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EXECUTIVE SUMMARY 
 

MGP was retained by the City of Stratford to conduct a consultation process, site 
assessment and feasibility analysis of the City’s options for the future use, or role, 
of the vacant, former industrial building located at 350 Downie Street, also known 
as the Cooper Site.  

The Cooper site is an 11.42 acre site, which forms a portion of the larger CNR 
Lands, and is generally located south of St. Patrick Street, west of Downie Street, 
at the southern periphery of the Downtown Core. The site is the original location 
of the Grand Trunk Railway shops. It was acquired by the City from the previous 
owner, through expropriation proceedings in 2009, after discussions and 
negotiations between the City and the University of Waterloo about establishing a 
satellite university campus (the Stratford Campus) in the Downtown Core. The 
Cooper Site lands were acquired by the City with the intention of providing the 
opportunity to accommodate future phases of the satellite campus and 
complimentary uses on those lands. Today, the Cooper Site is directly adjacent to 
a recently established, modernly designed, 42,000 square foot University of 
Waterloo building, as the first phase of a satellite campus. The university building 
and the Stratford Campus have become a focal point in the Downtown Core.  

The building on the Cooper Site has a ground surface area of approximately 4.8 
acres in size. It continues to be a dominant physical feature of this part of the City 
despite being vacant for over 25 years. The building has been damaged by fire and 
weathering and is in a state of considerable disrepair. In its current state, the 
building is an eyesore, a safety concern, and will continue to deteriorate.  

In part because of its proximity and relationship to the satellite campus, the City 
of Stratford, public representatives and the wider community have expressed a 
desire to see a sense of purpose and vibrancy restored to the Cooper Site, 
including by considering the future use and role of the deteriorating building on 
the site. 

  



CITY OF STRATFORD COOPER SITE BUILDING:  

COMMUNITY WORKSHOP & RECOMMENDATIONS                                                                      

 

 

iv 

 

MALONE GIVEN PARSONS LTD. DRAFT 

  

  
  

  
E
X

E
C

U
TI

V
E
 S

U
M

M
A

R
Y

 

This report: 

 Considers the Cooper Site building in its past and current context;  
 Provides a synthesized, high level summary analysis of the outcomes of 

various past studies, including related to the structural integrity of the 
building; its heritage significance; and the environmental conditions and 
potential associated costs of dealing with the building on the Cooper Site;  

 Considers the results of a recent consultation and public workshop 
exercise, including a combination of interviews, a community workshop, 
a site tour, and a public meeting; and 

 Concludes with options and recommendations for the future use and role 
of the building on the Cooper Site.  

Our analysis of the Cooper Site neighbourhood context, past studies, and the 
different options and approaches to dealing with the building that emerged 
through the consultation exercise give rise to three main potential options for the 
future of the Cooper Site, and, in particular, the use and role of the Cooper Site 
building. These are: 

 Option 1: Large scale adaptive reuse. 

 Option 2: Retain part of the building for commemoration and future use. 

 Option 3: Demolition and commemoration. 
 
Our assessment of these options addresses the practicality and suitability of the 
options, and draws a number of conclusions relating to the future of the existing 
building and the potential reuse of the site. Our assessment considers: the costs 
and impacts of environmental contamination and remediation; the costs and 
consideration involved in adaptive reuse; the cost to redevelop the site; the types 
of uses that would be best suited to the site; and, the need for commemoration. 
 
Our final recommendation is that while either options 2 or 3 may be feasible, 
option 3 is the preferred option, and should form the basis of further discussion 
and consideration by Council. 
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1.0  
 

 INTRODUCTION 

Various studies have been conducted on the Cooper Site, each 

addressing specialist elements; this report provides a high level 

summary of the outcomes of past studies and a review of the recent 

community consultation and public workshop exercise. The study 

concludes with options and recommendations for the future use and 

role of the building on the Cooper Site. 

1.1 Introduction 

Malone Given Parsons Ltd (MGP) has been retained by the City of Stratford to 
conduct a high-level feasibility analysis and community consultation exercise, 
which takes a comprehensive approach to assessing all of the relevant factors 
affecting the future development prospects associated with the use and role of the 
building on the Cooper Site, located at 350 Downie Street. 

The Cooper Site is an 11.42 acre brownfield site. It is adjacent to the land 
formerly known as the St. Patrick Street parking lot and the Downie Street 
parking lot, the YMCA and the University of Waterloo campus. The combined, 
nearly 18 acre, site was historically the site of the former Canadian National 
Railway locomotive repair and service shops (the CNR Lands).  The building on 
the Cooper Site was originally constructed in 1871, as a locomotive repair shop, 
with expansions in 1889 and 1907, and an addition in 1949.  

In 1991, the City acquired the CNR Lands from Landawn Shopping Centres 
Limited, pursuant to the City’s program for the acquisition, sale and development 
of industrial/commercial lands and for parking. In 1996, the City conveyed the 
Cooper Site portion of the CNR Lands to a private company, for economic 
development purposes. Between 1996 and 2008, the Cooper Site changed 
ownership a number of times, but it was never redeveloped and the building has 
remained vacant since about 1989. Fire and deterioration have resulted in 
demolition of a portion of the building. What remain of the shops today are the 
1907 expansion and the 1949 addition.  
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In 2006, the City of Stratford and the University of Waterloo began discussions 
regarding the establishment of a satellite university campus in the City of 
Stratford. In 2008, the City determined that the CNR Lands were an ideal location 
for the university campus, at least in part because it could accommodate a 
university building, parking and still allow for potential future expansion and 
phasing of the university’s development. 

The City undertook expropriation proceedings in respect of the 11.42 acre Cooper 
Site (a portion of the CNR Lands that it didn’t own) and it obtained ownership of 
the Cooper Site from the previous owner, 1353837 Ontario Inc., on June 15, 2009. 

In November 2009, the City of Stratford and the University of Waterloo entered 
into an agreement that would see the university satellite campus, known as the 
Stratford Campus, established in the Downtown Core. Part of the agreement was 
that the City would provide the University with lands suitable for the 
establishment of the Stratford Campus, which lands would be located in the 
Downtown Core and initially be a single site of at least 8 acres with additional 
lands for potential expansion as provided for in section 4(c) of the Agreement: 

“The City will use all reasonable efforts to secure, at the earliest opportunity, 
additional abutting lands to provide to the University for future University 
buildings, including student residences, building expansions and new buildings, 
and additional parking.” 

In October 2012, the first phase of the Stratford Campus opened: a satellite 
campus building located on the CNR Lands adjacent to the Cooper Site.  

Currently, part of the Cooper Site is being used for parking associated with the 
Stratford Campus. The existing industrial building on the Cooper Site is in 
significant disrepair and in danger of falling into further disrepair if it is left in its 
current state. Access to the building has been blocked off by the City of Stratford 
for safety reasons. 

To date a number of studies have been commissioned by the City of Stratford 
which investigate and assess the land use, structural integrity, environmental 
conditions, heritage significance, and physical characteristics of the building on 
the Cooper Site.  

These reports include: 

 Malone Given Parson Ltd.’s Land Use Evaluation report (2009); 
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 Goldsmith Borgal & Company Ltd. Architects The Cooper Site 
(locomotive repair sheds)  Public Consultation Report (2012);  

 Read Jones Christoffersen Consulting Engineers Building Condition 
Assessment report (2012); and 

 Various environmental reports prepared by R.J. Burnside and Associates 
Ltd. and Conestoga-Rovers & Associates. 

 

Figure 1.1 Cooper Site Location 

1.2 Purpose and scope of work 

The City of Stratford is seeking advice on how to approach the development of 
the Cooper Site by firstly assessing the feasibility of various options for the 
building on the site, including restoring, or demolishing it in whole or in part. The 
reports and assessments that have been prepared to date relating to the Copper 
Site each focus on specific factors affecting the future use and role of the Cooper 
Site and the Cooper Site building in particular; heritage, structural integrity, 
environmental conditions etc. MGP have been contracted to provide a high level 
assessment of all of these factors, and to provide options and recommendations 
for the future development of the Cooper Site, and in particular the future use and 
role of the Cooper Site building. 
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In carrying out our evaluation MGP has taken consideration of the following: 

 The physical characteristics of the building (a site visit was conducted, 
most recently, on May 14, 2013, photographs are available in Appendix 
A); 

 The history and heritage significance of the building; 
 The surrounding land uses and institutional context and, in particular, the 

City of Stratford's agreement with the University of Waterloo; 
 Structural integrity of the building; 
 Environmental site conditions; 
 The outcome of a community workshop and public meeting; 
 The thoughts, ideas and input from community members, professionals 

and interest groups portrayed in interviews held over the course of the 
consultation process that informed this report; 

 Potential costs associated with the options for the use and role of the 
building; 

 Market opportunities; and, 
 The advice, input and recommendations put forward in other related 

reports. 

