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Recommendation:
THAT the Council of the Township of Woolwich, in accordance with Report DS13-2021,
adopt Official Plan Amendment Application 2/2019 (Stockyards Urban Area) attached
as Appendix ‘A’ to Report DS13-2021 to provide a new policy framework, definitions
and land use designations to guide the planned growth for the Stockyards Urban Area
and to implement the associated Class Environmental Assessment, subject to the
following:
1. That the Official Plan Amendment be in accordance with the proposed By-law and
Amendment attached as Appendix ‘A’.
AND FURTHER THAT the Council of the Township of Woolwich, in accordance with
Report DS13-2021, approve Zone Change Application 7/2019 (Stockyards Urban Area)
to modify the existing and create new zoning categories, as well as add new or amend
existing definitions to Zoning By-law 55-86, as amended, which implements the policy
framework contained in Official Plan Amendment Application 2/2019 for the Stockyards
Urban Area, subject to the following:
1. That the amending By-law be in accordance with the proposed By-law attached as
Appendix ‘B’ to Report DS13-2021; and
2. That Official Plan Amendment 2/2019 receives final approval from the Regional
Municipality of Waterloo (the “Region”).
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AND FURTHER THAT the Council of the Township of Woolwich deem the changes
contained in the proposed Official Plan and Zoning By-law amendments attached as
Appendices ‘A’ and ‘B’, respectively to address comments received during the
consultation process, be minor and not warranting another public.

Background:
The Township initiated a Secondary Plan planning exercise for the Stockyards Urban
Area in 2016 to develop a land use strategy that:
• recognizes the area’s unique attributes and preserve it with appropriate design
guidelines;
• reconsiders its planned function (vision) to align with current Provincial and
Regional policies;
• provides a sustainable municipal servicing strategy and protect the natural
heritage features; and
• provides an appropriate transportation strategy which considers the importance
of pedestrian and cycling movements.
The Stockyards Urban Area is located immediately adjacent to the Woolwich / Waterloo
municipal border, bisected by the Region’s railway corridor and bounded by a number of
major roads including Highway 85 (Arthur Street South), King Street North and Weber
Street North as illustrated in Appendix ‘C’.
The Township retained The Planning Partnership and their consulting team (the
“Consulting Team”) to undertake this planning exercise, as well as a Class
Environmental Assessment (EA). The Class EA exercise is necessary when planning
for new services and infrastructure to appropriately implement the land use
recommendations in the Secondary Plan.
A significant component in the Secondary Plan process is to allow key stakeholders the
opportunity to provide input in shaping the planned function (vision) for the Stockyards
Urban Area. Four separate stakeholder groups were given an opportunity to discuss
the current state and future direction of the Stockyards Urban Area at various
workshops, including Council, Staff, public agencies/municipalities, and the landowners
/ business operators within the Stockyards Urban Area. These workshops developed
the planned function and guiding principles needed to develop, evaluate and consider
various growth options. The findings from these workshops were summarized by the
Consulting Team in the December 2016 “What We Heard” document posted on the
Township’s website.
After holding the workshops, the Consulting Team produced a vision statement
summarizing the planned function of the Stockyards Urban Area, a set of guiding
principles and four growth options presented at a public open house on January 10,
2018. Each growth option explored potential land uses, public realm spaces, built form,
servicing and transportation network configurations that were in stark contrast with one
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another to represent a broad range of possible outcomes. The feedback on these
options were summarized in the January 2018 “What We Heard” document posted on
the Township’s website.
A Preferred Option was produced that was a hybrid of the four growth options. To
implement and integrate the Preferred Option new Official Plan policies, mapping and
design guidelines, as well as new Zoning By-law regulations, mapping and definitions
were developed. A statutory public meeting was held on June 25, 2019 to solicit input
to the proposed Official Plan (OPA) and Zoning By-law (ZBA) amendments. Since the
public meeting, the proposed OPA and ZBA has been further refined to address
concerns raised during the consultation process and are attached as Appendices ‘A’
and ‘B’, respectively.

Comments:
The purpose of this report is to provide key highlights of the proposed OPA and ZBA for
Council’s consideration and to demonstrate that they:
• are in conformity with Provincial and Regional planning policies;
• are in keeping with the planned function (vision) and guiding principles
established through the consultation process;
• are supported by the technical analysis completed;
• represent sound land use planning;
• address or responds to concerns raised; and
• are in keeping with the Township’s Strategic Plan.
Provincial Policy
The proposed OPA and corresponding ZBA are in conformity with the Provincial Policy
Statement – 2020 (PPS) and A Place to Grow – 2019 (P2G) by:
• directing growth to an urban area;
• promoting intensification within the built boundary;
• planning for a built form that is compact and contains mixed uses to make
efficient use of land, services and infrastructure;
• planning for development on municipal services;
• directing retail and offices in an area that contains a planned active transportation
network/connection and supports transit-friendly development;
• not conflicting with the Provincial Major Office or Strategic Settlement
Employment Area policies;
• protecting the natural environment and avoiding development within hazards
lands; and
• providing sustainable design/green building policies that aligns with Provincial
Climate Change objectives.
Regional Official Plan – 2015 (ROP)
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The ROP included the Stockyards’ Industrial/Commercial Area and the King and 86
Power Center Commercial Area (i.e. Smart Centre lands) as part of the Region’s Urban
Area similar to the three cities. In addition, the ROP added to the Urban Area
approximate 8 hectares of land west of Weber Street, between Benjamin Road and
Apple Grove Road (including 787 Weber Street North) which is referred to as the Geis
lands. Collectively, these areas/lands are known as the Stockyards Urban Area.
Section 2.D.28 of the ROP included the following special policies for certain lands within
the Stockyards Urban Area:
• The King and 86 Power Centre Area may develop as a power centre commercial
development at a maximum size of 28,334.5 m2 (305,000 f2); and
• The Stockyards Industrial Commercial Area shall develop in conformity with the
industrial/commercial policies contained in the Township’s Official Plan as further
clarified by an Implementation Plan adopted by Woolwich Council on March 22,
2005.
The Township’s Official Plan designations and zones for the Stockyards Industrial
Commercial Area and the King and 86 Power Centre Commercial Area are in
accordance with ROP Policy 2.D.28. The Geis lands currently does not have an urban
land use designation in the Township’s Official Plan, but Section 2D.31 of the ROP
states that any subsequent development approval shall be appropriately serviced
through a Cross Border Servicing Agreement (CBSA) with the City of Waterloo and
shall not contain residential.
The special policies in Section 2.D.28 c) further state that to increase the range of
commercial uses currently permitted for the Stockyards Industrial/Commercial lands will
only be considered as part of a municipal comprehensive review, amendments to both
the Township and Regional Official Plans and shall address the following:
• An assessment of the planned function in the context of the Planned Community
Structure set out in Chapter 2 of the ROP.
• A review of the relationship with the Regional transit system.
• An evaluation of the planning and development impacts.
It should be noted that the above criteria to consider a broadening of commercial uses
does not specifically apply to the King and 86 lands or the Geis lands.
The Stockyards Secondary Plan exercise is the Township’s comprehensive planning
process to consider a broadening of commercial uses and to appropriately designate
the Geis lands. The proposed OPA was prepared to implement the findings of the
Secondary Plan. Once an OPA is adopted by Township Council it will be forwarded to
the Region for final approval. The Region’s will also have to amend their own ROP, as
part of a ‘comprehensive review” process, to implement the Township’s recommended
growth scenario for the Stockyards Urban Area prior to considering/approving the
adopted OPA. Regional Staff have indicated that their consideration of the adopted
OPA will occur as part of their current comprehensive review of the ROP. The timing to
deal with the adopted OPA remains uncertain because the ROP review, which was
initiated in 2019, is expected to continue through 2021 (and possibly beyond).
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Staff consulted with the Region and provided a detailed analysis demonstrating that the
proposed OPA conformed to the ROP. Regional Staff did not object to Staff’s
conclusions. The proposed OPA, which broadens the commercial uses within the
Industrial / Commercial lands, is in conformity of the ROP in the following manner.
i)

Assessment of the Planned Function in the Context of the Planned
Community Structure
Section 2.B of the ROP details the Planned Community Structure for the Region, of
which, the entire Stockyards Urban Area shall be planned in accordance with the
applicable policies. In undertaking this assessment, the proposed OPA was required to
have a clear description of the planned function for the Stockyards Urban Area. The
development of the planned function was based on a visioning exercise and extensive
consultation with the community and the key stakeholders. The results of this visioning
exercise produced the planned function for the Stockyard Urban Area that is contained
in Section 2.23.1.2 of the proposed OPA.
This planned function formed the bases of developing a set of guiding principles and
creating a planned function for the respective land use designations. The first
paragraph of each commercial land use designation provides a description of its
planned function, of which, the permitted uses must conform too. Any amendments to
the policies and designations shall be consistent with the overall planned function of the
Stockyards Urban Area.
It is Staff’s opinion that the planned function and the associated policies contained in the
proposed OPA are consistent with the Planned Community Structure of the ROP in the
following manner. The Stockyards Urban Area will:
• be planned for full municipal services through a CBSA;
• contain policies that require the integration of new development with existing
development;
• promote a compact built form with greater height to make more efficient use of
land and infrastructure;
• contribute to a complete community;
• protect the natural environmental and floodplain areas;
• establish sustainable design/green building policies;
• plans for multi-modal and active transportation network/connections;
• permit uses for the public to have access to locally grown and healthy foods;
• limit the size of offices to ensure that they are not deemed to be Major Offices;
• achieve the required density for Designated Greenfield Areas;
• prohibit residential uses within the Stockyards Urban Area, and specifically the
Geis lands;
• generally, maintains the maximum size of the King and 86 development; and
• not conflict with the ROP’s Retail Commercial Centres policies.
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ii)
Relationship of the Stockyards Urban Area and Regional Transit System
It is Staff’s opinion that the Stockyards Urban Area is currently well serviced by
Regional transit now and can be in the future, to support the broadening of commercial
uses. Regional bus transit currently services the Stockyard Urban Area via:
• King Street North, Farmer’s Market Road and Weber Street North (Route 21);
and
• Weber Street North, Farmer’s Market Road and Benjamin Road (Route 19A).
In addition, the Region’s railway corridor traverses through the Stockyards Urban Area
from the City of Waterloo (to Elmira) and there are opportunities in the future, when
feasible and warranted, to extend the ION transit system which is capable of moving a
greater number of people into this area.
iii)
Planning and Development Impacts
A number of technical reports were prepared to assess the planning and development
impacts in support of the proposed OPA, which included:
•
Environmental Impact Statement,
•
Transportation Review,
•
Servicing and Infrastructure Report, and
•
Retail/Commercial Use Impact Assessment.
This report will later demonstrate how each technical report can support the policies /
designations in the proposed OPA and further that the planning and development
impacts can be adequately addressed or appropriately mitigated.

Proposed Official Plan Amendment – Stockyards Urban Area
Settlement Plan
Planned Function (Vision Statement) and Guiding Principles
A Statement of the planned function (vision statement) and a set of guiding principles
were developed to shape the future as well as ensure that any proposed policies
reinforces the values and vision of the community. It also guides Council in considering
any proposed future amendments to the Official Plan and Zoning By-law.
The planned function that was developed for the Stockyards Urban Area is contained in
Section 2.23.1.2 of the proposed OPA. There are common guiding principles to ensure
that the Stockyards Urban Area does not detract from its planned function of
authenticity and character. The overarching guiding principles were divided into the
following five categories each with their own detailed principals to reinforce the planned
function of the Stockyards Urban Area moving forward:
• Economic Development and Market;
• Planning and Design;
• Natural Heritage and Open Space;
• Multi-modal Transportation; and
• Infrastructure.
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The full version of the guiding principles is outlined in Section 7.23.1.3 of the proposed
OPA.
The proposed OPA also includes new Stockyards’ policies and corresponding
schedules and appendices related to growth management, land use designations,
sustainability/design, servicing, and implementation as detailed by the following.
Stockyards Growth Management
The Stockyards Urban Area is not planned for residential and there is no population
forecast assigned. However, the area is planned to achieve a minimum employment
target of 40 people and jobs per hectare. In addition, the Stockyards Urban Area may
expect to grow from an estimated 88,875 square metres of Gross Leasable Floor Area
(GLFA) to over 185,000 square metres of GLFA by 2031 to accommodate a range of
light industrial, office, retail and complementary commercial uses. A portion of this
projected growth includes additional retail GLFA of 22,200 square metres (230,000
square feet) supported by a market impact analysis completed by the Consulting Team.
Land Use Designations
To provide appropriate land uses consistent with its overall planned function and
guiding principles, the following designations were developed or applied to the
Stockyards Urban Area:
• Industrial/Commercial Designation – Section 7.23.2.1,
• Commercial/Office Designation – Section 7.23.2.2,
• Mixed Commercial Designation – Section 7.23.2.3,
• Power Centre Commercial Designation – Section 7.23.2.4,
• Environmental Protection Designation – Section 7.23.2.5,
• Open Space Designation – Section 7.23.2.6.
Please refer to the above noted sections contained in the proposed OPA that will
describe the planned function and list the permitted uses for each land use designation.
In addition, Schedule ‘A’ will illustrate their respective locations within the Stockyards
Urban Area.
Site Specific Policy Area
There are the following three Site Specific Policy Areas to address unique areas within
the Stockyard Urban Area that could not solely be implemented by the designations.
Site-Specific Policy Areas 1
Certain Industrial/Commercial designated lands along Farmer’s Market Road contain a
site-specific policy area to provide smaller retail units which permits a wider range of
retail uses built close to the street to increase the pedestrian activity along this corridor
and to create a ‘main street’ streetscape. This would also complement the planned
landscaped and public realm improvements recommended along Farmer’s Market Road
and Benjamin Road.
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Site-Specific Policy Area 2
The mall property on Benjamin Road within the Mixed Commercial designation contains
a site-specific policy area that will allow the conversion of its retail function from a
factory outlet mall to a more traditional retail centre in response to the ongoing changes
of the retail sector and to increase the mall’s opportunities to attract and sustain new
retail tenants.
Site-Specific Policy Area 3
A small portion of a disturbed area located at the southwest corner of the central
woodlot is designated Open Space but contains a site-specific policy area. This area
may have the potential for limited development opportunities given its level of
disturbance and historical seasonal residential use. However, additional environmental
analysis and amendments to both the Official Plan and Zoning By-law are required prior
to considering any type of development within this site-specific policy area.
Natural Hazard
Natural Hazards is not a land use designation, but a policy overlay to recognize certain
lands that are unsafe for development due flooding, erosion, or slope failures. The lands
containing this overlay are the floodplain areas associated with Martin’s Creek
(northwest section) and Forwell Creek (south section). See Section 7.23.2.7 in the
proposed OPA.
Stockyards Urban Area Expansion (Geis Lands)
In accordance with the ROP, the proposed OPA will expand the Stockyards Urban Area
and apply the Commercial/Office designation to the Geis lands as previously noted.
Holding policies will be applied to restrict development in the interim until sanitary
capacity issues are addressed and a CBSA is entered into with the City of Waterloo.
Public Realm
The planned function and guiding principals place significant importance in creating
public realm space for new development and public corridors to enhance pedestrian
activity and gathering by:
• providing pedestrian oriented features at key intersections;
• providing gathering areas such as the tourist train station, outdoor food courts,
trails, transit stops and gateway areas;
• proposing new public park areas conceptually shown in Schedule ‘A’;
• utilizing the existing stormwater management facility for passive use; and
• implementing the design guidelines associated with this Plan.
Cultural Heritage
There are no significant cultural heritage features identified in the Stockyard Urban
Area.
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The proposed OPA devotes an entire section of policies to create an attractive and
sustainable community which also promote green building technology, renewable and
alternative energy options, and sustainable design options for development.

9

Report Number: DS13-2021

10

Urban Design and Architectural Control
The proposed OPA includes Appendix II, which outlines and illustrates urban design
and architectural control guidelines for new development and infrastructure in the
Stockyards Urban Area. The purpose of these guidelines is to achieve a vibrant and
attractive community for its businesses and visitors, creating a sense of identity that is
sensitive and characteristic to the Stockyards historic farming/rural identity, to integrate
old and new, and to promote social interaction. This includes the provision of trails,
parks, streetscaping and landscaping enhancements.
Infrastructure
Infrastructure includes the transportation network, servicing, and utilities. These items
are vital to support the planned function of the Stockyards Urban Area. The planned
transportation system for the area will provide greater connectivity to the surrounding
provincial and regional road networks, the Region’s transit service and the active
transportation network (e.g. trails, cycling routes, sidewalk system). The servicing
policies aligns with the Planned Community Structure of the ROP by planning for full
municipal services and entering into a CBSA with the City of Waterloo. Details of the
servicing, infrastructure and transportation scheme and improvements to accommodate
the planned growth and uses are detailed later in this Report.
Schedules and Appendices
The proposed OPA includes Schedule 'A' - Land Use Plan, Schedule 'B' - Active
Transportation Plan and Schedule 'C' - Transportation Network and are to be reviewed
in conjunction with the associated policy framework which may only be modified through
an OPA. The Plan also includes:
• Appendix I - Demonstration Plan provides a graphic interpretation of how the
land use, urban design and infrastructure policies could be fully implemented;
and
• Appendix II - Urban Design and Architectural Control Guidelines previously
discussed.
These Appendices are non-statutory components of the Stockyards Urban Area Plan
and can be amended by Council resolution. It is the intent that new development shall
be consistent with these guidelines.
Implementing Zoning
The ZBA creates new zoning categories or modified existing zoning categories which
corresponds with the respective land use designations contained in the proposed OPA.
The zoning categories that were created, being the Stockyards Mixed Use (C-9) and the
Stockyards Commercial/Office (C-10) Zones, appropriately implement the Mixed
Commercial and Official/Commercial designations, respectively. The current
Stockyards Industrial/Commercial (C-8) and the Power Centre (C-6) Zones were both
modified to align with new land uses and provisions contained in their respective new
designations. The new and revamped zoning categories offers greater
commercial/employment flexibility and loosens some regulatory controls to promote the
area as a unique hub and destination primarily to support the community with the
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broader region. New definitions, setbacks, height requirements, regulations for gateway
areas, and size or limitation of certain uses are proposed for the applicable zones,
where appropriate.
Holding provisions are proposed for lands west of Weber Street (including the Geis
lands) and north of King Street within the Stockyards Urban Area where municipal
services are not currently provided, thus limiting development in the interim until the
wastewater capacity issues are adequately addressed and the Township enters into a
CBSA. The holding provision may allow industrial/commercial zoned lands to develop
or expand their operations on private services prior to full municipal services being
available subject to satisfying certain conditions. The need for the holding provisions is
discussed later in this report.
Studies
Environmental
A Comprehensive Environmental Impact Statement (EIS) was prepared to identify the
natural heritage system within the Stockyards Urban Area and to address prescribed
environmental policy and requirements. The study reviewed the existing conditions,
opportunities and constraints. The natural heritage system for the Stockyards Urban
Area comprises of:
• Forwell Creek and associated floodplain and wetland area located along the
Woolwich and Waterloo border,
• Martin Creek and the associated floodplain, and valley slope located at the
northwest section, and
• central woodlot that traverses both sides of the railway (greater than 4 ha and
determined to be a Significant Woodland based on Regional criteria), which also
contains a significant wetland area.
The limits of natural heritage system were identified at a secondary plan level to be
used to develop land use concepts, the evaluation of alternatives and the selection of a
Preferred Option. The appropriate Environmental Protection designation, Open Space
designation and/or the Natural Hazard’s (i.e. Restricted Land Use Area) overlay were
applied to the limits of these respective features as recommended in the
Comprehensive EIS. These designations/overlay and their associated policies would
identify, protect, restore and enhance the natural heritage system from adjacent
developments.
The Comprehensive EIS also recommends:
• a full EIS to more accurately define/survey the limits of the wetland area and
required buffer area within the woodlot for new development;
• an engineered analysis to survey the floodplain and steep sloped areas
associated with Forwell and Martin’s Creek for new development;
• a review of species at risk as part of a required EIS;
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buffers to natural features within the central woodlot which may be less than the
current standards as confirmed by an EIS. The recommended reduction would
be in areas where existing development is adjacent to the wetland feature;
ecological offsetting for a reduction in buffer width;
trails should avoid impacting features;
using native species in landscaping around features; and
implementing erosion/siltation measures for new development.

