Summary

Á The table to the right illustrates the 

proposed commercial development 

program for Little Mountain (see *Section 

5 for further details). 

Commercial Development Scenarios*

*Commercial Development Scenarios have been framed according to a 

Baseline (2.5 Floor Space Ratio (FSR)); Moderate-Low (3.5 FSR); 

Moderate-High (4.0 FSR); and High Scenario (4.5 FSR). The FSR figures 

used in this study are based on all buildable area (both Market & Social 

Housing) over the entire site. 

**Space allocated for non-retail commercial space (i.e. boutique office, 

professional, institutional space) based on a percentage  of retail 

floorspace (30% or 50%), some which could include second story office 

(see Section 5 for more details). 

2014 2020 2014 2020 2014 2020 2014 2020

Recommended Tenant Mix sf sf sf sf sf sf sf sf

Pharmacy 2,000  -      2,500  -      3,000  -      3,500  -      

  Grocery & Specialty Food

  Pharmacy

  Cosmetics, Health, Bath & Beauty

  Multimedia, Books & Music

Restaurant 2,500  -      2,750  -      3,000  -      3,250  -      

  Casual / Sit Down Restaurants

  Entertainment

Wine & Beer Store 500     -      750     -      750     -      1,000  -      

  Alcohol & Tobacco

Personal Services 1,000  1,000  1,000  1,250  1,250  1,250  1,250  1,500  

  Services

  Cosmetics, Health, Bath & Beauty

Café 1,000  -      1,000  -      1,250  -      1,250  -      

  Casual / Sit Down Restaurants

Grab & Go / Bakery / Deli 1,000  1,000  1,000  1,250  1,250  1,250  1,250  1,500  

  Casual / Sit Down Restaurants

  Grocery & Specialty Food

General Store / Green Grocer -      3,000  -      4,000  -      4,250  -      4,500  

  Grocery & Specialty Food

  Pharmacy

  Cosmetics, Health, Bath & Beauty

  Multimedia, Books & Music

  Home Furnishings & Accessories

Comparison Boutique -      -      -      -      -      1,000  -      1,000  

  Multimedia, Books & Music

  Home Furnishings & Accessories

  Toys, Hobbies & Pets

  Cosmetics, Health, Bath & Beauty

Total Retail Floorspace 8,000  5,000  9,000  6,500  10,500 7,750  11,500 8,500  

Total Retail Floorspace 8,000  13,000 9,000  15,500 10,500 18,250 11,500 20,000 

Total Non-Retail Comm Floor A 30% 2,400  3,900  2,700  4,650  3,150  5,475  3,450  6,000  

Total Non-Retail Comm Floor B 50% 4,000  6,500  4,500  7,750  5,250  9,125  5,750  10,000 

Total Commercial Floorspace A  10,400  16,900  11,700  20,150  13,650  23,725  14,950  26,000 

Total Commercial Floorspace B  12,000  19,500  13,500  23,250  15,750  27,375  17,250  30,000 

Baseline 

Scenario

Moderate - 

High Scenario High Scenario

Moderate - Low 

Scenario

4.5 FSR4.0 FSR3.5 FSR2.5 FSR

**

**
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1.0 Study Introduction

1.1 Project Overview & Objectives

Á Thomas Consultants Inc. was commissioned by Holborn Group to conduct a retail opportunity study 

for its Little Mountain site in Vancouver, B.C. 

Á The purpose of this study is to identify the following development strategy recommendations:

1) Supportable Retail Uses: Magnitude of retail that could be realistically supported based on a 

site and supply / demand analysis.

2) Project Positioning: Optimal Little Mountain community retail positioning and character, 

based on competitive influences and on-site development context.

3) Retail Tenant Mix: Optimal retail tenant mix as it relates to the spending characteristics of 

potential target customer segments.

4) Project Phasing: Appropriate strategy for phasing given Little Mountain build-out projections 

and overall market demand.  

5) Masterplanning Considerations: Annotated plan view maps outlining considerations 

regarding orientation of CRUôs (commercial retail units) in order to increase the leasability of 

spaces, maximize the visitor retail experience and by extension commercial and residential 

property values.
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2.1 Regional Context

2.2 Local Context

2.3 Site Attributes

2.4 Site Perspectives

2.5 Site SWOT Assessment

2.0 Site Assessment & Context
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2.0 Site Assessment

2.1 Regional Context

Á Little Mountain site is a 15.2 acre L-shaped plot situated on 

Main Street. The site has exposure to Main Street to the East 

and East 33rd Avenue to the North.

Á The site occupies a central location in Vancouver and is 

connected to the region via Main Street (North-South corridor) 

and East 33rd Avenue / Midlothian Avenue (East-West 

corridor).