1.3 Study approach 

Figure 1.1 below illustrates the study approach adopted by MGP in completing 
the study and outlines the next stages required to take the project to a master 
planning stage.  
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Figure 1.1 Study approach 

 

Our analysis and findings are set out in the following report sections: 

 Section 2: Site context and history; 

 Section 3: Community and interest group consultation;  

 Section 4: Proposed options and recommendations. 
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2.0  
 

SITE CONTEXT AND HISTORY 

The Cooper Site, the original site of the Grand Trunk Railway shops, 
has played a significant role in the City of Stratford for over 100 years. 
Being 11.42 acres in size and within the defined downtown core of the 
City of Stratford, the site has remained a dominant feature in the City 
despite being vacant for over 25 years. Heritage significance, 
environmental issues, structural damage and the potential costs 
associated with the options for the future use and role of the building 
are all considerations of this assessment that will contribute to 
determining the next steps for the development of the Cooper Site. 

2.1 Site Location & Surrounding Context 

The Cooper Site is located at 350 Downie Street, Stratford, Ontario. It is currently 
occupied by a vacant industrial building which at one point in time was part of a 
locomotive repair shop complex. Over time the building changed use to host a 
manufacturing facility however it has been vacant since the late 1980’s. 

The Cooper Site covers an area of approximately 11.42 acres. The site is 
distinguished by its large scale and position on the periphery of the Downtown 
Core in the City of Stratford, south of Market Square and the core areas of 
Stratford. 

The site is bounded to the east by Downie Street and the YMCA complex, to the 
south by the CNR Goderich rail tracks and St. David Street, to the west by Cooper 
Street and to the north by the University of Waterloo satellite campus building 
and St. Patrick Street. 

The Cooper Site building is located to the south side of the site. It currently 
occupies a ground surface area of approximately 4.8 acres. At its most expansive, 
the buildings occupied a ground surface area of approximately 5.2 acres. A 
University of Waterloo satellite campus building now occupies the land on which 
the former Tender Shop and Sandblasting Shop were once located, and which 
were demolished following a fire in 2002.  
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The largest section of the building, at 140 feet by 786 feet and 50 feet in height, 
formerly housed the machine and boiler shop. 

 
Figure 1.1 Cooper Site Location Map  

 

There are a number of distinguishing aspects of the Cooper Site that are useful to 
understanding the broader context of the building and site: the site’s relationship 
to the core; the urban structure; road pattern and public realm; built form; parks 
and open space; and, land use.  
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Relationship to the Core  

Functionally, the site lies at the periphery of the Downtown Core area, removed 
from the major focus of cultural and commercial activities. However, the Cooper 
Site is adjacent to the Stratford Campus which has become an institutional focal 
point in the Downtown Core. Since 2009 when the City entered into the 
Agreement with the University of Waterloo, the Cooper Site has been 
contemplated to become incorporated into the institutional and economic fabric of 
the university campus, either through future expansion of the university building 
and/or by way of a range of complimentary institutional, civic and/or ancillary 
commercial uses. In this way, the Cooper Site has the potential to become an 
extension of the existing functioning Downtown Core and institutional area.

 

Figure 1.2 Relationship to the Core  
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Urban Structure 

The Cooper Site and the locomotive repair shop building on it are situated within 
a relatively large and impermeable block. The site, in its current configuration, is 
a barrier between the Downtown Core and the residential area to the south. 
Redevelopment of the site may present opportunities to establish better 
connectivity to the core area by incorporating a more open concept plan.  

 
Figure 1.3 Urban Structure 
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Built Form 

The locomotive repair shop is by far the largest structure in the core area.  

 

Figure 1.5 Built Form 
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Parks & Open Space 

Stratford’s waterfront provides a natural focus for cultural and recreational 
activities and contributes greatly to the City’s sense of place. There are few active 
and passive parks within the Downtown Core and to the south of the core area. 
Establishing better connectivity throughout the Cooper Site and indeed the larger 
CNR Lands will allow for better access to the parks and open space on the 
southeast portion of the Downtown Core. Potential also exists to incorporate a 
park into the redevelopment of the site, which could complement the adjacent 
university campus institutional use. 

 

Figure 1.6 Parks and Open Space 
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Land Use 

The site is close to, but not part of, the business, entertainment, commercial, and 
civic uses in the Downtown Core area. Considering the adjacent University of 
Waterloo campus building and YMCA complex, the Cooper Site provides an 
excellent opportunity to build on the strength and character of the downtown 
through an appropriate institutional or complimentary redevelopment. Vacant 
areas and surface parking lots are located immediately around the building, at 
least a portion of which appear to be required for the Stratford Campus and any 
future expansion. 

 

Figure 1.7 Land Use 
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Figure 1.8 Aerial View from the North 

 

Figure 1.9 Aerial View from South-East 
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2.2 Site History 

The rail industry has played a significant role in shaping the City of Stratford. It is 
said that, at one point in time, at least one member of most families in Stratford 
was involved with the railway. The railways were the largest employer in 
Stratford, employing over 40% of the workers in the City. Not only has the 
railway economically impacted families by creating and largely shaping the 
standard of living, it has played an important role in shaping the City’s identity.  

During its life the railway fostered growth of many key industries including: 

 Agricultural; 

 Stratford Mill Building; 

 Stratford Bridge and Iron Works; and, 

 Farm Implement manufacturers. 

As a Railway hub, a number of businesses and industries flourished. The furniture 
industry which began in the 1880’s was a major beneficiary resulting from the 
growth of the railway. Stratford furniture was sold all over North America and at 
one point the City was producing one-sixth of Canada’s furniture output. The 
furniture industry also created jobs and these positions attracted workers to the 
area. Towards the latter half of the 20th century, the railway’s role in Stratford 
began to decline. 

Grand Trunk Railway (GTR) constructed the locomotive shop to accommodate 
their growing steam locomotive market. The CNR Lands site in Stratford was 
selected as it was located at the crossroads of the main line from Quebec to 
Chicago and the east-west line from Buffalo to Goderich on Lake Huron. The 
original shops were completed in 1871. After acquiring Great Western Railway 
(Hamilton to Detroit), GTR expanded the Stratford facility in 1889 to 
accommodate the influx of staff and equipment relocated from Hamilton. Major 
expansions to the facility were constructed in 1907 and 1949 in order to 
accommodate the increasing size of the locomotive. During that time, in 1923, 
GTR was absorbed by Canadian National Railway (CNR). 

After the conversion to diesel engines, CNR no longer required the locomotive 
repair shops and sought offers for the fully equipped facility in 1953. In 1959, the 
U.S.-based Cooper-Bessemer Corporation (later named Cooper Energy Services) 
leased the facility from CNR for its manufacturing purposes. By 1989, due to the 
turnaround in fortunes for Cooper Energy Services, the building became, and 
remains, vacant. 
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In 1991, the City acquired the CNR Lands from Landawn Shopping Centres 
Limited, pursuant to the City’s program for the acquisition, sale and development 
of industrial/commercial lands and for parking.  

In 1996, the City conveyed the Cooper Site portion of the CNR Lands to a private 
company, for economic development purposes. Subsequently, the Cooper Site 
changed ownership a number of times, however it was never redeveloped and the 
building remained vacant.  

In 2003, a major fire occurred in the west end of the building causing extensive 
damage. Another smaller fire occurred in 2008, with only minor damages noted. 
In 2004 and 2010 respectively, demolition of the 1871 and 1889 portions of the 
building was completed 

In 2008, after the City had determined that the CNR Lands site was the ideal 
location for the Stratford Campus, at least in part because it could accommodate a 
university building, parking and still allow for potential future expansion and 
phasing of the university’s development, the City took steps to acquire ownership 
of the Cooper Site (it already owned the remaining portion of the CNR Lands, 
except that portion owned by the YMCA). 

Ultimately, as noted, the City determined to expropriate the Cooper Site for 
municipal purposes, including economic development purposes, and primarily 
that of being able to establish the Stratford Campus on the CNR Lands. The City 
therefore became the owner of the Cooper Site and the plan of expropriation was 
registered on June 15, 2009.  

In November 2009, the City of Stratford and the University of Waterloo entered 
into the Agreement that would see the Stratford Campus, established in the 
Downtown Core. As noted, part of the Agreement was that the City would 
provide the University with lands suitable for the establishment of the Stratford 
Campus, which lands would be located in the Downtown Core and initially be a 
single site of at least 8 acres. 