Staff notes that the Comprehensive EIS and proposed OPA addresses the Grand River
Conservation Authorities’ (GRCA) comments. The GRCA initially did not accept the
recommendation that the wetland area’s natural buffer can be less than the current
standard. The referred lands are the wetland areas behind the Outlet Mall which is
surrounded by existing development. The reduced buffer was deemed appropriate by
Staff as an “in-fill” development since a reduced buffer area already exists given
previous planning approvals. The GRCA later acknowledged that the extent of the
existing development at the Outlet Mall was acceptable. However, if the site is
significantly redeveloped in the future, the GRCA would look to a completed EIS to
recommend adequate buffers and edge enhancements. Staff notes that the proposed
Environmental Protection policies provides for buffer requirements and other mitigation
measure to be reviewed by the GRCA if the site significantly re-develops in the future.
It was also noted that there is an existing disturbed area containing a seasonal
residence at the southwest corner of the woodlot behind the Outlet Mall, which is
recognized as a development opportunity. The Comprehensive EIS supported a
designation and zoning similar to the Outlet Mall property, but the GRCA questioned
this approach. The consultants noted that the area is already impacted and a scoped
EIS would be required for any redevelopment to establish a surveyed boundary of the
wetland feature and appropriate buffer measures. To resolve the issue, Staff proposed
to designate this disturbed area as Open Space with a site-specific policy area that
allows the consideration of some limited development subject to an EIS. In addition, an
amendment to the Official Plan and Zoning By-law would be required. The GRCA
provided supplementary comments supporting this approach.
Retail-Commercial Impact
The ROP does not include a specific policy requiring the Township to complete a
market impact assessment to expand the retail flexibility for the Stockyards Urban Area,
except if the Retail Commercial Centres policies in the ROP applies.
It is Staff’s opinion that the proposed OPA does not conflict with the Regional Retail
Commercial Centres. The Stockyard Urban Area or portions thereof are considered an
existing retail commercial centre as defined by ROP which is a group of stores planned
and developed as a unit and having a minimum gross leasable area of 10,000 m2. The
proposed OPA is not establishing a new retail commercial centre which are encouraged
to locate in Urban Growth Centres, Major Transit Station Areas, Reurbanization
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Corridors and Major Local Notes. In addition, the proposed OPA is not expanding this
existing retail commercial centre beyond 42,000 m2.
Notwithstanding above, a Retail Impact Assessment Report was completed to
understand the implications of planning for greater retail flexibility. The Report stated
that development within the Stockyards Urban Area for retail uses is projected to total
approximately 22,200 m2 (239,000 ft2) of gross floor area or 31% to 42% of the future
retail space demanded within the primary trade area based on a population growth of
22,575 people. It was noted that a portion of potential retail gross floor area within the
Stockyards Urban Area comprises of the Smart Centre lands which was previously
justified in the 2000 market impact analysis for their development. The proposed OPA
generally maintains their floor area limits. The Study concluded that the projected retail
would not significantly impact the retail markets of Elmira, St. Jacobs and north
Waterloo. The level of retail floor area is small in comparison to the amount of future
retail space that will occur within the Region through 2041 (new ROP will be 2051). It
was also noted the lands within the Stockyards Urban Area represents a good
opportunity to provide additional retail to support the primary trade area.
Staff support the findings and hope to see greater retail development opportunities for
this area than what has been occurring recently, especially on the Smart Centre and
Outlet Mall lands. Both developments have experienced difficulty in the past in
sustaining and attracting retail tenants given the changes to the retail sector (e.g.
greater on-line shopping).
Staff from the City of Waterloo continue to express concerns with the land uses and
designations contained in the proposed OPA. For Council’s better understanding of
Waterloo’s issues, Staff has distilled their concerns by the following:
• understanding the planned function of the Stockyard Urban Area and the specific
land use designations;
• the scale of Complementary Commercial Retail permitted in the Stockyards
Urban Area especially within the Commercial/Office designation; and
• the range of retail use permitted, specially within the Industrial/Commercial Area.
In response to these concerns, Staff proposed the following modifications to the
proposed OPA.
Firstly, additional clarity of the planned function for the Stockyards Urban Area and the
specific land use designations were provided in Sections 7.23.1.2 a) and b) and the first
paragraph for each designation. This Report has discussed in detail how the planned
function of the Stockyards Urban Area and the specific land use designations align with
the vision developed and vetted through the consultation process as well as the
Planned Community Structure in the ROP.
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Secondly, the Complementary Commercial definition proposes limits to the size
(maximum 750 m2) within the same contiguous designation/zone and the range of uses
to ensure it remains ancillary to support the primary commercial, office or employment
uses. This amount represents only 0.9% of the total area of the Office/Commercial
designation/zone and even lesser in the other commercially designated areas. The
750 m2 limits would not apply to the Power Centre Commercial designation. In addition,
a specific policy for the Commercial/Office designation further limits the built form and
combined floor area of Complementary Commercial and Restaurant uses. The original
OPA had a combined floor area of 7500 m2 but that was reduced to 4000 m2 to address
the City of Waterloo’s concerns.
Finally, the Category Specific Retail Store definition has been modified to group the
retail uses that are considered ‘service’ or ‘highway commercial’ as Category 1 Specific
Retail Stores and the typical retail uses that locate within commercial centres/core areas
as Category 2 Specific Retail Stores. With a grouping of these uses, the
Industrial/Commercial designation, save and except, Site-Specific Policy Area 1
adjacent to Farmer’s Market Road would only permit Category 1 Specific Retail Stores
that are mid to large scale, in keeping with the Industrial/Commercial designation that
exist today.
Both Category 1 and 2 Specific Retail Stores would be permitted within:
• Site Specific Policy Area 1 as small-scale operations up to 2,500 m2;
• Commercial Mixed designation as small and mid scale operations to increase the
retail flexibility for such properties as the Outlet Mall; and
• Power Centre Commercial designation as mid and large scale in keeping with the
its designation that exist today.
The Commercial/Office designation would not permit Category 1 or 2 Specific Retail
Stores.
In conclusion, the Retail/Commercial Use Impact Assessment Report supports the
expanded retail flexibility and the proposed modifications to the OPA adequately
addresses and responds to the City of Waterloo’s concerns.
Preferred Servicing Strategy
Only lands east of Weber Street and south of King Street (except for the property at
713/725 King Street North and east of the expressway) are connected to full municipal
services extended from the City of Waterloo. Some properties on Weber Street are
connected to municipal water only. In accordance with the ROP, the entire Stockyards
Urban Area shall be planned for full municipal services as provided in the servicing
policies in the proposed OPA. A Master Servicing and Stormwater Management Report
was completed to:
• optimize the use of existing services;
• provide municipal services in a fiscally responsible manner; and
• develop a cross-border servicing strategy for the entire area.
Highlights of the municipal servicing strategy is as follow.
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Sanitary
As a result of the review and based on the guiding principles, the preferred sanitary
scenario to service includes:
• the construction of a new municipal pumping station at Weber Street and King
Street;
• the installation of gravity fed sewers connected to the pumping station that
collects flows from the properties north of King Street, a portion of the farmer’s
market property and certain properties west of Weber Street;
• the installation of a forcemain from the new pumping station to direct flows to an
existing 200mm diameter sewer on Benjamin Road via Weber Street and
Farmer’s Market Road;
• the construction of a new gravity sewer from the Weber Street to the existing
200mm diameter sewer on Benjamin Road to collect flows from the Geis lands;
• the replacement of a 200mm diameter sewer on Benjamin Road to increase its
capacity to receive the additional flows; and
• the construction of a new sewer (gravity with fill or private pumping) collecting
flows from the lands at 713/723 King Street North to connect to the existing
sewer system on Colby Court in Waterloo through an existing industrial lot in
Waterloo that is owned by same owner .
The servicing strategy does qualify that the final alignment of the forcemain is subject to
change once a future Environmental Assessment (EA) process is completed for the
detail design of the required infrastructure.
The above recommendation is also made with the understanding that available capacity
within the existing downstream receiving system in the City of Waterloo would be
available in the future to achieve full buildout once the constraints in their system have
been addressed. The City of Waterloo will need to confirm the future wastewater
capacity and the necessary upgrades in an upcoming master wastewater servicing
study to service the additional lands. In the interim, the proposed OPA and ZBA will
include appropriate holding provisions for lands west of Weber Street and north of King
Street to prohibit development in the interim until the sanitary capacity issue is
addressed and the Township has entered into a satisfactory CBSA with the City.
Notwithstanding this restriction,
• existing development connected to a private sanitary system may be allowed
minor additions and intensification without the need to remove the holding
provisions; and
• vacant unserved lands that are designated Industrial/Commercial may be
allowed to develop on private services in the interim subject to demonstrating
that (1) the extension of full municipal services is not feasible at this time, (2) the
site plan design has the flexibility to convert to full municipal services when
available, and (3) the holding provision is removed.
Staff note that the sanitary system within Waterloo to service the property at 713/725
King Street North may not be affected by the said downstream constraints depending
on the use and may be serviced subject to a satisfactory CBSA and removing the
holding provision.
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Water Servicing Strategy
As a result of the review and based on the guiding principles, the preferred water
scenario to service the various sites within the Stockyards Urban Area include:
• looping the System by extending a 300mm diameter watermain along Farmer’s
Market Road, Weber Street and King Street to connect to the existing watermain
on Farmer’s Market Road at the Smart Centre’s development. This will involve
replacing some of existing 200mm waterlines along this servicing corridor. This
watermain would service properties on Weber Street, north of Benjamin Road
and properties along King Street North.
• connecting to the existing watermain at the intersection of Benjamin Road and
Weber Street to service the Geis lands; and
• connecting the 300mm watermain on Colby Drive, through a property within the
City of Waterloo at 7 Colby Dr, to service the property at 713/725 King Street.
A water model analysis was completed which determined that the existing system is not
capable of supplying the increased demands anticipated. Based on the model, the
entire area (except the lands at 713/725 King Street North) should be moved to a future
water zone when the pressure district boundary is adjusted.
Stormwater Management Strategy
The existing municipal stormwater management facility will continue to accept drainage
from the majority of the lands south of Kings Street and east of Weber Street including
the Smart Centre’s development east of the rail line. No new municipal stormwater
management facilities are proposed. Any new development outside the drainage
catchment area of the existing municipal facility will provide their own on-site stormwater
management measures.
Cross Border Servicing Agreement
Currently only portions of the Stockyards Urban Area have full (i.e. sanitary and water
services) or partial (i.e. water services only) municipal servicing. These services are
subject to a number of individual CBSAs with Waterloo. The servicing policies require
that the entire Stockyards Urban Area shall be planned and eventually connected to full
municipal services in accordance with the ROP. The proposed servicing strategy
requires additional connections and flows into Waterloo’s system which will require a
new comprehensive CBSA to replace the existing individual agreements. The new
CBSA will address the existing serviced lands, the unserviced lands and the necessary
works and proportional cost to resolve the downstream constraints in Waterloo.
Transportation Network
Existing Transportation Network
King Street, Weber Street and Highway 85 are the primary north-south roadway
connections to/from the Stockyards Urban Area, while two Township roads, Farmer’s
Market Road and Benjamin Road, traverses through the area. There are two Grand
River Transit Routes being Route 21 and Route 19A, previously described in this
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Report. The Region’s railway corridor traverses through the Stockyards Urban Area
currently used by a tourist train operation. The only sidewalks within the Stockyards
Urban Area are on both sides of Benjamin Road and partially on both sides of Farmer’s
Market Road. However, there are a number of trails and cycling routes that passes
through this area including:
• The Trans Canada Trail (part of the 16,000 km route across Canada) that runs
through the middle of the Stockyards Urban Area currently along Benjamin Road,
Farmer’s Market Road, and northward parallel to Highway 85 (Arthur Street
North). A cycling connection is planned north-south through the centre of the
study area in the ROP.
• The Avon Trail (part of the 110 km route from St. Mary’s to Conestogo) also runs
through the middle of the Stockyards Urban Area currently crossing Weber Street
midway between Benjamin Road and Lobsinger Line and overlapping with the
Trans Canada Trail east of Benjamin Road/Farmer’s Market Road.
The ROP identifies the rail corridor, Weber Street North and the section of Farmer’s
Market Road for planned cycling routes.
Recommended Transportation Improvements
A transportation review was completed in support of the land use designations in the
proposed OPA. To improve the overall transportation and active transportation
networks to accommodate full buildout the following improvements are recommended
and illustrated on Schedules ‘B’ and ‘C’ of the proposed OPA:
• A mid-block signalized access along King Street, between Weber Street and the
Highway 85 interchange.
• Intersection/signalization improvements at King Street and Highway 85
interchange.
• A mid-block signalized access on Weber Street, south of Farmer’s Market Road
along Benjamin Road to connect to the internal private roads on the Geis lands.
• Connections of private internal roads are recommended for new development to
minimize the number of accesses to the Regional Roads.
• A potential pedestrian and/or vehicle connection to Kumpf Drive and Conrad
Place within the City of Waterloo should be investigated.
• Pedestrian infrastructure along Weber Street North and King Street North as part
of any future Regional improvements.
• A formalized trail crossing at King Street and Weber Street and a multi-use path
crossing at Weber Street North and Farmer’s Market Road, which can be
incorporated in a future redesign of Weber Street.
• The extension of the multi-use path on the south side of Farmer’s Market Road to
Weber Street North.
• Improvements to Farmer’s Market Road between Weber Street North and the
railway, including:
o a sidewalk on the north side,
o completion of the multi-use path on the south side to Weber Street,
o
maintenance of left turns along Farmer’s Market Road,
o
median treatments along the centre of the road to deter midblock crossings;
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o
landscape enhancements to meet the urban design streetscape vision; and
o reserve space for a bus stop for eastbound and westbound bus services.
A proposed off-road multi-use trail and crossing along the railway corridor.
A trail crossing at Weber Street and Benjamin Road.

Planned Municipal Infrastructure and Development Charge (D/C) Funding
To provide for the full buildout of the Stockyards Urban Area in accordance with the
growth management policies, the Township will be required to undertake some of these
servicing, infrastructure and transportation capital improvements that would be
ultimately funded by the Township’s Development Charge (D/C) reserve. These works
may also include certain downstream works within the City identified in a future CBSA.
An evaluation of the improvements that are deemed to be either local services (i.e.
funded by the benefiting property owners), D/C eligible or Regional costs will be
determined through a comprehensive review of the Township’s D/C By-law and
discussions with the Region for infrastructure within their road allowances. The next
opportunity to incorporate these potential Township costs is during a comprehensive
review of the D/C By-law and Background Study in 2023. If certain works need to be
completed and funded in the interim, it may be achieved through an amendment to the
D/C By-law or front ended by the developers.
Response to Public and Stakeholders Concerns
The Township received a number of responses throughout the consultation process
which were considered by Staff and the Consulting Team when preparing the proposed
OPA and ZBA. This section of the Report provides a summary of the high-level
comments received by the agencies/municipalities and Staff’s corresponding
responses. The more detailed comments received by the agencies/municipalities and
Staff’s corresponding responses are outlined in Appendix ‘D’, while all
public/stakeholders comments received, and Staff’s corresponding responses are
summarized in Appendix ‘E’.
Region
The Region’s primary concern is ensuring that the proposed OPA conforms to the ROP
which Staff detailed comprehensively in the ROP Conformity Section of this Report. In
addition, the Region preferred that the many of the Sustainable/Green Building and
Implementation policies apply Township wide and not specifically the Stockyard Urban
Area. Staff acknowledges this request and will be consolidating these policies to apply
Township wide as part of the scoped Official Plan review to be completed in 2021. As
noted earlier, Appendix ‘D’ contains corresponding responses to the Region’s detailed
comments.
GRCA
The Environmental Section of this Report outlines the GRCA’s concerns and Staff’s
responses with respect to the reduced buffer areas for the wetland area within the
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woodlot and development of the disturbed area. The GRCA has no outstanding issues
with the proposed OPA.
City of Waterloo
Waterloo Staff raised concerns with the planned function and increased retail flexibility.
A discussion of those concerns, Staff’s responses and proposed modifications to the
OPA are summarized in the Retail Commercial Impact, Planned Function and ROP
Conformity Sections of this Report. Staff forwarded the proposed modifications to
Waterloo Staff who continue to raise concerns with the vision/planned function, the retail
flexibility that is provided and the reduced restrictions (e.g. unit sizes) affecting the
Power Centre Commercial designation. Included with their draft comments were
substantial changes proposed to the vision/planned function, guiding principals, land
use designations and associated policies contained in the proposed OPA. For Council’s
information, all of the comments from the City are from their Staff and have not been
presented to their Council.
Staff can not support the majority of Waterloo Staff’s requested changes and believe
that the proposed modification to the planned function and retail flexibility included in the
proposed OPA adequately addresses their concerns. As noted earlier, Appendix ‘D’
contains corresponding responses to Waterloo Staff’s detailed comments.
Ministry of Culture, Tourism and Sport
The Ministry is satisfied with the fieldwork and archeological assessment completed by
the Consulting Team for the Stockyards Urban Area.
Planning Act and Environmental Assessment (EA) Act Review
This Municipal Class EA process is required in order to implement certain
recommendations or policies in the Secondary Plan, such as new or upgraded public
infrastructure, roads and/or services. The Municipal Class EA process has five phases
to follow including:
• Phase 1 – Problem or Opportunity
• Phase 2 – Alternative Solutions
• Phase 3 – Alternative Design Concepts for Preferred Solutions
• Phase 4 – Implementation
• Phase 5 – Environmental Study Report
This report focussed on the preferred solutions to the land use, transportation (including
active) and servicing options as well as potential impacts and mitigation measures to
protect the natural heritage system. Currently, the Township is in Phase 4 of the Class
EA process with the recommendation of proposed Official Plan Amendment. The
environmental study report required in Phase 5, which will demonstrate the Township’s
compliance to the Municipal Class EA process, will be completed by the Consulting
Team once the Township adopts and the Region approves the proposed OPA.
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Interdepartmental Impacts: None
Financial Impacts:
Development Charge implications to finance certain servicing, infrastructure and
transportation capital works that are not deemed local or are not the responsible of the
Region will be determined during a review of the By-law and Background Study in 2023.
Strategic Plan Impacts:
•
Ensure Managed and Sustainable Community Growth and Development
•
Explore Employment Land Opportunities
•
Social Capital/Civic Engagement
•
Promote Healthy Living & Active Lifestyles
•
Support Sustainability of the Natural Environment and Other Resources
•
Long Range Transportation Planning
•
Expand Financial Sustainability / Best Practices
Conclusion:
Staff recommends to Council to adopt the proposed OPA attached as Appendix ‘A’ to
integrate the Preferred Option from the Stockyards Secondary Plan into the Township’s
Official Plan and to implement the associated Class Environmental Assessment.
Staff recommends to Council that the proposed ZBA attached as Appendix ‘B’ be
approved to implement the policies and land uses designations in the proposed OPA.
This will allow immediate implementation of the Preferred Option in the Secondary Plan
and supports growth moving forward.
Staff recommends that the changes made to the proposed OPA and ZBA since the
June 2019 public meeting, which was in response to issues and concerns received, be
deemed as minor and does not require another public meeting.
Attachments:
Appendix ‘A’ – Proposed Official Plan Amendment
Appendix ‘B’ – Proposed Zoning By-law Amendment
Appendix ‘C’ – Stockyard Secondary Plan Study Area Map
Appendix ‘D’ – City of Waterloo/Region Comments Received and Staff’s Response
Appendix ‘E’ – Public/Stakeholder Comments Received and Staff’s Responses
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Appendix A
Draft Amendment to current OP
Final Version March 2021
Township of Woolwich
By-law number
(Stockyards urban area)

A by-law to adopt official plan amendment number ___
To the official plan of the Woolwich planning area
The Council of the Corporation of the Township of Woolwich, in accordance with the provisions
of Section 21 of the Planning Act 1990, as amended, hereby ENACTS AS FOLLOWS:
1. THAT Amendment Number ___ to the Official Plan of the Township of Woolwich
consisting of the attached text and mapping is hereby adopted.
2. THAT the Clerk is hereby authorized and directed to make application to the Council of
the Regional Municipality of Waterloo for approval of Amendment Number ____, to the
Official Plan of the Township of Woolwich.
3. THAT this By-law shall come into force and effect on the final passing thereof.
PASSED THIS

DAY OF

, 2021

Mayor

Clerk
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Township of Woolwich Official Plan Amendment
Part A – Preamble
Purpose
The proposed Official Plan Amendment to:
• replace the existing Stockyards Settlement Area policies;
• implement the Stockyards policy designation change from a Rural Industrial/Commercial
Area to Urban Area in the Regional Official Plan 2031 (ROP 2031) by accommodating
compact, transit-oriented built form and higher density targets;
• expand the Stockyards Urban Area boundary to conform with the Urban Area boundary
in ROP 2031;
• provide a planned function that recognize the Stockyards Urban Area as a unique hub
and destination, as well as align with current Provincial and Regional policies;
• provide a detailed land use plan and policy framework to guide future growth and
development to the year 2031 but ensures protection of the natural heritage features
within the Stockyards Urban Area and beyond;
• provide sustainable municipal servicing strategy; and
• provides an appropriate transportation strategy which considers the importance of
pedestrian and cycling movements.
Location
This Amendment applies to lands within the Stockyards Urban Area as modified to align with
the Urban Area boundary in ROP 2031.
Basis of Amendment
The proposed amendment has developed new policies and design guidelines which are
appropriate because:
• conforms to the policies in Provincial Policy Statement 2020 (PPS), A Place to Grow 2019
(P2G) and Regional Official Plan 2031 (ROP 2031);
• it aligns with the Vision Statement and Guiding Principles developed through the
Stockyards Secondary Plan exercise based on feedback from the key stakeholders and
public;
• it promotes the area as a unique hub and destination while retaining its authentic rural
character and brand;
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it reflects the changing policy context for the Stockyards Area as a designated Urban
Area in ROP 2031 which is planned to accommodate a compact, transit-oriented built
form and higher density targets;
it provides a designation and associated policies to protect the natural environment of
the central woodlot and wetland feature while allowing a very limited intrusion
development in an area already disturbed once an acceptable Environmental Impact
Statement is approved;
it provides appropriate Hazard Land policies adjacent to Martin Creek;
it provides a sustainable servicing strategy and staging of servicing which includes
appropriate holding policies to limit development until sufficient services and
infrastructure are available;
it provides an appropriate transportation strategy encouraging multiple internal
connections to limit access to the Regional road network; and
it provides an appropriate active transportation strategy by utilizing existing trails,
developing new pedestrian connections/links, enhancing the streetscape and planning
for new public realm space.

Part B – The Amendment
1.
That Section 7.23 and the corresponding schedules located at the end of the sub-section
identified as the “Township of Woolwich Stockyards Industrial/Commercial Area and King and
86 Power Center” within the Township Official Plan be deleted and replaced by the following
policies, Plans attached as Schedules ‘A’, ‘B’ and ‘C’ and demonstration plan and guidelines
attached as Appendices ‘I’ and ‘II’’, respectively.
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Settlement Plan – The Stockyards Urban Area

The following policies apply to the Stockyards Urban Area generally shown on Township of
Woolwich Land Use Location Map at the end of Chapter 6 with Symbol Number 9 and detailed
on Schedule A at end of this subsection.
7.23.1

Introduction

7.23.1.1

Purpose

a)
The Stockyards Urban Area is defined on Schedule 'A' - Land Use Plan - Stockyards Urban
Area. It is designated as an Urban Area within the Regional Official Plan. It is a unique
commercial /industrial centre that has evolved around the ongoing Ontario Livestock Exchange
and Farmer’s Market functions. The Stockyards Urban Area includes an eclectic mixture of
retail and complementary commercial uses and light industrial uses of a variety of scales and
functions.
b)
The purpose of this Section is to provide a detailed land use plan and policy framework
to guide future growth and development within the Stockyards Urban Area to the year 2031,
matching the current time horizon of the Regional Official Plan. The goals for this Urban Area
are:
• To be a visionary set of policies that appropriately balances development
control and phasing, with the flexibility to respond to technical
requirements and market fluctuations over time.
• To recognize the opportunities for growth and development provided by
the Stockyards Urban Area excellent locational attributes and its existing
unique and eclectic quality of place.
• To ensure that development will occur in a logical and efficient sequence
and within a framework of fiscal responsibility that is within the ability of
the Township to provide appropriate urban infrastructure services to the
existing and new employment opportunities.
• To achieve an employment generating district that is distinct in a built
form and structure from the other Urban Areas within the region. No
residential uses of any kind are permitted by this Plan within the
Stockyards Urban Area, in accordance with the Regional Official Plan.
c)
Land use and development in the Stockyards Urban Area shall be consistent with the
Provincial Policy Statement and shall conform with the Growth Plan for the Greater Golden
Horseshoe. In addition, all development shall conform with the relevant policies of the
Regional Official Plan, with the policies of this Section and all other applicable policies of this
Plan. Where there is a conflict between the policies of this Section and other applicable policies
in this Plan, the policies of this Section shall apply.
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d)
This section includes Schedule 'A' - Land Use Plan, Schedule 'B' - Active Transportation
Plan and Schedule ‘C’ – Transportation Plan. These Schedules are located at the end of Section
7.23 and form an operative part of this Section and are to be reviewed in the context of the
applicable policies of this Plan. Further, these Schedules may only be modified via a statutory
Official Plan Amendment.
e)
This Section is also subject to Appendix I and Appendix II attached to the end of Section
7.23, being:
• Appendix I – Demonstration Plan, and
• Appendix II – Urban Design and Architectural Control Guidelines.
These Appendices are a non-statutory component of this Plan. It is the intent of this Section
that new development within the Stockyards Urban Area be consistent with the information
and guidelines found within these Appendices. Further, these Appendices may be modified by
Council resolution. An Official Plan Amendment is not required to modify any of the attached
Appendices.
7.23.1.2

A Statement of Planned Function (i.e. Vision Statement)

a)
A Statement of Planned Function reflects the long-term vision and overarching goals for
community development within the Stockyards Urban Area. The Statement of Planned
Function has been prepared in consultation with Council, staff and a number of local
landowners and business operators. Any modifications or Amendments to the policies of this
Section shall be consistent with the Statement of Planned Function.
b)

The Vision Statement for this Section will ensure that the Stockyards Urban Area will:
• Be a unique hub and destination for the provision of goods and services
primarily for the community within the broader region, but will also
attract visitors from beyond because of its tourist appeal and
employment opportunities;
• Retain an authentic rural character and expression through its built form
and historical uses;
• Build upon existing assets and brand recognition;
• Expand its retail and complementary commercial uses;
• Foster new office-related and compatible light industrial uses; and
• Develop a stronger internal pedestrian realm through its built form and
increased retail flexibility to create a ‘Main Street’ streetscape and to
improve it overall pedestrian and cycling network connections to
surrounding areas.

7.23.1.3

Guiding Principles
a)

The Guiding Principles formed the foundation of the policies contained in this
Section and act as a test for ongoing decision-making. Any modifications or
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Amendments to the policies of this Section shall be consistent with the
Guiding Principles.
b)

Building upon the Vision Statement, the following Guiding Principles are
established to support the ongoing evolution of the Stockyards Urban Area:

Economic Development and Market

•

Recognize and support the Ontario Livestock Exchange as a key anchor
and major economic driver for the Township.

•

Brand the Stockyards Urban Area in a consistent and comprehensive way
as a distinct destination. Build upon its existing widespread brand
recognition as a unique and authentic experience. This includes a
marketing strategy and public realm elements.

•

Promote a variety of employment opportunities including office uses,
professional services, and higher order personal services, in addition to
the current uses. Build on the proximity of St. Jacobs and Elmira and on
the adjacent employment mix of the City of Waterloo.

•

Promote complementary uses to enhance the Farmer’s Market such as
food services. Avoid competition with St. Jacobs.

•

Consider additional hotel/convention uses and support them with
complementary uses such as restaurants.

•

Actively explore a flexible approach, recognizing the existing potential to
provide additional retail and complementary commercial opportunities.

Planning and Design

•

Create visual cohesion in the public realm and appropriate built form of
the Stockyards Urban Area that reflects its rural heritage character while
integrating contemporary expression. Avoid mimicry and caricature.

•

Provide a pedestrian-oriented feature space at the intersection of
Farmer’s Market Road and Benjamin Road that increases safety for
pedestrians, especially during market days.
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Provide enhanced public amenities to key destinations and features
within the Stockyards Urban Area such as the tourist railway station,
TransCanada Trail, visitor information centre, public transit stops, and
gateways.

Natural Heritage and Open Space

• Identify a Natural Heritage System that protects and restores the
Stockyards Urban Area’s natural features and their associated functions.
• Link the Natural Heritage System with storm water management
facilities, trails and public park spaces to enhance recreational
opportunities.
Multi-modal Transportation

•

Provide a safe, linked pedestrian network throughout the area that
recognizes the many destinations within the Stockyards Urban Area.

•

Promote active transportation options and the future extension of the
LRT to encourage non-automobile travel.

•

Promote pedestrian, cycling, horse and buggy, and vehicular connections
with the adjacent employment and commercial areas of the City of
Waterloo.

•

Integrate national, regional and local pedestrian and cycling routes so
that they are safe and easily navigated through the site, while providing
direct linkages within the Stockyards Urban Area itself.

•

Establish multiple vehicular connections with local, regional and
provincial roads to provide options for vehicular travel and distribute
traffic throughout.

•

Investigate shared access to lands north of King Street and west of Weber
Street.

Service Infrastructure

•

Optimize the use of existing servicing infrastructure within the Stockyards
Urban Area.
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•

Provide efficient water, wastewater, and storm water management
infrastructure in a fiscally responsible manner.

•

Develop a cross border servicing strategy for the entirety of the
Stockyards Urban Area.
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Growth Management

a)
By 2031, the Stockyards Urban Area is expected to grow from an estimated 88,875
square metres of Gross Leasable Floor Area to over 185,000 square metres of Gross Leasable
Floor Area, to accommodate a range of land uses that support the vision for this area as a
unique hub and destination within the broader region. The Stockyards Urban Area is expected,
and has the potential, to grow substantially larger than that projection in the longer term,
beyond 2031.
b)
New development within the Stockyards Urban Area shall be planned on the basis of full
municipal sewer, water and storm water management facilities, and an appropriate
transportation network. Sanitary sewer services are to be provided through a wastewater
capacity allocation from the City of Waterloo’s sewage treatment system, implemented by the
Cross-Border Servicing Agreement (CBSA).
c)
Notwithstanding the growth potential identified, development shall be limited by the
allocation of sewage treatment capacity, as identified in the CBSA. No development
applications shall be approved by the Township that exceed the sewage treatment capacity
contained in the CBSA, and all applications for development shall be accompanied by an
engineering report that specifies that sewage treatment capacity is available to accommodate
the development, to the satisfaction of the Township.
d)
All new development shall occur in a well-managed, orderly and cost-effective manner.
Key factors to consider in this regard include:
• Consistency with, and achievement of the Vision and Guiding Principles
of this Section, and conformity with all of the relevant and applicable
planning policies;
• The achievement of a minimum gross density of 40 person and jobs
combined per hectare within Designated Greenfield Areas;
• The integration of new development with existing development patterns,
resulting in a more contiguous, connected and compact urban form;
• The provision of adequate municipal service infrastructure being water,
sanitary and storm (note: storm services may also be private) as well as
transportation facilities – which are required to accommodate the
proposed growth in an efficient and cost-effective manner;
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•

The protection of all identified endangered species/species at risk and all
significant natural features and their associated ecological functions; and
• The assurance that any new development is within the fiscal capabilities
of the Township.
If one or more of these factors cannot be addressed to the satisfaction of the Township, the
processing and/or approval of development applications may be deferred, refused or deemed
to be premature until such time as an appropriate service infrastructure level or new or
expanded community infrastructure can be provided.
7.23.2

Land Use Designation

7.23.2.1

Industrial/Commercial Designation

Intent/Planned Function

a)
The planned function of the Industrial/Commercial Designation is to facilitate the ongoing evolution of the Stockyards Urban Area as a unique hub and destination, which primarily
serves the broader region but also attracts visitors from beyond, by:
•
building upon the successful large-scale retail opportunities in this area
which is anchored by the long-standing livestock marketing facility and farmer's
market;
•
providing complementary commercial/retail and tourist-related uses to
enhance the long-term viability of the livestock marketing facility and farmer's
market and increase its trade area;
•
developing a stronger internal pedestrian realm through its built form
and small-scale retail opportunities to create a ‘Main Street’ streetscape along
Farmer’s Market Road; and
•
providing light industrial and farm-related commercial uses along its
perimeter to serve the rural and local urban communities.
Permitted Uses

b)
The Township will, through the Zoning By-law and applications for Plans of
Subdivision/Condominium, refine the list of permitted uses, definitions and regulations to
ensure that new development is consistent with the Vision and Guiding Principles, and the
planned function of the Industrial/Commercial designation, as well as appropriate and
compatible in the context of adjacent land uses and the surrounding community.
c)

The following light industrial uses may be permitted within the
Industrial/Commercial Designation:
• Livestock marketing yard;
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• Light industrial use;
• Warehouse/indoor storage;
• Transportation service / depot;
• Beer, wine and/or alcohol manufacturing;
• Artisan studio/maker space;
• Self-storage facility;
• Contractors yard and contractor’s office; and
Notwithstanding the list of permitted light industrial uses, no use defined in the Zoning By-law
as an obnoxious light industrial use shall be permitted with the Industrial/Commercial
Designation.
d)
The following retail and complementary commercial uses which are an integral
component of, but are secondary or incidental to a permitted light industrial use may be
permitted within the Industrial/Commercial Designation:
• Restaurants and/or retail sales specifically related to a food, beer, wine
and/or alcohol manufacturing facility;
• Indoor retailing or display of products produced, manufactured or
assembled on-site (the Zoning By-law will limit the scale of the retail
area); and
• Indoor or outdoor retailing or display of goods created by an associated
artisan studio/maker space.
e)

The following uses may be permitted within the Industrial/Commercial
Designation:
• Farmer's market;
• Flea market;
• Auction centre;
• Wholesale outlet;
• Commercial or government office;
• Hotel or motel;
• Place of worship;
• Restaurant;
• Specialty food store;
• Farm supply depot;
• Farm implement sales outlet;
• Category 1 specific retail store (mid and large scale);
• Complementary commercial uses;
• Retail of beer, wine and alcohol/liquor;
• Do-it-yourself beer and wine making establishment;
• Service or repair enterprise;
• Commercial recreation facility;
• Commercial entertainment facility;
• Health services facility;
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Veterinary clinic or office;
Research and development facility:
Commercial school;
Educational use;
Commercial printing facility;
Catering service;
Laundry and/or dry-cleaning facility;
Rental service establishment;
Private club;
Antique and collectables store;
Automotive sales lot which may include a service and repair centre;
Automotive service station and gas bar;
Automotive washing establishment;
Recreational vehicles sales and service;
Banquet facility;
Conference/convention centre;
Cultural entertainment facility;
Commercial Greenhouse, Garden Centre and/or Nursery;
Garage - public;
Studio;
Parking lot - commercial;
Public use;
Public park; and
Utility, private or public.

