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1.0

Introduction

K. Smart Associates Limited has been retained by Brubacher Properties to prepare a Zoning
By-Law Amendment application package with related documents for the properties located
at 1795 and 1805 Sawmill Road, Conestogo in the Township of Woolwich. For simplicity, this
report will refer to the one address of the main, larger property at 1805 Sawmill Road. The
purpose of the Zoning By-Law Amendment is to redevelop the former agricultural feed mill
complex into a mixed used development with a range of permitted uses. The current
applicable Zoning By-Law policies for the property are site specific to the previous feed mill
use and this amendment application would remove any mention of a feed mill operation to
permit a range of new uses to be established.

2.0

General Description

The site is located at 1795 and 1805 Sawmill Road, Conestogo in the Township of Woolwich
and is legally described as Part Lot 31 German Company Tract, and is shown in the Key Map
below. The land at 1805 Sawmill Road contains the former feed mill and related buildings. A
house that had been used as an office for the mill business is at 1795 Sawmill Road. There
are two driveways to access Sawmill Road from the west and east ends of the property.

Key Map
The primary building on the site operated as a feed mill, with the eastern half constructed
approximately 115 years ago. The western half of the primary building is an addition that
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was constructed in 1990. There are also accessory buildings and a grain storage bin on the
property. The use of the property as a feed mill operation was abandoned and some office
use has continued in the house at 1795 Sawmill Road.
The lands surrounding the subject property are zoned for agricultural, settlement residential
and open space. More specifically, zoning to the south and east are agricultural; to the north
are residential; and to the west are open space. The following aerial image shows the
property in the context of the surrounding area plus the buildings that exist on site.

Source: VuMap / First Base Solutions

3.0

Development Proposal

This proposal is to establish the former feed mill building as a multi-use complex and
accessory uses to the main building. The site owner retained Imagine – Architectural
Designers of Drayton to prepare detailed interior and exterior plans for the building
renovation project. From this design process, it was determined that a multi-story layout
can accommodate two separate event centres. The original three-storey, eastern portion of
the building will be referred to as Event Centre A and the two storey, western portion of the

2

Planning Justification Report – 1805 Sawmill Road
Zoning By-law Amendment
building will be referred to as Event Centre B. Excerpts of these plans have been included as
Attachment 8.
This proposal is requesting that the policies related to minimum parking be amended.
Currently, the table in Section 6.13 requires an:

Permitted Uses

Required Off-Street Parking Space

Auditorium, Community Centre,
Stadium or any use involving
assembly of persons

One (1) space for each three (3) persons that can be
accommodated on fixed seats or benches or one (1)
space for each five (5) square metres of floor area
available to the public, whichever is greater

Due to the size of Event Centre A, being a three-storey building, this would require that 80
parking spaces be provided (400m2 of floor area available to the public). Our proposal is that
the occupancy of the building should be the deciding factor when calculating the amount of
parking required. The occupant load for this portion of the building is 185. Using this
number, the calculated parking would be 62 spaces.
Event Centre B will not be used to host large gatherings such as weddings or banquets. This
portion will host smaller events, which is further outlined in Attachment 2. As such, parking
calculations are based off the gross floor area. This would require a minimum of 15 parking
spaces.
During the Pre-Submission Consultation meeting, the original proposal had identified that, in
the western half of the building, a craft distillery would be established. This is no longer
being pursued in the immediate plans. A distillery is still part of the proposed By-law we’re
submitting, but it is part of a larger group of operations that could take place here. As per
discussions with the Woolwich Chief Building Official, the use of a distillery would be dealt
with at building permit stage, where the necessary steps will be taken to bring the building
up to code.

4.0

Planning and Land Use Considerations

4.1

The Planning Act

Section 34.(1) 4 of The Planning Act R.S.O 1990 sets out that Zoning by-laws may be passed
by the councils of local municipalities:
Construction of buildings or structures
34. (1) 4 For regulating the type of construction and the height, bulk, location, size, floor
area, spacing, character and use of buildings or structures to be erected or located
3
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within the municipality or within any defined area or areas or upon land abutting on
any defined highway or part of a highway, and the minimum frontage and depth of the
parcel of land and the proportion of the area thereof that any building or structure may
occupy. R.S.O. 1990, c. P.13, s. 34 (1) 4.
The subject lands are currently regulated in the Township Zoning By-law with site specific
zoning that was appropriate for the historical feed mill use which had operated on the site.
The purpose of this report is to provide information to the Township Council in support of
the new proposed uses for the lands. The Planning Act is structured to allow a land owner to
request up to date zoning for the property which is deemed to be proper planning for the
municipality. The application for new site specific zoning provisions for these lands is
permitted by the Planning Act.