MGP understands that, subsequent to the execution of the Agreement, the City 
and the University of Waterloo agreed to implement the Agreement by conveying 
the lands in phases, as required and as remediated. To date, only approximately 
1.4 acres of City land have been conveyed to the University.  

In October 2012, the first phase of the Stratford Campus opened: a satellite 
campus building located on the lands adjacent to the Cooper Site and formerly 
known as the St. Patrick Street Lot. 
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Figure 1.10 shows a timeline of events relating to the history of the railway in 
Stratford.  

 

Figure 1.10 History of the Railway in Stratford 
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2.3 Realities of the Site 

Overview of Current Structure  

Exposure to exterior elements, the environment and fire have resulted in 
significant deterioration of the building on the Cooper Site. What remains of the 
structure is the shell of the main building, comprised of concrete foundation with 
steel/frame trusses, portions of a wood roof deck and a combination of concrete 
block and brick exterior walls. At the south end of the building, evident traces of 
the tube shop’s brick walls and wood beams are viewable. Figure 1.11 highlights 
some of the more visibly obvious signs of deterioration associated with the 
building. 

Structural reports conducted on the building reveal that recovering the structure 
for future occupancy would require rehabilitation, reinforcement, and protection 
of the structure, which involves repairs, replacements and reinforcement of the 
steel framing, concrete rehabilitation and repair work, complete removal and 
replacement of the roofing assembly and a considerable amount of repairs to 
exterior concrete, masonry, and metal cladding elements. 

The original building and 1889 expansion were demolished in 2004 and 2010. 
Currently only the expansions and 1949 addition exist on site. The remaining 
building is arranged with 4 bays, opening from the ground to the roof structure 
with the exception of the north-most bay. 

The north-most bay is approximately 615-ft long by 40-ft wide and 50-ft high to 
its peak. The next bay south is approximately 770-ft wide and 65-ft wide at a 
similar height of 50-ft to its peak. The third south bay is approximately 780-ft 
long by 70-ft wide and 67-ft high to its peak. The south most bay is approximately 
580-ft long by 50-ft wide and 38-ft high to the roof surface.  
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Figure 1.11 Realities of the Site 
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Structural Integrity 

In June 2012, Read Jones Chistoffersen Consulting Engineers (RJC) was retained 
on behalf of the City of Stratford to undertake a physical condition assessment of 
the building on the Cooper Site. The purpose of the study was to determine the 
overall structural integrity of the building, including a review of the slab-on-
grade, roof deck structure, roofing system, and exterior cladding elements. The 
key findings of the report have been summarized below. 

The report found that the structure has suffered varying levels of deterioration, 
which is more significant in some areas as a result of exposure to exterior 
elements, the environment and fire damage. Specific areas of damage to the 
structure include: warped truss, beam, and cross-bracing members; roofing and 
roof deck completely burned away; extensive surface corrosion as a result of 
exposure to moisture; significant corrosion at bases of columns; a torched out 
steel beam; dents in steel members; missing rivets; cracking throughout the 
mezzanine floor, ponding and moisture accumulation. 

According to RJC, rehabilitation, reinforcement and protection of the structure 
would be required in order to salvage the building and make it minimally 
compliant with the Ontario Building Code. Required work would include: 

 Steel framing reinforcement; 

 Repair work and replacements; 

 Concrete restoration and repair work; 

 Exterior walls restoration and repair work; 

 Masonry and metal cladding repair work; and, 

 Removal and replacement of roofing system including drainage. 

The RJC report considered the advantages and disadvantages associated with 
three options, including (1) “do nothing” and allow the building to continue to 
exist/deteriorate in its present state; (2) rehabilitate the superstructure at an 
estimated cost of approximately $9,720,000 plus HST (2012 dollars), to achieve 
the minimum upgrades that would be required for occupacy; (3) demolish the 
building structure, including sub-structure elements, down to grade, in order to 
end up with a brownfield site graded to the approximate current ground elevation 
for future development purposes as deemed appropriate by the City.  
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With respect to option three, the report notes that “complete demolition of the 
building would result in a substantial reduction in cost versus rehabilitation of the 
structure. Furthermore, the cost to construct a completely new building of similar 
magnitude may prove to be cheaper than any proposed retrofit of the existing 
building.” (p. 37) While there would be soil remediation costs and potential 
environmental impact due to disposal of site materials, key advantages of option 
three include the fact that demolition of the building would provide a ‘clean slate’ 
for future development and such development would not be limited to the existing 
footprint, orientation and arrangement of the existing building. (p. 33) 

The RJC report concludes as follows:  

“In consideration of the estimated costs, advantages, and disadvantages of each of 
the options, we recommend demolition of the building… to provide a brownfield 
site for future development for an estimated construction cost of $1,200,000 plus 
HST. At the discretion of the City of Stratford, the cost of this option could be 
reduced to approximately $470,000 by deleting the substructure demolition scope 
of work, allowing that part of the work to be completed as part of any future 
development of the site.” (p. 37) 

Heritage Significance  

In mid-2010, the City commissioned Goldsmith Borgal & Architects (GBCA) to 
consider and assess the cultural and heritage merits of the building on the Cooper 
Site. The assessment was based on a combination of research into the site’s 
heritage merit as defined by Provincial requirements for heritage sites, an 
individual and public consultation process, and by reference to general costs and 
implications of the various options for use or re-cycling of the building on the site. 
The GBCA report, the Cooper Site (locomotive repair sheds) Public Consultation 
Report, was prepared in June of 2010 and included an assessment of the heritage 
value of the building against the Ontario Heritage Act O.Reg.9/06. 

GBCA found that as per the Criteria for Determining Cultural Merit, the property 
meets the criteria to be considered of Cultural and Heritage Value or Interest, and 
therefore GBCA concluded that the site is worthy of preservation or 
commemoration in some manner. The report considers the prospect of adaptive 
re-use and concludes that:  

“In our opinion, given the sheer size of the structure within its local context, the 
adaptive re-use of the entire structure is not a realistic possibility. While it 
remains possible to retain the building or its shell for potential future use, this 
would require stabilization and “mothballing” so as to ensure future usability of 
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the structure and ongoing safety to the public while protecting the structure from 
the elements and mishap… There is significant cost attached to this type of an 
option…Given GBCA’s conclusion that adaptive reuse of the building is not a 
realistic possibility, and is likely cost-prohibitive and/or economically untenable, 
the GBCA report proceeds to consider a number of precedents and options for 
commemoration of the site, including: 

 Site signage (i.e. a historical plaque);  

 Site signage or commemorative feature integrated into a park; and  

 Retention of some of the building frames which could be incorporated as 
standing objects between future developments of the site, including perhaps 
parking areas or small pocket parks. 

The GBCA report concludes that: 

“While the building frame is robust enough to be exposed to the weather for the 
short term, there are a considerable number of components such as roofing, minor 
framing, concrete structural components, and systems and fittings that would be 
severely affected by deterioration and which could become dangerous if not 
removed and safety risks mitigated. Security must remain in place until the site is 
redeveloped if left in its current condition. These issues will represent a sizeable 
cost simply to stabilize the structure and retain it for an unknown future use. 
Therefore: 

 Complete demolition and mitigation of the site will be costly and would not 
preserve heritage values nor take advantage of some of the potential 
opportunities the site presents. 

 Complete retention of the core of the main building for a variety of potential 
uses of at least some parts of the structure could be done. Uses may include a 
bus terminal, off-site parking in support of the core area (which would free 
up the market area to the south of City Hall for a market and park), and 
expansion of the library or YMCA. However, such retention will require 
initial stabilization and protection and thus will create even higher costs and 
ongoing costs as the time frame for re-development of the site must remain 
open ended. 

 Heritage restoration of the Locomotive Shops is unfeasible due to its sheer 
scale. The extent of restoration or conservation or commemoration should be 
the objective of on-going discussions and planning. 

 Of the suite of the compromise options that should be considered is the 
preservation of a currently undefined part of the building’s structural frame 
(and possible retention of all or portions of the floor slab). The retained 
components could occupy a portion of the site while still providing provision 
of development room in a unique setting.” (p.26) 



CITY OF STRATFORD COOPER SITE BUILDING: 

 COMMUNITY WORKSHOP & RECOMMENDATIONS 

 

 

 MALONE GIVEN PARSONS LTD. 23 

 

2
.0

  
  
S
IT

E
 C

O
N

TE
X

T 
&

 H
IS

TO
R

Y
 

Section 4 Heritage Value from the GBCA report, which includes details of the 
heritage significance of the site and how it meets the Criteria for Determining 
Cultural Merit, has been included in Appendix B.   