Uses accessory to the permitted uses may also be permitted and shall be
defined in the Zoning By-law.

Existing Context

g)

h)

It is estimated that there exists as of ___________2021 approximately 36,500 square
metres of Gross Leasable Floor Area within the Industrial / Commercial Designation.
The mixture of land uses is eclectic, ranging from commercial office space, large scale
retail commercial uses, the Farmer's Market, commercial recreational facilities and the
Ontario Livestock Exchange. There are significant vacant land parcels that are available
for future development or redevelopment.
There is an estimated capacity to accommodate approximately 80,000 square metres of
additional Gross Leasable Floor Area within the Industrial/Commercial Designation.

Development Policies
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On the site identified on Schedule 'A' as Site Specific Policy Area 1, in addition to any
Gross Leasable Floor Area assigned to permitted light industrial uses, a maximum of
approximately 2,500 square metres of Gross Leasable Floor Area will be for permitted
Category 1 and 2 Specific Retail uses, subject to the following:
For permitted Category 1 and 2 Specific Retail uses, within Site Specific Policy Area 1
those uses shall be limited to only the small-scale category. In all other locations outside
of Site-Specific Policy Area 1, within the Industrial/Commercial Designation, Category 1
Specific Retail uses shall be limited to the large-scale category; and
New development located adjacent to Farmer’s Market Road within the
Industrial/Commercial Designation shall include buildings that define the street edge.
New development located adjacent to Farmer’s Market Road shall be located on the site
to front face and feature the street, with minimal front yard setbacks to enhance the
public realm, invite pedestrian activity and promote active transportation.
Permitted commercial or government office space shall not exceed 4,000 square metres
of Gross Leasable Floor Area of office space per individual building.
In general, building heights within the Industrial/Commercial Designation shall not
exceed 4 storeys, or 20 metres, whichever is less. Taller buildings may be considered
where they form part of a Gateway, as identified on Schedule 'A'. Notwithstanding the
identified height limitation, permitted hotels/motels shall be a maximum of 8 storeys, or
35 metres, whichever is less.
Outdoor storage may be permitted and regulated through the Zoning By-Law. Any
permitted loading facilities and/or outdoor storage shall be screened from view from
adjacent public streets to the satisfaction of the Township.

7.23.2.2

Commercial/Office Designation

Intent/Planned Function

a)
The planned function of the Commercial/Office Designation will complement the
ongoing evolution and success of the Stockyards Urban Area as a local employment area and a
major regional destination by allowing:
•
an office-campus development with limited complimentary retail uses; and
•
certain commercial (non-retail), recreational, cultural and educational uses that have
greater land needs because of their function or by the virtue of having large single floor space
and significant parking requirements.
Permitted Uses
b)
The Township will, through the Zoning By-law and applications for Plans of
Subdivision/Condominium, refine the list of permitted uses, definitions and regulations to
ensure that new development is consistent with the Vision and Guiding Principles, and the
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planned function of the Commercial/Office designation, as well as appropriate and compatible
in the context of adjacent land uses and the surrounding community.
c)

The following uses may be permitted within the Commercial/Office Designation:
•
Commercial or government office;
•
Data centre;
•
Advanced technology facility;
•
Hotel or motel;
•
Conference centre;
•
Banquet facility;
•
Place of worship;
•
Restaurant;
•
Complementary commercial use;
•
Commercial recreation facility;
•
Commercial entertainment facility;
•
Health services facility;
•
Veterinary clinic or office;
•
Research and development facility;
•
Training facility;
•
Commercial school;
•
Educational use;
•
Commercial printing facility;
•
Cultural entertainment facility;
•
Studio;
•
Parking lot - commercial;
•
Public use;
•
Public park; and
•
Utility, private or public.
d)

Uses accessory to the permitted uses may also be permitted and shall be
defined in the Zoning By-law.

Development Policies

e)
Permitted commercial or government office space shall not exceed 4,000 square metres
of Gross Leasable Floor Area of office space per individual building.
f)
The total Gross Leasable Floor Area of permitted complementary commercial and
restaurant uses shall not exceed 4,000 square metres within the contiguous Commercial/Office
Designation and all permitted complementary commercial uses and restaurants shall be
incorporated into, and accessory to any building that accommodates any other permitted use
within the Commercial/Office Designation.
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g)
In general, building heights within the Commercial/Office Designation shall not exceed 4
storeys, or 20 metres, whichever is less. Taller buildings may be considered where they form
part of a Gateway, as identified on Schedule 'A'. Notwithstanding the identified height
limitation, permitted hotels/motels, shall be a maximum of 8 storeys, or 35 metres, whichever
is less.
h)
New development located adjacent to Weber Street within the Commercial/Office
Designation shall include buildings that define the street edge. New development located
adjacent Weber Street shall be located on the site to front, face and feature the street, with
minimal front-yard and exterior side yard setbacks. Associated site design shall enhance the
public realm, invite pedestrian activity and promote active transportation.
i)
All permitted uses, with the exception of any parking facility or other appropriate uses
defined in the Zoning By-law, shall be carried out entirely within wholly enclosed buildings. Any
permitted loading or parking facilities shall be screened from view from adjacent public streets
to the satisfaction of the Township.
7.23.2.3

Mixed Commercial Designation

Intent/Planned Function

a)
The planned function of the Mixed Commercial Designation is to allow a broad range of
tourist-related and hospitability type uses, restaurants and small to mid-size retail / service
commercial uses along Benjamin Road that will complement an extension of the ‘Main Street’
streetscape and public realm created on Farmer’s Market Road to encourage the ongoing
evolution and success of the Stockyards Urban Area.
Permitted Uses

b)
The Township will, through the Zoning By-law and applications for Plans of
Subdivision/Condominium, refine the list of permitted uses, definitions and regulations to
ensure that new development is consistent with the Vision and Guiding Principles, and the
planned function of the Mixed Commercial designation, as well as appropriate and compatible
in the context of adjacent land uses and the surrounding community.
c)

The following uses may be permitted within the Mixed Commercial Designation:
• Factory outlet mall;
• Hotel or motel;
• Conference / convention centre;
• Restaurant;
• Laundry and/or dry-cleaning facility;
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Category 1 and 2 specific retail store (small and mid scale);
Complementary commercial uses;
Farm implement sales outlet;
Commercial printing facility;
Specialty food store;
Commercial or government office;
Health service facility;
Veterinary clinic or office;
Retail of beer, wine and alcohol/liquor
Beer, wine and/or alcohol manufacturing;
Research and development facility;
Training facility;
Commercial school;
Educational facility;
Commercial recreation facility;
Commercial entertainment facility;
Private club;
Museum;
Cultural entertainment facility;
Place of worship;
Garage - public;
Studio;
Parking lot - commercial;
Public use;
Public park; and
Utility, private or public.

d)
Uses accessory to the permitted uses may also be permitted and shall be defined in the
Zoning By-law.
Existing Context

e)
It is estimated that there exists as of _______ 2021 approximately 33,500 square metres
of Gross Leasable Floor Area. The mixture of land uses includes a place of worship, hotels and
restaurants, retail, complementary commercial uses and the retail outlet mall. Much of the
area is developed, with some vacant land, and some opportunities for intensification and/or
redevelopment.
f)
There is an estimated capacity to accommodate approximately 6,550 square metres of
additional Gross Leasable Floor Area.
Development Policies
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g)
It is anticipated that the existing Outlet Mall (+/- 9,000 square metres), identified as
Site-Specific Policy Area 2 on Schedule 'A', may wholly, or partially convert its current retail
function to more traditional retail commercial uses, as identified in the list of permitted
commercial uses. Further, lands within Special Policy Area 2 may include contiguous
commercial building(s) of no more than 13,500 square metres of Gross Leasable Floor Area.
Within the commercial mall, individual stores shall have a maximum of 3,000 square metres of
Gross Floor Leasable Area per store.
h)
Permitted commercial or government office space shall not exceed 4,000 square metres
of Gross Leasable Floor Area of office space per individual building.
i)
The maximum building height for all development within the Mixed Commercial
Designation shall be 4 storeys, or 20 metres, whichever is less. Taller buildings may be
considered where they form part of a Gateway, as identified on Schedule 'A'. Notwithstanding
the identified height limitation, permitted hotels/motels shall be a maximum of 8 storeys, or 35
metres, whichever is less.
j)
All permitted uses, with the exception of any parking facility or other appropriate uses
defined in the Zoning By-law, shall be carried out entirely within wholly enclosed buildings. Any
permitted loading facilities and/or outside storage shall be screened from view from adjacent
public streets to the satisfaction of the Township.
7.23.2.4

Power Centre Commercial Designation

Intent/Planned Function

a)
The Power Centre Commercial Designation takes advantage of its locational attributes
being in proximity to a Provincial Highway and major Regional Roads The planned function is to
accommodate a comprehensively planned retail commercial development at a defined scale on
one or more properties which incorporates common road entrances, internal access and
parking facilities and contains a group of large to mid-size retail stores, various types of
restaurants and supporting commercial uses that will connect to the ‘Main Street’ streetscape
and public realm created on Farmer’s Market Road and thereby complement the ongoing
evolution and success of the Stockyards Urban Area as a major regional destination.
Permitted Uses

b)
The Township will, through the Zoning By-law and applications for Plans of
Subdivision/Condominium, refine the list of permitted uses, definitions and regulations to
ensure that new development is consistent with the Vision and Guiding Principles, and the
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planned function of the Power Centre Commercial designation, as well as appropriate and
compatible in the context of adjacent land uses and the surrounding community.
c)

The following uses may be permitted within the Power Centre Commercial Designation:
• Mass general merchandise store, which may include a supermarket of
up to 2,500 square metres;
• General merchandise store;
• Category 1 and 2 specific retail stores (mid to large scale);
• Service Commercial;
• Hotel or motel;
• Conference centre/convention centre;
• Banquet facility;
• Restaurant;
• Specialty food store;
• Retail of beer, wine and alcohol/liquor;
• Commercial recreation facility;
• Commercial entertainment facility;
• Commercial or government office;
• Commercial school;
• Education facility;
• Research and development facility;
• Training facility;
• Health services facility;
• Veterinary clinic or office;
• Complementary commercial uses;
• Do-it yourself beer, liquor and wine making establishment;
• Cultural entertainment facility;
• Commercial greenhouse, garden centre and/or nursery;
• Home Improvement store;
• Membership warehouse club;
• Self-service storage facility;
• Train Station;
• Garage - public;
• Studio;
• Parking lot - commercial;
• Public use;
• Public park; and
• Utility, private or public.

d)
Uses accessory to the permitted uses may also be permitted and shall be defined in the
Zoning By-law.
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Existing Context

e)
Much of the area designated Power Centre Commercial is developed, with some vacant
land, and some opportunities for intensification. Current land as of _______ 2021 total 16,995
square metres of Gross Leasable Floor Area and uses include:
• A mass general merchandise store, which includes food sales with
permission for up to 11,975 of Gross Leasable Floor Area;
• A general merchandise store with 3,133 square metres of Gross Leasable
Floor Area;
• A category specific retail store with 1,115 square metres of Gross
Leasable Floor Area;
• Other permitted commercia uses with 372 square metres of Gross
Leasable Floor Area; and
• Two restaurants comprising of a total of approximately 400 square
metres of Gross Leasable Floor Area.
Total existing retail is 16,223 square metres of Gross Leasable Floor Area;
Development Policies

f)
The total Gross Leasable Floor Area for the permitted retail commercial uses with the
Power Centre commercial designation shall be capped at 29,500 square metres. The Gross
Leasable Floor Area of any non-retail uses permitted within the Power Centre Commercial
Designation shall not be counted towards the total Gross Leasable Floor Area cap of 29,500
square metres for this Designation.
g)
Within the Power Centre Commercial Designation one mass general merchandise store
is permitted that shall not exceed 12,450 square metres of Gross Leasable Floor Area and may
include supermarket of up to 2,500 square metres.
h)
The maximum building height for all development within the Power Centre Commercial
Designation shall be 4 storeys, or 20 metres, whichever is less. Taller buildings may be
considered where they form part of a Gateway, as identified on Schedule 'A'. Notwithstanding
the identified height limitation, permitted hotels/motels shall be a maximum of 8 storeys, or 35
metres, whichever is less.
i)
Permitted restaurant uses shall be a maximum of 600 square metres of Gross
Commercial Floor Area in size. All other permitted retail commercial uses shall be within
buildings with a maximum floor plate of 6,500 square metres of Gross Leasable Floor Area.
j)
The Power Centre Commercial designation permits mid and large-scale Category 1 and 2
specific retail stores
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k)
Permitted commercial or government office space shall not exceed 4,000 square metres
of Gross Leasable Floor Area of office space per individual building.
l)
All permitted uses, with the exception of any parking facility, commercial greenhouse,
garden centre and/or nursery, outdoor storage for a home improvements store/lumber yard or
other appropriate uses defined in the Zoning By-law shall be carried out entirely within wholly
enclosed buildings, unless outside storage is permitted and regulated through the Zoning Bylaw. Any permitted loading facilities and/or outside storage shall be screened from view from
adjacent public streets to the satisfaction of the Township.
m)
New development located adjacent to Farmer's Market Road within the Power Centre
Commercial Designation shall be located on the site to include front, face and feature Farmer's
Market Road, with minimal front-yard and exterior side yard setbacks. Associated site design
shall enhance the public realm, invite pedestrian activity and promote active transportation.
n)
The Township may require that agreements be entered into between the Township of
Woolwich, the owner(s) of lands designated as Power Centre Commercial and any other
relevant parties, to address such matters as development phasing, environmental
compensation, woodlot management, provision of infrastructure (including traffic and other
municipal-related works), financial security arrangements, architectural controls and any other
matters which, in the opinion of Council, are required to be addressed.
o)
No lands within the Power Centre Commercial Designation shall be subdivided by Plan
of Subdivision or by Consent, unless all servicing, environmental, transportation, access,
financial and any other requirements of the Township, have been addressed to the satisfaction
of the Township.
p)

For the purpose of Sub-section 7.23.2.4, a self-service storage facility means:
• a building or buildings with a minimum of two (2) storeys and consisting
of individual storage units accessible by the user, and used for the
storage of goods, wares, merchandise, food items, substances, articles
or goods, but does not include fuel storage tanks or items that are
volatile or are dangerous or are unsafe to its occupants or general
public as defined by the Township,
• access to the said storage units are internal via a common hall or area
and not individual external storage doors,
• may contain offices, and
• the building elevations shall be consistent with the Architectural
Control Guidelines in Appendix II and shall take the appearance of an
office building with such features as significant widow treatment on
each side of the building and a primary entrance (minimum of 30% of
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each side of the façade shall be transparent or appear as glazing with
windows and doors).
7.23.2.5

Environmental Protection Designation

a)
The planned function of the Environmental Protection designation is to identify, protect
and enhance the natural heritage features and functions that will form a strong and permanent
Natural Heritage System throughout the broader region. The Environmental Protection
Designation comprises of the components of the Natural Habitat Network described in Section
13.2.
b)
The lands identified as Environmental Protection on Schedule ‘A’ – Land Use Plan –
Stockyards Urban Area, shall be subject to and read in conjunction with Chapter 7 of the
Regional Official Plan, this Chapter and Chapter 13 of this Plan. Where there is a conflict
between the policies of this Chapter and the policies elsewhere in this Plan or the Regional
Official Plan, the more restrictive policies in favour of the Natural Heritage Framework shall
apply.
Permitted Uses

c)

The permitted uses on lands within the Environmental Protection Designation shall be:
• Forest, fish and wildlife management;
• Stewardship, conservation, restoration and remediation undertakings;
• Flood or erosion control projects;
• Public infrastructure and roads, but only if the need for the project has
been demonstrated through an Environmental Assessment or other
similar environmental or planning approval;
• Low intensity recreational uses that require very little terrain or
vegetation modification, including but not limited to non-motorized
trail, natural heritage education and appreciation and passive park use
on public land; and
• Within the defined ecological buffer element of the Environmental
Protection Designation, compatible land uses that may be permitted
include limited portions of stormwater management facilities, trails,
passive/active parks, school grounds, common element open spaces
related to a condominium development and landscaped boulevards
associated with public roads if supported by an approved Environmental
Impact Statement. Minor transitional grading within the outer portion
of the buffer to transition natural topography to required development
grades may be permitted where the alteration does not negatively
affect the intended ecological functions of the buffer and the alteration
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provides a benefit to the community as demonstrated in an approved
Environmental Impact Statement.
7.23.2.6

Open Space Designation
a) The lands identified as Open Space on Schedule ‘A’ – Land Use Plan –
Stockyards Urban Area shall continue to be used for public and quasi-public
purposes in accordance with Section 7.2.1 f) i) and shall not be used for
other urban development purposes except by amendment to this Plan.
b) A portion of lands at the southwest corner of a woodlot and outside the
Environmental Protection designation has been historically disturbed by
seasonal habitation. The said lands are designated Open Space with Site
Specific Policy Area 3 as identified in Schedule ‘A’. The Comprehensive
Environmental Impact Statement prepared by Plan B Natural Heritage (dated
May 2019) in support of the policies of this Section has suggested that the
lands within Site Specific Policy Area 3, or portion thereof, may have the
potential for some level of urban development in association with the Mixed
Commercial designation immediately adjacent to it due to its disturbance
and proximity to the abutting wetland. To determine whether the lands
within Site Specific Policy Area 3 can be developed for uses in association
with the Mixed Commercial designation the following is required:
i)
The approval of an Environmental Impact Statement, pursuant to
Sections 13.16, 13.17 and 13.18 of this Plan, to determine if there
would be any undue negative impacts to the wetland and wooded
areas within the abutting Environmental Protection designation, and if
not, what would be the appropriate buffer area width and mitigation
measures;
ii)
An amendment to this Plan to re-designate the lands from Open Space
to Mixed Commercial, which may include additional policies to
implement recommendations contained in an approved Environmental
Impact Statement; and
iii) An amendment to the Zoning By-law which may included additional
regulations to implement any recommendations contained in an
approved Environmental Impact Statement.

7.23.2.7

Restricted Land Use Area

a)
The lands identified with a Restricted Land Use Area overlay on Schedule ‘A’ – Land Use
Plan – Stockyards Urban Area are regulated by the Grand River Conservation Authorities
because of their physical characteristics outlined in Section 13.11.2. As such, development of
the underlying designation may be restricted or prohibited due to the Restricted Land Use Area
policies in Section 13.11 of this Plan.
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All Designations

a)
In addition to the relevant policies of this Plan, the following additional
policies shall apply within the Stockyards Area identified on Schedule ‘A’ – Land Use Plan when
applicable:
i)
Species at risk surveys shall be completed at the development
application stage, when an Environmental Impact Statement is required
pursuant to Chapter 7 of the Regional Official Plan, this Chapter and Chapter 13
of this Plan, to confirm the presence/absence of species at risk, to determine if
an Overall Benefit Permit is required from MNRF under the Endangered Species
Act, and to determine whether habitat avoidance measures (buffers) or other
mitigation measures would be appropriate;
ii)
For properties within the Martin Creek water- shed, individual lot-level
stormwater management measures will be required. Where soil conditions
permit, Low Impact Development (LID) stormwater management measures
should be considered; and
iii)
Due to the presence of key natural heritage features within the study
area, and the potential for these features to support habitat for species at risk, a
Full EIS, in accordance with Region of Waterloo, Township of Woolwich and GRCA
guidelines, shall be completed as part of a complete development application.
The potential impacts of development on NHS feature/functions shall be fully
evaluated, and appropriate mitigation measures shall be identified to protect,
restore and enhance the natural environment for the long term.
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7.23.3 Sustainability and Design
7.23.3.1

Sustainable Design/Green Building

Intent
a)
Built form and layout play a major role in creating an attractive and sustainable
community. The following policies promote green building technologies, renewable and
alternative energy options and other sustainable design options for development. Unless
specified otherwise, the following policies apply to all new development proposals within the
Stockyards Urban Area, including all public sector projects.
Policies
b)
Development proposals that conforms with the Sustainable and Design/Green Building
policies of this Section to the satisfaction of the Township, shall be encouraged and supported,
and shall be given priority for approval, subject to the policies of this Section.
c)
Development proposals are encouraged to be designed to be consistent with the
principles of LEED® (Leadership in Energy and Environmental Design Canada), as they evolve.
Further, to encourage that new buildings be designed and certified to LEED© Silver, Gold or
Platinum standards, the Township may consider incentive programs to achieve the successful
implementation of LEED© buildings in the Stockyards Area.
d)
The Township shall encourage all new buildings to be designed and constructed to
achieve the most current Ontario Building Code, Energy Star, or R-2000 requirements. Further,
the Township encourages all new buildings be designed with on- site renewable energy systems
to supply at least 1% of the buildings total energy load (e.g. solar photovoltaic, solar thermal,
geothermal, etc.).
e)
The Township shall encourage mitigation of the local heat island effect in all new
development through:
• The incorporation of green and/or white roofs into building design;
• Locating trees or other plantings to provide shading for a least 50
percent of sidewalks, patios, parking lots and driveways; and
• Installing light-coloured paving materials including white concrete, grey
concrete, open pavers and any material with a solar reflectance index of
at least 29.
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f)
The Township shall encourage all new buildings to achieve 10 percent greater water
efficiency than the Ontario Building Code.
g)
The Township shall encourage the installation of rainwater harvesting and
recirculation/reuse systems on all new buildings for outdoor irrigation and outdoor water use.
h)
by:

The Township shall encourage the use of water efficient, drought resistant landscaping
•
•
•
•

Providing a minimum of 15 centimetres of topsoil;
Installing drought resistant sod;
Providing landscape features that minimize the demand for water and
synthetic chemicals by utilizing native and drought resistant species; and
Installing permeable driveway/parking lot surfaces.

i)
The Township shall encourage that all new development reduces construction waste
and diverts construction waste from landfills.
j)
All new development shall be designed to provide barrier-free access through accessible
features that are well integrated with the function and de- sign of the sites and consistent with
the applicable standards and regulations of the Accessibility for Ontarians with Disabilities Act
and the Ontario Building Code.
k)
All new development shall have regard for the Township's Tree Canopy Policy and
Topsoil Policy, where applicable.
7.23.3.2