4.2

Provincial Policy Statement (2020)

The Provincial Policy Statement 2020 (PPS) provides policy guidance on land use issues of
interest to the Province. Decisions by municipalities on planning matters “shall be
consistent with” the policies in the PPS. Section 1.1.1 states that healthy, liveable and safe
communities are sustained by:
a)

promoting efficient development and land use patterns which sustain the financial
well-being of the Province and municipalities over the long term;

e)

promoting the integration of land use planning, growth management, transitsupportive development, intensification and infrastructure planning to achieve
cost-effective development patterns, optimization of transit investments, and
standards to minimize land consumption and servicing costs;

f)

improving accessibility for persons with disabilities and older persons by
identifying, preventing and removing land use barriers which restrict their full
participation in society;

g)

promoting development promoting development and land use patterns that
conserve biodiversity;

The proposed development and Zoning By-Law Amendment is consistent with the PPS as it
supports the redevelopment of a site within a settlement area, while increasing the
permitted uses within a building and reducing the need for development of a greenfield site.
Renovations to the building are designed for accessibility and will not impact the natural
heritage sites/features.
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Section 1.0, Building Strong Healthy Communities states that:
“Ontario's long-term prosperity, environmental health and social well-being depend
on wisely managing change and promoting efficient land use and development
patterns. Efficient land use and development patterns support sustainability by
promoting strong, liveable, healthy and resilient communities, protecting the
environment and public health and safety, and facilitating economic growth.”
The proposed development is in a defined settlement area. Section 1.1.3.1 of the PPS states
that settlement areas be the “focus of growth and development” and Section 1.1.3.2 states
that that land use patterns within settlement areas shall be based on densities and a mix of
land uses which:
a)
b)

c)

efficiently use land and resources
are appropriate for, and efficiently use, the infrastructure and public service facilities
which are planned or available, and avoid the need for their unjustified and/or
uneconomical expansion;
minimize negative impacts to air quality and climate change, and promote energy
efficiency in accordance with policy 1.8;

Attachment 3 – PPS Planning Analysis is a more detailed analysis of the full PPS document.
It is our opinion that the proposed Zoning By-Law Amendment complies with the Provincial
Policy Statement as it is an efficient use of land, provides a mix of uses and promotes
economic development while providing job opportunities.

4.3

Places to Grow / Growth Plan Policies (2006)

The Places to Grow Act was implemented in 2006, and requires municipalities to revise their
Official Plans to reflect the goals of the Act to firm up built boundaries and promote
development through infill that is supportive of transit and alternative modes of
transportation. As outlined in the Act, the purposes of the Act are:
a)

to enable decisions about growth to be made in ways that sustain a robust economy,
build strong communities and promote a healthy environment and a culture of
conservation;

b)

to promote a rational and balanced approach to decisions about growth that builds
on community priorities, strengths and opportunities and makes efficient use of
infrastructure;

c)

to enable planning for growth in a manner that reflects a broad geographical
perspective and is integrated across natural and municipal boundaries;
5
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d)

to ensure that a long-term vision and long-term goals guide decision-making about
growth and provide for the co-ordination of growth policies among all levels of
government. 2005, c. 13, s. 1.

Places to Grow outlines policies aimed to help build strong, healthy and prosperous rural
communities are also vital to the economic success of the GGH and contribute to our quality
of life. This Plan recognizes and promotes the important role of rural towns and villages as a
focus of economic, cultural and social activities that support surrounding rural and
agricultural areas across the GGH.
Among other objectives, Section 2.2.1.2 of The Growth Plan for the Greater Golden
Horseshoe states that forecasted growth to the horizon of this Plan will be allocated based
on the following:
c) within settlement areas, growth will be focused in:
i.
delineated built-up areas;
ii.
strategic growth areas;
Section 4.2.2 states that within the Natural Heritage System for the Growth Plan:
a) new development or site alteration will demonstrate that:
i.
there are no negative impacts on key natural heritage features, key
hydrologic features or their functions;
The proposed multi-use complex use complies with the Growth Plan as it focuses growth
within an existing settlement area while not impacting any key natural heritage features.
Refer to Attachment 4 – Growth Plan Analysis for a detailed review of the entire Places to
Grow policy document.