Environmental Contamination 

The Cooper Site has been the subject of extensive environmental, soil and 
groundwater study over the past twenty-plus years, including a recent Phase 1 and 
Phase 2 Environmental Site Assessment, which suggest varying levels of 
contamination on the site and resultant remediation costs depending on the 
proposed use.  

Conestoga-Rovers and Associates has been commissioned by the City to conduct 
a data gap analysis and complete a Risk Assessment of the lands that include the 
Cooper Site, which results will, ultimately, need to be considered by the City in 
the context of facilitating any future development of the site. 
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3.0                      
COMMUNITY & INTEREST 

GROUP CONSULTATION 

The community of Stratford, interested groups and professionals 
have been engaged in a consultation exercise on the future of the 
Cooper Site building, through a process of interviews, community 
workshop and public meeting. The process revealed that there is 
interest amongst the community surrounding how the site is 
developed, and various ideas on what uses could occupy the site. 
There is a general interest in commemorating the railway industry, in 
some manner. 

3.1 Interest Group Involvement 

As a component of this high-level feasibility analysis, the City of Stratford 
requested MGP to engage in discussions with interested groups and professionals 
who have had past involvement in the Cooper Site and building, including Thor 
Dingman B. Architecture Sc., Michael Wilson Architect, Heritage Stratford, and 
the Grand Trunk Railway Site Heritage Committee. The objective of the 
consultation process was to take advantage of the long history and knowledge of 
these interested professionals and interest groups, to get a greater understanding 
of the broader Stratford context, to help inform the study, and to seek their input 
with respect to the future use and role of the building on the Cooper Site. 

The feedback from the interviews can be grouped into four categories: Special 
Considerations; Commemoration; Demolition; and Reuse of the Site. 

Special Considerations  

Those interviewed spoke about special considerations related to the building that 
should be taken by the City of Stratford when planning for the future development 
of the site. In particular, the importance of the railway in the growth and success 
of Stratford was thought to be significant and interviewees suggested that the 
City’s consideration of the future use and role of the building on the site should 
account for this, and that the significance of the railway in shaping Stratford 
should not be underplayed. The importance of the heritage significance of the 
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building itself was also raised, and it was suggested that the City of Stratford 
should consider economically viable proposals to save a portion of the site.  

It was also suggested that, due to its strategic downtown location, the City should 
consider using the site to strengthen the downtown. 

It was noted that there is a fiscal reality associated with the future of the site, it 
was therefore recommended that the future use/uses of the site need to be 
economically viable. 

Commemoration  

One message that emerged strongly from the interviews was that the City of 
Stratford should embrace the new while commemorating the past. There is an 
expectation, by everyone involved in our discussions, that the significance of the 
railway in Stratford should be commemorated, in some manner, at the site. Many 
options were proposed regarding approaches to incorporating the commemoration 
of the railway in Stratford into the future development of the site. These included: 
saving a façade; saving a partial façade; CNR Gardens (which would incorporate 
relics or part of the steel structure); placement of a locomotive on site; a railway 
museum (utilizing three existing bays of the current structure); preserving a steel 
frame to capture the scale of the building; a commemorative public park area.  

Demolition  

The viewpoint amongst those interviewed varied from favouring partial or 
complete demolition of the building, albeit with some element of 
commemoration; to complete retention and adaptive reuse of the building. For a 
variety of reasons including finance, the current state of the building, and the 
practicalities of utilizing a building of its scale, some felt it would be impractical 
to consider retaining the entire building for adaptive reuse but that restoration of a 
portion of the building or some of the materials might be considered. The dangers 
of retaining the building in its current state were also raised, with one person 
stating that “the building should come down before it falls down”. On the 
contrary, one interviewee stated that the building is structurally sound and could 
stand for another 100 years. The possibility of retaining the building for adaptive 
reuse was also presented as an option that should be given appropriate 
deliberation, with a suggestion put forward that the building could be divided up 
into smaller buildings.  
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Reuse of the Building 

While this study relates more specifically to the future of the existing building, the 
interviews naturally evolved to discussing the future use of the site. The 
alternatives suggested were mainly institutional in nature, and included the 
following: 

 Expansion of the University of Waterloo campus and/or the 
establishment of complimentary institutional/ancillary commercial 
uses. 

 Demolition of the existing YMCA building and the construction of 
a new, larger building. One which would utilize some of the Cooper 
Site, which could include locating a new pool on the Cooper Site. 

 It was suggested that the existing public library is too small and that 
the site could be used to house a new library building. 

 The building could be carved up into smaller buildings and sold. 

 There is potential for the site to become a transit hub. The City 
buses could then be moved from the market square, freeing up the 
square for other community uses. 

 It was also recommended that the City of Stratford should engage 
in a master planning process to reuse or reintegrate the site. 

3.2 June 3rd Workshop, Process and Outcomes 

On June 3, 2013, a public open workshop facilitated by Malone Given Parsons 
Ltd. was held at the City of Stratford. The purpose of the workshop was to: 

 Share findings from the consultant team’s initial review of the site 
and the results of the interviews.  

 Create an avenue for the public to provide feedback and discuss 
possibilities for the future use and role of the building and the site; 
and, 

 Encourage the public to share their vision for the future use and role 
of the building and the site. 

The workshop opened at 4pm with an informal format, and closed at 7pm. The 
public were introduced to MGP staff who invited them to examine and ask any 
questions with regard to eight information boards on display in the City Hall 
auditorium, which covered the following: 

 History of the railway in Stratford; 
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 Details of the existing site and building, including a floor plan and 
aerial view; 

 Aerial photographic display of the building and site within the 
broader Stratford City context;     

 Details of the urban context of the site: land use; urban structure; 
built form; etc.;  

 Overview of the physical appearance of the existing building; 

 Realities of the site and existing building: heritage significance; 
structural integrity; environmental contamination; scale of the 
building and market realities; and, 

 Opportunities for the future. 

Copies of the boards are included in Appendix C. Attendees were also invited to 
leave comments on a comment sheet handout and to sign up should they wish to 
receive further notice relating to the matter. Twenty five attendees signed up in 
total, representing the majority of attendees. The information boards were well 
received by the attendees. In general, MGP’s discussions with the individuals 
revealed that the views of the attendees were a mixture of: general interest in the 
future development of the site; that there should be complete demolition of the 
building; that there is potential for adaptive reuse of part of the building; and, that 
the railway and site should be commemorated. 

3.3 Public Meeting 

The public meeting which followed the public workshop was held in the City Hall 
Auditorium, with the purpose of giving Council and the public an opportunity to 
hear presentations regarding further consultation on the future of the building at 
the Cooper Site. 

A total of five presentations were received by Council, including one from Lee 
Parsons of MGP, which was informed by the consultation and site assessment 
process that had been completed to date. Other presenters included: Eric Adams, 
Grand Trunk Railway Site Heritage Committee; Lawrence Ryan; Joseph Moss; 
and, Lorne Bolton. Two additional presentations were sent to the City of Stratford 
from Leslie Walker-Fitzpatrick, and Michael Wilson, who could not attend the 
meeting. 
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Copies of the complete presentations, together with the public meeting minutes, 
are attached in Appendix D. The following provides a headline summary of the 
conceptual ideas proposed by the presenters at the meeting and of the submissions 
sent in by those who could not attend the meeting 

Development of a Railway Heritage Site and Museum 

To recognize over 100 years of railway history in Stratford, which has given the 
City its industrial base from which it grew, the Grand Trunk Railway Site 
Heritage Committee proposed that a Railway Heritage Site and Museum should 
be established at the Cooper Site. The museum would incorporate the use of three 
bays from the original erecting shop and machine shop. The attached appendices 
include conceptual drawings for the proposed museum. It was proposed that the 
museum could house retired steam locomotives and eventually a passenger 
car/van. The Committee proposed that the museum could be one of many uses at 
the Cooper Site and suggested that the remainder of the site could be used as a 
transit hub, for example. It is proposed that, in the short term, the site could be 
cleaned up to a presentable or functional state, which might include leaving the 
ironwork in place so that it could be reused and redeveloped in time.  

A tropical garden and solarium 

It was proposed that the site could accommodate a tropical garden and solarium 
that could become a major tourist attraction in Stratford. It was proposed that the 
building would be retained, with the roof needing to be replaced with transparent 
plastic or glass.   

Swimming Pool 

It was proposed that the site would be suited to the development of an Olympic 
sized swimming pool and aquatics facility. 