Urban Design

Intent
a)
Excellence in community design is essential in creating a vibrant and attractive
community for its businesses and visitors. The intent of the Urban Design policies of this
Section is to:
i) Create a sense of identity through design of new buildings, streets and
open spaces that the business community, shoppers and visitors can
recognize as characteristic to the Stockyards’ historic rural/agricultural
identity; and
ii) Integrate the new with the old and to facilitate social interaction.
Pedestrian comfort and amenity are to be addressed through the provision of tree-lined streets and an integrated network of parks and
trails.
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b)
The Demonstration Plan, attached as Appendix I, provides a graphic
interpretation of what might happen if future development were to conform to the policies of
this Section. In association with the Urban Design and Architectural Control Guidelines
(Appendix II), the Demonstration Plan provides direction to both the public and private sectors
and clarifies the design intent of the municipality with regards to future development.
c)
The Demonstration Plan and the associated Urban Design and Architectural
Control Guidelines are not statutory components of this Section and, as such, strict conformity
with them is not required.
Policies
d)
The Township encourages plans for development that are coordinated among
landowners and that comprehensively consider existing and adjacent land uses. Pedestrian
walkways shall be included within individual sites and between sites so pedestrians may safely
and comfortably access these properties.
e)
To achieve excellent community design, new development, where appropriate, shall
incorporate landmarks and other distinctive elements or focal points for activities and events to
help foster community identity and a sense of place. In addition, the Township shall support
development that:
i) Offers pedestrians and other users a high level of personal comfort,
enjoyment and personal protection;
ii) Provides an integrated mix of uses, activities and experiences, including
the provision of health facilities, arts, culture, recreation facilities, parks
and open spaces;
iii) Is designed to fit its context by considering the mix of uses, building
massing, height, scale, architectural style and details of existing and
adjacent buildings and structures; and
iv) Establishes appropriate and compatible relationships between built and
natural environments, which ensure that natural heritage features are
protected and celebrate significant aspects of the natural and cultural
landscape.
f)
All new development shall be built in a manner complementary with, and thematically
consistent with the rural/agricultural character of the Factory Outlet Mall and the St. Jacobs
Farmer’s Market, as articulated in the Urban Design and Architectural Control Guidelines that
are attached to this Plan as Appendix II. Measures such as extensive landscaping and
architectural features such as sloped roofs, porches, covered walkways, varied roof lines and
stepped walls, and facade treatments that give the impression of such features, will be used to
achieve an architecturally-complementary development and to ameliorate the visual effect of
its expansive parking areas.
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g)
Sites identified as a Gateway on Schedule ‘A’ – Land Use Plan - The Stockyards Urban
Area are intended to become identifiable entrances to the Stockyards Urban Area. Gateways
abut, or within the road’s right-of-way associated with these key intersections, and it is
expected that all corner sites associated with the identified Gateway will include:
i) Landmark buildings and/or structures that reinforce the importance of
the gateway location. This includes the use of high-quality building
materials, windows and entrances facing the streets and unified and
consistent architectural detailing; and/or
ii) Special landscape treatments, appropriate signage, and high quality
streetscaping.
To facilitate the construction of an identified Gateway, partnerships among the Township, the
Region, developers and/or service clubs shall be encouraged.
h)
Where new surface parking areas are located within a front, or exterior side yard they
shall be landscaped and screened from view from public streets to the satisfaction of the
Township.
i)
Where any permitted use abuts, or is in proximity to the Environmental Protection,
fencing, landscaping, berming, distance and grade separation or a combination of these
features shall be utilized to ensure that there is adequate screening and buffering between the
uses and to avoid encroachment into the Environmental Designation.
j)
Where a rear or exterior lot line abuts a public road or Provincial Highway, and/or a
public open space, special landscaping/building treatments shall be required to ensure that the
rear and/or side building facades are attractive and/or appropriately screened from view. The
Township shall ensure conformity with this policy through the provisions of Site Plan Approval.
k)
All development within the Stockyards Urban Area shall be subject to the Zoning By-law
that shall refine the list of permitted uses and establish the regulations for parking and loading
as well as site development parameters and the regulation of land use. In addition, all
development shall:
i)
Be subject to Site Plan Approval. The Township may utilize Site Plan Approval to the full
extent permissible by the Planning Act, including without limitation the character, scale,
appearance and design features of the buildings and their sustainable design;
ii)
Conform with the Sustainable Design/Green Building Policies and Urban Design Policies
of this Section
iii)
Be encouraged to incorporate the Sustainable Design/Green Building Policies; and
iv)
Be consistent with the Urban Design and Architectural Control Guidelines that are
attached to this Plan as Appendix II.
7.23.3.3

Public Parks
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Intent
a)
An important aspect of building a healthy and vibrant community is the provision of a
range of passive and active public parks an that serve the local business community and visitors
to the area.
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Policies
b)
Schedule 'A' identifies symbolically potential locations for Public Parks. Public Parks
within the Stockyards Urban Area will accommodate a full range of passive and active
recreational facilities that are appropriate for the scale and context of each individual park
location.
c)
The policies applicable to the parkland system within the Stockyards Urban Area in this
Section are to be read in conjunction with the applicable policies of this Plan.
d)
In addition to the potential locations for public parks identified on Schedule 'A', the
distribution and location and detailed design requirements of public parks will be determined in
the consideration of development applications in accordance with the policies of this Plan.
Further, Draft Plans of Subdivision/Condominium, or other development applications will
provide for pedestrian linkages and/or bicycle paths connecting open space areas where
appropriate.
e)
In general, Public Parks within the Stockyards Urban Area shall have frontage on at least
one, and preferably two or more public roads.
f)
Wherever feasible, lands within the Environmental Protection Designation shall be
incorporated into the Parks system for compatible, passive recreational functions. Such
environmentally protected lands shall not be included as part of the parkland dedication
requirements of the Planning Act.
g)
In considering proposed subdivisions and consent applications or site plans for
development of lands within the Stockyards Urban Area, the Township may require that land be
conveyed to the municipality for park or other public recreational purposes, in accordance with
the policies of this Plan, and in accordance with the Planning Act.
h)
The Township shall not accept any lands that are designated Environmental Protection
and/or Open Space, are part of a stormwater retention facility, are contaminated, or are
otherwise not appropriate for public park space use as part of the required parkland dedication.
7.23.3.4

Streetscapes and Trails

a)
Schedule ‘B’ identifies conceptually the Trans Canada Trail / Great Trail,
which shall be a primary focus of the trails network within the Stockyards Urban Area.
Schedule ‘B’ also identifies conceptually a broader Active Transportation Plan, comprising key
trail elements that are intended to better connect the various districts within the Stockyards
Urban Area for pedestrians and cyclists. The Active Transportation Plan will be wholly integrated
with the road network.
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b)
The Urban Design + Architectural Control Guidelines (Appendix II) provide
design principles for roads and trails within the Stockyards Urban Area, and they indicate the
Township’s expectations with respect to the character, quality and function of the road system
within the community.
c)
The Township will work collaboratively with the Region to achieve
consistency with the Urban Design + Architectural Control Guide- lines, where the Region is
responsible for roadway network development.
7.23.4 Service Infrastructure
7.23.4.1

Transportation Network Policies

a)
The Transportation Network identified on Schedule ‘C’ – Transportation Plan–
Stockyards Urban Area, includes:
• Existing Conestoga Parkway and associated interchange;
• Existing Railway / Waterloo Central Railway (i.e. tourist train);
• Existing Regional Roads;
• Existing Township Roads; and
• Potential Connector Roads.
c)

It is acknowledged that the Existing Railway / Tourist Train provides
enhanced connectivity to the Northfield LRT (in the City of Waterloo)
supporting the vision for this area as a unique hub and destination.

c)
All Regional and Township roads shall be designed and built in accordance with
applicable engineering standards.
d)
Direct property access to the Conestoga Parkway will be prohibited. Direct property
access to Regional roads from Township roads will be discouraged, where feasible and
appropriate. The number of access points from individual lots to any Township road shall be
minimized. Shared access and internal connections between multiple lots is encouraged.
e)
Any proposed Township or site access onto a Regional Road will require a Regional Road
Access Permit from the Region. Schedule 'C' identifies existing and proposed access points to
the Regional road network.
f)
Schedule ‘C’ identifies conceptually a number of potential connector roads. These road
connections, if advanced, would enhance the community connectivity, serving to better
integrate the various land uses for vehicles, cyclists and pedestrians. These potential connector
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roads may be either public or private and shall be designed and built to the satisfaction of the
Township or the municipality having jurisdiction. The development of any potential connector
road shall align, where possible, with existing roads and other potential connector roads on
adjacent lands.
g)
Schedule ‘B’ identifies conceptually an active transportation network comprising key
trail elements that are intended to better connect the various districts within the Stockyards
Urban Area for pedestrians and cyclists. The active transportation network will be wholly
integrated with the road network, in accordance with the Urban Design + Architectural Control
Guidelines are attached to this Plan as Appendix VI.
h)
Schedule 'C' identifies intersections with existing traffic lights and intersections where
the Township is proposing new traffic/pedestrian crossing lights. The proposed
traffic/pedestrian crossing lights locations are intended to ensure appropriate traffic circulation
as well as improved pedestrian movements.
i)

Development adjacent to the railway shall comply with the policies of this Plan.

7.23.4.2

Servicing and Utility Policies

a)
All new development shall only develop based on full urban municipal water and
sanitary services and storm water management facilities. The costs for the installation of all
municipal services shall be borne by the benefitting landowner/developer(s), unless such
municipal services are deemed not to be a local service and eligible to be funded by
Development Charges pursuant to the Township’s Development Charges By-law.
b)
The Zoning By-law will include a Holding Provision pursuant to the Planning Act and in
accordance with Section 19.3 of this Plan to restrict new development that occurs after
_______ on lands north of Kings Street, west of Weber Street and east of the Conestogo
Parkway within the Stockyards Urban Area until such time as full municipal services are
available as determined by the Township and a Cross Border Servicing Agreement is entered
into between the Township and City of Waterloo.
c)
Notwithstanding a) and b) above, the Stockyards Urban Area contains existing
development on lands located west of Weber Street and/or north of King Street that are on
partial private and/or fully private service infrastructure systems. It is anticipated by this Plan
that all of these developments will eventually be provided with full municipal service
infrastructure. In the interim, additions to existing buildings and/or the construction of
accessory buildings, on existing partial private or fully private service infrastructure systems
may be permitted and would not require the removal of the Holding Provision.
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d)
Notwithstanding a) and b) above, lands that are vacant and designated
Industrial/Commercial Area as shown in Schedule ‘A’ may be allowed to develop on private
wastewater services in the interim, subject to:
i) demonstrating to the satisfaction of the Region and Township that it is
not feasible to extend services from the municipal wastewater system
at this time;
ii) demonstrating that the site plan design for the development has the
flexibility to convert to full municipal services when available pursuant
to b) above; and
iii) the Holding Provision is removed by the Township pursuant to the
Planning Act.
e)
The Stockyards Urban Area will be planned for full municipal services in accordance with
the Regional Official Plan and the relevant policies of this Plan, which will be implemented
through a satisfactory Cross Border Servicing Agreement with the City of Waterloo for sanitary
sewer, water and/or storm water management, that shall include, but not be limited to:
• The municipal standards for construction of public services;
• Maintenance and transmission fees;
• Water and sewer user fee and collection; and
• Any other matters deemed necessary.
f)
The Township has the responsibility to allocate wastewater capacity for new sanitary
service connections to existing or new development within the Stockyards Urban Area. Prior to
allocating the wastewater capacity, Council, or their designate, shall consider a series of
guidelines to establish the recommended allocation. The guidelines are to focus on managing
growth, roads and infrastructure, human resources, and the interests of community health and
safety, which are in keeping with the policies of this Plan and the Township’s Strategic Plan.
The guidelines that are to be considered include:
• Reserving sufficient wastewater capacity for existing developed
properties in the Stockyards Urban Area that are not on municipal
sanitary services and may require connections due to significant
redevelopment and/or failing private systems, which is in the interest
of public health and safety;
• Reserving sufficient wastewater capacity in order to provide
opportunity for existing properties/buildings to have a change of use,
in accordance with the policies of this Section;
• Considering the goal of contributing towards a diverse community
with opportunities for industrial, commercial, recreational and
institutional developments;
• Allocating wastewater capacity only in conjunction with the necessary
planning approvals being granted; and
• To otherwise allocate on a first come, first serve basis.
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g)
The design of the sanitary sewer, water and storm water management systems in the
Stockyards Urban Area shall generally be based on maximizing efficiency and cost effectiveness,
and to minimize the need for pumping stations. All service infrastructure shall be designed to
Township standards and conform to the applicable cross border servicing agreement.
h)
The design of all new storm water management facilities shall conform to the applicable
cross border servicing agreement and shall be consistent with the Urban Design + Architectural
Control Guidelines attached to this Plan as Appendix II.
i)
The provision of public and private utilities, which include, but are not limited to phone,
gas, hydro and cable shall be located to the satisfaction of the Township and the utility
provider. All development within the Stockyards Urban Area shall provide all public and private
utilities underground, wherever feasible.
7.23.5 Interpretation and Implementation
7.23.5.1

Interpretation Policies

a)
The boundaries of features and designations identified on the Schedules to Section 7.23
are approximate except where they meet with roads, railway lines, pipeline routes,
transmission lines, or other clearly defined physical features, and in these cases, boundaries are
not open to flexible interpretation. Where the Conestoga Parkway, a Regional road or a
Township collector road separates the land use designations, Section 7.23 shall be interpreted
such that the centre line of the highway or road represents the boundary be- tween
designations.
b)
Where the general intent of Section 7.23 is maintained, minor adjustments to the
boundaries of the land use designations will not require an Official Plan Amendment, to the
satisfaction of the Township.
c)
This Section includes references to numerical requirements or restrictions. The
numbers included in this Plan are flexible and any development detail that is within 10 percent
of any identified numerical requirement or restriction shall be considered to conform to this
Plan.
7.23.5.2

Implementation Policies

a)
This Plan shall be implemented in accordance with the relevant policies noted below, in
addition to the following policies in Chapter 19.
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Pre-Consultation and Complete Application Requirements
b)
Prior to the submission of a complete application for an Official Plan Amendment,
Zoning By-law Amendment, Draft Plan of Subdivision, Draft Plan of Condominium, Site Plan or
Site Plan Amendment, the applicant shall pre-consult with the Township and, when applicable,
the Regional Municipality of Waterloo, the City of Waterloo, and/or the Grand River
Conservation Authority, in accordance with the Township’s Pre-Consultation By-law.
c)
The Township may also require proponents to pre-consult with Provincial Ministries to
address the impacts of Provincial legislation, such as the Endangered Species Act, and
regulations on the proposed development.
d)
Any application for an Official Plan Amendment, Zoning By-law Amendment, Draft Plan
of Subdivision, Draft Plan of Condominium, Site Plan or Site Plan Amendment shall:
• Comply with the statutory complete application submission
requirements of the Planning Act, the relevant policies of this Official
Plan and this Chapter;
• Include a fully completed application form with all submission
requirements and supporting documentation; and
• Include the prescribed application fee.
e)
The following studies, reports and information may be required to support a
development application:
• Planning Justification Report;
• Development Compatibility Assessment;
• Land Use Plan or Site Plan with a Land Use Summary Table;
• Sustainable Design/Green Building Report;
• Financial Impact Study;
• Heritage Impact Statement;
• Archaeological Assessment;
• Environmental Impact Study;
• Environmental Management Plan;
• Tree Inventory and Preservation Plan;
• Landscape Plan;
• Hydrological/Hydrogeological Report;
• Geotechnical Report;
• Slope Stability Report;
• Functional Servicing Plan;
• Traffic Impact Study;
• Parking Utilization Study;
• Traffic Management Plan;
• Grading, Drainage and Storm Water Management Plan;
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Phase 1 and 2 Environmental Site Assessment or Site Screening
Questionnaire;
Contamination Management Plan;
Air Quality Study;
Noise and Vibration Study;
Lighting/Photometric Plan;
Cross-Section Drawings and Profiles; and
Any other information, materials, or studies as determined through
the Township pre- consultation process pursuant to the policies of this
Plan.

f)
Any application for an Official Plan Amendment, Zoning By-law Amendment, Draft Plan
of Subdivision or Draft Plan of Condominium shall be deemed to be a complete application
once all re- quired studies, reports and information are pre- pared and provided by the
applicant, to the satisfaction of the Township and, when applicable, and/or the Regional
Municipality of Waterloo.
g)
In addition to the studies, reports and information identified during the pre-consultation
process, the applicant shall be required to submit any other studies and reports relevant and
necessary to the evaluation of the particular application as deemed appropriate by the
Township in consultation with the applicant and any other government body, public authority
and/or external agency during the application review process or peer review process.
h)
The scope, details and timing of required studies, reports and information is dependent
on the nature of the proposal, its relationship to adjacent land uses and the type of planning
approval re- quired. The scope and timing of required studies, reports and information shall be
identified by the Township, in consultation with the applicant and any other government body,
public authority and/or external agency, as deemed necessary by the Township.
i)
Any required studies or reports and any additional studies shall be prepared in
accordance with any standards or specifications applicable with the Township and the Region of
Waterloo, and may, at the Township’s discretion, require a peer re- view by a qualified
consultant retained by the Township at the applicant’s expense.
j)
The Township may refuse to accept or further consider an application until a complete
application has been prepared.
Legal Non-Conforming Uses
k)
As a general rule, existing uses that do not con- form with the policies of this Chapter
should gradually be phased out over time so that the affected land use may change to a use
which is in conformity with the intent of this Chapter.
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l)
In some instances, it may be necessary and practical to allow the replacement,
extension or enlargement of non-conforming uses. In doing so, regard shall be had to the
following options:
• The feasibility of acquiring the property for holding, sale, lease or
development by the Township for a more appropriate permitted use;
or
• The possibility of relocating the non- conforming use to another site.
m)
If the property is not to be acquired or the use cannot be re-located, the Committee of
Adjustment may, without an Official Plan Amendment, allow extensions to a building associated
with a non-conforming use. Prior to such approval, the Township shall consider the policies for
an Exiting Use in this Official Plan.
Public Sector Agreement to Comply
n)
It is the intent of Section 7.23 to achieve the agreement of all public agencies involved in
any aspect of development in the Stockyards Urban Area, to comply with the policies of this
Section, and be consistent with the Urban Design + Architectural Control Guidelines (Appendix
II) in order to achieve the vision, principles and policies of this Section.
Amendments to this Plan
o)
It is the intent of this Section to serve as the basis for all land use decisions within the
Stockyards Urban Area to the year 2031. It is not the intent of this Section to be utilized as the
only development control document. Development controls will also be implemented through
the Zoning By-law, other by-laws authorized by Provincial legislation, the Township’s Site Plan
Control By-law and Draft Plans of Subdivision/Condominium.
p)
This Section should only be amended when the policies within it have been found not to
address issues or alternatively, issues have been raised with respect to site specific proposals
that must be addressed.
q)
There shall be no expansion to the boundaries of the Stockyards Urban Area as they are
identified on Schedule 'A', unless it is determined necessary through a Municipal
Comprehensive Review, and associated Regional Official Plan Amendment, carried out and
approved by the Region.
The Zoning By-law
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r)
Specific uses and regulations relative to development within each of the of the
Industrial/Commercial, Mixed Commercial and Power Centre Commercial Designation
identified in this Plan shall be contained in the Zoning By-law, which will implement this Plan.
s)
Council may apply Holding (H) Provisions to the zoning of the lands within the
Stockyards Urban Area to address municipal servicing and transportation requirements. The
Holding Provision shall require that the landowner/developer(s) enter into agreements with the
Township and/or the Region and/or the City of Waterloo which are satisfactory to the
municipality, to address all requirements financial and otherwise to ensure the provision of
adequate facilities to service the development prior to Council removing the Holding Provision
from the Zoning By-law.
Site Plan Control
t)
All development and redevelopment within the Stockyards Urban Area are subject to
Site Plan Control pursuant to Section 41 of the Planning Act and Section 19.2 of this Plan.
u)
In addition to the submission requirements for a site plan application outlined in Section
41 of the Planning Act and Section 19.2.3 of this Plan, the Township may require the following
studies/information as part of a complete site plan application for development or
redevelopment within the Stockyards Urban Area:
i)
An Environmental Impact Statement pursuant to Sections 13.16, 13.17 and 13.18 of this
Plan to define the Natural Habitat Network as per Section 13.2 and to provide guidance to
ensure there are no negative impact on adjacent natural features and their ecological functions,
where required.
ii)
A Noise and Vibration Impact Study to identify any mitigation measures that are
necessary adjacent to a sensitive land use, where required.
7.23.5.3

Definitions

Definitions to be used to interpret this Section are found within:

a)
•
•
•

The Growth Plan,
The Regional Official Plan, and
Section 20 of this Plan.

b)
Land use specific definitions are provided in the applicable section of the Zoning
By-law
2.
That Section 20 of the Township Official Plan be amended accordingly by inserting in
alphabetical order the following definitions.
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Category 1 and 2 Specific Retail Store means an establishment engaged in the selling of
articles, goods, wares and/or merchandise to the public that is focused on a specific category of
articles, goods, wares and/or merchandise including, but not limited to:
Category 1
a)
Automotive supplies.
b)
Home improvement, building and/or landscaping supplies, and lumber yard store;
c)
Appliance store;
d)
Electronics store;
e)
Carpet, walls, draperies or floor covering store;
f)
Office equipment and supplies store;
g)
Business, construction, farm and industrial equipment sales store;
h)
Small engines and machinery store;
i)
Furniture store; and
j)
Fitness equipment store.
Category 2
a)
Drug Store/pharmacy;
b)
Toys and hobby stores
c)
Sporting goods store;
d)
Apparel and accessories store;
d)
Jewelry store;
f)
Pet shop;
g)
Camera shop;
h)
Florist;
i)
Gift, novelty and/or souvenir store; and
j)
Bookstore.
A Category 1 and 2 Specific Retail Store is further categorized as follows:
i) Large-scale means a category specific retail store with greater than 3,000 square metres of
Gross Leasable Floor Area;
ii) Mid-scale means a category specific retail store with between 750 and 3,000 square
metres of Gross Leasable Floor Area; and
iii) Small-scale means a category specific retail store with a maximum of 750 square metres of
Gross Leasable Floor Area.
Complementary Commercial Uses – means small scale retail and service commercial
businesses that serves and supports the daily needs of the general public including the local
business community and visitors to the area. Complementary commercial uses have a
combined maximum total Gross Leasable Floor Area of 750 square metres within the same
contiguous zone and may include such uses as a convenience store, office supply store, film
processing/photocopy/digital/printing establishment, personal service, financial institution,
travel agency, photographic service etc.
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Appendix B

The Corporation of the Township of Woolwich
By-law No. ###-2021
A By-law to Further Amend Zoning By-law 55-86, of the Township
of Woolwich (Stockyards Urban Area)
WHEREAS Section 34 of the Planning Act, R.S.O. 1990, c.P. 13, as amended
, provides the authority for this By-law; and
WHEREAS on _______, 2021, the Council of Woolwich deems it desirable to
further amend By-law 55-86, as amended;
NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWNSHIP
OF WOOLWICH HEREBY ENACTS AS FOLLOWS:
1. That Section 20A – Zone C-6: Power Centre Commercial in By-law 55-86, as
amended (hereinafter the “Zoning By-law”) be deleted and replaced with Section
20A – Zone C-6: Power Centre Commercial Area contained in Appendix I
attached to this By-law.
2. That Section 20C – Zone C-8: Stockyards Industrial/Commercial Area in the
Zoning By-law be deleted and replaced with Section 20C – Zone C-8: Stockyards
Industrial/Commercial Area contained in Appendix II attached to this By-law.
3. To add Section 20D – Zone C-9: Stockyards Mixed Commercial Area contained
in Appendix III attached to this By-law immediately following Section 20C – Zone
C-8: Stockyards Industrial/Commercial Area in the Zoning By-law.
4. To add Section 20E – Zone C-10: Stockyards Commercial/Office Area contained
in Appendix IV attached to this By-law immediately following Section 20D – Zone
C-9: Stockyards Mixed Commercial Area in the Zoning By-law.
5. That Schedule ‘B10’ – Township of Woolwich Zoning Map “Stockyards and
Martin Grove” in the Zoning By-law be deleted and replaced with Schedule ‘B10’
– Township of Woolwich Zoning Map “Stockyards and Martin Grove” contained in
Appendix V attached to this By-law.
6. That Section 2 in the Zoning By-law be amended accordingly by adding the
following new definitions and each definition shall be assigned a sub-section
number based on its alphabetical sequence within the said Section:
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“Advance Tech” means an establishment specializing in the
research, development, and or creation of advanced technology
products (software and or hardware), services, systems,
processes, and or prototyping related to one or more of the
following technology sectors: aerospace, artificial intelligence,
biotechnology, computer engineering, computer science
including software, data centre, electronic device, technology,
energy technology, financial technology, information
technology, medical technology, nanotechnology, photonics,
quantum computing/technology, robotics, semiconductors,
telecommunications. Advanced tech also includes software
companies, open data companies, digital content companies,
wireless technology companies, advanced technology hardware
companies, cyber security companies, cloud computing
companies, and 3D printing companies.
“Antique Store” means any building used for the sale or any old
and authentic objects of personal property which was made,
fabricated of manufactured sixty or more years earlier and
which has a unique appeal and enhanced value mainly because
of its age, and, in addition, may include the sale of any article
of personal property which was made, fabricated or
manufactured twenty of more years earlier and because of
public demand has attained value in a recognized commercial
market which is in excess of its original value.
“Artisan Studio or Maker Space” means an establishment used
for the study of an art such as dancing, singing, acting or
modelling or the workplace and retail shop of an artisan (e.g.
painter, sculptor or photographer) or an establishment used for
the making and transmission of motion pictures, radio or
television programs but does not include a movie theatre.
“Automotive Sales Lot” means a lot where motor vehicles are
stored or displayed for the purpose of sale, lease or rental.
“Automotive Washing Establishment” means a building,
structure or facility that is designed, intended or used
exclusively for the washing, cleaning or waxing of motor
vehicles.
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“Banquet Facility” means a commercial establishment used for
the purposes of catering to banquets, weddings, receptions or
similar functions for which food and beverages are prepared
and served on the premises.
“Beer, Wine and/or Alcohol Manufacturing” means the use of
land, buildings or structures for the purpose of manufacturing
for sale alcoholic beverages of various types, which may include
accessory sales and hospitality area.
“Brewer's Retail and/or LCBO Store” means a retail store and
associated warehousing facility where beer (Brewer's Retail) or
all forms of alcohol are sold to the public (LCBO). The Brewer's
Retail facility is owned and operated by a consortium of Ontario
brewing companies and the LCBO is operated by the Province of
Ontario.
“Category 1 and 2 Specific Retail Store” means an establishment
engaged in the selling of articles, goods, wares and/or merchandise
to the public that is focused on a specific category of articles,
goods, wares and/or merchandise including, but not limited to:

Category 1
a) Automotive supplies.
b) Home improvement, building and/or landscaping supplies, and
lumber yard store;
c) Appliance store;
d) Electronics store;
e) Carpet, walls, draperies or floor covering store;
f)
Office equipment and supplies store;
g) Business, construction, farm and industrial equipment sales store;
h) Small engines and machinery store;
i)
Furniture store; and
j)
Fitness equipment store.
Category 2
a) Drug Store/Pharmacy;
b) Toys and hobby stores
c) Sporting goods store;
d) Apparel and accessories store;
d) Jewelry store;
f)
Pet shop;
g) Camera shop;
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h)
i)
j)

Florist;
Gift, novelty and/or souvenir store; and
Bookstore.