4.4

Waterloo Regional Official Plan (R.O.P.) Policies (2015)

The subject lands are located within the Region of Waterloo’s countryside designation, prime
agricultural area. The region’s countryside includes a series of smaller Rural Settlement Areas
and Rural Employment Areas that provide opportunities for living and working in a rural
setting. Conestogo is recognized within the Conestogo Settlement policies in Section 6G.
6.G.1

Rural Settlement Areas refer to existing smaller settlements, such as villages and
hamlets, that generally comprise a limited mix of residential, commercial and
institutional uses primarily serving the local community.

While this property is not identified on the heritage register, we recognize that the policies in
the ROP should be noted. Section 3.G.19 states that conservation recommendations will:
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a) promote the reuse or adaptive reuse of the resource, building, or building elements to
preserve the resource and the handiwork of past artisans
in Section 3.G.22, the ROP also states that “The Region… will continue to promote
appropriate initiatives to maintain, enhance, manage and conserve natural, cultural,
recreational, scenic and ecological features.
Our opinion is that a change in use from a feed mill to an multi-use complex complies with
the Waterloo ROP’s policies. With the proposal to focus the existing developed footprint, no
disturbance is expected with natural area on the adjacent properties.

4.5

Township of Woolwich Official Plan Policies (2014)

The land is currently designated as Urban Area and Restricted Area in the Township of
Woolwich Official Plan (the “OP”) on page 7-32 under Section 7. This site is located within
the Conestogo Settlement. The Township defines this as an “area within the Settlement
Boundary, which may be developed for urban uses without amendment to this Plan.” The
designation permits a broad range of residential, commercial, service, recreational and
industrial uses.
In Urban Settlements, the Official Plan permits the establishment of certain types of
commercial uses in areas other than the defined Core Area. The “OP” also states that
“several sub-categories of commercial may be established by the Zoning By-law.”
The Restricted Area designation is a category of Open Space, as defined in the Official Plan.
The OP states that where lands are given this designation, that no buildings or structures be
erected on such lands. There are no plans to further develop this property, but this
designation has been noted and is consistent with Grand River Conservation Authority
mapping of the site. The analysis completed by ELM in the scoped E.I.S. addresses the
natural heritage features and appropriate setback and mitigation. The GRCA flood plain
mapping is reflected in the proposed zoning schedule with the floodplain (f) overlay.
The goals of the OP, as stated under Section 4.2, are to separate incompatible land uses
within the Township. Another goal is to protect, conserve and rehabilitate the heritage uses
of the Township. Comments regarding land use compatibility are provided in Section 4.6 of
this report.
Section 12.5 of the OP notes that the Township will consider supporting the efforts to
acquire, restore or conserve significant heritage resources. Those proposed measures to
conserve the heritage appear in the Cultural Heritage report provided by Imagine Inc. and
included as Attachment 9
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It is our opinion that the proposed multi-use complex complies with the policies of the
Woolwich Official Plan as it intends to permit a mixed-use/commercial use within an existing
Urban Settlement.

4.6

Township of Woolwich Zoning By-Law 55-86 (2018)

The subject property is zoned as Agricultural with an exemption 26.1.238. Currently, the
exemption allows for operation of a feed mill and accessory uses, which includes offices,
employee area, parking, weigh scales, etc. It also allows for a residential building (which may
include a home occupation) and an office for the feed mill operation.
The proposal is to remove all references to a feed mill operation from the exemption
policies. Instead, the zoning would be more directed to a multi-use complex, such as an art
gallery, assembly hall or banquet hall. This would also include other uses such as
establishment for dispensing of refreshments to the public and a showroom or wholesale
outlet. Enclosed as Attachment 2 to this report, is a full list of uses that are being proposed.
These proposed uses will be more compatible within the surrounding area than the existing
zoning permits. A multi-use complex, which can better cater to the residential-commercial
mix in the area, is a more appropriate use than the existing zoning allows.
Any of the uses proposed will not produce as many emissions (noise, dust, vibrations, etc.)
than what is currently permitted. Most of the noise produced by the assembly hall/banquet
hall will be contained within the building. The site also has a natural barrier adjacent to the
road, with the building complex being at a much lower elevation than the road and
surrounding properties.
Any traffic produced by the proposed uses would be personal vehicles and small commercial
trucks versus large, heavy truck traffic under the existing zoning.
It is our opinion that a site-specific Zoning By-Law represents good planning in order to allow
for the proposed multi-use complex.

