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I n t r o d u c t i o n

The Township of Woolwich initiated the preparation of a Secondary Plan and Class 
Environmental Assessment (EA) for the Stockyards Industrial/ Commercial Area 
and King 86 Power Centre in 2015, to guide its development as a major commercial 
and employment area unique to Woolwich. As part of the Secondary Plan and 
EA process, a Stakeholder Workshop and two public open houses were held to 
development a Vision and Guiding Principles and to review preliminary land use, 
transportation, servicing and design options for the Stockyards Area.  The purpose 
of these events was to collect feedback and input on appropriate directions for the 
future of this area.

Four options were initially developed for the Stockyards Area, representing a 
range of land use and transportation concepts. The organizing premise and design 
concepts of each option is outlined in this Report.  Concurrently, servicing options 
were also developed, which explored the feasibility of servicing the Stockyards 
Area independent from the land use concepts.

As a result of the evaluation of each option’s component parts, based on the 
established evaluation criteria, a Preferred Plan was developed, which combined 
the best ideas of each option. The Secondary Plan Team (Township of Woolwich 
and consultant team), the Region of Waterloo, City of Waterloo, Ministry of 
Transportation Ontario, Grand River Conservation Authority, area landowners and 
businesses, and members of the public all contributed to the Preferred Plan, which 
was used as the basis of the subsequent Secondary Plan and Implementing Zoning 
By-law Amendment.  A preferred servicing strategy was also determined based on 
an evaluation of the servicing options.

This report outlines the evaluation process used to development the Preferred 
Plan and preferred servicing strategy, in the accordance with the requirements 
of the Planning Act and Class EA process.  Please note that the Statutory Public 
Meeting in accordance with the Planning Act is anticipated to occur in the late 
spring/summer of 2019.
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De s c r i p t i o n  o f  L a nd  U s e / T r a n s p o r t a t i o n 
Op t i o n s

An important objective of the options was to represent a broad range of ideas 
and potential outcomes. This allows the best of the ideas from each option to be 
incorporated into the preferred concept, as well as the considered elimination of 
ideas that are not appropriate.  

The program for each option was the starting point and was designed to be 
different. The following ‘continuums’ represent a number of the variables that 
were discussed throughout the project process and were used as the basis for the 
different option programs.  Each program is a combination of the elements along 
the ‘continuum’.

Land Use

Application

Built Form and Public Realm

Extrapolation

Current planned 
function

Destination

Target a specific 
sector within the 
current planned 

function

Retail Focus

Greater retail 
flexibility for whole 
area (if no adverse 

impacts)

Employment Focus

Major employment 
node with local/

regional synergies to 
tech + education

Blanket

All sites subject to new 
approaches and/or new 

planning framework

Site Specific

Site-by-site allocation of 
land use as appropriate

Street Facing

Buildings and public spaces 
reinforce existing/new streets 
and planned regional transit

Existing Road Pattern

Most new development 
accesses existing roads with 

driveway connections

Central Spine

Buildings and public spaces 
orient to new transit/bike/

walking spine following the 
railway

Fine Grained Pattern

New internal streets introduced 
to create a more connected 

network and optional routes.  
Enhance existing external 

connections, create new ones
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Elements Common to All Options

Crossing at Farmers Market Road and Benjamin Street

• Central median on Farmers Market Road (FMR) with significant barrier/
plantings to prevent any mid-block pedestrian crossings

• All crossings must occur at intersections (FMR/Benjamin or FMR/Weber)

• Enhanced treatment at FMR/Benjamin: unit paving, furniture, lighting, 
refuge area on median

Parkland

• Parkland dedication estimate at 2% of undeveloped sites (29ha) = 0.6ha

• 0.6ha of parkland is shown on each Option, with different locations/
distributions on each

Natural Heritage System

• Consistent across all Options

• Stormwater management pond is planned to become municipally owned, 
will have an easement to Benjamin Road

• Pedestrian trail around edge of stormwater management pond

Site 1 (800 King Street) Access

• All Options show significant development on this site, but access will be 
challenging

In incorporating these common elements, and based on the program components 
described above, four options were developed and evaluated for the Stockyards 
Area, illustrated and described in the following pages.
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Option 1: Extrapolation

Additional Gross Floor Area (estimate)

Use GFA (sq m)
Recreation/fitness	 14,500
Retail/restaurant	 11,000
Hotel	 13,000
Office	 35,000
Auto	dealerships	 7,500
TOTAL	 81,000

Organizing Premise

•	 No	change	to	existing	planned	function,	
minor	adjustments	to	permitted	floor	
area and unit size

•	 Development	“fills	in”	over	time
•	 A	“green	street”	is	created	along	

Farmer’s Market Road and Benjamin 
Street,	with	double	or	triple	rows	
of	trees,	enhanced	sidewalks	and	
landscaping

median	in	Farmer’s	Market	Road,	
safe crossing created at Benjamin 
Road	with	enhanced	landscaping

campus	style	office

stormwater	
management

retail/restaurant

retail/restaurant

retail/restaurant

heritage	building	part	
of	new	hotel

hotel

H
ig
hw

ay
	8
6

King Street

W
eber	Street

Benjam
in Road

Farmer’s Market Rd

new	park

auto dealerships

recreation/fitness

Examples of green streets with enhanced 
landscaping
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Option 2: Destination

Additional Gross Floor Area (estimate)

Use GFA (sq m)
Convention	 11,000
Retail/restaurant	 18,000
Destination	hotel/tourism	 35,000
Hotel	 11,000
Employment	 16,000
TOTAL	 91,000

Organizing Premise

•	 The	railway	right-of-way	becomes	the	
“main	spine”	of	the	area	-	includes	the	
multi-use	bike	trail,	Transcanada	trail,	
and train

•	 Development clusters around three 
train platforms along the main spine: 
small	scale/rural	buildings	with	retail/
restaurant uses in a unique pedestrian 
focused environment

•	 New	buildings	and	landscape	help	
create a retail street feeling along 
Farmer’s Market Road

•	 Retail	is	served	by	large	parking	lots	
behind	them,	which	can	also	serve	
larger	retailers	in	big	box	footprints

median	in	Farmer’s	Market	Road,	
safe crossing created at Benjamin 
Road	with	enhanced	landscaping

destination hotel/
tourist attraction

stormwater	
management

retail/restaurant

retail/restaurant

retail/restaurant

heritage	building	part	
of	new	hotel

hotel

H
ig
hw

ay
	8
6

King Street

W
eber	Street

Benjam
in Road

Farmer’s Market Rd

several	new	pocket	parks	
along Farmers Market Road

employment

conventionretail/restaurant

Examples of character of pedestrian development 
around station platforms

platform

platform

platform
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Option 3: Retail Focus

Organizing Premise

•	 Retail	flexibility,	with	permissions	for	
food	store,	hardware,	drug	and	general	
merchandise

•	 Big	box	retailers	attracted	to	the	area
•	 Enhanced pedestrian connections from 

streets	through	parking	lots	to	new	
retail

median	in	Farmer’s	Market	Road,	
safe crossing created at Benjamin 
Road	with	enhanced	landscaping

stormwater	
management

retail/restaurant

retail/restaurant

retail/restaurant

retail/restaurant

heritage	building	part	of	new	
park at Farmer’s Market Road 
& Benjamin Road

H
ig
hw

ay
	8
6

King Street

W
eber	Street

Benjam
in Road

Farmer’s Market Rd employment

retail/restaurant

Examples of enhanced pedestrian connections for 
streets and parking lots

Additional Gross Floor Area (estimate)

Use GFA (sq m)
Retail/restaurant	 54,000
Employment	 8,000
TOTAL	 62,000
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Option	4:	Employment	Focus

Organizing Premise

•	 New	street	connections	to	City	of	
Waterloo (Conrad Place and Kumpf 
Drive)

•	 New	fine-grained	public	street	network	
on	west	side	of	study	area

•	 Campus	style	buildings	catering	to	
university,	office	and	technology	
sectors

•	 Buildings	come	to	street	edges	with	
parking	in	behind

median	in	Farmer’s	Market	Road,	
safe crossing created at Benjamin 
Road	with	enhanced	landscaping

stormwater	
management

retail/restaurant

retail/restaurant

office	campus

hotels

heritage	building	part	
of	new	restaurant

H
ig
hw

ay
	8
6

King Street

W
eber	Street

Benjam
in Road

Farmer’s Market Rd employment

mixed	office/tech	
campus

mixed	office/tech	
campus

Example of campus development at the street edge

retail focus at centre 
with	small	park

retail focus at centre 
with	park

new
	public	street

new	public	street	connection	

to Conrad Place

new	public	street	connection	

to Kum
pf Drive

Option 4: New Road Network

FARMERS MARKET RD

W
EBER

 ST

KI
N

G
 S

T

KING ST

BEN
JAM

IN
 R

D KUM
PF DR

C
O

N
ES

TO
G

A 
PA

R
KW

AY

CO
NRAD PL

COLBY DR

BRIDGE ST

M
AR

TI
N

 G
R

O
VE

 D
R

APPLE GROVE DR

BENJAMIN RD RANDALL DR

LOBSINGER LINE

C i t y  o f  W a t e r l o o

W o o l w i c h  T o w n s h i p

Stockyards
Secondary Plan Area

Additional Gross Floor Area (estimate)

Use GFA (sq m)
Office	 36,500
Tech/Research	 23,000
Retail	 7,500
Hotel	 14,500
Employment	 10,500
TOTAL	 92,000

roads	shown	in	blue	on	diagram	below	
are	new	public	roads
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Eva l u a t i o n

The options were evaluated against the evaluation criteria, which were developed 
based on the Stockyards Area Vision and Guiding Principles.  In completing this 
evaluation, a number of directions emerged which guided the development of the 
Preferred Plan.

Economic Development and Market

Evaluation 
Criteria Option 1 Option 2 Option 3 Option 4 Directions

Does the option 
support OLEX as 
a key anchor and 
economic driver?

Yes - little 
change from 

present 
condition, new 

park is near 
OLEX property 

operation.

Partially - 
tourism/station 
development 
on lands used 
by OLEX may 
interfere with 

their operations, 
truck 

movement, 
animal exercise 

areas

Yes - no change 
from present 

condition.

Yes - no change 
from present 

condition.

Maintain 
operational 

flexibility for 
OLEX.

Does the option 
allow the 
Stockyards to be 
branded effectively, 
including building 
on its existing 
identity? (includes 
public realm 
elements)

Partially - strong 
public realm 

(green street) 
and new central 

park.

Yes - very strong 
combination of 
new tourism/
destination 

land uses, new 
pedestrian 

spine and new 
street-related 
development. 

Good potential 
to complement 

& extend 
existing 

branding.

No - big box 
commercial 

environment 
may detract 

from Stockyards 
brand/St. Jacobs 

area brand.

Partially - 
potentially good 
synergies with 

tech/office, 
builds a unique 
mix of uses for 

branding.

Create a strong 
public realm 

complemented 
by street edge 
development 
along Farmers 
Market Road.



9

Does the option 
promote a variety 
of uses?

(office, professional 
services, high order 
personal services, 
complementary 
food services, 
hotel, restaurant, 
additional retail 
types)

Yes - Option 1 
demonstrates 

the widest range 
of uses with 

no one specific 
focus.  However, 
there are some 

limitations 
on retail/ 

commercial uses 
and concern 
with market 

reality of large 
office cluster.

Partially - focus 
on destination/
tourism uses is 
both a strength 
(wider range of 
tourism sector-
specific uses) 

and a weakness 
(less office/

employment 
potential). 

Concern with 
market reality 
of platform-

oriented 
development.

No - Retail uses 
only, although 
a full range is 

permitted.

Partially - range 
of knowledge-

based tech/
research/

education/
office uses, 

but relatively 
less retail/

destination uses. 
Concern with 

market reality of 
significant tech/

office cluster.

Creating 
a tourism 

destination is 
important, while 
still maximizing 

the range of 
other uses.

Does the option 
avoid competition 
with St. Jacobs?

Partially - infill 
developments 

will enhance the 
Stockyards Area 
as a destination 
which reinforces 

the potential 
regional draw 
for Woolwich 

as a whole, 
supporting St. 

Jacobs.

Partially - the 
destination 

hotel/tourism 
development 
enhances the 
profile of the 
Stockyards, 
reinforcing 

the potential 
regional draw 
for Woolwich.

No - the retail 
focus of 

this option 
introduces 
significant 

new potential 
competition 

to St. Jacobs, 
which could be 

detrimental.

Yes - the 
employment 
focus of this 

option includes 
only small-
scale retail 
uses, which 

limits potential 
competition to 

St. Jacobs.

Raise the 
profile of the 

Stockyards Area 
as a destination, 

including the 
regional draw of 
Woolwich, while 

limiting new 
large-scale retail 

uses.
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Planning and Design

Evaluation 
Criteria Option 1 Option 2 Option 3 Option 4 Directions

Does the option 
promote visual 
cohesiveness in 
public realm and 
built form?

Partially - public 
realm has 

potential to be 
visually cohesive 

with focus on 
comprehensive 

street tree 
planting. Built 
form reflects 

significant 
diversity, with 
a reliance on 
architectural 

style for 
compatibility to 
“Ontario Rural” 

vernacular.

Yes - public 
realm and 

built form are 
complementary 
and create visual 

cohesiveness. 
Architectural 

style can 
only enhance 
this form of 

development.  
Street tree 

planting will 
have a postive 
visual impact.

Partially 
- Creates 

monotonous big 
box forms, with 
no reflection of 
character. Some 
concessions to 

the public realm 
include links 
to roads and 
limited street 
tree planting; 
the new park 
with heritage 
building is a 

strong, positive 
central element.

Partially - 
street related 
development 

has the potential 
to mitigate 

visual impact 
of parking, 
with some 

limited street 
tree planting. 

Campus/cluster 
development 

around central 
green areas are 

positive.

Promote smaller 
buildings along 
street edge to 
complement 
public realm 

improvements 
and implement 
comprehensive 

street tree 
planting.  

Use Design 
Guidelines 
to ensure 

“Ontario Rural” 
vernacular.

Does the option 
provide a feature 
pedestrian space 
at Farmer’s 
Market/Benjamin 
increasing safety?

Yes – a 
controlled 
pedestrian 

crossing 
increases safety.

Yes – a 
controlled 
pedestrian 

crossing 
increases 

safety and the 
street-related 
development 
is a feature. 

Additional new 
pedestrian 
crossing at 

railway.

Yes – a 
controlled 
pedestrian 

crossing 
increases safety.

Yes – a 
controlled 
pedestrian 

crossing 
increases safety.

Improve safety 
through the use 
of a controlled 

pedestrian 
crossing with 

enhanced 
landscaping 

and buildings 
positioned 

close to the 
intersection.
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Does the option 
provide other 
amenities at key 
destinations? (e.g. 
railway station, 
TransCanada trail, 
public transit, 
gateways)

Partially – New 
park located 
adjacent to 
relocated 

railway station.

Yes - street-
related 

destination/ 
tourism uses 

have the 
potential 

to enhance 
amenities 

throughout the 
Stockyards area.

Partially - New 
park will make 

a feature of the 
heritage building 

for visitor info.

Partially - 
street-related 
development 

and central 
greens provide 

amenities 
and create 
gateways.

Consider 
locating rail 

station with a 
new park along 
Farmers Market 
Road and create 
a central green 

space as a 
feature of the 
office cluster.

Does the option 
link public spaces? 
(NHS, SWM, trails, 
parks)

Partially – green 
internal street 
links new park.  