A Category 1 and 2 Specific Retail Store is further categorized as
follows:
i)

Large-scale means a category specific retail store with greater
than 3,000 square metres of Gross Leasable Floor Area;

ii)

Mid-scale means a category specific retail store with between
750 and 3,000 square metres of Gross Leasable Floor Area;
and

iii) Small-scale means a category specific retail store with a
maximum of 750 square metres of Gross Leasable Floor Area.

“Commercial Mall” means a group of establishments in one
building in which areas are leased primarily to retail stores or
restaurants that are served by an enclosed pedestrian way,
with common entry points.
“Commercial or Government Office” means a building or part
thereof, designed, intended or used for the practice of a
profession, the carrying on of a business, the conduct of public
administration, or, where not conducted on the site, thereof,
the administration of an industry.
“Complementary Commercial Use” means small scale retail and
service commercial businesses that serves and supports the
daily needs of the general public including the local business
community and visitors to the area. Complementary
commercial uses have a maximum total Gross Leasable Floor
Area of 750 square metres within the same contiguous zone
and may include such uses as a convenience store, office supply
store, film processing/photocopy/digital production/printing
establishment, personal service, financial institution, travel
agency, photographic service etc.
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“Conference/Convention Centre” means a commercial
establishment used for the holding of conventions, conferences,
seminars, workshops, meetings or similar activities. A
convention centre may be built as part of a permitted hotel use.
“Cultural Entertainment Facility” means any building, room or
area designed or utilized primarily for the presentation to the
general public of live theatre, dance performances, musical
concerts, cinema, lectures, exhibits of various art forms or
exhibits of cultural, academic or scientific material which are
not characterized by their emphasis on the description or
depiction of specified anatomical areas or specified sexual
activities.
“Do-It-Yourself Beer, Liquor and Wine Making Establishment”
means a facility for the purpose of supervised manufacturing of
beer, liquor and/or wine by the public for their personal
consumption.
“Educational Facility” means a place of instruction under the
jurisdiction of a government authority or a place of instruction
offering courses equivalent to those customarily offered in a
place of instruction under the jurisdiction of a government
authority (excepting a commercially operated trade or
vocational school), and includes a day nursery and residence
buildings for staff and students, provided that such buildings
are on the same lot as the place of instruction.
“Farm Implement Sales Outlet” means the use of land,
buildings or structures for the sale, distribution, showcasing,
demonstration, administration, storage or repair of equipment
and machinery directly associated with the operation of a farm.
“Farm Supply Depot” means a building, structure or area where
farm equipment and farm supplies are kept for sale.
“General Merchandise Store” means a store engaged in a wide
range of merchandising which may include but is not limited to
household furnishings, furniture, appliances, electronics,
cosmetics, apparel and accessories, stationary, offices supply,
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computers, books, cards, luggage, jewelry, sporting goods,
cameras, hardware, paint, toys, pet supplies, and other
durable/semi durables goods. A general merchandise store shall
generally be accommodated in a building of 4,000 square
metres of Gross Leasable Floor Area, or less.
“Gross Leasable Floor Area” means the floor area of any
building which tenants pay rent, and which is exclusive to
tenant occupancy. Gross Leasable Floor Area is measured from
the exterior face of the outside walls of the building. The
measurement of Gross Leasable Floor Area specifically excludes
private and public washrooms, truck and service facilities,
loading and unloading areas, hallways, boiler rooms,
mechanical and electrical rooms, maintenance rooms, tenant
storage areas, and employee rest rooms.
“Health Services Facility” means establishments primarily
engaged in providing medical, surgical or other services to
individuals, including the offices of physicians, dentists, and
other health practitioners such as chiropractic, optometrist,
naturopath, audiologist, physiotherapist, psychiatrist, etc. as
well as, medical and dental laboratories, out-patient care
facilities, blood banks, and oxygen and miscellaneous types of
medical supplies and services.
“Landscaped Area” shall mean open space comprised of lawn,
flowers, ornamental shrubs, trees or other natural vegetation.
This area may include space occupied by paths, courtyards,
landscaping amenities/structures and patios, but shall not
include loading or parking areas, traffic aisles, driveways,
ramps, or outdoor storage areas. Minimum Landscape Area is a
percentage of the Landscape Area relative to area of the
property as outlined in applicable sections of this By-law.
“Laundry and/or Dry-Cleaning Facility” means a building or part
of a building used for the purpose of receiving articles or goods
of fabric to be subjected to the process of laundering, dry
cleaning, dry dyeing or cleaning elsewhere, and for the pressing
and distribution of any such articles or goods which have been
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subjected to any such process, and shall include a self-service
laundry and/or self-service dry cleaning.
“Livestock Marketing Facility” means a building and site where
farm animals are temporarily kept for use, for propagation, or
for sale, and without limiting the generality of the foregoing
includes: dairy and beef cattle, horses, swine, sheep, laying
hens, chicken and turkey broilers, turkeys, goats, geese, mink
and rabbits.
“Manufacturing Operation” means the use of land, buildings or
structures for the purpose of manufacturing, assembly, making,
preparing, inspecting, finishing, treating, altering, repairing,
warehousing or storing or adapting for sale of any goods,
substance, article, thing or service
“Obnoxious Light Industrial Use” means generally medium to
large-scale operations characterized by a large physical size
building/property, significant outdoor storage of raw materials
and finished products, large production volumes and continuous
movement of products and employees during daily shift
operations. It has frequent outputs of significant annoyances
such as noise, odour, dust and vibration emissions and frequent
movement of heavy trucks. Such uses include, but are not
limited to:
• Abattoir;
• Heavy metal stamping, blanking or punch-pressing of metal;
• Manufacturing of asbestos, phosphate or sulphur products;
• Primary production of food (not including a restaurant or
bakery);
• Primary production of chemicals, synthetic rubber, plastic or
asphalt, including an asphalt plant;
• Processing or refining of petroleum or coal;
• Rendering operation;
• Sawmill;
• Tanning or chemical processing of pelts or leather;
• Truck or bus transportation depot that is a primary use and
not accessory to an on-site Light Industrial use;
• Vulcanizing of rubber or rubber products;
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•

•

Waste haulage, or waste recycling or storage operation but
not including the indoor dismantling/storage of used wood,
plastic, metal, glass; and
Wrecking/scrap yard.

“Place of Worship” means a building dedicated to religious
worship and includes a church, synagogue, temple or assembly
hall and may include such accessory uses as a nursery school, a
school of religious education, convent, monastery or parish hall.
“Public Park” means an area of public land specifically defined
or set aside for use by and for the general public in both active
and passive recreational uses; and includes all landscaping,
facilities and apparatus, playing fields, utilities, buildings and
other structures that are consistent with the general purposes
of public parkland, and whether or not such recreational
facilities are publicly operated or operated by other
organizations pursuant to arrangements with the public
authority owning the park and may include public and private
cemeteries.
“Public Use” means any building, facility or land use provided by
the Township of Woolwich and/or the Regional Municipality of
Waterloo and/or the Province of Ontario.
“Specialty Food Store” means an establishment primarily
devoted in the sale of food products and may specialize in a
specific type or class of foods such as a butcher, delicatessen,
fish, gourmet and similar foods, as well as bulk dry unpackaged
food and baking/cooking food supplies. A specialty food store
may be up to a maximum of 4,000 square metres of Gross
Leasable Floor Area, unless otherwise regulated in this By-law.
A specialty food store is not a "supermarket", as defined by this
By-law.
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“Supermarket” means a freestanding building primarily devoted
in the sale of a wide range of food products. A supermarket
does not include a farmer's market or specialty food store. A
supermarket is greater than 4,000 square metres of Gross
Leasable Floor Area.
“Training Facility” means an area that accommodates a process
to bring a person to an agreed standard of proficiency through
practice and/or instruction.
“Transportation Depot” means a facility where trucks, tractor
trailers or buses are rented, leased, kept for hire or stored for
parking remuneration or from which trucks or transports or
buses stored or parked on the property are dispatched for hire,
or train/bus stations and/or depots, but does not include a
commercial parking lot or taxi stand.
“Utility, Private or Public” means any agency, which under
public franchise or ownership, or under certificate of
convenience and necessity provides the public with electricity,
gas, heat, steam, communication, rail transportation, water,
sewage, collection or other similar service
“Warehouse” means a building or part thereof, which is used
primarily for the housing, storage, adapting for sale, package or
wholesale distribution of goods, wares, merchandise, food stuff
substances, articles and the like but does not include a fuel
storage tank.
7. That Section 2 in the Zoning By-law be amended accordingly by
replacing the definitions in Sections 2.17, 2.17 a), 2.19, 2.23 a), 2.23
b), 2.42 a), 2.51, 2.60, 2.78 a) and 2.102 with the following
definitions respectively, which may be assigned a new sub-section
number based on its alphabetical sequence within the said Section:
“Car Washing Establishment” – see “Automobile Washing
Establishment”
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“Catering Service” means an operation in which food and
beverages are prepared for consumption off the premises and
are not served to customers for consumption on the premises
but may include take-out as an accessory use.
“Church” – see “Place of Worship”.
“Commercial Recreation Facility” means a business
establishment whose purpose is to refresh mind and body
through physical sporting activities such as a health spa, fitness
studio, judo, racquets, bowling, skating, curling, billiards, mini
golf, driving range, dance exercise and any other similar
sporting activities but shall not include, gaming halls, pinball
and video arcades, golf courses, riding stables, go-cart tracks,
amusement parks, or "adult entertainment parlours".
“Commercial School” means a school operated by an individual
or company for gain or profit, providing instruction in a specific
trade, skill, vocation, service or for general learning such as
administration skills, aviation, banking, commercial arts,
automobile driving, language, modelling, business,
hairdressing, beauty, culture, dancing and music schools.
“Factory Outlet Mall” means a group of establishments within
one building in which each unit is leased to a manufacturer, or
to a third party rather than a manufacturer where the third
party is authorized as the representative of the manufacturer,
and where goods, all of which are produced by the
manufacturer (except those deemed as accessories), and which
are primarily classified as:
i) seconds;
ii) discontinued lines; or
iii) goods manufactured to be sold directly to the general public
by the manufacturer
are offered for sale directly to the general public from the
manufacturer or authorized third party that produces them, and
no other goods are offered for sale or on consignment except as
accessories.
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“Garage – Public” means a building or place where motor
vehicles are kept for hire, stored for remuneration or repaired.
This definition shall not include an automobile service station,
Automobile washing establishment, automobile sales lot, and
body shop or wrecking yard.
“Hotel or Motel” means a building or group of buildings used for
the purpose of catering to the needs of the public by providing
accommodation for transient lodgers, with or without meals, or
accommodation with small dinettes for patrons staying an
extended period and may include associated recreational
facilities, restaurant and conference/meeting rooms, but shall
not include a Lodging, Rooming or Boarding House, Tourist
Home or Residential Dwelling.
“Mass General Merchandise Store” means an establishment
engaged in a wide range of merchandising, which may include
but is not limited to Department Store Type Merchandise, food
store merchandise, garden supplies, pharmacy, restaurant,
public garage including automotive service, repair and sale of
automotive parts, photographic studio, film processing, travel
office, bank, eye vision centre. A mass general merchandise
store shall generally be accommodated in a building of greater
than 4,000 square metres of Gross Leasable Floor Area.
“Restaurant” or a Place Dispensing Refreshments to the Public”
means a business establishment, the primary function of which
is to prepare and serve food and/or drink for consumption on
the premises and/or within an enclosed building, or provided to
the travelling public through walk-in traffic or via a drivethrough facility, but does not include an Adult Entertainment
Parlour.
8. To delete Section 26.1.155 in the Zoning By-law and replace it with the following
Section to remove certain uses and regulations that are now recognized in the
new C-9 Zone as noted in Part 3 of this By-law:
26.1.155

Notwithstanding any other provisions of this By-law,
the lands illustrated on the Plan forming Section
26.1.155 of Schedule ‘A’ (hereafter the “Plan”) of this
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By-law are subject to the following permitted uses, in
addition to the uses permitted in the zone in which the
parcel lies:
a) Barber Shop;
b) The sale of maple syrup, confectionary,
preserves, cookbooks, and kitchen gadgets and
utensils (Farm Pantry);
c)
Uses accessory to the foregoing;
Subject to the following:
i.
That the permitted uses noted above shall
comply with the applicable regulations contained
in Section 6 and Sub-section 20D.4 of this Bylaw;
ii.
The barber shop noted in a) above shall be
located within a factory outlet mall building; and
iii.
The use noted in b) above shall be limited to
140 square metres of floor space and located
within a factory outlet mall building.
9. To delete Sections 26.1.19 and 26.1.20 and their respective corresponding
Schedule ‘A’ in the Zoning By-law.
10. To amend Section 26.1.92 a) accordingly by replacing “Section 20C.3.56” with
20C.4.41” to reference the accessory retail regulation in the new C-8 Zone as
noted in Part 2 of this By-law.
11. To amend Section 26.1.283 b) accordingly by replacing “Section 20C.5” with
“Section 20C.4” to reference the Additional Regulations section in the new C-8
Zone as noted in Part 2 of this By-law.
This by-law shall come into full force and effect on the date it is passed.
Finally passed and enacted this ___ day of _______, 2021.
Mayor

Clerk
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Section 20A- Zone C-6: Power Centre Commercial Area
20A.1 Permitted Uses
Within a Zone C-6 no land shall be used, and no building or structure shall be
erected or used except for one or more of the Permitted Uses listed in Column 1
below.
20A.2 Regulations
Within a Zone C-6 no land shall be used, and no building or structure shall be
erected, except in conformity with the applicable regulations contained in Section
6 entitled “General Regulations” and in accordance with the regulations listed in
Column 2 below.
20A.3

Subsection

Column 1

Part A

Permitted Retail Uses

20A.3A.1

Retail of Beer, Wine and/or
Alcohol/Liquor
Category 1 and 2 Specific Retail
Store (Mid and Large Scale) see Section 2.___ for permitted
uses
Commercial Greenhouse,
Garden Centre and/or Nursery
Complementary Commercial see Section 2.___ for permitted
uses

20A.3A.2

20A.3A.3
20A.3A.4

Column 2
Regulations
Section 20A.4
Section 20As.4

Section 20A.4
Sections 20A.4

20A.3A.5

General Merchandise Store

Section 20A.4

20A.3A.6

Home Improvement Store

Section 20A.4

20A.3A.7

Mass General Merchandise
Store and Limited Food Sales

Section 20A.4

20A.3A.8

Membership Warehouse Club

Section 20A.4

20A.3A.9

Specialty Food Store

Section 20A.4

Part B

Permitted Other Commercial
Uses

Subsection
Column 1
20A.3B.1
Banquet Facility

Column 2
Section 20A.4

20A.3B.2

Commercial Entertainment
Facility

Section 20A.4

20A.3B.3

Commercial or Government
Office

Section 20A.4

20A.3B.4

Commercial Recreational Facility

Section 20A.4

20A.3B.5

Commercial School

Section 20A.4

20A.3B.6

Conference/Convention Centre

Section 20A.4

20A.3B.7

Cultural Entertainment Facility

Section 20A.4

20A.3B.8

Do-it Yourself Beer, Liquor and
Wine Making Establishment

Section 20A.4

20A.3B.9

Educational Facility

Section 20A.4

20A.3B.10

Garage – Public

Section 20A.4

20A.3B.11

Health Services Facility

Section 20A.4

20A.3B.12

Hotel or Motel

Section 20A.4

20A.3B.13

Parking Lot – Commercial

Section 20A.4

20A.3B.14

Public Park

Section 20A.4

20A.3B.15

Public Use

Section 20A.4

20A.3B.16

Restaurant

Section 20A.4

20A.3B.17

Research and Development
Facility

Section 20A.4

20A.3B.18

Self-Service Storage Facility
(see Section 20A.4.31 for
definition)

Section 20A.4

Subsection
Column 1
20A.3B.19
Service Commercial (see
Section 20A.4.35 for définition)

Column 2
Section 20A.4

20A.3B.20

Studio

Section 20A.4

20A.3B.21

Training Facility

Section 20A.4

20A.3B.22

Train Station

Section 20A.4

20A.3B.23

Utility – Private or Public

Section 20A.4

20A.3B.24

Veterinary Clinic or Office

Section 20A.4

Part C

Accessory Uses to the
Forgoing

20A.3C.1

Buggy Shelter

20A.3C.2

Limited Accessory Retailing

20A.3C.3

Parking and Loading

20A.3C.4

Pharmacy Accessory to a Health
Service Facility

20A.3C.5

Promotional Kiosk

20A.3C.6

Outdoor Storage

Sections 20A.4 & 6.13
Section 20A.4.32
Sections 6.11, 6.12 & 6.13
Section 20A.4.33
Section 20A.4
Section 20A.4.24

20A.4 Additional Regulations
Subsection
20A.4.1

Column 1

Column 2

Minimum Lot Area

1400 square metres

20A.4.2

Minimum Lot Width

23 metres

20A.4.3

Minimum Building Line Setback

6 metres from any property line
abutting a Regional Road or rail
line or
14 metre from any property line
abutting a Provincial Highway or
In accordance with Section
20A.4.28 if applicable or
3.5 metres from any property
line abutting a Township Road

20A.4.4

Minimum Side Yard

3 metres from any interior side
property line within the C-6 zone
or
6 metres from an exterior side
property line abutting land
zoned other than C-6

20A.4.5

Minimum Rear Yard

7.5 metres

20A.4.6

Maximum Lot Coverage

50%

20A.4.7

Parking and Loading

In accordance with Section
6.11, 6.12 and 6.13 except
where noted elsewhere in the
By-law

20A.4.8

Minimum Parking Space
Setback

In accordance with Section
20A.4.28 if applicable or
5 metres from a property line
abutting a Regional Road or
Provincial Highway or
2.5 metres from a property line
abutting a Township Road

20A.4.9

Minimum Barrier-Free Parking
Spaces

In accordance with Section
6.13.5

Subsection
20A.4.10

Column 1

Column 2

Minimum Size of Barrier-Free
Parking Space

In accordance with Section
6.13.5

Minimum Driveway or Aisle
Space
Minimum Private Roadway
Pavement Width

6 metres

20A.4.13

Minimum Storage Tank Setback

3 metres from any lot line

20A.4.14

Minimum Landscape Area

20% of lot area

20A.4.11
20A.4.12

Two-way traffic – 7.5 metres
One-way traffic – 4.5 metres

20A.4.15

All development within the C-6 Zone shall connect to municipal
sanitary sewer and water services.

20A.4.16

Buildings and/or properties may contain one or more uses permitted
within the C-6 Zone but said permitted uses shall not be connected
by enclosed malls or walkways.

20A.4.17

The total Gross Leasable Floor Area for Permitted Retail Uses
within the C-6 Zone shall be capped at 29,500 square metres. The
Gross Leasable Floor Area of any of the identified Permitted Other
Commercial Uses within the C-6 Zone shall not be counted towards
the total Gross Leasable Floor Area cap for this Zone.

20A.4.18

Within the C-6 Zone, one mass general merchandise store is
permitted that shall not exceed 12,450 square metres of Gross
Leasable Floor Area, which may include a food sales area of up to
2,500 square metres. All other permitted retail commercial uses
shall be within buildings with a maximum floor plate of 6,500 square
metres.

20A.4.19

Within a C-6 Zone area, any Category 1 and 2 specific retail store
shall have a minimum Gross Leasable Floor Area of 750 square
metres.

20A.4.20

Permitted restaurant uses shall be a maximum of 600 square
metres of Gross Leasable Floor Area per restaurant. The minimum
unit size of any Restaurant shall be 465 square metres of Gross
Leasable Floor Area, with the following exceptions:
a) A maximum of two restaurants may have a minimum unit size of
75 square metres of Gross Leasable Floor Area;

b) A maximum of two restaurants may have a minimum unit size of
110 square metres of Gross Leasable Floor Area; and,
c) A maximum of two restaurant may have a minimum unit sized of
165 square metres of Gross Leasable Floor Area.
20A.4.21

Notwithstanding 20A.4.20 above, if two or more restaurants are
constructed on lands within the C-6 Zone with a minimum Gross
Leasable Floor Area of 465 square metres, then the following
additional exception shall apply:
a) An additional two restaurants may have a minimum unit size of
140 square metres of Gross Leasable Floor Area.

20A.4.22

A permitted restaurant use may include an outdoor seating area
which is limited to 60% of its total internal Gross Leasable Floor
Area and is in addition to the maximum Gross Leasable Floor Area
requirement noted in 20A.4.20 and 20A.4.21 above.

20A.4.23

Permitted commercial or government office uses shall not exceed
4,000 square metres of Gross Leasable Floor Space per individual
building.

20A.4.24

All permitted uses, with the exception of any commercial
greenhouse, garden centre/nursery, restaurant, outdoor storage for
a home improvements store/lumber yard and parking lot commercial use shall be carried out entirely within wholly enclosed
buildings. The outdoor component of any garden centre use shall
be limited to a maximum of 800 square metres.

20A.4.25

The maximum building height for all development within the C-6
Zone shall be 4 storeys or 20 metres, whichever is less.

20A.4.26

Notwithstanding 20A.4.25, the permitted height for hotels/motels
shall be a maximum of 8 storeys, or 35 metres, whichever is less.

20A.4.27

Notwithstanding any other provisions of this By-law, the off-street
parking requirements within the C-6 zone shall be one space for
every 25 square metres of Gross Leasable Floor Area for all
permitted land uses.

20A.4.28

Notwithstanding 20A.4.3 and 20A.4.8, the lands identified as C-6*1
in Schedule ‘B10’ of this By-law shall have the main front wall of any
new building located adjacent to Farmer's Market Road built within
2.5 metres to 6 metres of the edge of the road right-of- way.
Vehicular parking shall not be permitted within the required front
yard of any new building to be located adjacent to Farmer's Market
Road within the C-6 Zone.

20A.4.29

Research and development facilities which test or use hazardous or
toxic material/chemicals shall be prohibited.

20A.4.30

Notwithstanding any other provision in this By-law, more than one
main and/or accessory building shall be permitted on any lot within
the C-6 Zone.

20A.4.31

For the purpose of the C-6 Zone, a self-service storage facility
means:
• a building or buildings with a minimum of two (2) storeys and
consisting of individual storage units accessible by the user, and
used for the storage of goods, wares, merchandise, food items,
substances, articles or goods, but does not include fuel storage
tanks or items that are volatile or are dangerous or are unsafe to
its occupants or general public as defined by the Township,
• access to the said storage units are internal via a common hall or
area and not individual external storage doors,
• may contain offices, and
• the building elevations shall be consistent with the Architectural
Control Guidelines in Appendix II and shall take the appearance
of an office building with such features as significant widow
treatment on each side of the building and a primary entrance
(minimum of 30% of each side of the façade shall be transparent
or appear as glazing with windows and doors).

20A.4.32

Limited accessory retailing related to Permitted Other Commercial
Uses noted in Part B above being a maximum of 15% of the Gross
Ground Floor Area devoted to the sale of complementary and
associated items which are measured by the area of the display
plus a 1 metre aisle space depth around the display area.

20A.4.33

A pharmacy accessory to a health service facility shall not exceed
50 square metres.

20A.4.34

Permitted Accessory Uses noted in Part C above shall be an
integral component of but are secondary or incidental to the
respective uses noted in Parts A and B in the C-6 Zone.

20A.4.35

For the purpose of the C-6 Zone, Service Commercial shall be
limited to the following:
• Auction centre;
• Catering service;
• Place of worship;
• Financial institution;
• Commercial laundry;

•
•
•
20A.4.36

Data service operation;
Repair, service and/or rental; and
Taxi stand.

Notwithstanding Section 2.___ Complementary Commercial uses
within the contiguous C-6 Zone is not subject to a maximum Gross
Leasable Floor Area of 750 square metres but shall be included in
the Gross Leasable Floor Area cap outlined in Section 20A.4.17.