Condominium Development 

A condominium proposal with an internal park area roofed with transparent solar 
panels. The development could also include facilities for indoor parking, units for 
business in the lower levels, an Olympic sized swimming pool and expansion of 
the YMCA facility. It was proposed that this option would involve the adaptive 
reuse of the existing building fabric. It was acknowledged at the meeting that this 
proposal would involve private developer involvement.  
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Partial Retention/Adaptive Reuse 

Retention of the main central bay that once held the 200 ton crane, which it was 
proposed, could become an artifact that would attract tourists. It was also 
suggested that the skeletal structure could be retained without the roof or walls, or 
that a portion of the building could be retained as an artifact. It was suggested that 
adaptive reuse of part of the building to accommodate a mixture of public or 
institutional uses should be investigated. 

National Heritage Designation and Stabilization of the Building for Adaptive 

Reuse 

It was suggested that the City of Stratford seek National Heritage designation for 
the Cooper Site, and to then apply for national and provincial funding to stabilize 
the building.  It was proposed that the building could then be adaptively reused for 
a variety of different uses. 

Expropriation 

Mr. Ryan’s submission related to the expropriation of the Cooper Site. A copy of 
his presentation is also contained in the appendices.  

3.4 Site Tour 

MGP was invited to take part in a guided site tour by the Grand Trunk Railway 
Site Heritage Committee on June 26, 2013. The tour was led by Dean Robinson, 
member of the Grand Trunk Railway Site Heritage Committee and author of 
Railway Stratford Revisited. The walking tour provided a history of the site and 
the railway industry in Stratford. 

3.5 Conclusion 

To sum up the findings of the interest group consultation exercise, community 
workshop and public meeting, section three highlights that while there are varying 
views with regard to the future use and role of the building on the Cooper Site, 
one key message that has remained constant is that there is a desire for 
commemoration, in some manner, of the significance of the railway to the 
development of Stratford. 
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4.0  
 

PROPOSED OPTIONS  

Section four outlines and assesses three potential approaches to the 

future of the existing building at the Cooper Site, which emerged as a 

result of the analysis and community consultation exercise. MGP has 

undertaken due consideration of the options, which generally reflect the 

viewpoints expressed in previous reports as well as the suggestions 

advanced at the public meeting. 

 

The following section analyses three potential options, these include: 

 Option 1: Large scale adaptive reuse. 

 Option 2: Retain part of the building for commemoration and future use. 

 Option 3: Demolition and commemoration.  

4.1 Option 1: Large Scale Adaptive Reuse 

The characteristics of this option include: 

 Construction of a base building that utilizes the existing foundations and 
superstructure. 

 There would be no need to remove and dispose of the building’s 
foundation and super structure. 

 This option would require installation of new foundation in some areas of 
the building. 

 The existing slab would be made serviceable. 

 The costs to construct the new structure are unknown but would be 
substantial.  

 The issue of environmental contamination would remain. 
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MGP’s September 2009 report entitled “Land Use Evaluation: The Cooper Site” 
reviewed a number of proposed options for adaptive reuse of the Cooper Site and 
concluded that these were not feasible primarily due to the costs of remediation and 
construction, but also due to the scale of the proposal (particularly as it would relate to 
the building) and the weak market demand for the uses proposed. These uses included: 
hotel, residential, office, retail, and entertainment. Since that report, we have monitored 
the market situation and nothing has changed to alter our conclusions.  

At the public meeting, additional proposals for adaptive reuse of the building were 
suggested. These included: botanical garden, Olympic swimming pool, and 
condominium within an internal park area. However these have been determined to be 
unfeasible.   

Our overall conclusions on proposals for large scale adaptive reuse of the building are: 

 While the Cooper Site has some attractive characteristics, there are 
significant restrictions which limit the range of uses and the form of future 
development on the site. 

 The existing building is in poor condition and has no obvious prospects 
for commercially viable reuse. Given the substantial costs to restore it, the 
remaining building is an impediment to the reuse of the site. 

 Adaptive reuse of the building is not practical and not financially feasible 
due in part to the significant costs of rehabilitation, retrofitting, 
construction, and weak market demand for the uses proposed. (This does 
not include environmental remediation costs which could be substantial.)  
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4.2 Option 2: Retain Part of the Building for 

Commemoration and Use 

The characteristics of this option include: 

 Reuse of part of the building, in situ, as a way to commemorate the 
history of the railway industry in Stratford, by preserving up to three bays 
and constructing a museum therein.  

 The retained three bays portion would be enclosed and could be used for a 
museum and ancillary retail and office. 

 The cost to construct a new base building around three bays would be in 
the range of $4.5 - $5.3 million. 

 There would be additional costs to construct a finished building. 

 Subject to environmental remediation costs, the balance of the site would 
be cleaned and cleared for civic and institutional uses such as: a park; 
recreation; expanded university campus etc. 

 The expansion of the Stratford Campus could be accommodated, albeit 
with limited siting and design options.  

 The issue of environmental contamination would remain for the reused 
bays. 

Through the consultation exercise, the Grand Trunk Railway Site Heritage Committee 
suggested that a Railway Heritage Site and Museum could be established at the Cooper 
Site. Their proposal, in its suggested form, could be realized under an Option 2 scenario. 
The museum would incorporate the use of three bays from the original erecting shop and 
machine shop. It is proposed that the museum could house retired steam locomotives 
and eventually a passenger car/van. The financial cost and ownership of the project 
would need to be investigated further. 

Conclusion: Option 2 is a potentially viable option which addresses the 

need to commemorate the site, and offers some opportunity for 

development on the balance of the site. However this option could be 

costly and, subject to the results of a risk assessment, potential 

environmental issues would limit the array and location of potential uses 

of the site. 
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4.3 Option 3: Demolition and Commemoration  

The characteristics and requirements of this option include: 

 Demolition, removal, and disposal of the existing building structure, floor 
slab, foundations, etc. from the site. 

 Removal, restoration and storage of a few structural elements which could 
be later relocated on the site in a commemorative context, once plans for 
the future use of the site are known.   

 Maximum flexibility to accommodate the expansion of the Stratford 
Campus.  

 Balance of the site used for future civic and institutional uses. 

 Create visual and functional linkages between the south end of Stratford 
and the Downtown Core.  

 Enables comprehensive planning to ensure that development and uses of 
the site are complementary to the downtown structure and function and 
consistent with the goals of Stratford. 

The preserved structural elements from the demolished building could be incorporated 
into a new structure in time or could become an artefact that is located on the site as part 
of a broader plan. A scenario in which the building is demolished, albeit commemorated, 
makes the entire site available for redevelopment.  

Conclusion: MGP considers complete demolition to be the most 

favourable option. Demolition and removal of the building makes 

available the entire site for the expansion of the University and associated 

complimentary uses. Commemoration of the building is implied, and the 

preservation of components of the structure offers a multitude of 

approaches in commemorating the building. 
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Figure A-1 Aerial view of site in context of City 

 

 

Figure A-2 Aerial view of site from westerly side 
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 Figure A-3 Aerial angle of site southwesterly view 

 

 

       Figure A-4 Aerial image of site   
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           Figure A-5 Aerial view of site  

 

 

         Figure A-6 View of site from Argyle Street 
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           Figure A-5 View of exterior of building 

 

 

         Figure A-6 Alternative view of exterior shell of building  
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           Figure A-5 View of portion of structure of site 

 

         Figure A-6 View of building shell 
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           Figure A-7 View of roofing system and building structure 

 

         Figure A-8 Expansive view of the Machine Shop 
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Figure A-10 View from the mezzanine 

 

 

Figure A-11 Large roof openings have allowed water to leak through 
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           Figure A-12 Alternate view of roofing system and building structure 

 

 

         Figure A-13 View of an upper portion of the building shell 
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           Figure A-14 View of deterioration and cracking  

 

 

         Figure A-15 View of deterioration at base of columns 
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4. Heritage Value 
 

4.1    Criteria for Determining Cultural Merit 
 

The Ontario Heritage Act provides that a property may be designated if it meets 
criteria under O.Reg. 9/06 as follows: 

 
1.   (1) The criteria set out in subsection (2) are prescribed for the purposes 

of clause 29 (1) (a) of the Act. O. Reg. 9/06, s. 1 (1).  
 

(2) A property may be designated under section 29 of the Act if it meets 
one or more of the following criteria for determining whether it is of 
cultural heritage value or interest:  
 
1. The property has design value or physical value because it,  

i. is a rare, unique, representative or early example of a style, 
type, expression, material or construction method,  
ii. displays a high degree of craftsmanship or artistic merit, or  
iii. demonstrates a high degree of technical or scientific 
achievement.  
 