Á East 41st Avenue immediately to the South is also a major 

East-West access corridor.

Á The main attraction driver to this area is the large and well 

established Queen Elizabeth Park, which is situated 

immediately adjacent on the western site edge.

Á The site is 1.7 km from Oakridge Center, the dominant regional 

mall in the area. It is approximately 6 km from the heart of the 

downtown core.

Á Other regional destinations include the nearby Hillcrest 

Community Center, Van Dusen Botanical Gardens (East of 

Oak Street), Langara Golf Course to the South and the BC 

Childrenôs Hospital to the West.

Á The site is on the edge of the South Main retail district and is 

surrounded by primarily low-density residential uses. 

1km

3km

2km

Downtown 

Vancouver

Site

Oakridge 

Center

Langara Golf Course

Queen 

Elizabeth 

Park

Childrenôs

HospitalVanDusen 

Botanical 

Gardens

Hillcrest

Community

Center

M
a

in
 S

t.

C
a

m
b

ie
 S

t.

O
a

k
 S

t.

F
ra

s
e

r 
S

t.

41st Ave.

King Edward Ave. 

Broadway



9Thomas Consultants Inc.

2.0 Site Assessment

2.2 Local Context

Á The Little Mountain site is situated in an 

established neighborhood comprising a mix of 

single family homes and apartment buildings.

Á The site bounded by East 37th Avenue to the 

South, East 33rd Avenue to the North, Main Street 

to the East and Ontario Street to the West.

Á The adjacent Queen Elizabeth Park and Hillcrest 

Community Center are important activity 

generators for the area.

Á The abundance of parks, green space and 

recreational facilities provide a strong community 

amenity benefit for the site.

Á The primary exposure to vehicle traffic is a one 

block segment along Main Street. East 33rd

Avenue also provides exposure to vehicle traffic 

destined for Queen Elizabeth Park. 

Á Existing commercial functions are concentrated on 

the intersection of Main and East 33rd Avenue. This 

small neighborhood retail node is the tail end of the 

Main Street commercial functions.

Á Main Street & 37th Ave Average Daily Traffic (ADT) 

counts (2006)*: 

o North Bound ADT: 14,635

o South Bound ADT: 15,493
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*New traffic study currently underway (to be integrated into report once 

completed). However, rather than being a major source of expected 

visitation, automobile traffic will primarily be a source of miscellaneous 

inflow and exposure for local area residents.   
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2.0 Site Assessment

2.3 Site Attributes

Visibility & Exposure (7/10): 

Á Site visibility and exposure is strongest along the one block stretch of Main 

Street between 36th and 37th Avenues. This edge has the most potential for 

retail functions due to the volume of vehicle traffic (close to 15,000 ADT), 

pedestrian movement and availability of street parking.

Á The exposure along 33rd Avenue is not a factor as this area is not suitable 

for retail. 

Á Since 37th Avenue is currently designated as a bike route, exposure to 

East-West vehicle traffic is considerably impacted. Ideal retail conditions 

would dictate two major arterials so that the project has both North/South 

and East/West exposure. These conditions are currently in place for the 

small neighbourhood retail node on Main & 33rd Avenue.

Access (Ingress / Egress) (6/10): 

Á Access will be primarily a function of planned internal circulation and 

placement of key entrance points.

Á Currently the configuration of 37th Avenue as a bike oriented 

neighbourhood street considerably limits accessibility to the site. 

Á Right and left turn access points via Main street will be critical for the 

success of retail functions. 

Size/Shape/Slope (7/10):

Á The 15.2 acre L-shaped land parcel affords considerable room for 

development but restricts valuable Main Street frontage. 

Á The topography is flat and the existing old growth trees enhance the 

environmental characteristics.

Main & 37th Avenue Site Corner

Mid-Block Exposure to Main Street

Bike Lane Access Restrictions ïMain & 37th
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2.0 Site Assessment

2.3 Site Attributes

Adjacencies (5/10):

Á Adjacencies is one of the most limiting factors of the site. Although Main 

Street is well noted for its concentration of retail, the site is situated in a 

primarily residential context. 

Á Major retail functions terminate at 33rd Avenue and Main Street and this 

represents a challenge in terms of continuity.

Á Currently a mix of single family homes and apartment buildings dominate 

the streetscape. Retail generally thrives when both street sides are 

occupied with commercial uses. 

Parking (7/10): 

Á The availability of on-street parking along Main Street is a critical factor for 

retailers.

Á However, additional parking facilities will be required to ensure that there is 

sufficient space to accommodate patrons. Access to these on-site parking 

facilities will be vital. 