Section 20C- Zone C-8: Stockyards Industrial/Commercial Area
20C.1 Permitted Uses
Within a Zone C-8 no land shall be used, and no building or structure shall be
erected or used except for one or more of the Permitted Uses listed in Column 1
below.
20C.2 Regulations
Within a Zone C-8 no land shall be used, and no building or structure shall be
erected, except in conformity with the applicable regulations contained in Section
6 entitled “General Regulations” and in accordance with the regulations listed in
Column 2 below.
20C.3

Subsection
Part A

Column 1

Column 2

Permitted Industrial Uses

Regulations

20C.3A.1

Artisan Studio/Maker Space

Section 20C.4

20C.3A.2

Section 20C.4

20C.3A.4

Beer, Wine and/or Alcohol
Manufacturing
Contractor’s Yard and
Contractor’s Office
Light Industrial Use

20C.3A.5

Livestock Marketing Yard

Section 20C.4

20C.3A.6

Section 20C.4

20C.3A.7

Self-Service Storage Facility
(see Section 20C.4.38 for
definition)
Transportation Service / Depot

20C.3A.8

Warehouse/Indoor Storage

Section 20C.4

Part B

Accessory to Part A Uses
Above
Accessory Buildings / Structures
including a Buggy Shelter

20C.3A.3

20C.3B.1

Section 20C.4
Section 20C.4

Section 20C.4

Sections 20C.4 & 6.13

Subsection
20C.3B.2

Column 1

Column 2

Indoor or Outdoor Retailing of
Products for an Artisan
Studio/Maker Space
Indoor Retailing or Display of
Products for a Manufacturer
Outdoor Storage for an Industrial
Use

Section 20C.4.41

20C.3B.5

Residential Dwelling Unit for a
Light Industrial Use

Section 20C.4.42

20C.3B.6

Restaurant and/or Retail Sales
for a Food, Beer, Wine and
Alcohol Manufacturer

Section 20C.4.39

20C.3B.7

Parking and Loading

Part C

Permitted Retail Commercial
Use

20C.3C.1

Antique and Collectables Store

Section 20C.4

20C.3C.2

Retail of Beer, Wine and/or
Alcohol/Liquor

Section 20C.4

20C.3C.3

Sections 20C.4

20C.3C.5

Category 1 Specific Retail Store
(Mid and Large-Scale) – see
Section 2.___ for permitted uses
Complementary Commercial
Uses -see Section 2.___ for
permitted uses
Farmer’s Market

20C.3C.6

Flea Market

Section 20C.4

20C.3C.7

Specialty Food Store

Section 20C.4

20C.3C.8

Commercial Greenhouse,
Garden Centre and/or Nursery

Section 20C.4

Part D

Other Permitted Use

20C.3B.3
20C.3B.4

20C.3C.4

Section 20C.4.40
Section 20C.4.43

Sections 6.11, 6.12 & 6.13

Sections 20C.4
Section 20C.4

Subsection
20C.3D.1

Column 1

Column 2

Auction Centre

Section 20C.4

20C.3D.2

Automobile Service Station

Section 20C.4

20C.3D.3

Automotive Sales, Service and
Repair

Section 20C.4

20C.3D.4

Automotive Washing
Establishment

Section 20C.4

20C.3D.5

Banquet Hall

Section 20C.4

20C.3D.6

Catering Service

Section 20C.4

20C.3D.7

Commercial Entertainment
Facility

Section 20C.4

20C.3D.8

Commercial or Government
Office

Section 20C.4

20C.3D.9

Commercia Printing Facility

Section 20C.4

20C.3D.10

Commercial Recreational Facility

Section 20C.4

20C.3D.11

Commercial School

Section 20C.4

20C.3D.12

Conference/Convention Centre

Section 20C.4

20C.3D.13

Cultural Entertainment Facility

Section 20C.4

20C.3D.14

Do-it Yourself Beer, Liquor and
Wine Making Establishment

Section 20C.4

20C.3D.15

Educational Facility

Section 20C.4

20C.3D.16

Farm Implement/Equipment
Sales Outlet

Section 20C.4

20C.3D.17

Farm Supplies and Farm Feed
Depot

Section 20C.4

Subsection
20C.3D.18

Column 1

Column 2

Garage – Public

Section 20C.4

20C.3D.19

Gas Bar

Section 20C.4

20C.3D.20

Health Services Facility

Section 20C.4

20C.3D.21

Hotel or Motel

Section 20C.4

20C.3D.22

Laundry and/or Dry-Cleaning
Facility

Section 20C.4

20C.3D.23

Parking Lot – Commercial

Section 20C.4

20C.3D.24

Place of Worship

Section 20C.4

20C.3D.25

Private Club

Section 20C.4

20C.3D.26

Public Use

Section 20C.4

20C.3D.27

Public Park

Section 20C.4

20C.3D.28

Recreational Vehicles Sales and
Service

Section 20C.4

20C.3D.29

Rental Service Establishment

Section 20C.4

20C.3D.30

Research and Development
Facility

Section 20C.4

20C.3D.31

Restaurant

Section 20C.4

20C.3D.32

Service and Repair
Establishment

Section 20C.4

20C.3D.33

Studio

Section 20C.4

20C.3D.34

Training Facility

Section 20C.4

Subsection
20C.3D.35

Column 1

Column 2

Utility – Private or Public

Section 20C.4

20C.3D.36

Veterinary Clinic or Office

Section 20C.4

20C.3D.37

Wholesale Outlet (not
Membership Warehouse Club)

Section 20C.4

Part E

Accessory to Part C & D Uses
Above

20C.3E.1

Accessory Buildings / Structures
Including a Buggy Shelter

20C.3E.2

Limited Retail for Part D Uses
Above

Section 20C.4.44

20C.3E.3

Outdoor Storage

Section 20C.4.46

20C.3E.4

Parking and Loading

20C.3E.5

Pharmacy Accessory to a Health
Service Facility

Sections 20C.4 & 6.13

Sections 6.11, 6.12 & 6.13
Section 20C.4.45

20C.4 Additional Regulations
SubColumn 1
section
20C.4.1
Minimum Lot Area

Column 2
1400 square metres

20C.4.2

Minimum Lot Width

23 metres

20C.4.3

Minimum Building Line Setback

6 metres from any property line
abutting a Regional Road or rail
line or
14 metre from any property line
abutting a Provincial Highway or
In accordance with Section
20C.4.37 for C-8*1 zone
property or
3.5 metres from any property
line abutting a Township Road

20C.4.4

Minimum Side Yard

3 metres from any interior side
property line within the C-8 zone
/C-8*1 or
6 metres from an exterior side
property line abutting land
zoned other than C-8 or C-8*1

20C.4.5

Minimum Rear Yard

7.5 metres

20C.4.6

Maximum Lot Coverage

50%

20C.4.7

Parking and Loading

In accordance with Section
6.11, 6.12 and 6.13 except
where noted elsewhere in the
By-law

20C.4.8

Minimum Parking Space
Setback

In accordance with Section
20C.4.37 for C-8*1 zone
property or
5 metres from a property line
abutting a Regional Road or
Provincial Highway or
2.5 metres from a property line
abutting a Township Road

20C.4.9

Minimum Barrier-Free Parking
Spaces

In accordance with Section
6.13.5

Subsection
20C.4.10

Column 1

Column 2

Minimum Size of Barrier-Free
Parking Space

In accordance with Section
6.13.5

Minimum Driveway or Aisle
Space
Minimum Private Roadway
Pavement Width

6 metres

20C.4.13

Minimum Parking Spaces for a
Farmer’s Market and Flea
Market

1 parking space for each 8
square metres of Gross
Leasable Floor Area used for
retail sales

20C.4.14

Minimum Stacking Spaces for a
Drive-In Restaurant

8 spaces at a minimum size of
2.5 by 6 metres

20C.4.15

Minimum Stacking Spaces for a
Coffee Shop and/or Donut Shop

12 spaces at a minimum size of
2.5 by 6 metres

20C.4.16

Minimum Parking and Stacking
Spaces for a Hand Auto Wash

2 parking spaces plus 2
stacking spaces for the first two
washing bays plus 1 stacking
space for each additional
washing bay

20C.4.17

Minimum Service Pump Island

6 metres from a lot line abutting
a street or 15 metres from a
corner of intersecting street
lines, except the canopy
structure shall be permitted a
minimum of 3 metres from the
street lot line

20C.4.18

Minimum Storage Tank Setback

3 metres from any lot line

20C.4.19

Minimum Landscaped Area

20% of lot area

20C.4.11
20C.4.12

Two-way traffic – 7.5 metres
One-way traffic – 4.5 metres

20C.4.20

Permitted Accessory Uses noted in Parts B and E above shall be an
integral component of but are secondary or incidental to the
respective uses noted in Part A, and Parts C and D above in the C8 Zone.

20C.4.21

An Obnoxious Light Industrial Use or any use, which is or may
become obnoxious, offensive or dangerous by reason of the
presence, emission or production in any manner of odour, dust,
smoke, noise, fumes, vibration, refuse matter or water-borne
wastes, is prohibited.

20C.4.23

All new development on properties within the C-8 zone shall only be
permitted where they can be connected to municipal sanitary and
water services. Development of properties within the C-8 Zone that
contains an H symbol (i.e. Holding Provision) as shown on
Schedule B10 of this By-law is prohibited until such time that the
Township, in consultation with the City of Waterloo, is satisfied that
sufficient wastewater capacity is available within the sanitary
system of the Township and City of Waterloo, the Township is
satisfied that the property owner has made provisions for the
extension of services (i.e. water and sanitary) to the property and
Council, has, by By-law, removed the Holding Provision from the
Zoning Schedule pursuant to Section 36 of the Planning Act and
Section 19 of the Township Official Plan.

20C.4.24

Notwithstanding 20C.4.23 above,
a)
certain C-8 (H) zoned properties shown as shown in
Schedule B10 of this By-law, which contain existing
development as of _______, 20__ and are on partial private
and/or fully private service systems, may be, in the interim,
allowed additions to existing buildings and/or the construction
of new accessory buildings or structures without the need of
removing the Holding Provision from the Zoning Schedule
pursuant to Section 36 of the Planning Act, subject to
complying to the applicable zoning regulations and satisfying
Health Unit requirements. Any permitted Light Industrial Use
located on partial private and/or fully private service
infrastructure systems shall be a dry industry as defined in
Section 2 to this By-law until such time that the property is
connected to full municipal services (i.e. sanitary and water);
and
b)
certain C-8 (H) zoned vacant lands may be allowed to
develop on private wastewater services in the interim, subject
to:

i) demonstrating to the satisfaction of the Region and
Township that it is not feasible to extend services from
the municipal wastewater system at this time;
ii) demonstrating that the site plan design for the
development has the flexibility to convert to full municipal
services when available pursuant to b) above; and
iii) the Holding Provision is removed by the Township
pursuant to Section 36 of the Planning Act.
20C.4.25

Within the C-8 Zone,
a)
The Minimum Leasable Floor Area for the following uses
permitted in Section 20C.3 shall be 465 square metres
per individual use:
• Antique and collectables store;
• Commercial greenhouse, garden centre and nursery;
• Farm implement/equipment sales/rental;
• Farm supplies and feed depot; and
• Wholesale outlet.

20C.4.26

Within the C-8 Zone, permitted commercial or government office
space shall not exceed a maximum of 4000 square metres of Gross
Leasable Floor Area of office space per individual building.

20C.4.27

The maximum building height for all development within the C-8
Zone shall be 4 storeys, or 20 metres, whichever is less.

20C.4.28

Notwithstanding 20C.4.27, the permitted height for hotels/motels
shall be a maximum of 8 storeys, or 35 metres, whichever is less.

20C.4.29

Buffer strip(s) shall be required in conformity with the provisions of
sub-section 6.15 along lot lines for lands abutting an Agricultural
Zone.

20C.4.30

The minimum separation distance between a building containing a
livestock marketing yard and any adjacent residential zone shall be
200 metres.

20C.4.31

The minimum separation distance between a building containing a
bakery production and any residential zone shall be 100 metres.

20C.4.32

Nothing in the foregoing is to be construed to permit the operation
of a junk, scrap, wrecking or storage yard for used material of any
kind. This prohibition is not intended to prohibit storage or handling
of goods as a use accessory to a use permitted in the zone.

20C.4.33

The recycling of animal oil or waste products, a rendering plant,
abattoir or slaughterhouse is prohibited.

20C.4.34

Research and development facilities which test or use hazardous or
toxic material/chemicals shall be prohibited.

20C.4.35

Notwithstanding any other provision in this By-law, more than one
main and/or accessory building shall be permitted on any lot within
the C-8 Zone.

20C.4.36

Notwithstanding the minimum lot area, lot width and side yard
setbacks identified for the C-8 Zone in this By-law, if the units within
an existing building are being subdivided into separate and
conveyable lots, then the:
a) Minimum lot area shall be 350 square metres;
b) Minimum lot width shall be 8 metres;
c)
Minimum interior side yard may be 0 metres; and,
d) Minimum exterior side yard shall be 3 metres.
Any new lot being created must have frontage on a public road,
satisfy the parking/loading requirements in this By-law and have
appropriate road right-of-way(s) to allow legal access over an
adjacent property(s) to an existing entrance/exit to a municipal road.

20C.4.37

Notwithstanding any other provision of this By-law, for lands
identified on Schedule B10 of this By-law as C-8*1, in addition to
any Gross Leasable Floor Area assigned to permitted C-8 Zones
uses, a maximum of 2500 square metres of Gross Leasable Floor
Area will be for permitted Category 1 and 2 specific retail uses,
subject to the following:
a) Permitted Category 1 and 2 specific retail uses shall be limited
to a maximum Gross Leasable Floor Area of 750 square
metres per store; and,
b) The main front wall of any new building to be located adjacent
to Farmer's Market Road and Weber Street within the C-8*1
Zone shall be built within 2.5 metres to 6 metres of the edge of
the road right-of-way. Vehicular parking shall not be permitted
within the required front yard of any new building to be located
adjacent to Farmer's Market Road and Weber Street within the
C-8*1 Zone.

20C.4.38

For the purpose of the C-8 Zone, a self-service storage facility
means:
•
a building or buildings with a minimum of two (2) storeys and
consisting of individual storage units accessible by the user,
and used for the storage of goods, wares, merchandise, food
items, substances, articles or goods, but does not include fuel

•
•
•

storage tanks or items that are volatile or are dangerous or are
unsafe to its occupants or general public as defined by the
Township,
access to the said storage units are internal via a common hall
or area and not individual external storage doors,
may contain offices, and
the building elevations shall be consistent with the
Architectural Control Guidelines in Appendix II and shall take
the appearance of an office building with such features as
significant widow treatment on each side of the building and a
primary entrance (minimum of 30% of each side of the façade
shall be transparent or appear as glazing with windows and
doors).

20C.4.39

Restaurants and/or retail sales specifically related to a food, beer,
wine and/or alcohol manufacturing facility is limited, if combined, to
30% of the Gross Ground Floor Area of the said manufacturing
facility or 15% of the Gross Floor Area if the said manufacturing has
either a restaurant or retail sales. The measurement of the retail
sales area is the area of the display plus a 1 metre aisle space
depth around the display area;

20C.4.40

Indoor retailing or display of products produced, manufactured or
assembled on-site which is limited to 15% of the Gross Ground
Floor Area measured by the area of the display plus a 1 metre aisle
space depth around the display area;

20C.4.41

Indoor or outdoor retailing or display of goods created by an
associated artisan studio/maker space which is limited to 15% of
the Gross Ground Floor Area measured by the area of the display
plus a 1 metre aisle space depth around the display area;

20C.4.42

One residential dwelling unit may be located within a main building
containing a permitted Light Industrial use for the use of a guard,
watchmen or other persons who presence on the premises is
required. Such dwelling unit shall be fully self-contained and have a
floor area of not less than 37 square metres, have a direct means of
access by stairs and/or halls and have an approved water and
sewage treatment system;

20C.4.43

Outdoor storage may be located in the rear yard but shall not be
located in the front yards or required side yard except for uses
noted in 20C.3A.3, 20C.3A.4, and 20C.3A.8, above. For those said
uses listed in this subsection, outdoor storage shall be for the
purposes of displaying items that are for sale or rent, provided the
total area used for display shall not:

a)
b)
c)

Exceed 25 percent of the total area of the front yard;
Be located within 5.0 metres from a property line adjacent to a
Provincial Highway or regional road and 3.0 metres from any
other local street line; and,
Be closer to any side lot line than the required side yard
abutting such lot line.

20C.4.44

Limited accessory retail for Other Permitted Uses noted in 20C.3D
above being a maximum of 15% of the Gross Ground Floor Area
devoted to the sale of complementary and associated items which
are measured by the area of the display plus a 1 metre aisle space
depth around the display area.

20C.4.45

A pharmacy accessory to a health service facility shall not exceed
50 square metres.

20C.4.46

Outdoor storage may be located in the rear yard but shall not be
located in the front yard or required side yard except for those uses
noted in 20C.3D.3, 20C.3D.16, 20C.3D.28 and 20C.3D.29. For
those said uses listed in this subsection, outdoor storage shall be
for the purposes of displaying items that are for sale or rent,
provided the total area used for display shall not:
a) Exceed 25 percent of the total area of the front yard;
b) Be located within 5.0 metres from a property line adjacent to a
Provincial Highway or regional road and 3.0 metres from any
other local street line; and,
c)
Be closer to any side lot line than the required side yard
abutting such lot line.

20C.4.47

Permitted restaurant uses shall be a maximum of 600 square
metres of internal Gross Leasable Floor Area per restaurant which
may include an additional outdoor seating area limited to 60% of its
total internal Gross Leasable Floor Area.

Section 20D – Zone C-9: Stockyards Mixed Commercial Area
20D.1 Permitted Uses
Within a Zone C-9 no land shall be used, and no building or structure shall be
erected or used except for one or more of the Permitted Uses listed in Column 1
below.
20D.2 Regulations
Within a Zone C-9 no land shall be used, and no building or structure shall be
erected, except in conformity with the applicable regulations contained in Section
6 entitled “General Regulations” and in accordance with the regulations listed in
Column 2 below.
20D.3

Subsection

Column 1

Column 2

Permitted Retail Uses

Regulations
Section 20D.4

20D.3A.3

Category 1 and 2 Specific Retail
(Small and Mid Scale) – see
Section 2.___ for permitted uses
Complementary Commercial –
see Section 2.___ for permitted
uses
Factory Outlet Mall

20D.3A.4

Specialty Food Store

Section 20D.4

20D.3A.5

Retail of Beer, Wine and
Alcohol/Liquor
Permitted Other Commercial
Uses
Beer, Wine and/or Alcohol
Manufacturing
Commercial Entertainment
Facility
Commercial or Government
Office
Commercial Printing Facility

Section 20D.4

Part A
20D.3A.1
20D.3A.2

Part B
20D.3B.1
20D.3B.2
20D.3B.3
20D.3B.4

Section 20D.4
Section 20D.4

Section 20D.4
Section 20D.4
Section 20D.4
Section 20D.4

Subsection

Column 1

Column 2

20D.3B.5

Commercial Recreational Facility

Section 20D.4

20D.3B.6

Commercial School

Section 20D.4

20D.3B.7

Conference/Convention Centre

Section 20D.4

20D.3B.8

Cultural Entertainment Facility

Section 20D.4

20D.3B.9

Educational Facility

Section 20D.4

20D.3B.10 Farm Implement Sale Outlet

Section 20D.4

20D.3B.11 Garage – Public

Section 20D.4

20D.3B.12 Health Services Facility

Section 20D.4

20D.3B.13 Hotel or Motel

Section 20D.4

20D.3B.14 Laundry and/or Dry-Cleaning
Facility
20D.3B.15 Museum

Section 20D.4

20D.3B.16 Parking Lot – Commercial

Section 20D.4

20D.3B.17 Place of Worship

Section 20D.4

20D.3B.18 Private Club

Section 20D.4

20D.3B.19 Public Park

Section 20D.4

20D.3B.20 Public Use

Section 20D.4

20D.3B.21 Research and Development
Facility

Section 20D.4

20D.3B.22 Restaurant

Section 20D.4

20D.3B.23 Studio

Section 20D.4

Section 20D.4

Subsection

Column 1

Column 2

20D.3B.24 Training Facility

Section 20D.4

20D.3B.25 Utility – Private or Public

Section 20D.4

20D.3B.26 Veterinary Clinic

Section 20D.4

Part C

Accessory Uses to the
Forgoing

20D.3C.1

Accessory Buildings / Structures
Including a Buggy Shelter

20D.3C.2

Limited Retail for Part B Uses
Above

Section 20D.4.26

20D.3C.3

Outdoor Storage is Prohibited
Except for a Farm Implement
Sales Outlet

Section 20D.4.27

20D.3C.4

Parking and Loading

20D.3C.5

Pharmacy Accessory to a Health
Service Facility
Factory Outlet store –
Accessories

20D.3C.6

Sections 20D.4 & 6.13

Sections 6.11, 6.12 & 6.13
Section 20D.4.28
Section 20D.4.29

20D.4 Additional Regulations
Subsection
20D.4.1

Column 1

Column 2

Minimum Lot Area

1400 square metres

20D.4.2

Minimum Lot Width

23 metres

20D.4.3

Minimum Building Line Setback

6 metres from any property line
abutting a Regional Road or rail
line or 3.5 metres from any
property line abutting a
Township Road

Subsection
20D.4.4

Minimum Side Yard

3 metres from any interior side
property line within the C-9 zone
/C-9*1 or
6 metres from an exterior side
property line abutting land
zoned other than C-9 or C-9*1

20D.4.5

Minimum Rear Yard

7.5 metres

20D.4.6

Maximum Lot Coverage

50%

20D.4.7

Parking and Loading

20D.4.8

Minimum Parking Space
Setback

In accordance with Section
6.11, 6.12 and 6.13 except
where noted elsewhere in the
By-law
5 metres from a property line
abutting a Regional Road
2.5 metres from a property line
abutting a Township Road

20D.4.9

Minimum Barrier-Free Parking
Spaces

In accordance with Section
6.13.5

20D.4.10

Minimum Size of Barrier-Free
Parking Space

In accordance with Section
6.13.5

20D.4.11

Minimum Driveway or Aisle
Space
Minimum Private Roadway
Pavement Width

6 metres

20D.4.13

Minimum Stacking Spaces for a
Drive-In Restaurant

8 spaces at a minimum size of
2.5 by 6 metres

20D.4.14

Minimum Stacking Spaces for a
Coffee Shop and/or Donut Shop

12 spaces at a minimum size of
2.5 by 6 metres

20D.4.15

Minimum Landscaped Area

20% of lot area

20D.4.12

20D.4.16

Column 1

Column 2

Two-way traffic – 7.5 metres
One-way traffic – 4.5 metres

Permitted Accessory Uses noted in Part C above shall be an
integral component of but are secondary or incidental to the
respective uses noted in Parts A and B in the C-9 Zone.

20D.4.17

All development within the C-9 Zone and C-9*1 Zone shall connect
to municipal sanitary sewer and water services.

20D.4.18

The C-9 Zone (not including the C-9*1 Zone) may accommodate up
to 26,500 square metres of Gross Leasable Floor Area.

20D.4.19

Permitted restaurant uses shall be a maximum of 600 square
metres of internal Gross Leasable Floor Area per restaurant which
may include an additional outdoor seating area limited to 60% of its
total internal Gross Leasable Floor Area.

20D.4.20

Permitted commercial or government office uses shall not exceed
4000 square metres of Gross Leasable Floor Space per individual
building.

20D.4.21

All permitted uses, with the exception of any farm implement sales
outlet or outdoor patio of a restaurant or parking lot - commercial
use or certain outdoor commercial recreational uses defined in
Section 2, shall be carried out entirely within wholly enclosed
buildings.

20D.4.22

The maximum building height for all development within the C-9
Zone shall be 4 storeys, or 20 metres, whichever is less.

20D.4.23

Notwithstanding 20D.4.22, the permitted height for hotels/motels
shall be a maximum of 8 storeys, or 35 metres, whichever is less.

20D.4.24

Research and development facilities which test or use hazardous or
toxic material/chemicals shall be prohibited.

20D.4.25

Notwithstanding any other regulation in this Zoning By-law, the
lands identified as within the C-9*1 Zone on Schedule ‘B10’ may be
used for any combination of Permitted Retail Uses or Permitted
Other Commercial Uses, as identified in Section 20D.3. The lands
within the C-9*1 Zone may include contiguous commercial
building(s) of no more than 13,500 square metres of Gross
Leasable Floor Area. All permitted uses/stores may be connected
by enclosed malls and/or exterior walkways or entrances. Within
the C-9*1 Zone, individual retail commercial stores shall have a
maximum of 3,000 square metres of Gross Leasable Floor Area per
store.

20D.4.26

Limited accessory retail for Permitted Other Commercial Uses
noted in 20D.3B above being a maximum of 15% of the Gross
Ground Floor Area devoted to the sale of complementary and
associated items which are measured by the area of the display
plus a 1 metre aisle space depth around the display area.

20D.4.27

Outdoor storage associated with a Farm Implement Sales Outlet as
noted in Section 20D.3B.10 shall only be permitted for the purpose
of displaying items that are for sale or rent, provided that the total
area used for display shall not:
a) Exceed 25 percent of the total area of the front yard;
b) Be located within 5.0 metres from a property line adjacent to a
municipal road; and,
c)
Be closer to any side lot line than the required side yard
abutting such lot line.

20D.4.28

A pharmacy accessory to a health service facility shall not exceed
50 square metres.

20D.4.29

Accessories to be sold within a Factory Outlet Mall store as outlined
in Section 2._____ - definitions, are those items, not produced by
the manufacturer, which are complementary to or contribute in a
minor way or are a small attachment to the primary permitted
products produced by the manufacturer and such accessories are
clearly a minor portion of the goods sold by the manufacturer. In
addition, accessories may include the selling of goods not made by
the manufacturer but are normally associated with the primary
product(s) produced or offered for sale by the manufacturer, which
may included competing lines, provided that the total floor area
occupied by all accessories does not exceed 10% of the Gross
Leasable Floor Area of Factory Outlet Mall store. The Gross
Leasable Floor Area for accessories is calculated by measuring the
area of the display of all accessories plus 1 metre aisle space depth
around the display area of all accessories.

Section 20E – Zone C-10 Stockyards Commercial/Office Area
20E.1 Permitted Uses
Within a Zone C-10 no land shall be used, and no building or structure shall be
erected or used except for one or more of the Permitted Uses listed in Column 1
below.
20E.2 Regulations
Within a Zone C-10 no land shall be used, and no building or structure shall be
erected, except in conformity with the applicable regulations contained in Section
6 entitled “General Regulations” and in accordance with the regulations listed in
Column 2 below.
20E.3

Subsection
Part A

Column 1

Column 2

Permitted Office Uses

Regulations

20E.3A.1

Advance Tech

Section 20E.4

20E.3A.2

Section 20E.4

20E.3A.3

Commercial or Government
Office
Data Centre

20E.3A.4

Health Services Facility

Section 20E.4

20E.3A.5

Section 20E.4

20E.3A.6

Research and Development
Facility
Training Facility

20E.3A.7

Veterinary Clinic or Office

Section 20E.4

Part B
20E.3B.1
Part C
20E.3C.1

Section 20E.4

Section 20E.4

Permitted Retail Uses
Complementary Commercial see Section 2.___ for permitted
use
Permitted Other Commercial
Uses
Banquet Facility

Section 20E.4

Section 20E.4

Subsection
20E.3C.2

Column 1

Column 2
Section 20E.4

20E.3C.3

Commercial Entertainment
Facility
Commercial Printing Facility

20E.3C.4

Commercial Recreation Facility

Section 20E.4

20E.3C.5

Commercial School

Section 20E.4

20E.3C.6

Conference/Convention Centre

Section 20E.4

20E.3C.7

Cultural Entertainment Facility

Section 20E.4

20E.3C.8

Education Facility

Section 20E.4

20E.3C.9

Hotel or Motel

Section 20E.4

20E.3C.10 Parking Lot – Commercial

Section 20E.4

20E.3C.11 Place of Worship

Section 20E.4

20E.3C.12 Public Park

Section 20E.4

20E.3C.13 Public Use

Section 20E.4

20E.3C.14 Restaurant

Section 20E.4

20E.3C.15 Studio

Section 20E.4

20E.3C.16 Utility – Private or Public

Section 20E.4

Part D

Accessory Uses to the
Forgoing

20E.3D.1

Accessory Buildings / Structures
Including a Buggy Shelter

Section 20E.4

Sections 20E.4 & 6.13

Subsection

Column 1

20E.3D.2

Limited Retail for Parts A & C
Uses Above

20E.3D.3

Parking and Loading

20E.3D.4

Pharmacy Accessory to a Health
Service Facility

Column 2
Section 20E.4.28
Sections 6.11, 6.12 & 6.13
Section 20E.4.29

20E.4 Additional Regulations
Subsection
20E.4.1

Column 1

Column 2

Minimum Lot Area

1400 square metres

20E.4.2

Minimum Lot Width

23 metres

20E.4.3

Minimum Building Line Setback

6 metres from any property line
abutting a Regional Road or rail
line or
3.5 metres from any property
line abutting a Township Road

20E.4.4

Minimum Side Yard

3 metres from any interior side
property line within the C-10
zone
6 metres from an exterior side
property line abutting land
zoned other than C-10

20E.4.5

Minimum Rear Yard

7.5 metres

20E.4.6

Maximum Lot Coverage

50%

20E.4.7

Parking and Loading

In accordance with Section
6.11, 6.12 and 6.13 except
where noted elsewhere in the
By-law

20E.4.8

Minimum Parking Space
Setback

5 metres from a property line
abutting a Regional Road
2.5 metres from a property line
abutting a Township Road

20E.4.9

Minimum Barrier-Free Parking
Spaces

In accordance with Section
6.13.5

20E.4.10

Minimum Size of Barrier-Free
Parking Space

In accordance with Section
6.13.5

20E.4.11

Minimum Driveway or Aisle
Space

6 metres

Subsection
20E.4.12

Column 1

Column 2

Minimum Private Roadway
Pavement Width
Minimum Storage Tank Setback

Two-way traffic – 7.5 metres
One-way traffic – 4.5 metres
3 metres from any lot line

20E.4.14

Minimum Stacking Spaces for a
Drive-In Restaurant

8 spaces at a minimum size of
2.5 by 6 metres

20E.4.15

Minimum Stacking Spaces for a
Coffee Shop and/or Donut Shop

12 spaces at a minimum size of
2.5 by 6 metres

20E.4.16

Minimum Landscaped Area

20% of lot area

20E.4.13

20E.4.17

Permitted Accessory Uses noted in Part D above shall be an
integral component of but are secondary or incidental to the
respective uses noted in Parts A, B and B in the C-10 Zone.