SWM access 
same in all 

options.

Yes - new central 
multi-use trail 

and mixed 
street-oriented 
development/ 
parkette spine 
along Farmers 
Market Road.  
SWM access 
same in all 

options.

No – limited 
additional 

connectivity.  
SWM access 
same in all 

options.

Partially - new 
road network 
creates more 

internal linkages 
and frontage 

for new parks, 
as well as new 
frontage to the 

creek.  SWM 
access same in 

all options.

Enhance the 
public realm 
connectivity 
through new 

roads and trails 
and create a 

new network of 
parks.
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Multi-Modal Transportation

Please refer to the annotated Schedules of the Stockyards Area Secondary Plan, 
following this evaluation.

Evaluation 
Criteria Option 1 Option 2 Option 3 Option 4 Directions

Pedestrian 
Operations: 
Does the option 
provide a safe, 
linked pedestrian 
network 
throughout 
that recognizes 
the many 
destinations?

Pedestrian 
facilities for 
urbanized 

arterials/green 
street and 
median on 

Farmers Market 
Road.

Provides 
additional 
controlled 
pedestrian 

connectivity 
across Farmer’s 

Market Road 
along the 

rail line not 
considered for 
other options.  

Pedestrian 
facilities for 
urbanized 

arterials/green 
street and 
median on 

Farmers Market 
Road.

Pedestrian 
facilities for 
urbanized 

arterials/green 
street and 
median on 

Farmers Market 
Road.

New fine grained 
road network 

provides positive 
pedestrian 

opportunities 
for sidewalks 

and interaction 
for pedestrians/

cyclists with 
transit, pick-up/

drop-off, and 
access to front 
door of new/

existing facilities.  
Pedestrian 
facilities for 
urbanized 

arterials/green 
street and median 

on Farmers 
Market Road.

Maximize the 
pedestrian 
network to 
efficiently 
link major 

destinations.

Transit 
Operations: 
Does the option 
promote active 
transportation 
options and the 
future extension 
of the LRT to 
encourage 
non-automobile 
travel?

Does not 
contribute new 

infrastructure to 
address growth 

or LRT aside 
for changes 

underway by the 
Region and GRT.

Creates a 
positive 

environment for 
non-auto travel 
as it relates to 

destination land 
uses.

Addresses 
connectivity 

between transit 
and trail facilities 
with retail uses 
to encourage 

non-auto 
travel. Does not 

provide new 
infrastructure 

or services 
beyond site plan 

elements.

Yes – fine grained 
network that 
could support 

successful active 
transportation 

routes on 
collector/local 
road network 

and connectivity 
for pedestrians 
to arterial bus 

routes for AM/PM 
commuting along 
King and Weber.

Ensure a highly 
connected and 

comfortable 
road network 
to encourage 

non-automobile 
travel.
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Active 
Transportation: 
Does the 
option promote 
pedestrian, 
cycling, horse 
and buggy, 
and vehicular 
connections with 
the adjacent 
employment 
and commercial 
areas of the City 
of Waterloo? 
Does the option 
integrate 
national, regional 
and local 
pedestrian and 
cycling routes so 
they are safe and 
easily navigated 
through the site, 
while providing 
direct internal 
linkages?

Does not 
improve upon 
existing trail/

cycling facilities 
across public 
roads beyond 

existing 
conditions.

Yes – most 
closely relates to 
Regional Official 

Plan planned 
connections 
along the rail 
line, provides 
most direct 

route to/from 
Waterloo, 

and provides 
convenient off-

site facilities.

Does not 
improve upon 
existing trail/

cycling facilities 
across public 
roads beyond 

existing 
conditions.

Yes – fine 
grained road 

network provides 
opportunity for 
pedestrian and 

cycling facilities to 
follow collector/
local roads and 
have additional 
opportunities 
for controlled 

crossings.

Promote 
connections to 
Waterloo and 

integrate multi-
use trail along 

rail line.
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Traffic 
Operations: Does 
the option have 
the potential to 
service future 
demands? Does 
the option 
establish multiple 
vehicular 
connections with 
local, regional 
and provincial 
roads to provide 
options and 
distribute traffic?  
Does the option 
provide adequate 
access conditions 
to individual land 
parcels?

Road network 
is not improved 

upon from 
existing 

conditions. 
Campus uses 
provide some 

complementary 
traffic 

generation to 
existing uses. 
Maintaining 

existing land use 
permissions will 

limit amount 
of increased 
traffic that 

could negatively 
impact road 

capacity.

Road network 
is not improved 

upon from 
existing 

conditions to 
support the 

destination and 
big box land 

uses proposed 
in this scenario. 

Existing PM 
and Weekend 

is busiest 
time; this will 
continue, and 

amplify existing 
road capacity 
constraints.  

New rail trail will 
offer some relief 
to auto-oriented 

travel.

Road network 
is not improved 

upon from 
existing 

conditions to 
support the 

retail proposed 
in this scenario. 

Existing PM 
and Weekend 

is busiest 
time; this will 
continue, and 

amplify existing 
road capacity 
constraints.

This plan 
considers 

capacity relief of 
arterial roadways 
to both provide 

additional routing 
options for 

vehicles and also 
increase access 

opportunities for 
individual parcels.

Employment uses 
also provide some 

complementary 
traffic generation 
and travel pattern 

conditions to 
existing land uses.

Maximize the 
road network 
and provide 
connection 

between sites 
north of King 

Street to allow 
an ‘all-moves’ 
intersection.

Natural Heritage

Evaluation 
Criteria Option 1 Option 2 Option 3 Option 4 Directions

All options identify 
a natural heritage 
system that 
protects the site’s 
natural features

Yes – natural 
heritage system 

is recognized 
and not 

impacted.

Yes – natural 
heritage system 

is recognized 
and not 

impacted.

Yes – natural 
heritage system 

is recognized 
and not 

impacted.

Partially – 
natural heritage 

system is 
recognized, with 

one potential 
road crossing of 
Forwell Creek.

Balance 
connectivity 
and servicing 
opportunities 

with minor NHS 
crossing.



SCHEDULE ‘B’

Active Transportation Plan - 
The Stockyards
DRAFT FOR DISCUSSION 
January 2019

Existing Off-Road Multi-use Trail

Proposed Off-road Multi-use Trail

Multi-use Trail Crossing

Proposed On-road Bike Lanes

Trans Canada Trail

Avon Trail

KING ST N

FARMERS

BEN
JAM

IN
 R

D

W
EBER

 ST N

TOWNSHIP RD 39

LOBSINGER LINE

APPLE G
R

O
VE R

D

KIN
G

 ST N

KING ST N

C
O

N
ESTO

G
A PKW

Y

CO
NESTO

G
A PKW

Y

M
AR

TIN
  G

R
O

VE R
D

KUM
PF DR

CO
NRAD PL

W
EBER ST N

BENJAMIN RD

BRIDGE ST N

RANDALL DR

MARKET RD

Active Transportation 
Network

Pedestrian crossing 
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SCHEDULE ‘C’

Transportation Plan - 
The Stockyards
DRAFT FOR DISCUSSION 
January 2019

Area Boundary

Conestoga Parkway

Regional Roads

Township Roads

Potential Connector Roads

Railway

Existing Traffic Signals

Potential Traffic Signal
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Preferred Street 
Network

Consolidated access 
between lands north 
of King StreetProvide internal 

connectivity for 
distributed access

Pedestrian 
crossing 
improvements

Fine grained 
public or private 
street network

Potential public 
connections to distribute 
traffic and provide 
additional access 
opportunities to/from 
the study area
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S e r v i c i n g

For the purposes of this Combined Planning Act and Environmental Assessment Act 
evaluation, it was determined that there was no specific relationship between the 
land use/transportation options, and the options for sewer or water infrastructure.  
Any land use/transportation option could be served by any number or combination 
of the service infrasutrcture options.  As such, the service infrastructure options 
have been evaluated separately, without regard to the land use/transportation 
options.

The following provides an analysis of the potential sanitary and water servicing 
options for the lands within the Stockyards Secondary Plan area.  The initial list of 
options identified at the January 10, 2018 Public Open House were screened and 
short-listed largely based on the technical feasibility of the options.   

The short-listed options have been evaluated based on the impacts to the natural 
heritage system and following Servicing Infrastructure Guiding Principles from the 
Secondary Plan:

• Optimize the use of existing servicing infrastructure within the Stockyards 
Area;

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

• Develop a cross-border servicing strategy for the entirety of the Stockyards 
Area.

It is noted that a new cross-border servicing strategy for the entirety of the 
Stockyards Area will be required for the servicing of any of the individual sites 
within the Secondary Plan Area, therefore, this guiding principle will not impact 
the analysis of the various servicing options.
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For the purpose of the sanitary and water servicing options, the Stockyards Area 
was divided into a number of ‘sites’ (see following figure), and the options outlined 
in this report address those sites which are currently unserviced.
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Sanitary Servicing - Site 1

The topography of the land within Site 1 falls 
from south to north, away from King Street.  
In order to provide sanitary servicing to the 
site, several options are available including 1) a 
private on-site pumping station with a forcemain 
(or low pressure sanitary sewer system (LPSS)) 
to convey flows to existing municipal sewers in 
the Walmart development south of King Street, 
and 2) construct a deeper than typical gravity 
sewer west under the CNR, through sites 2a, 
2b, and 2c to a proposed municipal pumping 
station located south of Martin Creek, south of 
the Weber Street North and King Street North 
intersection (adjacent the northwest corner of 
the Farmer’s Market parking lot).

Option S1-2 involves a private on-site pumping 
station with a forcemain (or LPSS) conveying 
pumped flows to the existing 250 mm diameter 
gravity sanitary sewer at Farmer’s Market 
Road which conveys flows south through the 
Walmart parking lot to Kumpf Drive in the City 
of Waterloo.

Options S1-3, S1-4 and S1-5 involve constructing a 
deeper than typical gravity sewer west under the 
CNR, through sites 2a, 2b, and 2c to a proposed 
municipal pumping station located south of 
Martin Creek, south of the Weber Street North 
and King Street North intersection.

Under Option S1-3, a forcemain is proposed to 
pump flows from the municipal pumping station 
south on Weber Street North to a new gravity 
sanitary sewer on Weber Street North, which will 
cross under Forwell Creek and connect to the 
existing 375 mm diameter trunk sewer crossing 
Weber Street North adjacent Black Forest Place 
in the City of Waterloo.

Under Option S1-4, a forcemain is proposed to 
pump flows from the municipal pumping station 
south on Weber Street North and east along 
Farmer’s Market Road to the existing 200 mm 
diameter sewer on Benjamin Road.

Under Option S1-5, a forcemain is proposed to 
pump flows from the municipal pumping station 
east on King Street North and south on Farmer’s 
Market Road to the existing 250 mm diameter 
sewer in the Walmart development.
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Sanitary Servicing - Site 2a, 2b, 2c, 3, 
4 and A

All sanitary servicing options for Sites 2a, 
2b, 2c, 3, 4 and A (Options S2-1, S2-2, S2-3, 
SA-1, SA-2, and SA-3) involve constructing 
gravity sewers (west along King Street 
North for Sites 2a, 2b, and 2c and north 
along Weber Street North for Sites 3, 4 and 
A) to a proposed municipal pumping station 
located south of Martin Creek, south of the 
Weber Street North and King Street North 
intersection.

Under Options S2-1 and SA-1, a forcemain is 
proposed to pump flows from the municipal 
pumping station south on Weber Street 
North to a new gravity sanitary sewer on 
Weber Street North, which will cross under 
Forwell Creek and connect to the existing 
375 mm diameter trunk sewer crossing 
Weber Street North adjacent Black Forest 
Place in the City of Waterloo.

Under Options S2-2 and SA-2, a forcemain is 
proposed to pump flows from the municipal 
pumping station south on Weber Street 
North and east along Farmer’s Market Road 
to the existing 200 mm diameter sewer on 
Benjamin Road.

Under Options S2-3 and SA-3, a forcemain is 
proposed to pump flows from the municipal 
pumping station east on King Street North 
and south on Farmer’s Market Road to the 
existing 250 mm diameter sewer in the 
Walmart development.
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Sanitary Servicing - Site C

Option SC-1 involves constructing a new 
gravity sewer from the Weber Street North 
and Benjamin Road intersection, crossing 
under Forwell Creek to the existing 375 
mm diameter trunk sewer crossing Weber 
Street North, adjacent Black Forest Place 
in the City of Waterloo.  

Option SC-2 involves constructing a new 
gravity sewer from the Weber Street North 
and Benjamin Road intersection east along 
Benjamin Road to the existing 200 mm 
diameter sewer on Benjamin Road.
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Sanitary Servicing - Site F

Options SF-1 and SF-2 involve constructing 
a new gravity sewer south through the 
existing industrial lot at 7 Colby Court to the 
existing 200 mm diameter sanitary sewer 
at the north end of Colby Court.  Based 
on the existing topography of the site, 
either fill will be required within the site to 
provide sufficient cover on the proposed 
sanitary sewer within the site (Option SF-
1), or a private on-site private pumping 
station with forcemain, or a low pressure 
sanitary system (LPSS) connecting to the 
existing 200 mm diameter sanitary sewer 
on Colby Court will be required (Option SF-
2).

Options SF-3 and SF-4 involve constructing 
a new gravity sewer connection under 
Highway 85 to the existing 250 mm 
diameter sanitary sewer at the southeast 
corner of the Walmart development, 
connecting to the existing sanitary sewer 
on Kumpf Drive in the City of Waterloo.  
Based on the existing topography of the 
site, fill will be required within the site to 
provide sufficient cover on the proposed 
sanitary sewer within the site (Option SF-
3), or a private on-site pumping station 
with forcemain, or a low pressure sanitary 
system (LPSS) connecting to the new 
gravity sewer under Highway 85 will be 
required.

Options SF-9 and SF-10 involve constructing 
a new gravity sewer connection south 
along King Street North and east along 
Northland Road to the existing 250 mm 
diameter sanitary sewer on Northland 
Road.  Based on the existing topography 
of the site, fill will be required within the 
site to provide sufficient cover on the 
proposed sanitary sewer within the site 
(Option SF-9), or a private on-site pumping 
station with forcemain, or a low pressure 
sanitary system (LPSS) connecting to the 
new gravity sewer on King Street (Option 
SF-10) will be required.
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Sanitary Servicing Evaluation

Notwithstanding the below evaluation results, it is noted that further study is required to determine 
capacities in the existing downstream receiving systems in the Township and in the City of Waterloo, and 
this analysis may conclude that additional infrastructure improvements may be required to accommodate 
the proposed development, which may affect the feasibility and cost-effectiveness of the various options.

Evaluation 
Criteria Site 1 Sites 2a, b, c, 3, 4

Option 
S1-2

Option 
S1-3

Option 
S1-4

Option 
S1-5

Option 
S2-1

Option 
S2-2

Option 
S2-3

Optimize the use of 
existing servicing 
infrastructure 
within the 
Stockyards Area
Provide efficient 
water, wastewater, 
and storm water 
management 
infrastructure in a 
fiscally responsible 
manner

Minimize impacts 
to the natural 
heritage system

No new 
crossings

No new 
crossings

No new 
crossings

No new 
crossings

No new 
crossings

No new 
crossings

No new 
crossings

Direction

The preferred option is S1-4, as it results in the 
most cost-effective solution by minimizing new 
infrastructure costs.  

