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RECOMMENDATION: 

 
(a) That the Retail Market Demand and Impact Analysis, prepared by urbanMetrics 
 inc. for Trinity Development Group Inc., for lands known as 1125-1185 Wilson 
 Street West (Ancaster), attached as Appendix “A” to Report PED11102(a), be 
 received. 
 
(b) That the Peer Review of the above-noted market study, prepared by Robin Dee 
 & Associates Real Estate Counsellors and Economists, attached as Appendix 
 “B” to Report PED11102(a), be received.  
 
(c) That Council reaffirms its approval of Applications ROPA-10-002, OPA-10-012, 
 ZAC-10-035, and 25T-201005 for 1125-1143 Wilson Street West (Ancaster), as 
 noted  by the recommendation of Report PED11102, approved by Council on 
 July 7, 2011. 
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(d) That Report PED11102(a), including the recommendations, be presented to the 
 Ontario Municipal Board as the City’s written recommendations further 
 supporting the approval of ROPA-10-002, OPA-10-012, ZAC-10-035, and           
 25T-201005 for 1125-1143 Wilson Street West (Ancaster). 

 
Background: 
 
On June 21, 2011, staff presented a recommendation for approval for Regional Official 
Plan Amendment (ROPA-10-002), Town of Ancaster Official Plan Amendment       
(OPA-10-012), Town of Ancaster Zoning By-law Amendment (ZAC-10-035), and Draft 
Plan of Subdivision (25T-201005) to permit the development of a retail commercial node 
at Wilson Street West and Shaver Road.  Planning Committee accepted staff’s 
recommendation, which was subsequently approved by Council on July 7, 2011.  
 
Based on the Council-adopted Official Plan Amendment and Zoning By-law, a 
maximum gross floor area of 30,980 sq. m. (333,465 sq. ft) is permitted.   The market 
study tested a maximum gross floor of 39,485 sq. m. (425,000 sq. ft).  The applicant has 
advised that the additional gross floor was incorporated into the market study in the 
event that the lands at 1185 Wilson Street are acquired by the applicant and 
incorporated into their overall development concept.  Separate applications for an 
Official Plan Amendment and change in zoning would be required to redevelop the 
lands at 1185 Wilson Street for commercial uses beyond those currently permitted in 
accordance with the “C4-130” Zoning.  Any future redevelopment proposal for 1185 
Wilson Street will be assessed on the merits of the proposal. 
 
Two appeals were received following Council’s decision on the development 
applications submitted by the Trinity Development Group.  The appeals have been 
scheduled to be heard by the Ontario Municipal Board from June 18 to July 13, 2012.  
 
The City has settled the appeal of one of the two appellants, Canadian Tire Limited.  
The remaining appellant is Calloway Real Estate Investment Trust, the owner of the 
Ancaster Smartcentre (Walmart, Future Shop etc.).  Among the grounds of appeal 
raised by Calloway was the absence of a market impact study. 
 
Information: 
 
A market study was commissioned following the submission of appeals to address the 
appellant’s concerns.  Trinity Development Group Inc. retained urbanMetrics inc. to 
complete a comprehensive market analysis to demonstrate the impact of the proposed 
commercial development on the existing commercial uses within the defined trade area.  
Planning staff facilitated a peer review, at the applicant’s expense, to obtain an 
independent evaluation of the methodology used for the market study.  Planning staff 
approached various peer review consultants to retain a quote to conduct the review, 
and Robin Dee & Associates was selected as the preferred consultant.  Trinity 
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Development Group Inc. had provided both appellants with a copy of the market study 
at the same time it was presented to the City. 
 
The urbanMetrics Report concludes that, as a result of the current strength of existing 
retailers and the rate of market growth expected in the future, the proposed 
development will not cause any critical sales impacts on existing retail facilities.  Based 
on the findings of urbanMetrics, the proposed retail development proposed by Trinity is 
warranted, and would not adversely affect the economic health of existing nearby 
shopping districts, including the traditional core of Ancaster. 
 
Robin Dee & Associates reviewed the urbanMetrics Report, and concluded that based 
on an assessment of the methodologies and standards of practice there was no 
evidence to demonstrate that the magnitude of impacts, the durations of the impacts, or 
the after impact sales performance levels pose a risk of closure to existing retailers in 
the Primary Zone.  Therefore, there would be no reason to object to the proposed 
development simply on market grounds. 
 
Based on the findings of the market study and peer review, it is recommended that 
Council reaffirm its decision to approve ROPA-10-002, OPA-10-012, ZAC-10-035, and 
25T-201005 for 1125-1143 Wilson Street West (Ancaster) and advise the Ontario 
Municipal Board of this recommendation.  
 
Conclusion: 
 
As new information can be presented at an Ontario Municipal Board hearing, which may 
not have been available to the municipality at the time of its decisions, Council should 
have the opportunity to consider the findings of the market study and peer review and 
provide its written recommendations to the Ontario Municipal Board, based on the new 
information. 
 
The new information, being the urbanMetrics study and the Robin Dee peer review, 
supports Council’s approval of ROPA-10-002, OPA-10-012, ZAC-10-035, and          
25T-201005 for 1125-1143 Wilson Street West (Ancaster). 
 
Appendices: 
 
 Appendix “A” - Retail Market Demand and Impact Analysis Study 
 Appendix “B” - Peer Review of Retail Market Demand and Impact Analysis Study 
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