5.0

Concept Plan

A conceptual Floor Plan showing the proposed layout of the multi-use complex has been
included as Attachment 8. As stated, the building has been split to host two different event
centres within the building. These centres are designed to provide a space for small and
large events. For both event centres, there is one main foyer and an emergency exit for
either side.
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The interior will feature round table seating on the second floor for Event Centre A. A large
staging area will also be located on the second floor for the catering. Size limitations on the
septic restricts the opportunity for a fully functioning kitchen. Restrooms are located on the
first and second floor in the corridor separating the two event centres.
Vehicle parking would fall under different categories for each half of the building. For the
Event Centre A, we’re proposing that the building’s capacity determine the number of
parking spaces, which would require 62 spaces.
For Event Centre B, the parking will be defined using the gross floor area. Reviewing the
proposed uses provided as Attachment 2, a Showroom or Wholesale Outfit requires 1 space
for each 18.5 square metres of GFA. At 271m2, 15 parking spaces are required.
This application is providing 78 parking spaces and two barrier-free spaces. Therefore, the
proposed parking will be sufficient.

6.0

Supporting Studies

The required studies as identified at the time of the pre-submission consultation meeting
with the Township of Woolwich and the Region of Waterloo have been completed and have
been submitted as Appendices to this report.

6.1

Functional Servicing Report

This report dated September 30, 2019 was completed by K. Smart Associates Limited and is
included as Attachment 5. The report assessed water servicing, on-site septic servicing, and
storm water quality and quantity control. The buildings will be serviced by extending the
existing water service from the property to the building. An on-site septic system will be
constructed under the Ontario Building Code to provide sanitary servicing. Stormwater will
be managed on site through a bioretention facility to provide quality and quantity control of
runoff to ensure no change from existing conditions with respect to runoff discharge rates.

6.2

Scoped Hydrogeological Assessment

This report dated April 18, 2019 was completed by Chung & Vander Doelen Engineering Ltd
and is included as Attachment 6. The analysis included nitrate and chloride levels on three
surrounding monitoring wells. It was concluded that there is no risk to the groundwater from
the proposed septic system.
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6.3

Scoped Environmental Impact Study

This report dated August 27, 2019 was completed by Environmental Liability Management
Inc and included as Attachment 7. The report was completed with site investigations
between May and October 2018, during which, nine visits to the site were made. The
analysis included inventorying and assessing the ecological and physical features on-Site and
in close proximity to the Site; identifying and documenting significant natural heritage
features and; assessing mitigation measures of the proposed project on natural features onsite. It was concluded that the retention of vegetation on-Site that is currently adjacent to
the FOD9-3 woodland will result in no significant disturbance of the Core Environmental
Feature and that the removal of NIS vegetation from along the boundary of the woodlands
will result in the enhancement of these habitats.

6.4

Cultural Heritage Analysis

This report dated April 27, 2020 was completed by Imagine Inc. and is included as
Attachment 9. The report analyzed the history of the buildings on site, dating back to the
1840s, and the rebuilt building after the fire of 1904. The report also explains in great detail
the renovations taking place, some of which are structural enhancements, while other
renovations are aesthetic. It was concluded that changes proposed won’t detract from the
historicity of this structure.

6.5

Salt Management Plan

This report dated April 20, 2020 was completed by K. Smart Associates Limited and is
included as Attachment 10. The Salt Management Plan documents snow storage locations
and priority areas of the site for salt application. Additionally, the Plan provides site specific
recommendations regarding the best management practices for winter maintenance
activities. De-icing procedures are discussed relative to site drainage and grading. The intent
of the Salt Management Plan is to provide site owners and operators with a source of
information regarding the impacts and benefits of salt application and how site specific
operating procedures can improve the efficiency of winter maintenance activities.

7.0

Conclusions

The applicant, through K. Smart Associates Limited, has completed the required study of all
planning associated with the Zoning By-Law Amendment and related documents. It is our
request that the application be processed for approval in a timely manner.
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We trust that we have met all of the requirements as identified through the pre-submission
consultation process. In our opinion a complete application package has been assembled
and municipal staff will be able to move forward with the processing of the application for a
Zoning By-Law Amendment.

All of which is respectfully submitted:

Steven Jefferson, MCIP, RPP
K. Smart Associates Limited
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