The preferred option is S2-2, as it 
results in the most cost-effective 
solution by minimizing new 
infrastructure costs.  
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Evaluation 
Criteria Site A Site C Site F

Option 
SA-1

Option 
SA-2

Option 
SA-3

Option 
SC-1

Option 
SC-2 SF-1&2 SF-3&4 SF-9&10

Optimize the use of 
existing servicing 
infrastructure 
within the 
Stockyards Area
Provide efficient 
water, wastewater, 
and storm water 
management 
infrastructure in a 
fiscally responsible 
manner
Minimize impacts 
to the natural 
heritage system

No new 
crossings

No new 
crossings

No new 
crossings

Impacts 
will occur 

- new 
crossing 

of Forwell 
Creek

No new 
crossings

No new 
crossings

No new 
crossings

No new 
crossings

Direction

The preferred option is SA-2, as it 
results in the most cost-effective 
solution by minimizing new 
infrastructure costs.

The preferred option 
is Option SC-2 as it 
results in the most 
cost-effective solution 
by minimizing new 
infrastructure costs.

The preferred options are Options 
SF-1 and SF-2 as they result in the 
most cost-effective solution by 
minimizing new infrastructure costs.

The options analysis above only considers the servicing options internal to 
the Secondary Plan Area and does not consider the servicing capacity of the 
existing downstream sanitary sewer systems within the City of Waterloo.  Based 
on discussions with the City of Waterloo, it was determined that the existing 
downstream sanitary sewers do not have the capacity to accommodate the 
ultimate flows associated with the full development within the Secondary Plan 
area.  

Therefore, an update to the City of Waterloo’s Sanitary Master Plan will be 
required to confirm downstream capacities and any required improvements 
to accommodate the increased flows from the Secondary Plan Area.  Potential 
improvements 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 Plan Area.
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Water Distribution

A Preliminary Water Analysis was completed by Municipal Engineering Solutions 
(June 2018) for the May 1, 2018 Draft Preferred Land Use Plan.  The preliminary 
analysis concluded that the existing water servicing system is not capable of 
adequately supplying the increased demands anticipated in the Stockyards 
redevelopment.  

The analysis concluded that 300 mm diameter watermains along Weber Street 
North (from Farmer’s Market Road to King Street North) and along King Street 
North (between Weber Street North and Farmer’s Market Road) will be required 
to provide service to the future lands to be developed north of King Street North 
and west of Weber Street North (refer to Water Servicing Option – West 1 on 
Figure 3.5).  It is noted that the existing 200 mm diameter watermain between 
Weber Street North and Benjamin Road will need to be removed and replaced with 
a 300 mm diameter watermain.  This servicing solution applies to options W1-6, 
W2-3, W3,4-5, WA-5 and WC-6.

An alternative alignment for the required 300 mm diameter watermain on King 
Street North east of the CNR is to go south, along the east side of the CNR and 
connect into the existing 300 mm diameter watermain between the CNR and 
Farmer’s Market Road (refer to Water Servicing Option – West 2 on Figure 3.6).  It 
is noted that the existing 200 mm diameter watermain east of the CNR will need 
to be removed and replaced with the 300 mm diameter watermain.  It is noted 
that the CNR railway corridor through the Stockyards area is owned by Waterloo 
Region.  Similar to above, that the existing 200 mm diameter watermain between 
Weber Street North and Benjamin Road will also need to be removed and replaced 
with a 300 mm diameter watermain.  This alternative servicing solution applies to 
options W1-8, W2-4, W3,4-6, WA-6 and WC-7.

Site C

Water servicing for the site will be via a connection to the existing 300 mm diameter 
watermain at the intersection of Weber Street North and Benjamin Road.

Sites 2a, 2b, 2c, 3, 4, A and 1

Water servicing for sites 2a, 2b, 2c, 3, 4, A and 1 will be via connections to the 
proposed 300 mm diameter watermain loop on Weber Street North and King 
Street North.
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Site F

Option WF-1 involves constructing a new watermain through the existing industrial 
lot at 7 Colby Court to the existing 250 mm diameter watermain at the north end of 
Colby Court.  Refer to Water Servicing Options – East Figure 3.7 for options.

Option WF-2 involves constructing a new watermain under Highway 85 and 
connecting to the existing 300 mm diameter watermain at the southeast corner of 
the Walmart development.

Option WF-4 involves constructing a new watermain south along King Street North 
to the existing 300 mm diameter watermain at the intersection with Northland 
Road and Wyman Road.

It is noted that, depending on development phasing, some sites may proceed 
in advance of others with direct connections to existing watermains, or with 
construction of portions of the ultimately required new watermains.  More 
detailed water servicing analysis will be required to confirm the water servicing 
requirements for each individual site, as development of those sites proceeds.

Storm Drainage and Stormwater Management

The stormwater management criteria established to date are summarized below:

• Erosion control - detention of the runoff from a 25 mm rainfall event for a 
minimum of 24 hours;

• Normal level of quality control (i.e. 70% TSS removal) is required for areas 
draining to Forwell Creek;

• Enhanced level of quality control (i.e. 80% TSS removal) is required for areas 
draining to Martin Creek;

• Post-development to pre-development peak flow control is required for all 
events up to and including the 100 year storm event for all areas.

No new municipal stormwater management facilities are proposed.  Stormwater 
management for the new development areas is proposed to be accommodated 
with on-site measures within each site that may include, but are not limited to, 
above ground (parking lot) storage, underground storage, low impact development 
measures, oil/grit separators, etc. 
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Water Servicing Evaluation

Evaluation 
Criteria Site 1 Sites 2a, b, c Sites 3 & 4

Option 
W1-6

Option 
W1-8

Option 
W2-3

Option 
W2-4

Option 
W3,4-5

Option 
W3,4-6

Optimize the use of 
existing servicing 
infrastructure 
within the 
Stockyards Area
Provide efficient 
water, wastewater, 
and storm water 
management 
infrastructure in a 
fiscally responsible 
manner

Minimize impacts 
to the natural 
heritage system

No new 
crossings

No new 
crossings

No new 
crossingsg

No new 
crossings

No new 
crossings

No new 
crossings

Direction NA NA NA
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Evaluation 
Criteria Site A Site C Site F

Option 
WA-5

Option 
WA-6

Option 
WC-6

Option 
WC-7 WF-1 WF-2 WF-4

Optimize the use of 
existing servicing 
infrastructure 
within the 
Stockyards Area
Provide efficient 
water, wastewater, 
and storm water 
management 
infrastructure in a 
fiscally responsible 
manner
Minimize impacts 
to the natural 
heritage system

No new 
crossingsg

No new 
crossings

No new 
crossings

No new 
crossings

No new 
crossings

No new 
crossings

No new 
crossings

Direction NA NA

The preferred option is Option 
WF-1 as it results in the most cost-
effective solution by minimizing new 
infrastructure costs.
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Conc l u s i o n / P r e f e r r e d  P l a n

As a result of the land use/transportation evaluation outlined earlier in this report, 
and input from all stakeholders, the public and the project team, the below Preferred 
Demonstration Plan was developed.  This Demonstration Plan reflects the best 
elements of the four Options, is in accordance with the direction provided through 
the evaluation process, and is consistent with the Stockwards Area Vision and Guiding 
Principles.  The Demonstration Plan is supported by, and will be implemented by the 
Stockyards Area Secondary Plan and Implementing Zoning By-law Amendment.

S t o c k y a r d s  A r e a  D emon s t r a t i o n  P l a n

Key Components of the Preferred Demonstration Plan

• Provides opportunities for a wide range of uses, including 
an employment/office cluster to the south-west, a tourism 
destination to the north-east and a range of existing and new 
retail/commercial and hospitalty uses throughout the rest of 
the area.

• Buildings and public spaces are generally located to reinforce 
the existing and proposed street network, creating a strong 
street edge supportive of a range of transportation modes.

• New internal streets are introduced to create a more 
connected network and additional route options.  

• Creates a strong public realm complemented by street edge 
development along Farmers Market Road.

• Generally promotes smaller buildings along the street edge.

• Promotes safety for active transportation and transit users 
through the introduction of green streets with significant tree 
plantings and an enhanced crossing at Farmers Market Road 
and Benjamin Street.

• Relocates the rail station with a new park along Farmers 
Market Road and introduces a central green space as a 
feature of the office cluster.

• Introduces new road connections to the City of Waterloo to 
maximize connectivity.
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Stakeholder Workshops
The Township of Woolwich has retained The Planning Partnership Team to prepare a Secondary 
Plan and Environmental Assessment for the Stockyards Area. One of the key ingredients in the 
development of the study process, particularly in the initial stages, is to offer stakeholders the 
opportunity to provide input and help shape a long-term vision for the Stockyards Area. 

This first phase of the Stakeholder Workshops took place in October and December of 2016. Four 
separate stakeholder groups were given an opportunity to discuss the current state and future 
direction of the Stockyards Area. Township Council was engaged through individual face-to-face 
discussions. Three separate group workshops were conducted for each of the following three 
stakeholder groups: Woolwich Township staff, public agencies and landowners/business operators.

Council 
Interviews

Oct.
24th

Town 
Staff 

Workshop

Public 
Agency 

Workshop

Land
Owners

Workshop

Oct.
27th

Dec.
8th

Dec.
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Township Council Interviews                                        October 24th, 2016

• Market as a ‘Destination’
• The new Market building is a hit
• Market is attended weekly by local residents
• Tourism that is different from, but works well with 

St. Jacobs
• Good for all ages
• Stockyards is a ‘Destination’
• Tourism is working
• Wal-Mart has been very successful and is 

viewed positively

What’s Working

• Servicing agreements from Waterloo are difficult 
– lots of history

• The area is at the mercy of Waterloo with 
respect to servicing

• More consistent activity needed throughout the 
year 

• Need more 9 to 5 employment uses
• Lack of retail and restaurant activity
• Foot traffic is adding chaos to the area
• Traffic & pedestrian situation is dangerous
• There are too many pedestrians crossing the 

roads

What’s Not Working

Individual interviews with Councillors were conducted in October, 2016. The following is an 
amalgamated summary of the notes from those interviews.

• The character of the Stockyards is a draw which 
works well with St. Jacobs

• Should build on connected rural experience of 
the area – Stockyards & St. Jacobs & Elmira

• Train, horse and buggy, tractor rides
• Mennonite story
• Broader rural history
• The Stockyards should be an ambiance creator 

that is unique from St. Jacobs
• Avoid competition with other local industries 

(artisans, micro brewery, small boutique shops, 
etc.)

• Needs to be unique
• Streetscapes should be designed to match farm 

feel – focus on this character
• Reinforce the countryside life
• Farmstead character should continue
• Keep Woolwich separate from Waterloo
• Some fear exists from St. Jacobs about the 

‘monster’ of the Stockyards

Local & Cultural Connections

• Lots of pedestrian traffic in Stockyards
• A traffic light is needed – the Region says it’s too 

close
• The traffic light may be used only on Market 

Days
• The train runs on Saturdays and Sundays
• A new train station is needed and is apparently 

coming
• Train Runs between Stockyards – St. Jacobs – 

Elmira
• Train represents a positive building block 
• Parking is important
• A pedestrian crossing light is needed – like the 

one in St. Jacobs but operated by pedestrians
• Area also connected to Elmira by train
• Need a pedestrian activated signal on east side 

of intersection
• Need to channel pedestrians to cross at 

appropriate location
• Dealing with the Region is difficult
• Pedestrian safety is the crucial element
• A wayfinding strategy is needed
• Connected area through train is important

Access and Functional Connections
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• Potential for a park facility within the Stockyards 
• Linked to the Natural Heritage System – trails 

network, surface water management area
• Community facility potential
• Tied into hiking, cycling infrastructure
• Perhaps a fully separated bike/pedestrian 

system
• Enhance the existing surface water 

management area, create a park
• River valleys and existing woodlot
• Trails/trees – add some green space

Parks and Open Spaces

• Broaden the Farmer’s Market
• Hotels in the long-term perhaps
• Additional office & business park
• More office space needed
• Office campus is desired
• Conference centre / banquet facility
• Recreational amenities
• A variety of spaces & scales
• Should the function of the Stockyards move?
• Cheaper land available elsewhere
• Try to expand local retail including opening times 

and dates
• Build on other existing uses
• Residential, industrial, and institutional are not 

appropriate
• Need to be cognizant of compatibility
• Open up to a broader range of uses
• What about residential potential and higher 

densities?
• Part of the uniqueness of the Stockyards 

‘Destination’ is the limited hours of operation
• Additional retail would compromise ‘Destination’ 

status
• Don’t want new development to overwhelm 

existing character
• Pedestrianize the Stockyards area on Thursday 

and Saturday
• Clean and maintain the area
• Need more restaurants and pubs
• Recreational facilities (lots of things to do)
• Amusement and attractions (Dome and mini putt 

are existing)
• Events
• Diversify employment function

Future Land Uses
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Township Staff Workshop                                 October 27th, 2016

• Outlet mall was developed in early 90’s 
• Wal-Mart and outlet mall are regional retail draw
• Waterloo was concerned another power 

centre would follow the outlet and Wal-Mart so 
Woolwich developed an Implementation Plan 
and C8 zone for Stockyards

• City of Waterloo wants a comprehensive land 
use planning approach to direct servicing 
agreements, as supported by policies in the 
Regional Official Plan

• 2 new hotels in Stockyards doing well as very 
little supply in North Waterloo and demand from 
RIM Park as well as Home Hardware head office 
create regional draw

• Waterloo rapid transit proposes future 
connections to Stockyards

Stockyards Fit in Regional Context

• The farmer’s market and local food sales are 
significant drivers

• Farmer’s market operates all year Thursdays 
and Saturdays and Tuesdays in the summer

• Bandwagon effect to and from farmer’s market, 
including 2 antique markets, theatre, mall, and 
proximity to St. Jacobs

• Hotels doing well – high occupancy rates

What’s Working

• Existing retail restrictions make it hard for 
SmartREIT and Mercedes to compete with North 
Waterloo centres

• Outlet mall went through zoning to expand retail 
permissions, but still too restrictive

• Office use in Stockyards is supported by 
Waterloo (rather than retail), however difficult to 
attract due to downturn of RIM Park

• Stockyards is not currently a great retail trade 
area -- not enough people around on a continual 
basis

What’s Not Working

• Distinct from Waterloo technology hub
• Reason to go – reason to go again – reason to 

stay
• A place you know about
• Build on success
• Reinforce
• Complementary
• Balance
• Authentic
• Farm character (West side of tracks)
• Sustainable – keep market going
• Synergistic
• Focused on farmers market & stockyards 

function on west side of tracks
• Targeted market
• Eclectic
• Connected (internal and external)
• Job/tax creator (assessment & employment)

Guiding Principles for a Long-Term Vision
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On October 27th, 2016 a workshop with Township staff was conducted. The following is a summary of 
the discussions:



• Have a trails coordinator for Woolwich – signage 
for hikes / bikes

• Opportunity to do more with surface water areas 
– input to Regional design

• Trans Canada Trail direct to St. Jacobs
• Talk of trail down rail corridor
• Trail goes to Conestoga dam

Parks and Open Spaces

• Regional Official Plan does not support 
residential uses nor does the Terms of 
Reference for the Stockyard Secondary Plan