2. The property has historical value or associative value because it,  
i. has direct associations with a theme, event, belief, person, 
activity, organization or institution that is significant to a 
community,  
ii. yields, or has the potential to yield, information that 
contributes to an understanding of a community or culture, or  
iii. demonstrates or reflects the work or ideas of an architect, 
artist, builder, designer or theorist who is significant to a 
community.  
 

3. The property has contextual value because it,  
i. is important in defining, maintaining or supporting the 
character of an area,  
ii. is physically, functionally, visually or historically linked to its 
surroundings, or  
iii. is a landmark. O. Reg. 9/06, s. 1 (2).  
 

As noted, for designation purposes, the act states that as long as the site 
meets one of the three criteria it can be considered eligible for designation.  
 

4.2. Heritage Assessment 
 

In the following text, we provide a preliminary heritage assessment of the 
Cooper Site using the above criteria.  
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5.2.3.1    The property has design value or physical value because it:  
 

i. is a rare, unique, representative or early example of a style, type, 
expression, material or construction method,  

 
Our research has indicated that there are very few structures of this 
type, built for this purpose, in Ontario and, indeed, in Canada.  We 
discuss a few of these in the next Section. Therefore, it is our 
opinion that this criterion is met. 

 
ii. displays a high degree of craftsmanship or artistic merit, or 

  
The structure does not have a high degree of artistic merit (the 
criteria are not clear). Although we note the similarity of the 1907 
building scheme to the Behrens-designed plant in Germany 
accepted as a seminal advance in industrial modern design, the 
design execution of the exterior of the subject building is crudely 
executed (being of poorly formed poured concrete, a material 
which was a “high tech” material of its time) and typical of more 
pedestrian examples in the U.S. and Europe where a building’s 
function took primacy over its appearance.  However, the elaborate 
interior structure is of a high order of engineering skill with large 
areas of windows in the original building creating an illuminated 
and airy interior as seen in early photographs. Therefore, the 
building is of interest in terms of its design.  It is our opinion that the 
criterion is partially met with respect to craftsmanship 

 
iii. demonstrates a high degree of technical or scientific achievement. 

  
The mass and scale of the building, particularly with respect to the 
structural frame and truss system, represents a high level of 
engineering achievement.  It is our opinion that this criterion is met. 

 
5.2.3.2  The property has historical value or associative value because it,  
 
i. has direct associations with a theme, event, belief, person, activity, 

organization or institution that is significant to a community,  
 
The locomotive shops were a key factor in the development of the 
community and supported other social aspects of the community 
including initiating services such as the library, the YMCA and the 
fire services among others. It is our opinion that this criterion is met. 

 
ii. yields, or has the potential to yield, information that contributes to 

an understanding of a community or culture, 
 

The Cooper Site and its connections to the community locally, 
provincially, and nationally, can yield information contributing to 
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the understanding of Stratford and its development.  It is our opinion 
that this criterion is met. 

 
iii. demonstrates or reflects the work or ideas of an architect, artist, 

builder, designer or theorist who is significant to a community.  
 

We have no information to date with respect to any individual 
associated with the design of the structure and cannot conclude that 
this criterion is met. However, the Canadian Bridge Company 
erected many engineering monuments in Ontario and was therefore 
significant in the development of the province.  It is our opinion that 
this criterion is partly met due to the importance of the design 
organization. 

 
5.2.3.3 The property has contextual value because it,  

 
i.  is important in defining, maintaining or supporting the character of 

an area: 
 

The location and size of the complex had a major impact on the 
organization of the streets and properties in the local area and was a 
significant contributor to the development of adjacent residential 
areas and the characters of those working neighbourhoods.  It is our 
opinion that this criterion is met. 

 
ii.  is physically, functionally, visually or historically linked to its 

surroundings, or  
 

Bounded by the rail line and the downtown core, using the local 
street network for access, and deeply linked to the historical 
development of the community, it is our opinion that this building 
meets this criterion. 

 
iii.  is a landmark 
 

Given the scale of the building, despite the removal of some 
significant portions, it is our opinion that the building meets this 
criterion. 

 

4.3 Conclusion 
 

As noted earlier, to be considered a property of Cultural and Heritage Value or 
Interest, it must meet only one of the three categories in the Criteria for 
Determining Cultural Merit.  Based on our examination, it is our conclusion that 
this site meets the criteria in whole or in part in all three categories.  Therefore, it is 
our opinion that this site is of heritage value and worthy of preservation or 
commemoration.  We explore some examples of this approach in the next section. 
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The process 
This community workshop acts as step number 
3 within the process. The steps involved include: 
Review of  Background Studies; Discussions with 
Key Stakeholders; Community Workshop; Present 
Findings to Council; Prepare Feasibility Analysis 
and Site Assessment Report; and Preparation of  
Plan. Each step is described below:

The Site is located at 350 Downie Street, Stratford, 
Ontario. It is currently occupied by a vacant 
industrial building which at one point in time 
was part of  a locomotive repair shop complex. 
Over time the building changed use to host a 
manufacturing facility however has been vacant 
since the late 1980’s. 

Key distinguishing features about the property 
include:

•	Proximity to commercial, entertainment, business 
and civic uses;

•	Large size and irregular shape;

•	The Goderich Exeter Rail Co. line running along 
the western boundary;

•	Limited access and setback from the street;

•	Heritage value of  the building; and 

•	Cost of  redevelopment.

COOPER SITE WORKSHOP 
Welcome
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Supporting materialsThe Cooper site 

Objectives of this workshop

Key considerations 

The building represents a century of  important 
railway history in Stratford and also an economic 
opportunity. The intent of  this workshop is to 
inform the Site Assessment and Feasibility Analysis 
and Final Recommendations to ultimately prepare 
a plan for the future of  this Site. This workshop 
will serve three main purposes:

•	To share findings from the preliminary site 
assessment and feasibility analysis; 

•	Create an avenue for the public to provide 
feedback and discuss future possibilities of  the 
site; and,

•	Encourage the public to share their vision on 
the future of  the site.

A number of  details need to be understood and 
addressed in order to determine the best future plan 
for the Site. These details help to determine the 
true viability of  the Site.  Considerations include: 

•	Physical characteristics of  the site;

•	Structural integrity of  the building;

•	Environmental contamination; 

•	Heritage value of  the building; and 

•	Market realities. 

A number of  key reports and publications were 
used to inform the content used on each of  the 
panels. These include but are not limited to:

•	Malone Given Parsons Ltd. Land Use Evaluation 
report (2009);

•	Goldsmith Borgal & Company Ltd. Architects 
The Cooper Site (locomotive repair sheds)  
Public Consultation Report (2012); 

•	Read Jones Christoffersen Consulting Engineers 
Building Condition Assessment report (2012);

•	Burnside Potential Remedial Costs Related to 
the Redevelopment of  the Cooper Site Property 
(2009); and, 

•	Dean Robinson Railway Stratford Revisited 
(2012).

1

Review background studies 

Discussions with key stakeholders 

Present findings to Council 

Prepare feasibility analysis and site 
assessment report  

City of Stratford prepares a plan for the 
future of the site  

Key studies have been reviewed to understand the Site from a number 
of  lenses. As well the team conducted a number of  visits to better 

understand the scale and realities of  the Site. 

Discussions were held with key individuals and groups to gain more 
thorough knowledge about the Site and its realities.

Discuss findings and engage in discussion with Council to guide 
preparation of  Site Assessment and Feasibility Analysis Report.

Present a final Feasibility Analysis and Site Assessment Report to the 
City of  Stratford.

City to prepare a plan for the future development of  the site based 
on the Feasibility Analysis and Site Assessment Report and Council’s 

decisions with regard to the future of  the site. 

Community workshop
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1856 1889 1907

1940’s1871 1890

1923

1950’s 1980’s

1970’s Today

•	 Grand Trunk Railway 
(GTR) and its competitor, 
the Buffalo and Lake Huron 
Railway arrive in Stratford

•	 GTR eventually took over 
its competitor 

•	 GTR Hamilton’s shops 
closed resulting in the first 
significant expansion of  the 
Stratford locomotive shops.

•	 City of  Stratford continued 
to grow and thrive

•	 Present locomotive repair 
shop structure was built, 
as a result of  further 
expansion. Locomotives 
were increasing in size and 
required larger shops. 

•	 A year later, the shops 
developed a school to train 
apprentices.

•	 Final addition to the shops 
added as locomotives grow 
even larger.  

•	 The few remaining 
passenger lines now came 
under Via Rail.