Flat Site With Strong Environmental Quality

Western Site Edge With Exposure to Queen E Park

Main Street Residential Adjacencies
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2.0 Site Assessment

2.4 Site Perspectives

Á The main site exposure with Main & 37th Avenue intersection. Bike lane and traffic calming eliminate left-hand turn-in. 

Á Mid-block site exposure with 36th Avenue termination on Main Street. 

Á The main existing site access point. 
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2.0 Site Assessment

2.4 Site Perspectives

Á The North-West site corner on 33rd Avenue and Ontario Street intersection.

Á This is the gateway to Queen Elizabeth Park.

Á South-West site corner on the intersection of Ontario Street and 37th Avenue.

Á Bike lane and traffic calming considerably limit vehicle movement.
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2.0 Site Assessment

2.4 Site Perspectives

Á Existing neighbourhood retail node with corner grocer on Main & 33rd Avenue.

Á New residential complex under development on North-East corner. 

Á The busy intersection of Main and 33rd is the optimal location for neighbourhood retail.

Á Interceptory to both North/South and East/West traffic. 

1

1
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2.0 Site Assessment

2.5 Site SWOT Assessment

Strengths 

Á Quality of environment is very high due to abundant local open green space, golf courses, sporting fields and parks. 

Á Area is an established leisure destination with the Queen Elizabeth Park and Hillcrest Community Center as anchors. 

Á Site bounds the rapidly evolving Main Street, which over the past decade has become a key destination for specialty retail, 

restaurants, coffee shops and entertainment venues.

Á Flat site topography and high quality adjacencies (Queen Elizabeth Park) provide a great context for on-site residential 

development.

Á Calmed perimeter streets (Ontario & 37th Avenue) are appealing for on-site residential uses, albeit at the detriment to vehicle 

access to the site.

Á Area has an uplifting feel with considerable home ownership pride. Homes and landscaped gardens are well maintained 

which further enhances the quality of living aspects of the neighbourhood.

Weaknesses

Á Frontage along Main Street is limited and does not include the high traffic 33rd Avenue and Main Street intersection.

Á Existing frontage along Main Street is comprised entirely of residential land uses. The lack of immediate commercial 

operations presents a challenge in terms of creating a critical mass of retail functions.

Á Retail uses terminate at 33rd Avenue and Main Street ïthereby eliminating any potential momentum generated from existing 

Main Street retail functions.

Á Access to the site is considerably restricted due to bike lanes and traffic calming measures. This is particularly acute on the 

intersection of Main and 37th Avenue, which could provide the primary left-turn access point for North bound traffic.

Á Ontario Street and 37th Avenue are both low traffic neighbourhood streets and thus will have limited impacts on generating 

automobile traffic.
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2.0 Site Assessment

2.5 Site SWOT Assessment

Opportunities 

Á The local and regional area continues to transition as new families seek more affordable housing options. This change in 

demographics will result in greater demand for new retail goods, services and restaurants.

Á On-site residential population will be a boon to any planned retail facilities as they are a highly captive market.

Á Densification in the area including new infill projects along Main Street provide a catalyst for the area in terms of population

base and changing consumer preferences for new types of retail offerings.

Threats

Á Competitive developments including infill projects along Main Street are also seeking to capitalize on new the new retail 

demand. Some of these projects will also integrate retail into their mix, potentially impeding on Little Mountainôs trade area.

Á Regional developments such as the long-term transformation of Oakridge Center into a fully integrated transit-oriented 

residential, office and commercial hub could increase competition for local trade area retail spending.
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3.1 Regional Overview

3.2 Primary Retail Node Assessment

3.3 Main Street Retail Context & Market Comparables

3.4 Retail Market Comparables Assessment

3.5 Competitive Market Positioning

3.6 Retail Market SWOT Assessment

3.0 Retail Market: Supply Analysis
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Pharmacy

Grocery

Liquor Store

Regional

Community

Community Retail 

Anchors

Shopping Centers

3.1 Regional Overview 

Retail Supply Overview 

Á To gauge the retail opportunity for 

on-site retail, we begin with a 

supply analysis on both a local and 

regional level.

Á Given the location, characteristics 

and future build-out of the Little 

Mountain site, the supply analysis 

focuses on core community retail 

anchors. These are grocery stores, 

drugstores and liquor stores.

Á There is a distinct community scale 

retail presence along Main Street 

and Fraser Street.

Á Cambie Street is more destination 

oriented due to the regional traffic 

flow.

Á There is a considerable gap of core 

community staple retail South of 

the site along Main Street. 

Á Given the proposed strong 

residential build-out, there may be 

an opportunity to integrate some 

smaller-scale key neighbourhood 

convenience anchors on-site such 

as a grocery store and/or 

pharmacy. 
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