• More retail of a like type – compatible with 
farmers market

• Small-scale artist manufacturing
• Restaurants and shopping support hotels
• Want unique restaurants to cater to people 

coming to farmers market
• Chefs at or near market who do dinner
• Interest in specialty food stores (not permitted)
• Recreation and entertainment uses are 

permitted in Official Plan but not in zoning
• St. Jacobs just formed a BIA last year – nothing 

for Stockyards
• Wal-Mart is part of the Elmira BIA – provides 

monies to BIA
• Wal-Mart has food but have limits in 

departments (e.g. apparel, consumer goods)
• Don’t want to have caps on uses
• Flexible event space – conventions, pop-up 

restaurants, meeting rooms
• Bingemans is the only convention space in the 

Region – but no hotel associated
• Health uses in demand for former industrial use 

area – likely more if more building stock

Future Land Uses

• Benjamin Road as a major cycling route
• Weber Street North Regional Road 

reconstruction will continue after Secondary Plan 
• Would like a new train station
• Brand the market to distinguish from St. Jacobs 

proper and Waterloo
• Visitors centre located in a residence – possibly 

move it, continue the lease, as well as determine 
its heritage value

• Pedestrian crossing proposed at Farmers 
Market Road and Benjamin Road that will be 
recognized within the upcoming Secondary Plan

Access and Connections

Photo: Allie Caulfield 2011
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Public Agency Workshop                                 December 8th, 2016

• Destination for people outside Region
• Can buy specialty things you can’t buy 

elsewhere
• Complementary to what’s going on in the City

Stockyards Fit in Regional Context

• Has a unique character – not cookie cutter
• Eclectic, unique, complementary
• Visually unique
• Sense of authenticity: horse and buggy, different 

products, cows, pigs
• Lots of layers over time

What’s Working

• Green
• Maintain and enhance natural infrastructure
• Broaden uses
• Keep vision long-term
• Unique
• Complementary
• Enhance stockyards identity
• Don’t lose the stockyards
• Sustainable & resilient
• Cultural heritage
• Vibrant
• Efficient & sustainable transportation network
• Sensible & connected
• Economically sustainable

Guiding Principles for a Long-Term Vision

• Existing orphaned triangle makes sense as part 
of business park to south (Area 1 on Map 1)

• Area 1 may be problematic for movement due to 
Bridge Street and ramps

• Area 1 may only accommodate right turn in - 
right turn out traffic

• Consider a southbound ramp through Smart 
Centre lands to Highway 85 (Area 2 on Map)

• Ministry of Transportation to check feasibility of 
Highway 85 connection at Area 2

• Consider traffic study and access restrictions to 
Area 3 – right-in right-out only

• Queuing issues currently on King Street turning 
onto Conestoga Parkway south-bound

• 3a on the Map represents a farm access road 
adjacent to Highway 85 southbound off-ramp – 
in a poor spot so close to highway ramps

Access and Functional Connections

• Interest from City of Waterloo and potential 
Regional interest in trail linkage from Northfield 
to Stockyards

• A trail connection to the Health Valley Trail 
commences at the north end of the farm access 
road (3a)

• Grand River Conservation Authority will be 
consulted with any development on Areas 3 & 4

• Regional Woodland and Wetland area is a 
central natural feature and could serve as open 
space area

• Opportunities to rationalize Countryside Line in 
Stockyards area

Open Spaces and the Environment

6       Woolwich Stockyards Secondary Plan - What We Heard

On December 8, 2016 a workshop was held with public agencies, including: The Region of 
Waterloo, The City of Waterloo, The Grand River Conservation Authority, and The Ontario Ministry of 
Transportation. The following is a summary of the discussion:



• Area 5 on Map 1:
• Complement hotels, compatible residential, 

employment opportunity
• Seems like employment uses should be at 

south-end
• ‘Employment land’ not retail
• Office – not major office
• Would have to redefine as major local 

node to accommodate major office
• 10,000 m2 / 500 jobs

• Could be office / retail / light industrial / 
cultural use / religious facility

• Public or private recreation or institutional 
(Areas 3, 4, or 5)

• Movie theatre – off-peak traffic – good for 
roads

Future Land Uses

• Area 4 has servicing agreement with Waterloo 
and will likely develop as a carpet store

• City of Waterloo is perceived to be controlled 
in what they deem appropriate retail in the 
Stockyards

• Concern about Power Centre application and 
impact on area

• Intensifying and want to make most efficient use 
of land

• Loosened range on commercial centres
• This area has potential for service commercial 

uses
• Rail-oriented industrial uses are traffic 

dependent
• Residential not supported by Region

Photo: Footbridge on Health Valley Trail, Nick de Boer, 2014

Woolwich Stockyards Secondary Plan - What We Heard        7
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Landowners Workshop                                   December 8th, 2016

• On the edge between Waterloo and Woolwich
• Stockyards is an orphan
• Some integration with Waterloo
• Place where rural meets urban
• Close to City amenities
• Historically significant
• Tourist attraction
• Accessible from highway and bicycling
• Regional draw from Waterloo & across Woolwich
• Economic influx to the area
• Schools visit the area from across the region
• Stockyards is more than ‘regional’ – it draws 

from a large geography 
• Smart centres serves local and regional market 

– hurt some nearby small towns though

Stockyards Fit in Regional Context

• Brings families to Stockyards
• Tourist train is an attraction
• Jack’s Restaurant is successful
• Highway access 
• Many unique features
• Smart centre is busy
• Outlet mall is fairly successful
• Mennonite businesses
• Max’s Sports World has lots to offer
• Good location to capture area market
• Good multi-modal connections: Interchange, 2 

Regional Roads, and 2 trails
• Unique aspect of the Stockyards itself
• Access to local and healthy food
• Folksy feel
• Blend of complementary retail types – Wal-Mart 

& Market support each other
• Successful retail hub
• Market drives the character
• 2010 traffic study Thursday / Saturday = 8,000 

cars each – just parking lot, not including 
overflow

• 40% of whole area has relationship to food
• Hotels are well used and support Market and 

other retail
• Building blocks for residential use (e.g. seniors 

housing)

What’s Working

• Need to solve servicing issues
• Business Centre has a lot of turnover and is not 

a destination
• Transportation is an issue during Market
• Traffic – more management on Market days
• Rush hour traffic also causes congestion
• Need more capacity on access roads
• Parking in proximity to Farmer’s Market 

overflows
• Area is not walkable
• Unsafe street crossing by pedestrians
• Waste management centre on southern 

boundary causes odor
• Inability to lease some nice commercial space 

adjacent to waste management site
• Very seasonal – April to September / October – 

2 to 3 days/week 
• Needs Transit
• Restrictions on retail due to City of Waterloo 

concerns has discouraged development
• Staff of businesses have problem getting into 

area, especially Saturdays
• People park ½ km away currently and walk with 

bundle buggy

What’s Not Working

Also on December 8, 2016 a workshop was held with a number of landowners and business 
operators from within the Stockyards Area. A summary of the discussion follows:
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• LRT / Transit connectivity
• Retain character of area – while moving forward
• Don’t ‘over-do’ it – not a 7 day/week Market
• Explore more of the area’s history – Darryl Sittler 

grew up in St. Jacobs!
• Leverage sports & activity level in nearby 

Waterloo
• What are other large Farmer’s Markets doing 

and what are the impacts?
• Don’t hurt other nearby small towns and 

businesses
• Enhance agricultural interactions at the Market
• Keep country image – don’t modernize
• Authentic
• Fully serviced district
• Retail freedom
• Flexibility to attract growth
• Cool & unique experience
• Evolution with supportive & complimentary uses
• Build around it – complete community
• Mixed-use; even if not residential
• More full-time uses & users needed
• Without Stockyards, it’s the same as everywhere 

else

Guiding Principles for a Long-Term Vision

• Transit, cycling and pedestrian connections 
• De facto trail along rail corridor exists
• Easement for light rail is perfect urban-rural 

connection
• Mennonites may park here & connect to rail
• Region has interest in transit connection in 

Stockyards
• Greater Market connection along King Street
• Shuttle to Waterloo (e.g. Wildcraft)
• Light rail with connections to technology hub & 

University of Waterloo
• Pedestrian connections across Weber Street 

needed
• Bike plan strategy needed
• High frequency transit is high priority for a 

successful node
• Transit supports major office and major retail
• Add high frequency loop through Stockyards
• Weber Street corridor - upgrades upcoming

Access and Connections

• Can designate the Stockyards a ‘local major 
node’ through the Regional Official Plan

• Designation as a node opens the land up to new 
opportunities – mixed-use and flexible

• Should prepare the area to be an economic 
driver
• shovel-ready
• lined-up servicing
• pre-zone the land and avoid appeals

• Land is scarce in Waterloo – plenty available in 
Stockyards

• Some land is serviced and undeveloped as-yet 
in the area

• 24 acres of land is serviceable by gravity – outlet 
to trunk is close, water is close

• Any retail expansion policies are addressed 
through local Secondary Plan in conjunction with 
Settlement Plan

• Any residential considerations would have to be 
addressed through Regional Official Plan

• A significant retirement home was proposed and 
didn’t go through

• What environmental limits exist for residential in 
proximity to Stockyards?

• May be benefit to move Stockyards and 
introduce more flexible uses

• Few people go through stockyards and average 
visitor is not aware of them

• Growth Plan and Regional Official Plan support 
local healthy food

• Northfield is a major node and could be 
connected to Stockyards

• Kitchener – Waterloo needs employment lands
• ‘Economic development will be supported’
• Current zoning says the market can be 

everywhere (but not appropriate)

General Land Use

10       Woolwich Stockyards Secondary Plan - What We Heard
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• Consider 7 day market
• Likely viable only for small booths
• Brings crowds on market days
• Possible smaller-scale model on more 

permanent basis
• Like to have more restaurants here
• Hotel uses are maybe maxed out
• More larger scale retail (e.g. IKEA)
• Medical centre along with associated retail
• Veterinary facility
• More convention & conference space to support 

hotels – 200-500 person facility needed
• Bingemans is nearest convention space 

(Kitchener)
• What about higher density residential?

Future Land Uses

• Argument exists for mixed-use housing
• Homewood is a suite hotel however flexibility to 

convert to retirement housing is desired
• Compelling argument for residential adjacent to 

existing residential
• Make existing trail networks better connected
• Waterloo wants to do a trail up to the border
• Township could connect in 1 km from Northfields
• Area 1 (Map 3) nursing home / recreational use / 

walking trails / trailer park
• address right-of-way
• make it a place that can be experienced

• Area 2 (Map 3) flexibility of zoning options
• automotive?
• ‘less of an island’
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Woolwich Stockyards Secondary Plan

Vision and Principles
Background Report

The Planning Partnership
Cushman & Wakefield
MDB Insight
SCS Consulting Group
Plan B Natural Heritage
BA Group
Archaeological Services Inc.

Open House
June 27, 2017

What We’ve Heard

October 24, 2016 Council Interviews
October 27, 2016 Town Staff Workshop
December 8, 2016 Public Agency Workshop

Land Owners Workshop



Common Themes

Authentic  Complementary  Unique

• Livestock Exchange  and Farmers Market are Destinations 
– draw from beyond the region

• Tourism is healthy, complementary to St. Jacobs
• The area has unique character that needs to be 

preserved
• There are good pedestrian, cycle and vehicular 

connections with surrounding region, which can be 
strengthened

Common Themes

• Traffic volumes high at peak periods
• Pedestrian/vehicular conflicts on market days
• Seasonal/Farmers Market dependent, need more 

balance
• Public amenity is limited
• A broader range of uses is needed, including office, 

restaurant, retail and service commercial
• A new, predictable Cross Border Servicing Agreement is 

needed to provide urban services to all the lands



Draft Vision Statement

The Stockyards Planning Area will…

…Be a unique hub and destination in the broader region
…Retain an authentic rural character and expression
…Build upon existing assets and brand recognition

…Expand its retail and service commercial uses
…Foster new office-related and compatible 

industrial/employment uses
…Evolve a stronger internal pedestrian realm and cycling 

network, and make connections to surrounding areas

Guiding Principles

Economic Development and Market
• Recognize and support the Ontario Livestock Exchange
• Brand the Stockyards Area
• Promote a variety of employment: offices, services
• Promote complementary uses to the Farmers Market 

including food uses
• Consider additional hotel/convention
• Additional retail flexibility



Guiding Principles

Planning and Design
• Authentic character, visual cohesion in public realm
• Pedestrian space at Farmers Market Road/Benjamin to 

reduce conflicts
• Enhanced public amenities to destinations

Natural Heritage
• Identify a Natural Heritage System and restore natural 

features
• Link with stormwater management facilities, trails and 

parks wherever possible

Guiding Principles

Multi-Modal Transportation
• Provide a safe, linked system with multiple alternatives
• Promote active transportation
• Promote linkages to adjacent employment/commercial 

areas and transit systems
• Integrate national/regional/local pedestrian and cycle 

routes safely through the area
• Investigate shared access to lands north of King Street

Servicing
• Optimize existing infrastructure
• Provide efficient and fiscally responsible new 

infrastructure
• Develop a cross border servicing strategy in partnership 

with the City and Region of Waterloo



Question 1

How would you refine the Vision & Principles?
…Additions
…Deletions
…Refinements

Question 2
What are your thoughts on a potential land use map?



Next Steps

Summer 2017 Refine Vision and Principles
Generate 3 Options for land use & urban design

Fall 2017 Public Workshop
• present Vision and Principles, 3 Options
• feedback on Options

Assess Options based on Principles
Develop Preferred Scenario
Council Orientation

Winter 2017 Develop Servicing Strategy
Draft Secondary Plan Concept
Official Plan Amendment Process



Woolwich Stockyards Secondary Plan

What We Heard

June 2017

Cushman & Wakefield
SCS Consulting Group
MDB Insight

Vision and Principles 
Open House

Archaeological Services Inc.
Plan B Natural Heritage
BA Group

The Planning 
Partnership



Vision and Principles Open House June 27, 2017

• Do not see the attraction for office/employment
• Food tourism
• Traffic flow has decreased in St. Jacobs
• How to attract more people to the area

Guiding Principles

• Convention Centres
• Entertainment - Great Wolf Lodge (year round)
• Specialty food stores
• Re-word ‘branding’ principle
• Clarify ‘short term’ for retail opportunities
• Growth - craft brewery (energizing centre)
• Expanding permissions for the outlet mall

What’s Not Working

• 3 days a week there is limited parking
• Factory Outlet having difficulty attracting tenants
• Need zoning permissions to allow variety of uses
• Use needs to meet tax base
• Concern that transit may just be a parking lot

• Food tourism
• Residential connections
• Attract local residents
• Pedestrian crossings & signal, streetscape
• Restaurants
• Family oriented
• Develop the rail trail/connect the trail system
• Tourist train stations (Waterloo - Elmira)
• Water sports - kayaks, paddle boats (on storm 

water management pond)
• Charging stations
• Greater variety of retail i.e. hub
• Specialty entertainment/recreation: rock 

climbing, IMAX, ‘fun park’, bowling, arcade, 
indoor water park, Laser Quest, Great Wolf 
Lodge

• Casino, horse racing
• Tech companies
• Bicycle paths
• Trailer park (overnight)
• Community park, public space
• Specialty grocery store, boutique food
• Convention centre, banquet/meeting facilities
• Recreation centre/facilities, indoor ice pad
• Ferris wheel
• Mixed use office campus
• Brewery, distillery, winery, cidery

Vision Statement Potential Land Uses

A Public Open House was held on June 27, 2017 to review input received so far and to gain 
additional input on the draft vision and guiding principles for the Stockyards Area. The draft guiding 
principles were organized around five themes: economic development and market, planning and 
design, natural heritage, multi-modal transportation and servicing. As part of this Open House, 
participants were asked to provide comments on how they would refine, add to or delete portions of 
the draft statements.  