•	 GTR locomotive repair 
shops built and opened.

•	 The Grand Trunk Railway 
shops would become 
the largest employer in 
Stratford employing over 
40% of  workers in the 
City.

•	 First Canadian 
International Association 
of  Machinists was 
organized at the Stratford 
shops

•	 Employees had better 
wages and benefits and it 
was seen a great place to 
work.

•	 GTR absorbed by the 
Canadian National Railway 
(CNR). •	 CNR phased out locomotive 

shops as diesel engines began 
to take over, and as a result 
of  a reduction in passengers 
at the proliferation of  
automobiles. 

•	 Buildings and some 
staff  were transferred to 
boilermakers, Cooper-
Bessemer Ltd, or other shops

•	 The track rights of  way were 
sold to Goderich and Exeter 
Railway. 

•	 The CNR building was 
vacated.

The role of the railway in 
shaping Stratford

A brief history of the locomotive 
repair shops

The Railway has played a significant role in shaping 
the City of  Stratford. At one point in time at 
least one member of  many families were involved 
with the railway. For most of  their existence the 
railways were considered the largest employer in 
Stratford, employing over 40% of  the workers in 
the City. Not only has the railway economically 
impacted families by creating and largely shaping 
the standard of  living, it has played an important 
role in shaping the City’s sense of  heritage and 
identity.

During its life the railway fostered growth of  many 
key industries including:

•	Agricultural Industry;  

•	Stratford Mill Building; 

•	Stratford Bridge and Iron Works; and, 

•	Farm Implement manufacturers.

The building was constructed by Grand Trunk 
Railway (GTR) as a locomotive shop to 
accommodate their growing steam locomotive 
market. The site in Stratford was selected as it was 
located at the crossroads of  the main line from 
Quebec to Chicago and the east-west line from 
Buffalo to Goderich on Lake Huron. The original 
shops were completed in 1871. After acquiring 
Great Western Railway (Hamilton to Detroit), 
GTR expanded the Stratford facility in 1889 to 
accommodate the influx of  staff  and equipment 
relocated from Hamilton. Major expansions to 
the facility were constructed in 1907 and 1949 in 
order to accommodate the increasing size of  the 
locomotive. During that time, GTR was absorbed 
by Canadian National Railway (CNR) in 1923.
After the conversion to diesel engines, CNR no 
longer required the locomotive repair shops and 

As a Railway hub, a number of  businesses and 
industries flourished. The furniture industry 
which began in the 1880’s was a major beneficiary 
resulting from the growth of  the railway. Stratford 
furniture was sold all over North America. The 

sought offers for the fully equipped facility in 
1953. In 1959, the U.S.-based Cooper-Bessemer 
Corporation (later named Cooper Energy Services) 
leased the facility from CNR for its manufacturing 
purposes. By 1989, due to the turnaround in 

fortunes for Cooper Energy Services, the building 
became, and remains, vacant.

Since becoming vacant, the property has seen 
changes in ownership and several proposals and 
plans put forth for redevelopment, none of  
which ever came to fruition. In 2002, a major fire 
occurred in the west end of  the building causing 
extensive damage. Another smaller fire occurred in 
2008, with only minor damages noted. In 2004 
and 2010, respective demolition of  the 1871 and 
1889 portions of  the building were completed, 
leaving the 1907 expansion and 1949 addition as 
the only remaining buildings. 

furniture industry also created jobs and these 
positions attracted workers to the area. 

Towards the latter half  of  the 20th century, the 
railway’s role in Stratford began to decline. 

2COOPER SITE WORKSHOP 
A history of the railway and site 
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The Cooper Site 

The locomotive repair shops

Site extent

The Cooper Site covers an area of  approximately 
11 acres, of  which a portion is now occupied by 
a University of  Waterloo satellite campus.  The 
site is distinguished by its large scale and strategic 
position on the periphery of  the downtown core 
in the City of  Stratford, south of  Market Square 
and the core areas of  Stratford. 

The site is bounded to the east by Downie Street 
and the YMCA complex, to the south by the CNR 
Goderich rail tracks and St. David Street, to the 
west by Cooper Street and to the north by the 
University of  Waterloo satellite campus building 
and St. Patrick Street. 

The main building has an “L” plan form and is 
located to the south side of  the site. It currently 
occupies and a ground surface area of  approximately 
4.8 acres.  At its most expansive, the buildings 
occupied a  ground surface area of  approximately 
5.2 acres.  A University of  Waterloo satellite 
campus building now occupies a section of  the 
former Tender Shop and Sandblasting Shop which 
were demolished following a fire in 2002. 

The largest section of  the building, at 140 feet by 
786 feet and 50 feet in height, formerly housed 
the machine and boiler shop.  
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Aerial view from north 

Aerial view from south-east 
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Relationship to the core

•	The site is situated within the defined core area 
boundary.

•	Functionally, the site lies at the periphery of  
the core area, removed from the major focus of  
cultural and commercial activities. 

•	The site and the locomotive repair shop 
building are situated within a relatively large and 
impermeable block.

•	There may be opportunities to establish better 
connectivity to the core area through the site. 

•	While the locomotive repair shop is a visible 
landmark, the site has limited street frontage.

•	The site is not located along the core area’s major 
retail streets.

Parks & open spaceBuilt form Land use 

•	Stratford’s waterfront provides a natural focus 
for cultural and recreational activities and 
contributes greatly to the City’s sense of  place. 

•	There are few active and passive parks within 
the core and to the south of  the core area. 

•	The site is close to the business,  entertainment, 
commercial, and civic uses of  the core area. 

•	A University of  Waterloo campus building and 
YMCA are located adjacent to the property.

•	A number of  vacant sites and surface parking 
lots are located immediately around the site. 

•	The locomotive repair shop is by far the largest 
structure in the core area. 

•	The site surroundings contain vacant parcels and 
parking lots, resulting in poorly defined spaces. 

COOPER SITE WORKSHOP 
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Exposure to exterior elements, the environment 
and fire have resulted in significant deterioration. 
What remains of  the structure is the shell of  the 
main building, comprised of  concrete foundation 
with steel/frame trusses, a wood roof  deck and a 
combination of  concrete block and brick exterior 
walls. At the south end of  the building, evident 
traces of  the tube shop’s brick walls and wood 
beams are viewable. 

Recovering the structure for future occupancy  
would require rehabilitation, reinforcement, 
and protection of  the structure, which involves  
repairs, replacements and reinforcement of  the 
steel framing, concrete rehabilitation and repair 
work, complete removal and replacement of  the 
roofing assembly and a considerable amount of  
repairs to exterior concrete, masonry, and metal 
cladding elements. 

Lack of roofing and large roof openings have 
allowed water to leak through. 

Cladding and roofing systems were found to 
be in poor to very poor condition.

Corrosion is present at the base of columns. 

Severe deterioration, cracking and spalling 
concrete was observed.

The original building and 1889 expansion were 
demolished in 2004 and 2010. Currently only 
the expansions and 1949 addition exist on site. 
The remaining building is arranged with 4 bays, 
opening from the ground to the roof  structure 
with the exception of  the north-most bay. 

The north-most bay is approximately 615-ft long 
by 40-ft wide and 50-ft high to its peak. The next 
bay south is approximately 770-ft wide and 65-ft 
wide at a similar height of  50-ft to its peak.  The 
third south bay is approximately 780-ft long by 
70-ft wide and 67-ft high to its peak. The south 
most bay is approximately 580-ft long by 50-ft 
wide and 38-ft high to the roof  surface.
 

Overview of current structure

Existing structure 

Demolished or destroyed

1

2

3

4
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COOPER SITE WORKSHOP 
Realities of the site 

Environmental contamination 

•	Different levels and categories of  environmental 
contamination are present on site.

•	Geological and environmental conditions of  
concern include:

 o  Stratigraphy;
 o  Fill and soil quality;
 o  Concrete; and,
 o  Other materials including: metal beams,    
          rebar, building materials, wiring, etc.

•	One known off-site contamination impact 
(Festival Hydro Property) and potentially others.

•	Proposed use of  site and risk tolerance will 
impact the type of  remediation required. 

•	Remedial costs could range from $6.3 million 
to $15.5 million.

7
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Heritage significance  

Market Realities   

Structural integrity

Scale of the building and site 

•	The locomotive shops were fundamental in 
shaping Stratford and reflect the history and 
identity of  the people of  Stratford.

•	The locomotive repair shops have architectural 
features such as the roof  truss system which can 
be considered one-of-a kind.

•	The location and size of  the site was highly 
influential on the organization of  the streets and 
properties in the area.