20E.4.18

All development within the C-10 Zone shall connect to municipal
sanitary sewer and water services, when available, and no
development on partial private and/or fully private service
infrastructure systems shall be permitted. Furthermore,
development of properties within the C-10 Zone that contains an H
symbol (i.e. Holding Provision) as shown on Schedule B10 of this
By-law is prohibited until such time that the Township, in
consultation with the City of Waterloo, is satisfied that sufficient
wastewater capacity is available within the sanitary system of the
Township and City of Waterloo, the Township is satisfied that the
property owner has made provisions for the extension of services
(i.e. water and sanitary) to the property and Council, has, by By-law,
removed the Holding Provision from the Zoning Schedule pursuant
to Section 36 of the Planning Act and Section 19 of the Township
Official Plan.

20E.4.19

Buildings or properties within the C-10 Zone may contain one, or
any combination of permitted uses.

20E.4.20

Research and development facilities which test or use hazardous or
toxic material/chemicals shall be prohibited.

20E.4.21

Permitted commercial or government office uses shall not exceed
4000 square metres of Gross Leasable Floor Space per individual
building. Further, any building that is primarily used for permitted
commercial or government office uses, shall have a minimum
Ground Floor Area of 1500 square metres.

20E.4.22

The combined total Gross Leasable Floor Area of permitted
complementary commercial and restaurant uses shall not exceed
4,000 square metres within the contiguous Commercial/Office
Designation and all permitted complementary commercial uses and
restaurants shall be incorporated into, and accessory to any
building that accommodates any other permitted use within the
Commercial/Office Designation.

20E.4.23

Permitted restaurant uses shall be a maximum of 600 square
metres of internal Gross Leasable Floor Area per restaurant which
may include an additional outdoor seating area limited to 60% of its
total internal Gross Leasable Floor Area.

20E.4.24

All permitted uses, with the exception of any Parking Lot Commercial use and certain commercial recreational uses as
defined in Section 2, shall be carried out entirely within wholly
enclosed buildings. Any permitted loading or parking facilities shall
be screened from view from adjacent public streets.

20E.4.25

The maximum building height for all development within the C-10
Zone shall be 4 storeys, or 20 metres, whichever is less.

20E.4.26

Notwithstanding Section 20E.4.25 the permitted height for
hotels/motels shall be a maximum of 8 storeys, or 35 metres,
whichever is less.

20E.4.27

Notwithstanding 20E.4.3 and 20E.4.8 the main front wall of any new
building to be located adjacent to a Regional Road within the C-10
Zone shall be built within 3 metres to 6 metres of the edge of the
road right-of-way. In addition, vehicular parking shall not be
permitted within the required front yard of any new building to be
located adjacent to the Regional Road within the C-10 Zone.

20E.4.28

Limited accessory retail for Permitted Other Commercial Uses
noted in 20E.3A and 20E.3C uses above being a maximum of 15%
of the Gross Ground Floor Area devoted to the sale of
complementary and associated items which are measured by the
area of the display plus a 1 metre aisle space depth around the
display area.

20E.4.29

A pharmacy accessory to a health service facility shall not exceed
50 square metres.

Appendix C

Appendix D

#

Comment
1

VISION, GUIDING PRINCIPLES AND GROWTH MANAGEMENT
POLICIES
As noted in the growth management policies of the proposed
Plan, a significant amount of growth is anticipated in the
Stockyards area, with more than a doubling of floor space
anticipated by 2031 (i.e. from existing 88,875 sq. m. to 185,000 sq.
m.) and growth that is ‘substantially larger than that projection’ in
the longer term.

Proposed Response
The policy environment has significantly changed from the initial Rural Industrial Commercial Designation to the current Urban Area Designation in the
Regional Official Plan. The Stockyards Area is now part of the larger Urban Area of the Region, moving from a privately serviced settlement to an
Area where intensification is encouraged, and where new development is to be provided with full urban municipal infrastructure. In this context, the
Stockyards Area has significant potential to accommodate urban development. There is some opportunity for intensification within the areas already
developed, but the primary opportunity is on the very large vacant areas that are included within the Area boundary, including a new area added
through the Regional Official Plan exercise, which must have made the assumption that it was required to accommodate growth projections to 2031.
in conformity with the requirements of the Growth Plan. This development potential must ultimately be recognized for urban development. All of the
lands within the Stockyards Area (with the exception of the lands added by the Region), have development potential enshrined by current planning
documents.

2

It will be important to have clarity around the type of growth that
is anticipated in order to understand the potential relationship to
and impact on the City’s comprehensively planned commercial
and employment framework as well as the implications for
municipal services. No residential uses are contemplated by the
Township Secondary Plan.

The Secondary Plan is fundamentally developed to promote the Stockyards Area as a mixed commercial-office-industrial area, that incorporates a
unique Farmer's Market and livestock auction function. The type of growth is the focus of the vision and principles and is the content of the various
land use designations and design guidelines included within the Secondary Plan. The Regional Official Plan does not permit consideration of
residential land uses.

3

Throughout the study process, City staff has provided comments
both verbally and in writing. Staff’s goals included advancing the
City’s objectives and managing potential impacts on the City’s
planning framework while supporting the Township in its desire to
develop a comprehensive plan for the area.

There is substantial growth projected within the Region of Waterloo to 2031, with substantial additional growth to 2041 projected. It is the objective of
this Secondary Plan to ensure that the Stockyards Area can continue to evolve into a successful mixed commercial-office-industrial area. Our
background work identified additional retail opportunities that are currently restricted by the existing Secondary Plan and Zoning By-law that are
considered appropriate for inclusion within the Stockyards Area in the context of the 2031 and 2041 population projections. It is also our view that the
current restrictions within existing designations and zoning categories has impacted the rate of development within the Stockyards Area.

4

General themes raised by City staff often focused on land use,
and in particular, the City’s desire to support a planning framework
that was unique to the Township with a distinct planned function
and that would be complementary to the City’s framework.

It is the objective of this Secondary Plan to ensure that the Stockyards Area can continue to evolve into a successful mixed commercial-officeindustrial area. The proposed policy framework in the Secondary Plan, the Urban Design and Architectural Control Guidelines and Implementing
Zoning By-law will continue to promote the Stockyards Area as unique within the Township. Notwithstanding the desire to be unique, the underlying
Regional OP designation is similar to Urban Areas in Kitchener, Cambridge and Waterloo.
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More specifically, staff supports the following in the Stockyards
Area:
• An area that is unique, capitalizing on the rural context,
tourism and offering commercial opportunities that are not
readily available within the City due to land constraints;
• Large space users that complement and create synergies with
existing uses;
• Building on the tourism objective, planning to provide
‘places to play’ – arts, culture, recreational and personal
service uses would complement the existing places to shop,
work and stay.
• Employment uses to help provide market support for commercial
uses;
• Consideration of a broader range of retail uses in defined areas
that improve the viability of the area as a regional destination,
provided there is a clearly defined planned function and
understanding of impacts. From the City’s perspective, the area
should be planned to function as a tourist destination and highway
commercial area rather than serving day to day shopping needs or

We agree with these general comments, and reiterate that our background work identified additional retail opportunities that are currently restricted
by the existing Official Plan policies that are considered appropriate for inclusion within the Stockyards Area in the context of the 2031 and 2041
population projections.

replicating the commercial planned function of core areas,
community shopping centres and/or mixed-use station areas;
• Development of an overall servicing strategy for the lands that
consolidates multiple existing servicing agreements and plans for
future
servicing needs, consistent with an agreed-upon land use
framework.
6

The proposed framework for the Stockyards area appears to
address many of staff’s comments at a high level.
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Specifically, the overall purpose, vision and guiding principles
We agree.
speak to the area as a unique destination within the Region that is
anticipated to grow in a way that recognizes its rural character.
In staff’s opinion, however, the overall planned function for the
We disagree. The Township's vision statement and guiding principles clarify a "planned function." The Zoning By-law implements the vision and
area remains unclear.
guiding principles.

8
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We agree, and we did consider City of Waterloo comments, as well as comments from a host of other stakeholders as we progressed through the
study.

Recommendation for improvement: Expand the guiding
principles related to ‘Planning and Design’ to address the
overall land use philosophy. They are currently limited to
addressing design-related matters (i.e. visual cohesion in the
public realm and built form, pedestrian-oriented features and
public amenities) rather than the high level principles around
how the area is being planned and for whom.

Our approach is to prepare a pragmatic Secondary Plan that focuses on a planning and design framework that achieves the overarching vision and
associated principles. We are not certain what an overall land use "philosophy" is, or how it might add to the planning framework as it is articulated
within the Secondary Plan, Urban Design and Architectural Control Guidelines and Implementing Zoning By-law. The vision and guiding principles were
developed as part of our community consultation program.
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Recommendation for improvement: Provide additional detail
about what is meant by authentic rural character and outline
what existing or planned components will be important to
achieve this.

We believe that the Secondary Plan, including the associated Urban Design and Architectural Control Guidelines provide enough definition to
both influence the design of new development, while providing the municipality with the flexibility to facilitate positive change. It is important
to note that the level of "authentic rural character" is expected to be interpreted to different levels within different parts of the Secondary Plan
Area, recognizing the varying design contexts that currently exist.
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Recommendation for improvement: Provide additional detail
about how the area will be developed as a ‘unique hub and
destination’. What are the key components that will be needed
to achieve this and who will be attracted to the destination?

The land-use designations and associated Urban Design and Architectural Control Guidelines fulfill this ambition.
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Recommendation for improvement: There are no tourismrelated policies included in the Plan. Is this an oversight or an
indication that tourism is not anticipated to be important to the
area as a hub/destination?

Tourism, in itself, is not part of the vision statement, nor is it identified as a guiding principle. However, being a "destination" is a form of tourism. Some
of the most significant tourism assets in the Province are, in fact, commercial destinations. The Stockyards Area already includes "destination"
elements including the stockyards function, the Farmer's Market, the theatre and clusters of hotels. These assets are both protected and encouraged
within this Secondary Plan. Further "destination" related facilities (recreational and entertainment uses, and hotels) are permitted uses in most
designations throughout the Secondary Plan Area, and many are existing or are currently under construction.

13

Recommendation for improvement: The Plan anticipates the
whole or partial conversion of the existing Factory Outlet Mall
to more traditional commercial uses. It is unclear how this
conversion away from a unique offering to a traditional form of
retail (i.e. presumably of the type and format currently
provided for in St. Jacobs, Elmira and Waterloo) would support
the area as a unique hub and destination. The impact of this
potential conversion on the Township’s and City’s existing and
planned commercial areas is also unclear.

We fail to see how this conversion to a broader array of retail and service commercial uses would have any substantive impact on any other retail
facilities in Woolwich, or the City of Waterloo. Again, our background work identified additional retail opportunities that are currently restricted by the
existing Official Plan and Zoning By-law that are considered appropriate for inclusion within the Stockyards Area in the context of the 2031 and 2041
population projections. In addition, current retail restrictions have impacted SmartCentres from fully developing their lands.
As noted, traditional commercial uses would be permitted under the Secondary Plan, but it would be up to the tenants whether to retain their current
outlet format, or to adjust their retail offering. All tenants have a lease in place (with unknown durations). Therefore, it would likely take some time
for the asset to radically transform its tenant mix. Notably, there were several vacancies at the time of our site visit, and the landlord would likely
benefit from an opportunity to increase occupancy provided a broader mix of tenants can be attracted.
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Recommendation for improvement: The Plan provides for
commercial recreation uses in multiple locations but does not
provide for municipal recreation facilities. The addition of the latter
as a permitted use would help to support the area as a
destination.

Every designation, save for the Open Space designation, permits public parks and public uses. It is our opinion that there is ample opportunity for the
provision of municipal recreational facilities as a public use.
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Recommendation for improvement: Revise the growth
management policy 7.23.1.4(a) to better reflect the range of uses
that would support the vision as a unique hub and destination
(e.g. recreation, entertainment, cultural facilities, accommodation
uses).

Agreed. Section 7.23.1.4 a) will be revised accordingly.
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Recommendation for improvement re: servicing: ‘Servicing
infrastructure’ policies should refer to municipal infrastructure.

The use of the phrase "Service infrastructure" will be changed to "Infrastructure", as it is defined in the Growth Plan (2019).

17

Recommendation for improvement re: servicing: Growth
This issue is appropriately dealt with in Section 7.23.4.2.
Management policy 7.23.1.4 (c) should clarify that engineering
reports that accompany development applications will need to
address sewage treatment capacity to the satisfaction of the City of
Waterloo (as well as the Township).
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Recommendation for improvement re: servicing: The Township
should consider how the allocation of servicing capacity will be
managed in association with orderly development. For example,
Staging Plans to establish priorities could be used in conjunction
with Holding
provisions.
LAND USE DESIGNATIONS
GENERAL
In staff’s opinion, the proposed land use designations do not provide
a clear direction as to how they will guide development in a manner
that achieves the unique nature and authentic rural character
referred to in the Plan’s vision and guiding principles.

This issue is appropriately dealt with in Section 7.23.4.2.

20

These aspects of the Plan seemed to be of critical importance to
many stakeholders at the Township workshops.

We agree, and that is why the municipality decided to do the Secondary Plan, the Urban Design and Architectural Control Guidelines and Implementing
Zoning By-law concurrently. Many stakeholders have voiced strong support for the planning framework being proposed by the municipality.
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Consideration should be given to whether the land use
designations, as written, provide for appropriate implementation
of the vision.
In staff’s opinion, the following should be addressed in order to
provide clarity, direction and more certainty with regard to how
the lands will develop:

It is our opinion that the planning framework within the Secondary Plan, Urban Design and Architectural Control Guidelines and Implementing Zoning
By-law all work together to achieve the Secondary Plan's vision and guiding principles.
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(i) Provide a clear planned function for each category to help the
reader understand the intent of the category. For example, the
Mixed Commercial designation is intended to provide flexibility in
‘allowing a number of additional commercial uses that are not
necessarily Highway Commercial or Light Industrial-related uses’.
The planned intent is not clear. Are these uses intended to meet day
to day shopping needs of local residents/employees, to support the
area as a unique tourist destination, and/or to support the

In our opinion the Secondary Plan provides very clear, and very precise direction for land use permissions and development. The planning framework
for each of the land use designations is further articulated through the Urban Design and Architectural Control Guidelines and Implementing Zoning Bylaw, which provide enough definition to both influence the design of new development, while providing the municipality with the flexibility to facilitate
positive change. All three of these regulatory elements work together to achieve the Secondary Plan's vision and guiding principles.

The intent for the future evolution of the Stockyards Area is clear - The Stockyards will evolve as a mixed commercial-office-industrial area, that
incorporates a unique Farmer's Market and livestock auction function. It is our opinion that the Secondary Plan, Urban Design and Architectural Control
Guidelines and Implementing Zoning By-law all work together to provide the appropriate definition of, and opportunity for the achievement of the
stated vision and guiding principles. It is important to note that the drafting of the Secondary Plan and Implementing
Zoning By-law represents a balance between the development permissions currently permitted, and the objective to broaden permissions to ensure the
successful evolution of the Stockyards Area. It is our opinion that we have successfully achieved an appropriate balance.

23

employment function? As noted in our comments submitted
previously in the process, City staff is of the opinion that the area
should be planned to include commercial uses that support the area
as a tourist destination that celebrates the unique culture and
heritage of the area rather than trying to meet day-to-day shopping
needs. This would represent a good complement to the existing and
planned commercial areas within the City. Of note, the policy
framework does not appear to include any consideration of the
potential role of tourism within the Stockyards Area.
(ii) Provide for distinct land use designations in order to ensure
The Secondary Plan provides distinct land use designations. It is our opinion that the Secondary Plan, Urban Design and Architectural Control Guidelines
that the Vision is achieved. Although the Plan expands the number and Implementing Zoning By-law all work together to provide the appropriate definition of, and achievement of the stated vision and guiding principles.
of land use categories applied to the lands, there appears to be no
clear description of the overall intent behind the collection of land
use categories. As proposed, four of the five land use categories
include commercial uses as a primary component
(Industrial/Commercial, Commercial/Office, Mixed Commercial,
Power Centre Commercial). Although each category contemplates
a range of uses, there is no clear policy framework or designation
to direct entertainment, accommodation, cultural and/or other
specialty-type uses to locations that would support the Plan’s
vision.
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(iii) Provide a clear connection between the range of permitted
uses and the planned function. The land use categories include
detailed lists of permitted uses, many of which are repeated in
multiple (or all) commercial land use categories (e.g.
complementary commercial uses, category specific retail store,
research and development, training facilities, cultural
entertainment etc.). This repetition contributes to a lack of clarity
around how the permitted uses support a planned function and
vision. With specific regard to retail commercial uses, it is noted
that complementary commercial uses and category specific retail
stores are both defined as permitting a broad range of uses,
meaning that the retail permissions would be significantly
expanded throughout most of the land use designations. It is
understood that flexibility in terms of permitted uses is often
considered desirable; however, an abundance of flexibility leads to
a lack of certainty and direction for future development.

The Secondary Plan provides clear differences and distinctions among the 5 land use designations in terms of permitted uses and development
regulations. It is our opinion that the Secondary Plan, Urban Design and Architectural Control Guidelines and Implementing Zoning By-law all work
together to provide the appropriate definition of, and achievement of the stated vision and guiding principles. Retail market dynamics are changing
rapidly. Ensuring suitable flexibility, while maintaining a vision for the Stockyards, provides a needed balance of interests among stakeholders.
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(iv) Provide a clear connection between the development policies
and the planned function. As proposed, development policies limit
the scale and amount of certain types of uses in certain locations.
The document would be improved if the rationale behind these
lists and limitations was better defined as part of category. (i.e. Is
it for ‘aesthetic’ reasons to ensure appropriate built form? Are they
intended to help support the intended planned function and/or
address potential impacts on other commercial centres?) The
overall rationale/ intent is not clear.

The Secondary Plan provides clear differences and distinctions among the 5 land use designations in terms of development policies. It is our opinion that
the Secondary Plan, Urban Design and Architectural Control Guidelines and Implementing Zoning By-law all work together to provide the appropriate
definition of, and achievement of the stated vision and guiding principles.

LAND USE DESIGNATIONS
Industrial/Commercial Designation
26

The Plan notes that the existing mix of uses is eclectic and includes
a broad mix of uses. In undertaking this study, the Township has
the opportunity to provide clarity around future development in the
area (as outlined in the general comments), yet the range of
permitted continues to be extremely broad and eclectic.

The Secondary Plan recognizes that the existing array of permitted uses is extremely broad and eclectic. The existing planning framework has curtailed
development within the Stockyards Area, including the Factory Outlet Mall and the SmartCentre lands. The Secondary Plan makes adjustments to the
permitted uses, but it is the intent that the array of permitted uses continue to be broad and eclectic, because that is part of the history and character of
the Area. It is our opinion that the Secondary Plan, Urban Design and Architectural Control Guidelines and Implementing Zoning By-law all work
together to provide the appropriate definition of, and achievement of the stated vision and guiding principles.
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Development policy 7.23.2.1(h) limits ‘Category Specific Retail Uses’ The intent here is to promote smaller scale uses in keeping with the Farmer's Market context and to develop a "mainstreet" feel that encourages
within Specific Policy Area 1 to 2,500 sq.m. of GLA. Is it the intent of pedestrian activity and improved linkages to the Farmer's Market and SmartCentres lands. It is our opinion that larger scale facilities are not
the Plan that SPA 1 is the only are that would include a floor space appropriate in this location.
cap? If so, what is the rationale for the limitation in this area and not
others?
Commercial/Office Designation
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Given the planned intent of this designation to provide for an office We are happy with the current terminology.
campus, it could be renamed to simply ‘Office’ or alternatively,
‘Office
/Ancillary Commercial’

29

A significant amount of complementary commercial uses are
contemplated (7,500 sq. m.), with no relationship to the primary
office use. This should be addressed in order to ensure that
commercial uses are developed in conjunction with (or after) the
primary uses.
Municipal recreational facilities should be contemplated on these
lands.
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This is not a land use designation that is expected to accommodate only office and supporting land uses. It is a land use category that may
accommodate a number of other uses, in combination with an office campus. In addition, this is a very large property that has substantial opportunity for
development in addition to an office campus. The office campus is not defined in the policies as the primary use. The cap of 7,500 square metres for
permitted complementary commercial and restaurant uses is, in our opinion appropriate for the size of the site.
This designation specifically permits public parks and public uses. It is our opinion that there is ample opportunity for the provision of municipal
recreational facilities as a public use.

Mixed Commercial Designation
31
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The policies that outline the intent of this category include a provision The Mixed Commercial Designation is considered appropriate. Our background work identified additional retail opportunities that are currently restricted
that the designation will not significantly impact the existing
by the existing Official Plan and Zoning By-law that are considered appropriate for inclusion within the Stockyards Area in the context of the 2031 and
commercial operations in Elmira, St. Jacobs or Waterloo. We question 2041 population projections.
the purpose of including this statement in this location for a number
of reasons.
Reasons for questioning placement: It does not help to clarify the
planned function of the designation (as outlined in the general
comments).
Reasons for questioning placement: Does not appear to be based We fail to see how this conversion to a broader array of retail and service commercial uses would have any substantive impact on any other retail
in any quantitative analysis;
facilities in Woolwich, or the City of Waterloo. Again, our background work identified additional retail opportunities that are currently restricted by the
existing Official Plan and Zoning By-law that are considered appropriate for inclusion within the Stockyards Area in the context of the 2031 and 2041
population projections.
Reasons for questioning placement: It is unclear how the policies
within the designation support the statement as they contemplate
the conversion of the Factory Outlet Mall to traditional retailing in
addition to providing for a broad range of retail uses and services
that address day to day commercial needs (i.e. similar to functions
currently provided in Elmira, St. Jacobs and Waterloo).

The inclusion of a more broad range of retail uses and services within the Mixed Commercial designation provides an opportunity to attract occupiers
that are not currently present in Woolwich, which would enhance the overall retail-commercial landscape and assist with the full development of the
SmartCentres lands. Occupiers are likely to fill gaps in the retail- commercial universe, rather than duplicate existing goods and services, since such
duplication is not warranted based on current market conditions (evidenced by their absence). Over time, duplicate goods and services purveyors may
emerge based on trade area population growth – with the new household spending capture opportunity being the trigger for this new development (if it

is to be viable for the retailers and land developers).
Power Centre Commercial Designation
35

The City would appreciate receiving an overview from the Township The policy framework under the previous Agreement was under a very different development context which was focused on rural industrial/commercial
with regard to how the proposed policy framework and implementing uses, and on partial services. The current Regional Official Plan identifies the Stockyards Area as an Urban Area, similar to the City of Waterloo,
Zoning compare to the framework previously supported by City
permitting higher density development on the basis of full urban infrastructure. In addition, this Secondary Plan meets the intent of Section 20.28 c) to
Council for inclusion in the Cross Border Servicing Agreement
allow the Township to consider a broader range of commercial uses. It is within the context of the current Provincial and Regional Planning policy
framework that the Township is promoting the revised Secondary Plan and Implementing Zoning By-law.
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The policies related to intent and permitted uses (7.23.2.4 (a) and
(b)) need to be more clear about the role of these lands in meeting
Regional-level commercial needs and providing for highway
commercial land uses. We are concerned about the very general
‘test’ included policy wording that sets out that the development will
be ‘appropriate and compatible in the context of adjacent land uses
and the surrounding community’. While these are considerations,
they do not go far enough in describing the planned function for the
lands and could be misinterpreted as the only key considerations.
The policies related to intent indicate that the retail commercial
elements will generally have large floor plates. However, this does
not appear to be regulated through the policy framework (i.e. the
development policies speak to maximum floor plate size, but not
minimum).
COMMERCIAL IMPACT
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This policy has nothing to do with planned function. The tests are about physical appropriateness and compatibility. It is our opinion that the physical and
design integration of uses is the key issue, not necessarily focused on what the uses are. Our background work identified additional retail opportunities
that are currently restricted by the existing Secondary Plan and Zoning By- law that are considered appropriate for inclusion within the Stockyards Area
in the context of the 2031 and 2041 population projections. Further, we are not aware that the Regional Official Plan establishes defined commercial
targets that Woolwich would be required to conform with.

The Power Centre Commercial Designation included land areas that currently accommodate small floor plate uses. This designation is a slightly modified
version of the current planning framework. The intent is to broaden permitted uses to facilitate an appropriate evolution of the area.