Building on the vision and guiding principles exercise, participants were then asked to share their 
thoughts on a potential land use map for the Stockyards Area.  This input will feed into the preparation 
of development options, to be refined and evaluated as part of the subsequent phases of this project.

The following is a summary of comments.

Woolwich Stockyards Secondary Plan - What We Heard - June 27, 2017



Woolwich Stockyards Secondary Plan 
and Class Environmental Assessment

Public Open House to Review Options

The Planning Partnership
Cushman & Wakefield
MDB Insight
SCS Consulting Group
Plan B Natural Heritage
BA Group
Archaeological Services Inc.

January 10, 
2018

This is a joint Planning Act/ 
Environmental Assessment Act 
process for a Master Plan Vision



Background 
Report

Workshops:
-Council, Staff, 
Agencies, 
Landowners

Open House 1: 
Vision & 
Principles

Land Use & 
Transportation 
Options

Servicing 
Strategy 
Options

Open 
House 2: 
Options

Evaluation 
of Options

Develop a 
Preferred 
Scenario

Develop a 
Servicing 
Strategy

Council 
Orientation

Draft 
Secondary 
Plan Concept

Draft Official 
Plan 
Amendment

Statutory 
Public 
Information 
Meeting

Final Official 
Plan 
Amendment

Statutory 
Council 
Meeting
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Q2 
2018

Q2 
2018

We Are Here

Vision Statement

The Stockyards Planning Area will…

…Be a unique hub and destination in the broader region
…Retain an authentic rural character and expression
…Build upon existing assets and brand recognition

…Expand its retail and service commercial uses
…Foster new office-related and compatible 

industrial/employment uses
…Evolve a stronger internal pedestrian realm and cycling 

network, and make connections to surrounding areas



Options

• Options are meant to:
• Test a range of ideas: land use, built form, 

public realm and transportation
• Incorporate many ideas from stakeholders

• Options will be evaluated based on the Vision 
and Principles

• A Preferred Plan will be created based on the 
most appropriate elements of each option

Common to All Options

• Signalized intersection at Farmers Market 
Road and Benjamin Road
• Central median in Farmers Market Road
• Pedestrian crosswalks

• Trail/vehicle access to Township Stormwater
Management Pond from Benjamin Road
• Walking trail around the pond

• 2% parkland dedication (approximately 
1.4acres) shown on all Options

• Preservation of heritage house at Farmers 
Market & Benjamin



Option 1
Extrapolation

Big Moves

• No change to existing planned function, minor 
adjustments to floor area, unit size policies

• Development “fills in” over time
• Create a green public realm along Farmers 

Market Rd and Benjamin – double/triple rows 
of trees, enhanced sidewalks and landscaping

Option 1: Extrapolation



Option 1: Extrapolation

Option 1: Extrapolation

Additional Gross Floor Area (estimate)

Use GFA (sq m)
Recreation/fitness 14,500
Retail/restaurant 11,000
Hotel 13,000
Office 35,000
Auto dealerships 7,500
TOTAL 81,000



Option 2
Destination

Big Moves

• Railway ROW becomes the “main spine” of 
the area – includes multi-use 
bike/Transcananda trail, tourism train

• Development clusters around three train 
platforms along the main spine – small 
scale/rural buildings with retail/restaurant 
uses in a pedestrian focused environment

• Retail clusters are served by large parking lots 
behind them, which can also serve larger 
format retailers

Option 2: Destination



Option 2: Destination

Option 2: Destination

Additional Gross Floor Area (estimate)

Use GFA (sq m)
Convention 11,000
Retail/restaurant 18,000
Destination hotel/tourism 35,000
Hotel 11,000
Employment 16,000
TOTAL 91,000



Option 3
Retail Focus

Big Moves

• Removal of restrictions on retail – food store, 
hardware, drug, general merchandise 
permitted

• Testing site size/configuration for large boxes
• Enhanced pedestrian connections from streets 

through parking lots to new retail

Option 3: Retail Focus



Option 3: Retail Focus

Option 3: Retail Focus

Additional Gross Floor Area (estimate)

Use GFA (sq m)
Retail/restaurant 54,000
Employment 8,000
TOTAL 62,000



Option 4
New Streets

Employment Focus

Big Moves

• New street connections to Waterloo
• New fine-grid street network on west side of study 

area
• New public street on north side of study area 

connecting across tracks
• Campus style buildings catering to 

university/technology sectors
• Buildings come to street edges, parking in behind

Option 4: New Streets & Employment Focus



Option 4: New Streets & Employment Focus

Option 4: New Streets & Employment Focus

Additional Gross Floor Area (estimate)

Use GFA (sq m)
Office 36,500
Tech/Research 23,000
Retail 7,500
Hotel 14,500
Employment 10,500
TOTAL 92,000



Economic Development and Market

• Does the option support OLEX as a key anchor and 
economic driver?

• Does the option allow the Stockyards to be branded 
effectively, including building on its existing identity? 
(includes public realm elements)

• Does the option promote a variety of uses?

• (office, professional services, high order personal 
services, complementary food services, hotel, 
restaurant, additional retail types)

• Does the option avoid competition with St. Jacobs?

Evaluation Criteria for Options

Planning and Design

• Does the option promote visual cohesiveness in public 
realm and built form?

• Does the option provide a feature pedestrian space at 
Farmer’s Market/Benjamin increasing safety?

• Does the option provide other amenities at key 
destinations? (e.g. railway station, TransCanada trail, 
visitor info, public transit, gateways)

• Does the option link public spaces? (NHS, SWM, trails, 
parks)

Evaluation Criteria for Options



Multi-Modal Transportation

• Pedestrian Operations: Does the option provide a safe, linked 
pedestrian network to many destinations?

• Transit Operations: Does the option promote active 
transportation and the future extension of the LRT?

• Active Transportation: Does the option promote pedestrian, 
cycling, horse and buggy, and vehicular connections with 
adjacent areas? Does the option integrate national, regional and 
local pedestrian and cycling routes?

• Traffic Operations: Does the option have the potential to service 
future demands? Does the option establish multiple vehicular 
connections to provide options and distribute traffic? Does the 
option provide adequate access to individual parcels?

Evaluation Criteria for Options

Natural Heritage
• All options identify a natural heritage system that 

protects the site’s natural features

Evaluation Criteria for Options



Servicing

• Technical: How does the servicing option relate to the technical 
feasibility, approvals, existing infrastructure, constructability, 
available capacity, robustness, operation and maintenance?

• Natural Environment: Does the servicing option have potential 
impacts to the natural and physical components of the 
environment?

• Social: Does the servicing option have potential impacts to 
residents, neighbourhoods, businesses, community character, 
social cohesion and community features?

• Cultural: Does the option have potential impacts to 
historical/archaeological remains, and heritage features?

• Financial: How does the option relate to the capital costs, 
operating and maintenance costs, land acquisition costs, and 
overall lifecycle costs of the alternative solution?

Evaluation Criteria for Options

Today

• What are the strengths and weaknesses of each 
Option?

• Which elements of the options should be considered 
for the Preferred Plan?

• Are the evaluation criteria appropriate and 
complete?



Next Steps

Q1 2018 Evaluate Options based on Criteria
Develop Preferred Scenario
Council Orientation

Develop Servicing Strategy
Draft Secondary Plan Concept

Q2 2018 Official Plan Amendment Process
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Public Open House January 10, 2018

•	 area	residents	concerned	with	potential	traffic	
increases	from	new	development

•	 there	is	a	significant	transportation	issue	at	the	
King	Street/Weber	Street	intersection	that	must	
be	addressed

•	 access	to	properties	along	the	north	side	of	King	
Street	must	be	carefully	considered

•	 the	extension	of	Kumpf	Drive	and	Conrad	Place	
street	connections	into	the	Stockyards	area	is	
desirable

•	 King	Street	at	Bridge	Street	should	be	
considered	for	a	traffic	light

•	 the	Transportation	Strategy	must	include	horse	
and	buggy	access	

•	 the	creation	of	a	safe	pedestrian	crossing	of	
Farmer’s	Market	Road	at	Benjamin	Road	is	a	
priority

•	 is	the	“sight	triangle”	along	King	Street,	where	
the	railway	crosses,	still	necessary?

•	 is	the	railway	still	open	and	operational	in	all	
Options?	(YES)

•	 keep	the	LRT	in	mind	when	developing	the	
preferred	plan.	Keep	the	existing	rail	line	open	
as	it	could	function	as	a	transportation	link	to	the	
LRT

•	 the	natural	environment	should	be	enhanced	
throughout	the	study	area

•	 check	the	flexibility	of	the	Natural	Heritage	
System	boundary	on	the	west	side	of	Weber	
Street,	in	the	north	part	of	the	study	area	(865	
Weber	Street)

•	 will	there	be	impacts	on	existing	private	wells	
adjacent	to	the	study	area?

•	 will	municipal	services	be	provided	for	properties	
immediately	adjacent	to	the	study	area	(e.g.	
along	King	Street	north	of	Bridge	Street)

•	 appropriate	new	uses	for	the	study	area	include	
destination	uses	such	as	restaurants,	unique	
stores,	positive	(family)	entertainment,	cinemas,	
recreation,	and	a	water-fun	destination

•	 does	“bricks	and	mortar”	retail	have	a	sound	
foundation	(in	light	of	on-line	competition)?

•	 a	significant	amount	of	development	within	
the	Stockyards	Area	would	compete	with	and	
significantly	impact	downtown	St.	Jacobs

•	 a	recreation/gym	facility	is	an	attractive	resource	
for	people	who	use	the	study	area

•	 employment	uses	on	the	east	side	of	Highway	
86	are	not	preferred	by	residential	neighbours	
on	the	opposite	side	of	King	Street

•	 there	are	enough	food	stores	in	the	area	already	
and	the	study	area	does	not	require	another

Transportation

Environment/Servicing

Land Use

A	Public	Open	House	was	held	on	January	10,	2018	at	the	Woolwich	Township	offices	to	review	
Options	for	the	study	area.	Four	different	Options	were	developed.	They	explored	potential	land	use,	
public	realm,	built	form	and	transportation	network	configurations.	Their	purpose	was	to	represent	a	
range	of	possible	outcomes	to	test	different	policy,	market	and	design	decisions.	These	Land	Use/
Transportation	Options	are	accompanied	by	Servicing	Options	that	explore	different	ways	that	water,	
wastewater	and	stormwater	management	infrastructure	can	be	provided.

Evaluation	Criteria	were	developed	to	assess	the	strength	and	weaknesses	of	Land	Use/
Transportation	and	Servicing	Options	in	achieving	the	Vision	and	Principles	that	have	been	
developed.	The	Vision,	four	Land	Use/Transportation	Options,	and	Evaluation	Criteria	were	presented	
to	the	public	and	stakeholders	for	feedback.	The	following	is	a	summary	of	comments	and	questions.
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Woolwich Stockyards Secondary Plan and 
 Class Environmental Assessment 

 
Submission by the MaxTech Group of Companies 
Representing 800 King St. N (Max Sports World) 

 
Introduction: 
The property at 800 King St N., within the study area, occupied by Max’s Sports World 
is owned by KaCee Vasudeva, President of the MaxTech Group of Companies.  Mr. 
Vasudeva was not informed about the status of the Woolwich Stockyards Secondary 
Plan process.  He was not aware that a public consultation meeting took place in 
January 2018 and input from interested parties was being solicited by the Woolwich 
Council.  Mr. Vasudeva became aware of the consolation process in late April 2018 and 
appreciates the opportunity to provide the following impute for consideration. 
 
It is very much appreciated that John Scarfone has allowed this extra time for the 
submission of comments by the owner of the 800 King St N property. 
 
MaxTech Group of Companies supports the need for the Woolwich Stockyards Plan 
and the Class Environmental Assessment.  The work by the Woolwich Council and 
Woolwich staff is commended.  In the sections below, we will provide specific comment 
on the four options as presented on January 10th, 2018. 
 
It is expected that the final report to Council will be a highbred of the four options—
selecting parts of each option that received positive comments from the various 
consultations. 
 
In reviewing the documents listing the consultation comments received to date, it was 
noted that any reference to a residential option was a possible short-coming.  We agree 
with these comments. 
 
For the Secondary Plan to be complete, we believe that there is one additional 
amendment for the property at 800 King St N that should be included.  This additional 
amendment, as outlined in the Key New Recommendations, best fits into the current 
Options 2 and 4. 
 
Key Recommendations: 

1. Option 2, with a destination focus on retail and convention style development is 
supported.  As the Woolwich Council may recall, there was interest in this 
property for future entertainment/casino development.  The Secondary Plan 
should continue to allow such possible future development. 
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2. Option 4 provides for a new public street on north side of study area with campus 

style buildings catering to university/technology and innovation sectors.   
 

The concept, of catering to university/technology and innovation sectors, can be 
seen in many other community plans.  Taking the concept to the next level can 
be seen in such plans, including Guelph’s plans for the York District Lands 
adjacent to the University of Guelph.  To be successful in supporting the new 
ways in which research and development operate, community plans include 
areas where researchers can do their work AND live/raise their families. 

 
The Woolwich Stockyards Secondary Plan could provide for the development of 
the workspace on the 800 King St N property with much of the life-style 
amenities, such as retail stores, restaurants, food outlets, entertainment and so 
on, located throughout the remainder of the study area and in the nearby village 
of St. Jacobs. 

 
For the Woolwich Stockyards Secondary Plan to realize an employment focus it 
is recommended that consideration to given to an integrated mixed use and 
sustainable development plan for the 800 King St. N property that includes 
appropriate live/work opportunities consistent with leading smart growth 
principles. 

 
To complete the vision of a community where individuals and families can live 
and work, the option should be expanded to allow campus style buildings, 
including affordable residential components, catering to the 
university/technology and innovation sectors. 

 
The vision for this community would include multi-story buildings with street-front 
locations for research and commercialization with the upper floors dedicated to 
housing in the form of condos and/or apartments.  The concept could also 
include on-street townhouse blocks as well as dedicated parkland and trail 
connections to nearby neighbourhoods. 
 

 
Additional Comments on the January 10th, 2018 Presentation: 
 

Vision Statement: 
We support the vision statement for the Stockyards planning area.  To make the 
statement stronger we suggest the following modification: 

• Foster new office-related and compatible industrial/employment uses with 
appropriate live/work opportunities. 
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Option 1, Extrapolation: 
The use of the 800 King St N property is limited to its current use as ‘recreation 
and fitness’.  We request an option for broader future use of this land.  Therefore, 
this option, as it applies to 800 King St N. IS NOT supported. 
 
Option 2, Destination: 
Overall, this option provides some unique opportunities to develop the study area 
into a destination area that would fit into a broader plan that includes the village 
of St Jacobs.  For the 800 King St N property, the addition of amendments as 
outlined above in key recommendation #1, would certainly fit into the destination 
principle.  The option of retail and convention style, including 
entertainment/casino facilities should be retained. 
 
Option 2, as amended, should be considered for the preferred plan. 
 
Option 3, Retail Focus: 
The lands south of King St. have, will continue to have, a strong retail focus.  We 
suggest that this area is where the retail focus should remain and the property at 
800 King St N be provided with broader flexibility to achieve the overall vision of 
the Secondary Plan. This Option, as it is stated, IS NOT supported.   
 
