
Document Number: 3468846 

 

 

 
 
 
November 24, 2020 

 
 
Mr. Jeremy Vink, 
Manager of Planning 
Engineering & Planning Services 
Township of Woolwich 
24 Church Street West 
P.O. Box 158 
Elmira, ON N3B 2Z6 
 
Dear Mr. Vink:  
 

Re: Stockyards Urban Area Planning Policies and ROP Conformity 
Memo 
Draft Official Plan Amendment  
Township of Woolwich 

 
The Region has completed its review of the Memo and draft OPA policy document 
provided to Regional staff on October 20, 2020.  Regional staff appreciates the work 
that has gone into the secondary plan and the opportunity to provide comments to the 
Township. 
 
Previous comments were provided by Regional staff to the Township in July, 2019. 
These comments reviewed and addressed the supporting technical information 
provided. 
 
The following are additional comments based on Regional staff’s review of the Memo 
and proposed official plan amendment with respect to Regional Official Plan (ROP) 
Policies 2.D.28 and 2.D.31.   
 

2.D.28  Notwithstanding the policies in this ROP, the lands designated as the 
Stockyards Industrial/Commercial Area in the Township of Woolwich 
Official Plan will be subject to the following:  

 
(a) consideration may be given to the development of a Power Centre of up to 

a maximum of 28,334.5 square metres (305,000 square feet) on the lands 
identified as Power Centre Commercial in Township of Woolwich Official 
Plan Amendment No. 49 adopted by Township Council as By-law 80-2000 
on November 7, 2000; 
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Regional staff understand that for lands to be identified in the Stockyards Urban Area 
Settlement Plan as Power Centre Commercial, the total Gross Leasable Floor Area is 
proposed to increase from 28,334.5 square metres to 29,500.0 square metres.  
 

(b)  with the exception of the lands identified as Power Centre Commercial 
under Policy 2.D.26 (a), development within the Stockyards 
Industrial/Commercial will be in conformity with the policies contained in 
the Township of Woolwich Official Plan, as further clarified in the 
Stockyards Industrial/Commercial Area Implementation Plan adopted by 
the Council of the Township of Woolwich on March 22, 2005;  

 
During the review of the former Regional Official Policies Plan (ROPP) in 1995, changes 
in the general policy framework within the ROPP resulted in the Mercedes Area being 
designated an Industrial/Commercial Area. These changes recognized that, unlike the 
other Township Urban Areas in Woolwich (i.e., Elmira and St. Jacobs), the Mercedes 
Area was not intended to accommodate the majority of the Township’s population and 
household growth.  
 
In 2003, an application for a retail Power Centre in the Mercedes Area by King/86 
Developments Limited was approved by the OMB (now LPAT) based on a settlement 
negotiated among the parties to the appeal.  As part of the settlement, the City of 
Waterloo, the Township, and the Region agreed to clarify the planned function of the 
Mercedes Areas through the following three step process: 
 

1) The OMB would limit the King/86 Power Centre lands to a maximum size of 
305,000 square feet of gross commercial floor space; 

 
2) The Township of Woolwich would adopt an Implementation Plan to provide 

greater detail on the range of commercial and industrial uses that would be 
permitted in the Mercedes Area; and 

 
3) Once the Implementation Plan was formally adopted by the Township of 

Woolwich, the Region would initiate an amendment to the ROPP to specifically 
reference the Implementation Plan in Section 7.5 of the ROPP to recognize and 
reinforce the planned function of the Mercedes Area. 

 
The Township completed the Implementation Plan for the Stockyards 
Industrial/Commercial Area in March 2005. A ROPP Amendment was drafted and 
presented to Regional Council in January 2006. This amendment was not adopted by 
Regional Council.  Instead, the policies of the ROPP were modified and brought into the 
current Regional Official Plan (ROP) as ROP Policy 2.D.28 as noted above.  

 
(c) any proposals to increase the range of commercial uses currently 

permitted on the lands subject to Policy 2.D.28 (b) will require 
amendments to both this Plan and the Township of Woolwich Official Plan, 
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and will only be considered as part of a municipal comprehensive review, 
which includes:  

 
i) an assessment of the planned function of the Stockyards Industrial/ 

Commercial Area in the context of the Planned Community Structure 
set out Section 2.B of the ROP; 

 
ii) a review of the relationship between the Stockyards Industrial/ 

Commercial Area and the Regional transit system; and  
 
iii) an evaluation of the planning and development impacts and 

implications related to such a proposal; and 
 

 (d) development applications proposing the use of individual wastewater 
treatment systems may be permitted where it is demonstrated to the 
satisfaction of the Region that it is not feasible to extend servicing from a 
municipal wastewater system. 

 
The proposed Stockyards Urban Area Settlement Plan and associated technical reports 
have provided information in support of the Township’s proposed OPA relative to the 
criteria listed in ROP policy 2.D.28.  
 
Specifically with regard to subsection 2.D.28 c) i), clarification on the assessment of the 
planned function as listed in section 2.B of the ROP will need to be provided.  The 
Planned Community Structure in Section 2.B of the ROP is based on a system of 
nodes, corridors and other development areas.  The Memo and the proposed OPA 
provide a description of the planned function for the proposed land use designations, 
but they do not provide an assessment of the impact of the Stockyards Urban Area on 
other components of the Planned Community Structure. 
 
With respect to the requirement in policy 2.D.28 c) for an amendment to be considered 
only as part of a municipal comprehensive review and the changes to the Growth Plan, 
any amendment passed by the Township of Woolwich will be considered in conjunction 
with the Region’s ongoing municipal comprehensive review (MCR).  It should be noted 
that this review includes an assessment and revision of the components of the ROP 
Planned Community Structure, as required by the Growth Plan.  
 
Proposed Commercial/Office Designation 
 
As part of the settlement of the appeal of the ROP in 2015, Policy 2.D.31 (“Gies lands”) 
was added: 
 

2.D.31 Final approval of any development applications applicable to the lands 
designated Urban Area located in the Township of Woolwich north of 
Benjamin Road, west of Weber Street and south of Apple Grove Road will 
be subject to: 
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 (a) confirmation that wastewater and water servicing of the lands as required 
will be accommodated through a cross-border servicing agreement 
entered into between the City of Waterloo and the Township of Woolwich; 
and 

 
 (b)  no residential development being permitted. 

 
Regional staff acknowledge that the proposed policies of this Commercial/Office 
designation permit commercial or government office space of which shall not exceed 
4,000 square metres of Gross Leasable Floor Area of office space per individual 
building and thereby is not a ‘major office’ as defined by the Growth Plan. Regional staff 
do have concerns regarding the potential size of the complementary commercial uses 
noted in 7.23.2.2 f) of the proposed OPA as well as the function of these uses in this 
designation.  It is understood that the intent of the complementary commercial uses 
permitted in this designation is to be complementary and accessory to the office uses. 
Therefore, Regional staff recommend that the OPA be revised to limit the size of the 
complementary commercial uses in the Commercial/Office designation.  
 
Please feel free to reach out to if you have any questions or require further clarification. 
 

Regards, 
 

   
 

Brenna MacKinnon, MES, MCIP, RPP 
Manager, Planning 
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