One of the City’s concerns (historically and as presented through this Our background work identified additional retail opportunities that are currently restricted by the existing Official Plan and Zoning By-law that are
process) has involved assessing the potential impact of additional
considered appropriate for inclusion within the Stockyards Area in the context of the 2031 and 2041 population projections.
retail uses on the City’s existing and planned commercial
centres/areas.
In staff’s opinion, the issues relate to the amount, type, scale and
The philosophical definition of "planned function" is not considered a useful concept in guiding the future evolution of the Stockyards Area within this
location of potential commercial uses and the need to consider the
Secondary Plan. In our opinion, it represents a strategy aimed at protectionism, rather than promoting good planning, in the public interest. It is
impact of those uses. Specifically, the consideration is whether the
important to remember that protectionist retail strategies were implemented in the 60s and 70s to avoid "substantial urban blight", as that phrase
addition of commercial space within the trade area will negatively
was being used to mean to avoid the decimation of Ontario's historic downtowns.
impact the planned function of a centre or area to the point where it
is no longer viable and the area no longer achieves its planned
In our opinion the protection of retail "planned function" of a retail centre, mall or power centre is no longer relevant as retail, more than any other
function.
land use category, has totally transformed over the past 30 years. Protectionist strategies have, for the most part, not worked to achieve their
original intent. Retail continues to evolve, as on-line retailing will change the shopping landscape fundamentally in the coming years. Retail-based
planned function in an urban context like the City of Waterloo should be abandoned for a strategy that supports mixed use centres
and corridors that provide for residential, office and retail development opportunities that support an urban transit system. The goal is a varied
opportunity to develop based on market desires, and to create more broad based and mixed-use opportunities for success in the long-term.
With the exception of historic downtowns, it is our opinion that the protection of market share for retail centres, malls or power centres is not a role for
land use planning. There is no specific requirement in the Planning Act, the Growth Plan or the PPS that requires market share protection, nor is there a
legitimate public interest to protect. Fundamentally good planning, in the public interest, needs to ensure opportunity for retail activities of all types opportunity that promotes competition. Competition is intended to ensure the best products, at the best price with the best service at the best locations.
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Through this Township process, an assessment of impact was
This is correct.
prepared by the Township Consultant (Cushman and Wakefield, July
2018).

The Study considered the impact of an additional 239,000 sq. ft.
of retail commercial development/redevelopment proposed to
be accommodated through the Township’s Plan on several sites
within the Study Area (i.e.
SmartCentres site, St. Jacob’s Outlet Mall, St. Jacobs Farmer’s
Market site) and assuming no limitation on the scope of retail or
service
The Study established a trade area and considered potential
population growth within that area as well as development
capacity on commercial sites in north Waterloo in order to assess
the risk associated with additional commercial permissions on the
Township lands.

Based on an initial redevelopment concept, an opportunity to add 22,000 square metres of retail-commercial space was identified on several sites
within the Study Area. There was no limitation on the scope of retail or service offerings.
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It was concluded in The Study that:
• The amount of new retail commercial space proposed within the
Stockyards area (239,000 sq. ft. in three areas) would amount to
31- 42% share of the future space demanded within the defined
trade area;
• The proposed additional space would not have an undue
impact on the retail market in the primary trade area and is
small in scale relative to the future retail-commercial space
that will be warranted across the Region to 2041;
• The lands within the Stockyards Area represent a good
opportunity to provide space for future retail development that
will be needed over time to support anticipated population
growth, particularly in light of the fact that much of the existing
built retail environment appears to have limited capacity to
accommodate additional density;
Together, the three proposed development/redevelopment sites
within the Stockyards area, combined with vacant designated
commercial sites within the trade area in north Waterloo, can
accommodate approximately 68-93% of the future required retailcommercial space that will be required to meet population growth.

This is correct.
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It should not be a surprise that the 2018 Trade Area resembles the 2000 Trade Area identified in the King/86 Retail Centre study. While some small
scale strip plazas have been built since that time, much of the identified major retail shopping centre space was present in 2000 (plus the addition of
SmartCentres Waterloo, located in the Stockyards – which lies within the trade area, naturally). We agree that the nature of retailing is changing,
Determination of trade area and some of the conclusions refer back
with online retailing playing a profound role in this evolution. Accordingly, we have used a range of retail demand per capita to draw our conclusions
to the rationale and findings from the Retail Market Analysis
completed in 2000 for the King/86 Retail Centre. This approach does (the prevailing rate of 3.16 square metres of retail space per capita, and a more conservative 1.86 to 2.32 square metres).
not address the fact that the local context as well as the overall
nature of retailing has changed substantially since that time (e.g.
increased mixed-use development in the local planning framework
and the popularity of online retailing).
Report Limitation: Lacks commentary around trends and context; for The lack of build-out at the SmartCentres site (with existing permissions) is likely a combination of somewhat restrictive development permissions
example, includes a conclusion/ comment in relation to the remaining that do not provide a full range of retailers to be attracted to the site (unlike typical SmartCentres located elsewhere), along with insufficient
development opportunity within the Smart Centres lands (within
consumer demand to date. Our analysis is forward looking, and assumes population growth within the trade area will spur future need for retail
existing permissions), but does not comment on the range of market
goods and services.
or other factors that may have caused this lack of build-out for a site
with existing permissions.
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In staff’s opinion, the Cushman-Wakefield report is somewhat
lacking in scope and analysis, including the following limitations:

This is correct.
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Report Limitation: Considers overall growth within the Region to 2041 In the absence of an area-specific forecast, the Region-wide growth rate was applied for the purposes of our demand analysis.
and applies the same growth rate to the study area; no consideration
is given to potential phasing of development within that time frame. If the City of Waterloo is able to provide an area-specific population forecast for the portion of north Waterloo and Woolwich within the trade area,
we would be pleased to revisit our trade area population growth projection. In the absence of this, we will continue to rely on the Region-wide
average growth rate applied in our analysis. With respect to phasing of the timing of growth, our demand conclusions are based upon a full realization
of the population projection at 2041. It would be anticipated that retail growth in the trade area would be incremental, but probably more weighted
towards the end of the forecast period rather than the beginning. This is due to changes in local market dynamics as new retail entrants appear,
along with near-term impacts of the evolving retail universe related to online shopping.
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Report Limitation: Includes no sensitivity test related to certain retail We have not taken a categorical approach to our assessment of retail demand (general merchandise, food, etc.); rather, we have provided a more
uses or formats, but rather, looks at overall amount of existing
broad-based analysis. Retail uses and formats continue to evolve, as has been occurring over the past several decades, with the evolution away from
square footage/capita and applies a similar value going forward. This traditional shopping centres and the emergence and popularity of big box/power centre-format developments, and the more modern, urban, mixed use
level of analysis doesn’t consider nuances related to types of retail developments that are presently considered as desirable, in planning terms. Rather than predicting the style or format of retail in 2041, we have provided
uses or formats that may be important to the planned function(s) of a more all-encompassing perspective, which suits the purpose of this analysis.
other commercial centres/areas;
Report Limitation: Does not assess existing and potential consumer Detailed consumer spending analysis was not within the scope of work for this project. Notwithstanding this, population growth is intrinsically linked to
spending or potential impact on sales at existing centres in the short future consumer spending. Our approach was based on our terms of reference for this project.
or medium term; only looks at overall populationgrowth.
Retail impact concerns: A more detailed analysis of the market and We have completed a retail demand projection based on the terms of reference for this project. We have comprehensively examined the existing retail
potential impact on planned function of the commercial centres in
environment, and considered available sites within the identified trade area to accommodate future demand. Is City of Waterloo staff able to identify
Waterloo, St. Jacobs and Elmira is needed to help to inform possible any lands that would be suitable to accommodate future retail-commercial development within north Waterloo that we have not already considered
phasing/staging of development and refinement of uses/formats. either at Existing Centres or on Vacant Designated Lands? If not, then the sites identified within the Stockyards, and those identified elsewhere within the
This is consistent with previous approaches to defining an appropriate Trade Area, will be required to meet anticipated future demand.
land use framework for inclusion in the terms of CBS Agreements.
The Township will need to satisfy itself and the City that this matter
has been adequately addressed.
Retail impact concerns: Within the draft document, Guiding Principles As identified, the lands within the Stockyards, as well as Vacant Designated Lands identified in north Waterloo, are required to meet anticipated
related to Economic Development and Market should also include trade area retail demand through 2041.
references to avoiding impacts on the planned commercial and
employment framework of Waterloo (i.e. similar to the policy that
speaks to avoiding competition with St. Jacobs)
Retail impact concerns: Within the draft document, the guiding
In-place policies have likely stifled potential opportunities to build-out the SmartCentres site, and likewise have restricted potential leasing opportunities
principle that speaks to ‘actively exploring a flexible approach,
at the St. Jacobs Outlet Mall. A somewhat more permissive policy regime which introduces greater flexibility while maintaining the “vision” for the
recognizing the existing potential to provide additional retail and
Stockyards area would represent a more appropriate balance of interests, and enhance the economic viability of the area going forward.
complementary commercial opportunities’ is inappropriate in the
absence of clear planned function(s) that describe the purpose of
such retail and appropriate study to assess potential impacts.
TRANSPORTATION
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Potential Connector Roads
52

The Township’s Plan contemplates two potential north-south
connector roads to Waterloo at Conrad Place and Colby Court.

Correct.
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New road connections have the potential to significantly impact
traffic flow and re-distribute traffic to/from the current network.

Potential connections between the Secondary Plan area and the City of Waterloo have been illustrated to encourage connectivity to the Rapid
Transit Station Area Plans to the south.
The Stockyards Secondary Plan should protect for future potential road connections where practical, including with Colby Crescent where there is an
opportunity to align and to improve overall access flexibility in the southeast quadrant of the site which is currently constrained by the limited movements
permitted by MTO on Highway 85 and Kings Street by the Region of Waterloo in the area.
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The extent that these potential new road connections will affect traffic patterns in the area will depend on details such as overall development density,
the pattern of the road layout. The proposed connections illustrated in the Secondary Plan represents the proposed concept and the impact of any such
connection will be evaluated in further detail as part of the more detailed analysis undertaken through the future Zoning By-law Amendment and Site
plan processes.
Given the potential impact on local, Regional, and Provincial roads, an The Secondary Plan represents a strategic direction for how, where, and what form development should take within the Stockyards Area. The overall
area wide traffic assessment to fully understand the impacts of these level of development and capacity to accommodate the planned vision it will be assessed through a detailed intersection capacity analysis of the road
new traffic connections on existing corridors and intersections should network that will be undertaken through subsequent planning processes such as Zoning By-law Amendment, Plan of Subdivision, and Site Plan
be undertaken prior to pursuing either of these options.
applications.
The City’s `Rapid Transit Station Area Plans’ did not identify
See response to comment 53.
potential vehicular connections at either Colby Court or Conrad
Place.
The only additional north-south road connection considered by the
The Kumpf Drive connection was considered but ultimately determined not to be feasible within the Stockyards Secondary Plan as a vehicular
Station Area Plan was extending Kumpf Drive to the Smart Center connection, in part, because of future challenges with MTO associated with adding traffic volumes in proximity to the King / Farmers Market and design
property, although no traffic analysis was completed to support this constraints related to providing a public connection between the existing retail and the MTO 14 metre setback.
new corridor or consider the traffic implications and it is understood
that the MTO objected to such a connection as part of the planning
for the King/86 development.
Kumpf Drive was not considered in the Township’s Plans for a road See response to comment 56.
connection, likely due to existing site constraints due to proximity to
Highway 85 and historical comments provided by the MTO.
The potential connector roads shown (from Conrad Place and
While not currently shown on the City plans, the connections shown in the Secondary Plan are shown to promote connectivity between the Stockyards
Colby Court) do not align with current City plans.
area and the RTSA in Waterloo. The Plan is recommending that the Township and City protect for these connections as they may be desirable for many
different reasons in the future (vehicular and/or trails & emergency access). The precise nature / need for these connections can therefore be confirmed
in the future through more detailed study.
However, consideration should be given to these corridors to provide See response to comment 58.
the opportunity for emergency response and/or active transportation
access only.
Active Transportation
Although beyond the 800m (10 minute walking distance) from
See response to comment 58.
Northfield ION station, these corridors would provide convenient
active transportation connections across the municipal boundary,
serving local employment and commercial users by making these
areas more pedestrian and cycling friendly.
The Stockyards Secondary Plan (Schedule `B’ Active Transportation Noted, agreed.
Plan) contemplates a proposed north-south multi-use-trail along the
existing rail corridor.
The Region, in conjunction with the City, is finalizing the re-alignment Noted, agreed.
of the Trans Canada Trail (now `Great Trail’) along this rail corridor
between Waterloo and the Township.
As a result, this proposed trail aligns strategically with current
Noted, agreed.
City/Regional plans.

64

Additional east-west connections to the Great Trail are included in In response to 61-64, we could consider revised wording in the SP and schedule to reflect the latest advancements with the Trans Canada Trail /
the City/Regional Plans, which align strategically with the Township’s Great Trail by the Region and City.
overall plan.
Farmers Market Train

65

There is no mention of the Farmer’s Market Train in the document. We will acknowledge this in the Secondary Plan. There is a connecting station across the road from the Northfield LRT that facilitates this unique
Consider acknowledging the role of the train in providing connectivity connectivity.
and supporting the vision for this area as a unique hub/destination.

INFRASTRUCTURE
66

67
68

69

70
71

In conjunction with the Secondary Planning process, the Township’s Agreed. Refer to Master Servicing and Stormwater Management Report (MSSR).
consultant has prepared a Master Servicing and Stormwater
Management Report (May 2019) that examines existing conditions
and infrastructure as well as opportunities and constraints related to
the future servicing of the lands. Considerations for sanitary, water
and storm services are discussed below.
As noted in the Township’s reports, a number of existing Cross Border Agreed, as noted in Section 2.1.1 of the MSSR.
Servicing Agreements (CBSA) are in place to provide sanitary and
water services to certain lands within the area.
As background, the servicing agreements have been developed over Agreed, the existing CBSA's are intended to provide water and sanitary services to specific properties for a defined scope and scale of land use.
time in a somewhat iterative manner and in response to
development requests within the Township. The Agreements do not
provide for an unregulated amount of servicing capacity, but rather,
are intended to provide sanitary and water services for specific
properties for a defined scope and scale of land use.
Cross-Border Servicing Agreements
These Agreements include:
• Early 1990’s - A CBSA was established in the 1990s between the
City of Waterloo, the Township of Woolwich and the owners of the
Mercedes Corporation lands to provide sanitary servicing (via
connection on Conrad Place) and water supply (via connection on
Weber Street North) to the Mercedes Corporation lands. The CSBA
was later amended to provide water servicing to two properties on
the west side of Weber Street North (845 and 849 Weber Street
North). An amendment in 2016 provided for water service to the
property located at 865 Weber Street North, which has yet to
connect.
A second CBSA was established in 2008 (and amended in 2014)
between the City of Waterloo, the Township of Woolwich and the
King/86 Developments Limited (SmartCentres) lands to provide
sanitary and water services to the retail/commercial power centre
via connections on Kumpf Drive. The agreement allowed for a
maximum of 305,000 square feet GCFS of retail commercial
development for uses permitted in the PowerCommercial
designation.
It is anticipated that proposed changes to the land use framework
for the Stockyards Area will require reconsideration of servicing
agreements.
Going forward, the City will refer to the following principles in any
negotiations related to future CBSAs:
• To the extent possible, previous and future CBSAs should
be consolidated into a single Agreement to facilitate ease
of use and monitoring;
• CBSAs will continue to include reference(s) to an agreed
upon land use framework and servicing commitments will be
tied to that framework, as appropriate;

Agreed.

Agreed, as noted in Section 3.0 of the MSSR.
The Township has not agreed and does not necessarily agree to that approach of tying servicing to land uses. Rather, the Township would seek a CBSA
that looks to flows. Land Uses may change and servicing needs vary based on the uses and the Planning framework should address the uses. However,
servicing is based on flows, which can be monitored, and it should be flows that are used to determine the servicing commitment.

CBSAs to address payment of user fees, development charges and
design of services to the satisfaction of the City of Waterloo.
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The Township report includes an analysis of servicing options for Agreed. Per Section 3.1.5 of the MSSR, further study is required in future to determine capacities in the existing downstream sanitary servicing
the Stockyards Area but did not consider the servicing capacity of systems.
the
existing downstream sanitary systems within the City of Waterloo.
Each of the preferred options includes a caveat that ‘further study is Agreed, per Section 3.1.5 of the MSSR.
required to determine capacities in the existing downstream receiving
systems, and this analysis may conclude that additional infrastructure
improvements may be required in order to accommodate the
proposed development, which may affect the feasibility and costeffectiveness of the various options’.
The Township’s consultant has identified that potential improvements Agreed, per Section 3.1.5 of the MSSR.
may include, but are not limited to, upsizing existing downstream
sewers, providing twinning of existing downstream sewers and
providing on-site detention and attenuation of sanitary flows within
the Secondary Planning area.
In 2015, a Sanitary Master Plan (SMP) was prepared for the City of Agreed.
Waterloo and that Plan included consideration of the Stockyards
area based on an estimate of future peak flows representing ‘fully
developed’ 2019 conditions for the area.
City staff concurs with the Consultant’s conclusions that the existing Note that there is insufficient downstream capacity to accommodate the full build-out of the Stockyards Secondary Plan Area.
downstream sanitary sewers do not have the capacity to
accommodate the ultimate flows associated with the full
development within the Secondary Plan area.
An update to the City’s SMP will be required to confirm downstream Agreed, an update to the City's SMP will be required.
capacities and any required improvements to accommodate the
City’s planned land uses, including the Council-approved transit
station areas. As part of that analysis, consideration will be given to
alternatives for servicing areas external to the City (e.g. increased
flows from the Township Secondary Plan area) and the impacts on
the overall sanitary system.
It is anticipated that the update to the City’s SMP will start in 2020, Acknowledged. The Township will work together with the City to provide anticipated sanitary servicing information (i.e. redevelopment areas or
and will be completed within 2 to 3 years. There can be no adverse populations, etc. ) to be incorporated into the modelling update.
effects on the downstream sanitary sewer system up to the time the
system is analyzed and updated.

Sanit
ary
Servi
ces
79 In advance of the City undertaking an update to the City SMP, the
existing CBS Agreements can remain in place and/or be consolidated
or updated as appropriate.
Wat
er
Servi
ces
80 A Preliminary Water Analysis was completed (June 2018) and
included in the Township’s Master Servicing and Stormwater
Management Report. The analysis concluded that the existing water
servicing system is not capable of adequately supplying the

Acknowledged.

Agreed. We note that an updated Preliminary Water Analysis, dated September 2019, was prepared by Municipal Engineering Solutions to address
comments from the Region and was included in Appendix A of the September 2019 MSSR. The analysis concluded that the existing water servicing
system does not have the capacity to provide adequate supply for the Stockyards Area.

increased demands anticipated in the preferred land use plan for the
Stockyards Area.
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83

Preferred options to address water servicing include connections to Agreed, per the Preliminary Water Analysis.
existing or proposed watermains and the construction of a new
watermain through a lot on Colby Court.
The Consultant notes that there is potential for phased development Agreed. More detailed water servicing analysis should be completed to determine if individual sites can develop in advance of others.
where some sites may proceed in advance of others, and concludes
that more detailed water servicing analysis will be required to
confirm the water servicing requirements for individual site as
development of those sites proceeds.
City staff notes that for most of the lands, there are no impacts to
City roads or infrastructure as the proposed options for
extension/replacement and/or upsizing of watermains are all
within Township lands. There is one exception to this, involving
lands
shown as area F on the adjacent inset Map.

Agreed.

84

For Area ‘F’, the Township’s consultant identifies a preferred option
involving the construction a new watermain through private
property
(7 Colby Court). This is a concern for several reasons.

Agreed, the preferred option is to connect to the existing watermain on Colby Court via an easement through 7 Colby Court. It is noted that the owner of
Area 'F' is the same as the owner for 7
Colby Court (Schlueter Holdings Inc.).

85

This option would require the Township and/or City to secure an
easement through this property and obtaining an easement on
private
lands is not a certainty.
The City’s preference is to keep municipal infrastructure within the
municipal right-of- way rather than easements through private
lands.
The City’s preferred option to extend water service to the Area ‘F’
lands would involve constructing a new watermain south along King
Street to the existing watermain at the intersection with Northland
Road and Wyman Road.
We understand that this option involves the longest watermain
extension out of the three options. However, this option keeps
the
watermain within the municipal right-of-way.
Storm Drainage and Stormwater Management

See response to Comment 84.

In addition, the Region has identified capital work along this
section of King Street commencing with design in 2021/2022 and
construction in 2023. Depending on timing, there may be an
opportunity to coordinate the watermain extension with Regional
work to
minimize costs.
It is staff’s understanding that the lands at 7 Colby Court may be
under the same ownership as the Area ‘F’ lands within the
Township. If the Area ‘F’ lands and 7 Colby Court are confirmed to
be a single property under one ownership, a servicing option could

Understood, however, see response to Comment 84.

86
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90

Understood, however, see response to Comment 84.
Understood, however, see response to Comment 84.

Understood, however, see response to Comment 84.

Correct, the owner of Area 'F' is the same as the owner for 7 Colby Court (Schlueter Holdings Inc.).

be considered, at least for the short term, that provides for the
proposed connection to function as a private water service and
not a municipal watermain.
91

An easement would be required from 7 Colby in favour of Area
F.

Acknowledged, an easement will be required.

92

Further, the King Street option should still be explored when the
opportunity becomes available to coordinate with Regional work
along King Street and also address future servicing needs.

Understood, however, see response to Comment 84.

93

No new municipal stormwater management facilities are
proposed.

Agreed, per Section 3.3 of the MSSR, on-site SWM measures are proposed.

94

Stormwater management for the new development area is
proposed to be accommodated with on-site measures within each
site that may include, but not be limited to, above ground (parking
lot) storage, underground storage, low impact development
measures, oil/grit
separators.

Agreed, per Section 3.3 of the MSSR.

95

Acknowledged, on-site SWM measures will be required.
Staff acknowledges and supports the Township’s approach to
incorporate lot level controls for each site. It is noted that the City
has spent significant monies downstream to naturalize and enhance
Forwell Creek and as such, storm drainage must be controlled in
order to avoid
impacts to the Creek.
ENVIRONMENTAL IMPACT ASSESSMENT

96

The Township’s consultant has submitted an Environmental Impact Agreed.
Statement (Plan B Natural Heritage, May 2019) to identify natural
features for protection, delineate linkages and define environmental
protection measures (e.g. setbacks) that inform the type, scale and
location of development.

97

Staff has no concerns with the Study but has the following
comments:

The impact analysis and recommendations are based on the current land use plan, which shows the floodplain and SWM pond as part of the NHS.

(i) The wording in Section 4.1 of the EIS does not seem to align with
the Figures. Specifically, Section 4.1 states that ‘the floodplain area
associated with the Forwell Creek storm pond and the pond itself are
designated as Mixed Commercial. This deviates from the
recommended NHS for the study area, which includes GRCA
regulated floodplains’. This does not seem to be aligned with Figure
6 (which shows the Natural Heritage System) and Figure 7 (which
shows the Land Use Plan), as both of these figures appear to show
the floodplain and SWM pond as Open Space (as they should be).
98

The recommended buffers are consistent with the buffer policies of the GRCA, the Township and the RMOW. The built-up urban nature of the
Staff has no concerns with the Study but has the following
study area limits the application of buffers.
comments:
(ii) Despite the close proximity of existing development to Forwell
Creek, consideration of the buffer recommendations set out in the
Laurel Creek Watershed Study (1993) is encouraged. As per Official

Plan policy 8.2.2(9), opportunities to enhance or restore Forwell Creek
will be sought by the City if and when the lands south of the creek
redevelop.
CONCLUSIONS
Land Use
99

The Stockyards Secondary Plan would be improved by developing a It is our opinion that the Secondary Plan, Urban Design and Architectural Control Guidelines, and Implementing Zoning By-law represent an appropriate
stronger correlation between the purpose and vision (that recognize planning framework that will guide the successful evolution of the Stockyards Area for the foreseeable future. It is our opinion that the proposed
the unique nature and rural heritage of the Stockyards area) and the planning framework represents good planning, in the public interest.
Guiding Principles and land use designations.

100

This could be achieved by including a guiding principle that addresses
land use as well developing clearly defined planned functions and
permitted uses for each of the land use designation that relate back
to the purpose and vision.
As noted previously, the City is of the opinion that the focus of the
area, in terms of commercial and other uses, should be to plan for
the area as a tourist destination that celebrates the unique heritage
and culture of the area and complements the existing and planned
commercial areas within the City (and Township) that provide for day
to day needs.
Retail/Commercial Impact Assessment

101

102

The Consultant’s report is limited in scope and analysis as set out in
these comments and a more detailed analysis will help to inform the
refinement of the planning framework for inclusion in a future Cross
Border Servicing Agreement. The township will need to satisfy the
City that this matter has been adequately addressed.

It is our belief that we have delivered a comprehensive market assessment of the potential impacts of additional retail-commercial uses in the
Stockyards area. We have determined an appropriate trade area for analysis, inventoried the existing retail-commercial space, drawn a conclusion about
current retail space per capita and anticipated future space demand, and considered the potential for additional retail-commercial space within the trade
area both at existing centres and on vacant designated sites. Our conclusions point to a requirement of lands both within the Stockyards and on sites in
north Waterloo to meet anticipated retail demand during the forecast horizon. It is our opinion that 22,000 m2 of additional retail-commercial GLA within
the Stockyards area would not have an undue impact on the retail market in the primary trade area, and is small in scale compared to the extent of
future retail-commercial space that will be warranted across Waterloo Region through 2041.

Infrastructure
103

104

105

Any future extension of services to the Township from the City of
Acknowledged.
Waterloo will be subject to Council approval of appropriate Cross
Border Servicing Agreements to the City’s satisfaction, provided
further that: see next two comments.
Sanitary Services - An update to the City’s Sanitary Master plan will Agreed, an update to the City's SMP will be required.
be required to confirm downstream capacities and any required
improvements to accommodate increased flows from the Secondary
Plan Study Area
Water Service – With specific regard to Area “F” identified in the
Acknowledged, see response to Comment 84. An easement will be required.
Consultant’s report, the City does not prefer the option recommended
by the Consultant (Colby Court). Rather, the City prefers the option of a
new watermain on King Street as it ensures that municipal
infrastructure remains in the right-of-way and avoids the need for an
easement over private property. As an alternative in the short term,
a private water service could be considered via the property at 7
Colby Court, provided the Colby Court lands and Area “F” lands are a

single parcel under one ownership and an appropriate easement is
provided.
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