Option 4, New Streets Employment Focus: 
This option provides a unique opportunity for Woolwich to attract the interest of 
post-secondary institutions to the County.  With the addition of the key 
recommendation of this submission, The Woolwich Stockyards Secondary Plan 
would be supporting live/work opportunities that many leading smart-growth 
communities are adopting. 
 
However, it should be noted that the live/work is a relatively new concept and has 
not been proven in this Region.  Therefore, the Secondary Plan should not limit 
future development of 800 King St N to an unproven concept, but rather include it 
as an option. 
  
Option 4, with the amendments as outlined in the key recommendations #1 and 
#2, should be considered for the preferred plan.  
 
 
 

Submitted by:  
 

KaCee Vasudeva, President, MaxTech Group of Companies. 
 

Date: 
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March 27, 2018 File No: 16223

Township of Woolwich
P0 Box 158
24 Church Street West
Elmira, ON N3B 2Z6

Attn: Mr. John Scarfone, Manager of Planning

Dear Mr. Scarfone:

Re: Stockyards Secondary Plan
Comments on Preliminary Land Use Options

Schiegel Urban Developments has interest in several large parcels of land in the Stockyards
planning area including the St. Jacobs Farmer’s Market, the Outlet Centre and properly on
the west side of Weber Street. This letter provides comments on the alternative land use
concepts that have been prepared for public consultation in the Stockyards.

Vision for the Stockyards Area

The May 2017 vision and principles document provides guidance for the development of
plans for the Stockyards Area. The vision promotes for the area to be a unique hub and
destination in the Region, retain its authentic character and expression, expand its retail and
services by introducing new office and employment uses while creating a stronger public
realm and making connections to the surrounding areas. We concur with this overall vision
for the neighbourhood.

The challenge ahead is to build on the success of the area, notably it’s seasonal and
weekend activity and vitality, by adding new uses and fostering integration with the
surrounding neighbourhoods of Waterloo to provide for a daily and year- round mix of
activities and attractions for the area.

Taking a total retail focus as illustrated in Option 3 or a total. office focus as illustrated in
Option 4 will likely not further the vision and goals established for this area. Further, there is
unlikely to be a market support for moving in an all retail direction and a major office focus
without higher order transit is likely not the most appropriate scenario either.

A more appropriate strategy is lilcely a combination of that illustrated on Options I and 2
which provides for a broad mix of commercial and employment uses, a strengthening of the
public realm and the addition of activities which will help to strengthen the area’s role and
status as a destination within the Region and within Southern Ontario. This requires a
sensitive approach to building on the character of the area and enhancing the experience

PLANNING I URBAN DESIGN I LANDSCAPE ARCH1TECTURE

72 Victoria Street South. Suite 201, Kitchener, ON N2G 4Y9 519 569 8883

162 Locke Street South. Suite 200. Hamilton, ON LGP 4A9 905 572 7477
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people have when visiting the Stockyards area to shop, enjoy food, work and pursue leisure
and entertainment activities.

Public Realm

Improvements to the public realm should be a priority for the municipality to enhance the
comfort and experience of people visiting the area. Several of these improvements are
illustrated on the developments concepts and they must start with making it easy for people to
circulate throughout the area on foot, by bike and in their car. The intersection of Benjamin
Road and Farmer’s Market Road requires intersection controls in order to facilitate pedestrian
crossing from the south to the Farmer’s Market. Schiegel is review development concepts for
the Market site and may consider closing the vehicular entrance to the site at this location in
order to provide a better pedestrian environment. We submit that improvements at this
intersection should be a orioritv and the first public investment to the area.

There is also a lack of sidewalks on part of Benjamin Road, and along Weber Street and King
Street through this area. A program should be created to enhance all of these streets with
sidewalks, street trees, pedestrian crossings, benches and other furniture to promote
comfortable walking.

Transportation

As the Stockyards area matures, it’s important that the transportation system keeps pace with
the development activity. Improved connectivity and circulation should be a priority.

The proposed pedestrian and cycling trail along the railway from the City of Waterloo is
encouraged and the Township and Region should consider a convenient extension of the trail
northward to St. Jacobs, either along the railway or along King Street. This will provide a
greater connection between these two destinations and provide an opportunity for people to
stay longer and enjoy both areas. A connection to Conrad Place to the south would also
improve linkages to the employment area to the south.

Incremental improvements to the road system are necessary. Turn lanes should be
investigated in several locations including right turn lanes from Weber Street into the Farmer’s
Market. An access to the Farmer’s Market from King Street would aid access and circulation
at the Market and should also be investigated.

There is limited transit service to the Stockyards area with only the route that runs from
Conestoga Mall to Elmira now in place. Additional routes with connections to the
northwestern part of the City of Waterloo and the LRT at Northfield should also be
investigated to foster stronger ties to the rest of the urban area.

Attached to this letter is a transportation review of the Secondary Plan options prepared by
Dillon for your consideration.

Summary

The Stockyards area has evolved into a unique neighbourhood containing a range of retail,
entertainment and services ranging from the Farmer’s Market to value retailing and includes
the Stockyards itself, several hotels and a theatre. It is a destination within the Region that
requires both a broadening and strengthening of its land use mix and improvements to the
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public realm to give it vibrancy throughout the year and to accommodate the growing number
of patrons to the area. Schiegel Urban Developments looks forward to working with the
Township and the various agencies to enhance the Stockyards area. We would be pleased
to meet to discuss the various planning strategies and improvements to enhance the area.

cc. Vaughn Bender, Schiegel Urban Developments
Graham Vincent, Dillon Consulting

Glenn Scheels, MCIP, RPP

GSP Group I 3
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TO: Vaughn Bender
Chief Operating Officer, Schlegel Urban Developments

FROM: Graham Vincent, Transportation Consultant

DATE: March 22, 2018

SUBJECT: Prqposed Woolwich Stockyards Secondary Plan — Transportation

A high-!ev& review of the transportation implications of the Secondary Plan options has been
undertaken considering opportunities and potential constraints.

1. Review of Existing Transportation System

Roads

On most non-market days, the road network can accommodate external trips and traffic
generated from the site. Congested traffic conditions occur frequently on market days with
Saturday being the highest demand followed by Thursdays and Tuesdays. Heavy traffic occurs
along Farmer’s Market Road with delays at the King Street and Benjamin Road intersections.
Conflicts with pedestrians crossing the Benjamin Road? Farmer’s Market Road intersection
increases the delay and congestion in the area. Egress from the Farmer’s Market on Weber
Street can cause on-site backups.

. Active Transportation

There are missing links in the active transportation network adjacent and within the area. There
are no sidewalks or cycling facilities on Weber Street or King Street. There are sidewalk links
missing internally on the north side of Farmer’s Market Road between Benjamin Road and the
railway tracks and on the west side of Benjamin Road between Weber Street and the church
access.

The Trans Canada Trail traverses the site from the Weber Street/Benjamin Road intersection
through to the Farmer’s Market Road/King Street intersection. It is a signed route on Benjamin
Road and multi-use path on Farmer’s Market Road. There is a current study proposing a new
alignment for the Trans Canada Trail connecting the Research and Technology Park to Farmer’s
Market Road. The preferred alignment in the Stockyard area is adjacent to the railway track.

WLLON CONSULTING LIMITED
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e Transit

Grand River Transit operates Route 21 that goes between Conestogo Mall and Elmira connecting
with St. Jacobs and the Stockyards area. The bus travels on Farmer’s Market Road with two
stops, one in front of Walmart and the second west of Benjamin Road. This route operates
generally on a half hour schedule weekdays and 40 minutes on Saturdays.

2. Transportation Opportunities

As the area develops, there are opportunities to improve the transportation system including:

• Review the feasibility of an access on King Street south of the Weber Street intersection.
Sufficient distance from the railway tracks should be provided to insure turning vehicles
are not queued across the tracks

• Construct dedicated right turn lanes for the two accesses to the Farmer’s Market on
Weber Street. There currently is confusion from drivers exiting the site as some drivers use
the paved shoulder to turn right into the site and others use the through lane.

• Review the potential to connect the site by transit to the ION station at Northfield Drive.
• Improve pedestrian and cycling connections to the employment and residential

communities at the north end of the City of Waterloo by constructing new links and
improving the external pedestrian network.

• Complete the pedestrian network by constructing the missing sidewalk links internal to the
site.

• Construct a dedicated cycling facility on Benjamin Road.

3. Review of Proposed Secondary Plan Options

Four options for the Stockyards Secondary Plan have been proposed by the Township of Woolwich.
Transportation considerations have been reviewed for each option.

Transportation Components Common to All Options

All options would include a signalized intersection at Farmer’s Market Road and Benjamin Road,
a centre median in Farmer’s Market Road and pedestrian crosswalks. An operational review of
the traffic control signal should be undertaken for both the Saturday and weekday peak periods.
Heavy turning movements conflicting with heavy pedestrian crossings has the potential to
significantly increase congestion in the area. The storage lengths for left turn lanes should also
be reviewed to ensure turning traffic doesn’t routinely block through lanes. The distance
between the Weber Street and Benjamin Road intersections is approximately 110 metres which
is not ideal for signalized intersections. The location of pedestrian crosswalks need to be
carefully positioned to make sure they are in a safe location and connecting destinations on
both sides of the street. On-site modifications may be required to channel pedestrians to the
crosswalk locations. The addition of a centre median could provide refuge to allow pedestrians
to cross half the road at a time.

DILLON CONSULTING LIMITED
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Option 1—Extrapolation

Additional traffic will be expected from the increase in development. Office and
recreational/fitness uses can have offset peak periods of demand from the Farmer’s Market and
retail uses minimizing the traffic impact and potentially providing opportunities for shared
parking. These opportunities will not be as available during weekday market days. The improved
public realm will be beneficial for active transportation users. Trees will provide shade and other
amenities could provide resting areas. This component would be beneficial for each of the four
options.

Option 2 — Destination

The convention and hotel uses would comIement the existing Farmer’s Market site. Peak traffic
generation for these uses tend to be different then the Farmer’s Market and could minimize
additional traffic. Traffic generated during the peak period by the additional retail/restaurant
use could overlap with the existing use.

The proposed “Main-Street” development along Farmer’s Market Road has the opportunity to
improve the pedestrian experience and active transportation use along this corridor. The
function of the rail line as a main spine is unclear. Significant uses or destination along this
corridor would be required to encourage pedestrian and cycling activity.

• Option 3 — Retail Focus

The additional retail use appears to be primarily big box stores. Big box stores tend to be
automobile focused, are not conducive to active transportation uses and cause more internal
circulation between sites. Traffic generated during the peak period by these uses could overlap
with the existing use and add additional traffic during the congested periods.

• Option 4— New Streets Employment Focus

Office and Tech/Research uses can have different peak periods of demand from the Farmer’s
Market and other retail uses minimizing the traffic impact and potentially providing
opportunities for shared parking. These opportunities will not be as available during weekday
market days. Also, the Street facing buildings with parking at the back will make parking more
challenging for market goers to find. Sidewalks and other pedestrian connections from the
office area west of Weber Street to the market/retail area should be considered as part of the
plan.

The employment area to the south of the site has limited access with one signalized intersection
to Weber Street and one right-in, right-out access to Northfielct Drive, It should be expected that
providing the new road connections will increase traffic using Farmer’s Market Road from this
area. One of the new roads connects to Weber Street north of Benjamin Road. There is a
significant grade separation between the site and Weber Street in this location and the

DILLON CONSULflNG LIMITED
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feasibility should be investigated. If feasible, the form of traffic control would need to be
established.

4. Review of Proposed Multi-Modal Transportation Evaluation Criteria

There appears to be some duplication in the Multi-Modal Transportation Criteria with some form of
active transportation being evaluated in each of the first three criteria. Consideration should be given to
clarifying these criteria. Potential criteria could include:

• Active Transportation Operations
• Transit Operations — include potential to connect to current LRT stations
• Connectivity- consider linkages to employment areas and residential areas in North Waterloo

and internally within the Secondary Plan
• Traffic Operations- ability to accommodate future growth

Parking availability/Traffic circulation

DILLON CONSULTING LIMITED
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From: Janice Mitchell [mailto:Janice.Mitchell@waterloo.ca]  
Sent: Thursday, February 22, 2018 3:07 PM 
To: John Scarfone <jscarfone@woolwich.ca> 
Cc: Scott Nevin <Scott.Nevin@waterloo.ca>; Phil Quickfall <Phil.Quickfall@waterloo.ca> 
Subject: Stockyards Secondary Plan 
   
Hello John: 
  
As a follow-up to the January open house, our staff comments generally focus on the same 
areas that we touched on in our comments from July 2017.  To reiterate, these ideas include:  

(i)                     Commercial impact: As submitted in our previous comments, the analysis 
should include consideration of the commercial impact of the various options. While 
the evaluation criteria speak to avoiding competition with St. Jacobs, there is no 
consideration of the impact on Waterloo centres.  This will need to be addressed.   

(ii)                   Planned Function:  In our opinion, it is difficult to assess the land use options 
without knowing the planned function. For example, if the vision speaks to a broader 
range of retail uses, who are you trying to serve with the retail uses – day to day 
needs or a Regional destination? This needs to be defined in the planned function so 
that the options can be evaluated against it.  City staff support many of the ideas 
raised at the workshop and feel that it would be appropriate to incorporate them into 
a planned function.  In the case of retail uses, for example, this would translate into 
planning for commercial uses that support the area as a regional, tourism-oriented 
destination rather than trying to meet day-to-day shopping needs.  

(iii)                 Additional considerations that should be included in the evaluation of the 
options are: (i) land use compatibility with uses at the north end of Waterloo; and, (ii) 
transportation impact (perhaps I missed it, but I don’t see any reference to a 
Transportation Impact Study). 

  
In terms of the servicing evaluation, I understand that your consultant team has connected with 
Phil Quickfall, our Director of Water Services, so I will leave it to those groups to assess the 
technical considerations.   I would also reiterate that it is staff’s position that any extension of 
municipal services, if ultimately determined to be appropriate, would continue to be tied to an 
agreed-upon land use framework.    
   

 
Janice Mitchell, B.E.S., MCIP 
Policy Planner 
Growth Management, City of Waterloo 
100 Regina Street South 
PO Box 337, Station Waterloo 
Waterloo, ON, N2J 4A8 
P: 1.519.747.8546 
F: 1.519.747.8523 
TTY: 1.866.786.3941 
E: janice.mitchell@waterloo.ca 
www.waterloo.ca 
www.twitter.com/citywaterloo 

mailto:Janice.Mitchell@waterloo.ca
mailto:jscarfone@woolwich.ca
mailto:Scott.Nevin@waterloo.ca
mailto:Phil.Quickfall@waterloo.ca
mailto:janice.mitchell@waterloo.ca
http://www.waterloo.ca/
http://www.twitter.com/citywaterloo


www.youtube.com/citywaterloo 
www.facebook.com/citywaterloo 
  
Sent from my BlackBerry - the most secure mobile device - via the Bell Network 
IMPORTANT NOTICE: This communication (including attachments) is intended solely for the 
named addressee(s) and may contain information that is privileged, confidential and exempt 
from disclosure. No waiver of confidence, privilege, protection or otherwise is made. If you are 
not the intended recipient of this communication, you are hereby notified that any dissemination, 
distribution or copying of this communication is strictly prohibited. 
 

http://www.youtube.com/citywaterloo
http://www.facebook.com/citywaterloo
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February 1, 2018 
 
John Scarfone 
Manager of Planning 
Township of Woolwich 
24 Church Street West, PO Box 158 
Elmira, ON  N3B 2Z6 
 
Dear Mr. Scarfone: 
 
RE:  Stockyards Secondary Plan 
 Comments on Options for Land Use, Servicing and Urban Design 
 1076 Apple Grove Road, Wm. J. Gies Construction Ltd. 
 OUR FILE 8523J 
 
Overview and Summary 
 
On behalf of Wm. J. Gies Construction Ltd., we are providing the following comments for your 
consideration on the proposed options for land use, servicing and urban design for the Stockyards 
Secondary Plan. 
 
We attended the stakeholder session and public meeting on January 10, 2018 and thank staff and their 
consultants for the opportunity to participate in those meetings and to provide comments on the 
proposed options. 
 
In summary, our client supports a preferred land use option that provides flexibility in terms of a range of 
permitted uses and an option that capitalizes on the significant development and redevelopment 
opportunities that are available in the Stockyards for an area that is now included in the Region’s Urban 
Area and located along Planned Transit Corridors.  
 
It is recommended that the Township move forward with a land use option that accommodates a range 
of uses which may include commercial, employment, social, cultural, recreational and institutional uses. 
The following potential land uses would be supported on our client’s property (including but not limited 
to): 
 

• Offices (including ‘major offices’) 
• Medical clinics 
• Financial services 
• Retail uses 
• Commercial services 
• Restaurants 

• Accommodation uses 
• Entertainment uses 
• Arts, cultural, recreational uses 
• Institutional uses 
• Destination and tourism uses
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To help illustrate the potential built form and site design of our client’s property, updated draft concept 
plans have been provided. The key change for the updated plans is increased height along Weber Street 
(6-storeys). The resulting gross floor area based on the six buildings would be approximately 56,505 m². 
Further discussion and analysis of the draft concept plans is provided on page 4.   
 
General Commentary on Preferred Land Use Option 
 
The preferred land use option should contribute to the creation of a complete community with 
development patterns, densities and an appropriate mix of land uses that supports walking, cycling and 
the use of transit.   
 
We would encourage the Township to consider a mix and range of uses when selecting a preferred land 
use option which would still meet the vision statement for this area (e.g. be a unique hub and destination, 
expand retail and service commercial uses, foster new employment uses, etc.). 
 
The preferred land use option should support a compact urban form that locates the majority of transit 
supportive uses within close walking distances of existing and future transit stops. In addition, it should 
promote higher density development as close as possible to transit to support higher frequency transit 
service. 
 
As an important consideration, the Region has designated Weber Street and King Street in the Stockyards 
as Planned Transit Corridors (ROP Map 5a). This designation is not limited to the ION system only. Grand 
River Transit recently announced as part of 2018 service improvements related to the launch of ION, a new 
bus route would connect University of Waterloo to the Stockyards (existing Route 21 to Elmira through the 
Stockyards would remain in place). See map below.  
 

 
Source: Grand River Transit (https://www.grt.ca/en/about-grt/2018-transit-network.aspx)  

Subject 
Property 

https://www.grt.ca/en/about-grt/2018-transit-network.aspx
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It is proposed that the new route would provide 15 to 30-minute weekday service and 30-minute weekend 
service. The proposed route is located directly adjacent to our client’s lands. As shown on the map, the 
route would provide direct connections to the Northfield ION station which is approximately 1.5 km south 
of the Stockyards. This would be a substantial improvement compared to existing transit service in the 
area and is consistent with the direction provided in the Region’s Official Plan (Planned Transit Corridor). 
 
Several of the proposed options include proposals for offices, tech/research and employment uses. In 
order that these uses may be permitted without significant restrictions on size and floor area, we would 
encourage the Township to consider developing appropriate policies in the Stockyards Secondary Plan 
and implementing Official Plan Amendment that permit these uses allowing for a range of sizes. Major 
offices, as defined in the 2017 Growth Plan, should be permitted in the Stockyards based on the location 
along arterial roads with direct access to Highway 85, and the existing and proposed transit services in the 
area. 
 
Similar to the transit improvements, the Region is also proposing to undertake significant road/ 
transportation upgrades to Weber Street and King Street in the Stockyards. These infrastructure upgrades 
are planned to occur following the completion of the Stockyards Secondary Plan. In terms of the scale and 
scope of the proposed upgrades, we note the following from the Region’s Capital Budget: 
 

• $3.9 million to upgrade Weber Street from Benjamin Road to King Street with completion in 2022.  
• Includes design, land purchases, utility relocation, major resurfacing, traffic signal modernization, 

cycling facilities and sidewalk installation. 
• Region’s notes in Capital Budget: “Conversion from rural to urban cross section. Culvert 

replacement in advance of reconstruction. In conjunction with reconstruction of King St. from rail 
tracks to Lobsinger Line”.  

 
The proposed land use options should not be tested against current conditions from a transportation 
capacity perspective but rather should integrate with these scheduled improvements which are already 
included in the Region’s Capital Budget. This approach would be consistent with the objective of 
coordinating land use planning and infrastructure planning. 
 
Specific Comments on Proposed Land Use Options 
 

Option Comments 

Option 1: Extrapolation Based on the purpose and vision of the Stockyards Secondary Plan, we 
question whether “no change to existing planned function” would be 
appropriate.  

Option 2: Destination While our client would support the idea of being able to potentially 
accommodate “destination uses” such as a tourist attraction and hotel on 
his property, the preferred option and permitted uses should not be 
limited to this use. We would be interested to know based on any market 
impact analysis undertaken for this study whether there is a market for this 
type of use based on the size and scale identified in Option 2. 

Option 3: Retail Focus A plan that provides for retail and commercial flexibility is supported by 
our client. While we understand it is conceptual, the plan on our client’s 
property would have to be revised to move the stormwater management 
pond to the southeast corner of the site (low point) and the buildings 
would likely front onto Weber Street to shield parking areas. 
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Option 4: Employment 
Focus 

Our client would support the concept of new public roads through the 
property that provide direct access to Weber Street, Benjamin Road and 
Apple Grove Road. An option that contemplates mixed-use development 
and a range of uses on the property is also supported. 

 
Comments on Proposed Servicing Options 
 
As directed by the Region’s Official Plan for Urban Areas, we support the provision of full municipal services 
to the Stockyards area including our client’s property. We would encourage the Township to consult with 
City of Waterloo staff regarding the proposed servicing options and to continue moving forward towards 
a new area-wide cross-border servicing agreement. 
 
As noted in the proposed servicing options and Stantec’s draft servicing report provided to the Township, 
our client’s property can be serviced by gravity sewers without the need for a sewage pumping station. 
Several connections are potentially available for water supply. Stormwater management is logically 
directed to the site’s southeast corner, opposite the stormwater management facility in the Lakeshore 
North community in Waterloo. 
 
Updated Draft Concept Plans 
 
The enclosed draft concept plans are intended to illustrate massing and design principles for our client’s 
property. For the purposes of comprehensive design, a one acre property not owned by our client at the 
corner of Weber Street and Apple Grove Road has been included in the draft concept. 
 
The concepts have been revised since our original submission to include additional height and density 
along Weber Street while maintaining the general footprints of the six buildings. Portions of the buildings 
that do not immediately front onto Weber Street would remain 2-storeys. The change in height and density 
results in a total gross floor area of approximately 56,505 m².   
 
The following design directions have been established to facilitate the future development of the property: 
 
Site Layout Considerations 
 

• Locate buildings close to the street with a building entrance directly facing the street particularly 
along Weber Street.  
 

• Consider building heights that generally range from two to six storeys.  Locate taller buildings 
along the Weber Street frontage.  
 

• Design sites and buildings to contribute to attractive and active streetscapes. Design buildings 
with articulated building facades facing public streets. Avoid blank, flat walls along street 
frontages. 
 

• Design sites to provide or improve access to public streets, cycling and potential future transit 
routes. 
 

• Encourage outdoor amenity areas that relate to the street, and are in public view, such as 
landscaped entrance areas, outdoor patio areas, forecourts, courtyards, squares and plazas. 
 

• Provide direct pedestrian access to building entrances and public spaces.  
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• Design sites to minimize the impact and scale of parking areas. Locate buildings to frame the street 

with parking located in the side and rear yards. Encourage the integration of smaller scale parking 
areas with coordinated landscape treatment rather than large parking fields. 
 

 
Thank you for the opportunity to participate in this process and to provide comments on the proposed 
options. If you have any questions, please let us know. 
 
Yours truly, 

MHBC 

 
Neal DeRuyter, BES 
Partner 
 
Encl. 
 
cc. Bill Gies 





Massing Analysis
View from South East

Date: January 30, 2018

Note: This is a draft concept meant to illustrate massing and design principles for the lands of WM. J. Gies 
Construction Ltd. For the purposes of comprehensive design the concept includes a 1 acre property owned 
by others at the instersection of Weber St. North and Apple Grove Road



Massing Analysis
View from North East

Date: January 30, 2018

Note: This is a draft concept meant to illustrate massing and design principles for the lands of WM. J. Gies 
Construction Ltd. For the purposes of comprehensive design the concept includes a 1 acre property owned 
by others at the instersection of Weber St. North and Apple Grove Road

Apple Grove Road

Benjamin Road



From: noreply@woolwich.ca [mailto:noreply@woolwich.ca] On Behalf Of Bob Smith 

Sent: Tuesday, January 16, 2018 3:52 PM 

To: John Scarfone <jscarfone@woolwich.ca> 

Subject: Stockyards Redevelopment - Comments 

 

Mr. Scarfone, 

 

In regards to all the reports, surveys, etc that have gone into the Stockyards Redevelopment 

plans, it all seems really good and detailed. Below are my comments to several particular 

issues. 

 

Traffic: 

- No plan seems to include any intensification of current roadways. The potential to push Kumpf 

& Conrad through are GREAT ideas. However, what about increasing the size of King or Weber 

in this area to facilitate traffic on market days? 

 

Walkability: 

- I believe all plans call for a controlled intersection at Benjamin & Farmer's Market Road. This 

would alleviate the very dangerous pedestrian issue on summer Market days. However, has 

anybody stood there at noon on a summer Market day? How would traffic move? (Lots of 

problems there, especially in that cars turning left or right from Benjamin wouldn't be able to turn 

with the light as pedestrians would fill the cross-over on summer Market days. As well, I doubt it 

would be synced with the controlled lights at Farmer's Market & Weber.) Moreover, we already 

have a perfect pedestrian crossover at Farmer's Market & Weber; why shouldn't the sidewalks 

be redeveloped to "push" / "encourage" people to cross at the designated and controlled 

intersection? This is a better solution, I believe, than creating another controlled intersection and 

further complicating traffic flows.  

 

All pedestrian traffic from the Market property across Farmer's Market Road is problematic from 

a safety vs. traffic flow facet. Though I stand by my object to creating a new intersection purely 

to increase pedestrian safety, when a perfectly safe and viable crossover is available 

approximately 75 meters from the proposed new crossover. I do understand that only provides 

one crossover (at the West end of the Market) where you might require a second crossover 

further east. I still believe having two crossovers so close together is not the best solution to a 

very real problem. 

 

Thank you. 

mailto:noreply@woolwich.ca
mailto:noreply@woolwich.ca
mailto:jscarfone@woolwich.ca
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1.0 INTRODUCTION 

1.1 SITE LOCATION 

The subject lands as shown on Figure 1 is located immediately adjacent and north of the City of 
Waterloo City boundary and comprised of approximately 9.5 ha of land. As shown on Figure 1, 
the lands are bounded by Weber Street to the east, Benjamin Road to the south, Apple Grove 
Road to the north and parts of Martin’s Creek to the west. 

On the east side of Weber Street, the developed area of the St. Jacobs Farmers Market and 
adjacent retail land uses are immediately opposite the site.   

1.2 PURPOSE OF THE REPORT 

The Gies lands are designated Urban/Greenfield Area in the Region of Waterloo Official Plan.  
The subject lands noted in this report are designated within the Urban Area Boundary. As part of 
the Regional Plan, there is a site specific policy for the property that indicates no residential uses 
will be permitted.  

It is understood Township of Woolwich included the subject lands in the stockyards Secondary 
Plan Study. 

The purpose of this report to collect relevant background information to provide a general 
overview of the land serviceability for sanitary sewer, domestic water, storm drainage, 
stormwater management and utilities to provide background information for the Secondary 
Plan Study. 

The report demonstrates that the lands can be developed with full municipal services. The 
proposed servicing identified in the report is conceptual and would be augmented with more 
detailed information at a later date, when required. 

DRAFT



DRAFT



BENJAMIN ROAD AND WEBER STREET LANDS  
TOWNSHIP OF WOOLWICH  
CONCEPT SERVICING REPORT 

Existing Conditions  
      

ae v:\01603\active\160311302\design\report\concept servicing report\rpt_concept servicing report_20170915_ae_v5.docx 2.1 
 

2.0 EXISTING CONDITIONS 

A topographical field survey was completed for the property in March of 2012 with a 
supplementary survey completed in March of 2016 and is illustrated on Drawing 2 on the 
following page of this report. Martin’s Creek and the GRCA Regulation Area are also shown on 
this plan. 

There is a topographical high up to an elevation of 347.5 MASL on the central, part of the site. 
The elevation to the north and south drop down to an elevation of approximately 342 and 343 
MASL respectively, providing a total topographical relief in the order of 5.5 m.  

The lands have little natural vegetation on the site and has been used for agricultural purposes. 
There is an off-site residence at the north east corner of the site with a small orchard to the west 
of the residence. There is also a residence in close vicinity to the westerly boundary off the site 
with a driveway off Apple Grove Road.  

Upon a review of the soils of Waterloo County, Report No. 44 of the Ontario Soils Survey, the 
majority of the lands consist of silt till with deposits of some sand and gravel in localized areas of 
the site.   
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3.0 SITE DEVELOPMENT CONCEPT 

At this time, the subject lands are proposed to be developed as employment and commercial 
lands (e.g. offices, restaurants, service uses, etc.). The preliminary development concept 
includes six, 2-storey freestanding buildings varying in size between 4,500 m² and over 8,000 m². 
The total estimated building floor area is approximately 35,000 m² (376,000 ft²). Entrances to the 
development are proposed from Weber Street, Benjamin Road and Apple Grove Road. Surface 
parking will be provided at the site and will be placed behind the buildings from the public 
roads. Internal roads will allow for access to the parking areas and buildings. Pedestrian 
connections are planned throughout the site. 

 The proposed development concept may be refined as the site-specific applications are 
developed and subsequently reviewed by the approval authorities. Specific uses within the 
buildings will be determined at a later date. 
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4.0 SITE DEVELOPMENT GRADING CONCEPT 

Upon site development, the topographical high of the site area would be excavated to lower 
elevations. The material from this excavation would be placed and compacted in the lower site 
elevations on the northwest and southwest areas of the site.  

A concept grading (Drawing 4) is illustrated on the following page and is also included as a 
scaled drawing in the rear pocket of this report.  

Constraints to preparing the grading plan included: 

• Matching existing road elevations on Benjamin Road, Weber Street and Apple Grove Road.  

• Matching existing grades as much as possible to minimize grading and cut/fill earth 
quantities.  

• Maintain adequate cover over sanitary and storm sewers. 

• Satisfy the Township’s requirements for minimum and maximum road grades.  

• Provide overland flow routes to the SWM pond.  

Proposed internal road grades range between 1.0 to 5.5%. The grading has been designed as 
much as feasible to maximize site drainage to the stormwater management facility. The filling of 
areas in the vicinity of the stormwater management facilities provides for adequate cover over 
site storm sewers, prior to outletting into stormwater management facilities. The plan also 
illustrates the existing topographical drainage divide of surface water drainage to Martin’s Creek 
and Forwell Creek. DRAFT
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5.0 SANITARY SERVICING 

Existing sanitary services in close proximity to the lands include a 375 mm diameter trunk sanitary 
sewer crossing Weber Street approximately 100 metres south of Benjamin Road and a 200 mm 
diameter service on Benjamin Road approximately 150 m east of Weber Street. 

As illustrated on Drawing 5 on the following page, we have shown the preferred sanitary service 
outlet to the 375 mm sewer on Weber Street. From this location the sewer would be extended on 
the west side of Weber Street, beneath Forwell Creek in front of the box culvert on the south side 
of the Benjamin Road/Weber Street intersection, then across Benjamin Road and into the site. 
Sewers can then extend internally such that the entire site can be serviced by gravity outletting 
to the noted sewer. Sanitary sewer cover on the site is expected to be at normal depths in the 
order of 3.0 to 5.0 metres. The sewer cover beneath the creek is expected to be about 1.0 m 
and is proposed to be concrete encased 

The proposed 375 mm sewer outlet is known as the Forwell Trunk Sanitary Sewer. In review of the 
City of Waterloo Sanitary Sewer System Update Report (May, 2015), it identifies a section of 
sewer in the lower Forwell system  requiring upgrades scheduled for 2025 to 2029 based on build 
out rates. 

Confirmation of sewage capacity is beyond the scope of this report and would have to be 
completed in conjunction with the City of Waterloo and use of their sanitary sewer model. It is 
also noted that water usage per capita (and associated sewage flows) has been declining in 
recent years and is expected to continue to do so. We anticipate adequate capacity exists to 
service the site, however we understand the City has flow meters in place to monitor actual 
flows which can be used to confirm capacity along with the updating of the City sanitary sewer 
model. In the event capacity does not exist, sewage could be stored onsite for release in off 
peak periods. 
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6.0 WATER SUPPLY AND DISTRIBUTION 

An existing 300 mm watermain currently exists on Weber Street which extends to the north side of 
Benjamin Road and then extends easterly on Benjamin Road to provide service to the Farmer’s 
Market area. Service to the site can be supplied via a connection to this watermain at the 
northeast corner of Weber Street and Benjamin Road and installing a watermain crossing at 
Weber Street and into the southeast corner of the site. 

Water supply to the existing 300 mm diameter watermain on Weber Street is provided by the 
Region of Waterloo through the City of Waterloo distribution system within Pressure Zone 4. The 
hydraulic grade line is based on an elevation of 381 meters which is the top water level in the 
Laurel Reservoir. Based on the proposed site grading ranging from elevation of 343 to 348 MASL, 
the static water pressure on the site is expected to range between 324 to 372 kpa. We note that 
preferred pressure ranges for the minimum hour and peak hour demand outlined in the Region 
of Waterloo Design Guidelines is 275 to 700 kpa and the average and maximum day pressure 
ranges are from 350 to 550 kpa. Although the Average Day and Maximum Day flows fall slightly 
below 350 kpa, it is expected that this would be acceptable, as in-line booster pumping systems 
are only considered when site elevations result in pressures lower than 275 kpa. 

It is noted that the existing 300 mm diameter watermain on Weber Street and along Benjamin 
Road is looped back into the distribution system with a connection to a watermain on Kumpf 
Drive providing redundancy to this area.  
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7.0 STORM DRAINAGE AND STORMWATER MANAGEMENT 

The objective of the storm drainage and associated Stormwater Management (SWM) plan 
includes the necessary controls to protect the hydrology and water quality of the receiving 
water courses. 

7.1 SITE DRAINAGE TO FORWELL CREEK 

The limits of the Laurel Creek Watershed Study bisect the site and encompass approximately 75% 
of the lands as shown on Map 1.1-2 on the following page. The site area draining to Forwell 
Creek is in the Laurel Creek Watershed. The grading plan has been prepared to collect and 
convey as much of the site as possible (including all building roofs) to the proposed SWM pond 
at the intersection of Weber Street and Benjamin Road. Stormwater facility will attenuate storm 
quantity and provide storm quantity and provide quality treatment prior to discharging to 
Forwell Creek. 

7.2 SITE DRAINAGE TO MARTIN’S CREEK 

The remainder of the site area drains to Martin’s Creek. We understand that there has not been 
a watershed study completed for this area and expect the default requirement would be the 
Laurel Creek Study, whereby post development flows would be attenuated back to pre-
development levels, with water quality control requirements.  

It is proposed to utilize low impact design (LID) stormwater treatment for the area of the site that 
cannot be conveyed to the stormwater management pond. We note that the Ontario Ministry 
of the Environment and Climate Change (MOECC) issued an Interpretation Bulletin: Ontario 
Ministry of Environment and Climate Change Expectations Re: Stormwater Management 
(February, 2015).  The intent of the bulletin is to convey to municipalities, developers, and 
review/approval bodies that the MOECC’s current guidelines and policies support locally 
derived site-specific performance criteria based on watershed / subwatershed studies and 
source control measures such as LID.  The MOECC feels that currently, the preservation of the 
natural hydrology is not sufficiently reflected in the Environmental Compliance Approval 
applications submitted to the ministry and going forward, it is expected that LID and source 
control practices that better mimic the hydrologic cycle will be reflected in the ministry’s ECA 
process. The MOECC advises they are preparing guidelines for implementation of LID and 
expect these will be distributed by the end of 2017. 
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The area that cannot be conveyed to the SWM pond consists entirely of parking and pervious 
areas and drains to Martin Creek, via an existing ditch on Apple Grove Road.  Source control 
measures are proposed to deal with the water quality, quantity, and rate control for this portion 
of the site.   

Bioretention is the process which contaminants and sediment are removed from stormwater 
runoff. Stormwater is collected into a treatment area which could consist of grass buffer strips, 
infiltration swales or rain gardens with or without infiltration or retention.  

Possible source control measures for the site include (rain gardens) and rock trenches to treat 
and infiltrate the rain water; as well as underground detention as needed for rate control.  It is 
expected that the amount of detention required will be reduced due to the source controls. 

Parking lot water requires treatment prior to infiltration, and can be treated using conventional 
mechanical water quality units such as a stormceptor or by filtering the water through a filtration 
media within a bioretention cell.  After treatment the runoff could be infiltrated in infiltration 
galleries under the parking lot surface.  Infiltration will be maximized to reduce any detention 
requirements for the site.  If required, underground detention facilities will detain peak flows 
under the parking lot.  This can be done in a number of ways including within a rock trench, ‘milk 
crate’ type systems or in a subsurface tank.  The detention can also be combined with the 
infiltration by having the outlet located above the bottom of the facility, allowing for retention 
and infiltration at the bottom and restricted release from the top of the facility. Any surplus flows 
would discharge to the Apple Grove Road ditch providing for additional potential for infiltration 
and water quality enhancement. The exact type of treatment will be finalized upon completion 
of a Geotechnical Report and final site plan.  
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8.0 UTILITIES 

8.1 WATERLOO NORTH HYDRO 

Waterloo North Hydro advises they have a 13.8 kv line on Benjamin Road west of Weber Street, a 
27.6 kv line east of Weber Street and an 8.32 kv line on Weber Street fronting the site. 

Depending on site loading requirements Waterloo North Hydro advises they may upgrade the 
8.32 kv line on Weber Street 

8.2 BELL CANADA 

Bell Canada advises it would service the site from an existing structure on the east side of Weber 
Street. Bell Canada advises they already have a couple of ducts that cross Weber Street to the 
west side and could use these facilities to service the development. 

8.3 ROGERS CABLE TV 

Rogers advises they have an overhead plant on the east side of Weber Street, as well as a 
buried plant running along the south side of Benjamin Road. Rogers indicated they have 
adequate facilities in the area to provide service to the site. 

8.4 UNION GAS 

Union Gas advises they are well positioned to service the site. They note there is a 6” diameter 
high pressure regional transmission main on the south side of the site in the Benjamin Road right-
of-way, which provides reinforcement to their distribution system servicing the north and east 
sides of Waterloo. 

On the east side of the site and on the west side of Weber Street, Union Gas has a 4” diameter 
main that can provide servicing to the site. More detailed information on potential gas 
consumption would be required to finalize a servicing plan. 
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9.0 CONCLUSION 

This report illustrates that the subject lands can be provided with all municipal services from the 
service connections extending from the City of Waterloo. A Cross-Border Servicing Agreement 
will be required between the Township of Woolwich and the City of Waterloo. 

In summary; 

• The lands can be serviced by gravity sanitary sewers extending from the City of Waterloo. 

• Water supply is available to the site via existing plant located on the east side of Weber 
Street. 

• Site drainage discharge is split between Forwell Creek (Laurel Creek Watershed) and Martin’s 
Creek and can be attenuation for post development volume and quality control via onsite 
stormwater management facilities. 

• Hydro, Bell, Rogers and Union Gas all have existing services in the immediate vicinity of the 
property and are able to provide service to the site. 
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GSP
g r o u p SHAPING GREAT COMMUNITIES

August 14, 2017 File No: 16223

The Township of Woolwich
24 Church StW.
P0 Box 153
Elmira, ON N3B 2Z6

Attn: Mr. John Scarfone, MCIP, RPP
Manager of Planning

Dear Sir:

Re: Stockyards Secondary Plan and Environmental Assessment
Response to June 27 Stakeholder Workshop

GSP Group is the planning consultant to St. Jacobs Countryside Inc. and Mercedes
Corporation (collectively, the “Owner”), who owns, either directly or with partners, seven
individual properties in the Study Area for the Stockyards Secondary Plan and Environmental
Assessment. In total, these parcels comprise a land area of approximately 30 percent of the
total study area. As a result, the Owner has a considerable interest in the outcome of the
secondary plan process. Thank you for the opportunity to provide input into this important
study. We have reviewed the Woolwich Stockyards Secondary Plan - Vision and Principles
(May 2017) and the Background Report (June 2017) and we wish to provide you with the
following comments:

We agree with many of the common themes, vision and principles. Specifically, the success
of the Stockyards Area as a unique Regional and Provincial destination for tourism; a local
destination for shopping for residents of north Waterloo and the Township of Woolwich; and a
destination for the hotels providing a mix of business and tourist travelers accommodation for
which we understand there continues to exist an increased market demand for hotels in that
location. Some of the success of the hoteliers relates to the limited availability in other
locations, particularly the City of Waterloo and in proximity to the University of Waterloo
Research and Development Business Park which lacks services and places of attraction.

These three uses collectively have created an economic node for the Township, but there
continues to be increasing demands for a broader range of land uses. Historically, the
restriction of uses related to the cross-municipal border servicing agreement between the City
of Waterloo and the Township of Woolwich from the early 1990’s. Since that time, there has
been a proliferation of retail commercial development that has occurred jointly in the cities of
Waterloo and Kitchener, known as The Boardwalk adding over one million square feet of
retail commercial space on the west side of those cities. We question whether the land use

PLANNING I URBAN DESIGN LANDSCAPE ARCHITECTURE

72 Victoria Street South, Suite 201, Kitchener, ON N2G 4Y9 519 569 8883
162 Locke Street South, Suite 200, Hamilton, ON L8P 4A9 905 572 7477
gspgroup.ca



restrictions imposed on the Stockyards Area remain appropriate since the inception of the
agreement between the City and Township?

The Background Report identifies that the Ontario Livestock Exchange is an important
economic and cultural activity and implies that the Exchange is the “anchor” to economic
development opportunities and for the existing uses. While we acknowledge that it is an
important contributor, it is the Farmers Market that is the principle attraction for tourism and
economic employment. The Exchange has limited public accessibility and only operates on a
limited time schedule throughout the year. As a result, we believe it may be appropriate to
consider alternative land uses for the Exchange in the event that it relocates or closes in its
current location.

While we understand that the Secondary Plan is not proposing to look at residential land
uses, a significant demographic that support the business operations are seniors. As a result,
we question whether there is any opportunity to consider seniors housing in the context of the
Secondary Plan process?

The Stockyards Area is a one-of-a-kind destination for the Region of Waterloo and Province
of Ontario. However aside from tourism, there is a significant local consumer market that
regularly shops at the Farmers Market. The Background Report properly identifies that there
will be a new Light Rail Transit stop at Northfield and Parkside Drives, Waterloo located
approximately one kilometer from the Study Area. The LRT rail line is the same railway used
by the Waterloo tourist train operation that travels from Uptown Waterloo to Elmira. Providing
a transit connection between the Stockyards Area and the LRT would provide greater
connectivity for local shoppers and tourists. We look forward to recommendations to bolster
the connectivity between the LRT infrastructure and the Stockyards Area.

Thank you for this opportunity to provide comments. It may be appropriate to have an
individual meeting with the Owner of these seven properties to gain an understanding of the
inventory of the uses, a greater prospective on the history of the area, and their vision for the
future of the Stockyards Area. Please advise if you and your Project Team are interested in
same.

Could you please add my name to the mailing list for any future notification and reporting? In
the meantime if you have any questions, please do not hesitate to contact me.

Yours truly,

GSP Group

RPP

c.c. Marcus Shantz — St. Jacobs Countryside/Mercedes Corporation

GSP Group I 2
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From: Morrisey, John (MTO) [mailto:John.Morrisey@ontario.ca]  
Sent: April-26-17 2:14 PM 

To: Emily J. Ecker 
Cc: Hanson, Heather (MTO) 

Subject: RE: Stockyards, Township of Woolwich 
  
Emily, 
  
The Ministry of Transportation have completed its review of the Stockyards Secondary Plan 
RFP document. 
  
Traffic analysis conducted as part of GWP 168-89-00 in 2012 indicates that Highway 85 within 
the study area is operating at a level of service approaching ‘LOS F’ and that expansion 
opportunities will be considered as part of GWP 10-00-00.  To date, GWP 10-00-00  has not 
been initiated and Highway 85 expansion is not currently listed on the Southern Highways 
Program. At this time there has been no EA documentation prepared that identifies the need to 
protect for improvements to the Highway 85/King Street North interchange (e.g. ramp 
realignments, new directional ramps, etc.). 
  
Given the existing traffic volumes on Highway 85 and the level of development in the vicinity of 
the Highway 85/King Street North interchange proposed as part of the secondary plan, it is 
recommended that the traffic study address both the impact of the proposed new development 
upon the provincial highway system and the identification of any associated highway 
improvements that may be required. This traffic study is to be reviewed and approved by the 
Ministry prior to the municipality’s approval of the secondary plan. Please note that the RFP for 
the Secondary Plan included a transportation analysis, however the scope of this analysis does 
not specifically include reference to Highway 85 which is likely not sufficient to meet the 
Ministry’s needs. 
  
Attached to this email are the turning movement counts attached for the east and west ramp 
terminals. 
  
The traffic analysis shall determine the location / level of access control to properties in the 
immediate vicinity of the Highway 85 interchange not limited to right-in and right-out 
movements, roundabouts, or other methods.  
  
A copy of MTO’s Traffic Impact Study guidelines have also been appended to this email. 
  
Regards, 
  
John Morrisey 
Corridor Management Planner 
Corridor Management Section 
Engineering Office 
Ministry of Transportation 
659 Exeter Road, London, ON 
N6E 1L3 
Telephone 519-873-4597 
Fax 519-873-4228 
John.morrisey@ontario.ca      
 

mailto:John.Morrisey@ontario.ca
mailto:John.morrisey@ontario.ca
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