•	A heritage assessment by Goldsmith Borgal & 
Co. found that the locomotive repair shops fulfil 
nearly all of  the criteria to be considered of  
heritage significance under the Ontario Heritage 
Act.

•	The structure has suffered varying levels of  
deterioration, which is more significant in some 
areas as a result of  exposure to exterior elements, 
the environment and fire damage.

•	Rehabilitation, reinforcement and protection of  
the structure is required in order to salvage  the 
building. Required work includes:

 o  Steel framing reinforcement; 

 o  Repair work and replacements;  

 o  Concrete  restoration and repair work; 

 o  Exterior walls restoration and repair work;

 o  Masonry and metal cladding repair work;   
     and,

 o  Removal and replacement of  roofing   
     system including drainage.

•	An extensive repair project to restore the 
structural integrity of  the building would cost 
an estimated $4,600,000.

•	To repair the structure for basic occupancy 
would cost an estimated $9,700,000.

•	Extended  and prolonged periods of  vacancy and 
exposure could require even further structural 
rehabilitation.

•	High risk of  unforeseen site conditions that 
are likely to arise and present difficulties during 
retrofit. 

•	Market realities must be considered when 
discussing potential futures uses. 

•	 Introducing major retail uses to the site could 
negatively impact the vitality of  the City’s 
downtown core. Site visibility, accessibility and 
parking requirements are constraints for these 
uses. 

•	Current and foreseeable demand for hotel 
accommodation is being met.

•	Market demand for high-density residential is 
limited. 

•	Difficult to find a use to occupy 4 acres of  
building floor area. 

•	At 11 acres, the site is likely too massive to 
attempt to manage as one single use or function.

•	Given the size of  the Stratford market, the range 
of  potential future uses are more limited when 
compared to larger urban centres.  
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O’Donnell Bus Terminal - Milwaukee, Wisconsin 

Millennium Park – Chicago, Illinois

COOPER SITE WORKSHOP 
Opportunities for the future 

Options Suggested Comments 

Heritage 
Commemoration

•	The heritage significance of the site should be commemorated.

Public Park •	Potential exists to utilize part of the site as a public park, incorporating 
heritage commemoration. 

Police Station •	Site offers a good location for a new police station building.

Retail, Service & 
Restaurants

•	Retail could form some potential use, if of a scale that is complementary to 
the downtown core. 

•	Inappropriate site for large scale retail.

Hotel •	Current and foreseeable demand for accommodation is being met. 

Business Offices •	Uncertain market location for business services.

High Density 
Residential

•	Market demand for high density residential is limited.

Public Parking •	There is potential to incorporate some additional parking at the site.

Transit Hub •	There is potential to move the existing bus depot and to incorporate it into 
a transit hub at the site.

Campus Expansion •	The site offers an excellent location for the expansion of the satellite 
campus. An agreement exists with the City to utilize 8 acres of the site for 
campus expansion. 

Accelerator Centre •	Potential exists to integrate an accelerator centre into the existing campus 
and the downtown core area.

Museum •	The site offers potential for a museum which could house the history of the 
rail industry and could include static displays and/or interactive multimedia.

YMCA •	Expansion of the existing YMCA or a new YMCA building.

Public Library •	The site offers an ideal location for a library, due to its proximity to the 
downtown and to the satellite campus. Potential for community outreach 
learning and digital internet research.
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CITY OF STRATFORD 

PUBLIC MEETING MINUTES 
 

 
A PUBLIC MEETING was held on June 3, 2013 at 7:00 p.m. in the Auditorium, City Hall.  This 
meeting was held to give Council and the public an opportunity to hear presentations regarding 
further consultation on the future of the buildings at the Cooper Site located in the City of Stratford.  
Council were given copies of these presentations on May 31, 2013.   
 
COUNCIL PRESENT: Mayor Dan Mathieson - Chair presiding, Councillors Beatty, Brown, 
Clifford, Culliton, Henderson, Mark, McManus, Ritsma, and Smythe. 
 
REGRETS:  Councilor Nickel. 
 
STAFF PRESENT: Ron Shaw – C.A.O., Joan Thomson – City Clerk, Margaret Johnston – 
Recording Secretary.  
 
ALSO PRESENT:  Lee Parsons - Malone, Given, Parsons, Ltd., and members of the press and 
public. 
 
Mayor Mathieson called the meeting to order at 7:00 p.m.and stated that the purpose of the meeting is 
to give Council and the public an opportunity to hear all interested persons with respect to the future 
of the buildings at the Cooper Site located in the City of Stratford. 
 
Mayor Mathieson explained the order of procedure for the public meeting. 
 
Ron Shaw, C.A.O., explained that on June 27, 2012 there was a public meeting regarding the Cooper 
site.  At that time, heritage and structural/architectural reports were presented..  It was agreed that 
further public consultation would be needed in order to make any future recommendations for the 
site. 
 
Ron Shaw stated the firm Malone, Given, Parsons, Ltd., will present a report once they have received 
feedback from tonight’s Open House and Public meeting. 
 
PRESENTATION OF CONSULTANT: 

Mr. Parsons from the firm Malone, Givens and Parsons, Ltd., stated that the purpose of tonight’s 
public meeting was to hear ideas and later analyze them for potential recommendations. The Cooper 
Site is an important strategic site in Stratford and, with big sites like this, there is lots of opportunity 
to do the right thing or, unfortunately, the wrong thing. 
 
Mr. Parsons stated that the Cooper Site, which was once the Grand Trunk Railway Site has important 
historical significance for Stratford.  Amongst other things, it represents hard work and innovation.  
There are a lot of costs around this site. There are environmental issues with dollars and numbers 
attached. There are dollars needed to keep the existing structure from falling down and dollars to 
redevelop the site.  In terms of uses they have identified several themes: 
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 Public institutional, such as a park, police station, library, YMCA expansion and museum, etc.  
The site’s heritage value would be commemorated somehow. 

 Education & Technology, such as expansion of the University of Waterloo campus and 
Accelerator centre for business and employees. A common theme for municipalities is to have 
an educational facility downtown to strengthen the downtown.  

 Commercial aspects, such as hotel, office and retail.  
 
Mr. Parsons explained that we would need to review these themes further since, for instance, the data 
on hotel occupancy rates shows that is already being taken care of in Stratford. A major retail 
function could alter downtown business dynamics as well. There is opportunity for retail with other 
uses. A large retail use is a wrong thing for this site. If the focus was on education and technology, 
the question is do we commemorate the site with a plaque, a park, or something else. 
 
Mr. Parsons explained that we need to also consider and review the issue of the site itself with its 
environmental issues; it is difficult to market the site and difficult to finance.   
 
The education and technology and entrepreneur theme is consistent with the original use of this 
property and we should put this near the top of the list.  
 
Mr. Parsons stated that the next step in the process is to listen to all the presenters this evening and 
incorporate this input in to recommendations for potential options to be presented to City Council for 
their consideration.   
 
QUESTIONS FROM COUNCIL: 

Councillor McManus inquired as to the timeline of a potential recommendation after tonight’s public 
meeting. 
 
Mr. Parsons stated that in his opinion, a recommendation would most likely be presented by 
September, 2013. 
 
Councillor MacManus questioned that, if the focus for the site were educational/technological, would 
this be the primary function of the site or an adjunct. 
 
Mr. Parsons stated that the focus would also include commemoration for its historical significance.   
 
PRESENTATIONS: 

 

1.  Eric Adams, Grand Trunk Railway Site Heritage Committee, submitted and presented his 
written presentation for Council and the public.  A copy of his presentation is attached to these 
Public Meeting Minutes. 

 
Councillor Culliton inquired as to how many locomotives might be available if we were to have one 
to commemorate the Cooper site. 
 
Mr. Adams stated that there are currently up to 34 locomotives available. 
 
Councillor Ritsma inquired what percentage of the whole structure do three bays represent? It was 
stated 10%.  
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Councillor Mark inquired as to the cost to refurbish one of those locomotives. 
 
Mr. Adams stated they have not researched that as of yet. 
 

2. Lawrence Ryan submitted and presented his written presentation for Council and the public.  
A copy of his presentation is attached to these Public Meeting Minutes. 
 

3. Joseph Moss submitted and presented his written presentation for Council and the public.  A 
copy of his presentation is attached to these Public Meeting Minutes. 
 

4.  Thor Dingman advised he is unable to attend this public meeting and may forward his 
comments at a later date.  
 

5. Lorne Bolton submitted and presented his written presentation for Council and the public.  
During his presentation, he also referred to a display board set up in the Auditorium. A copy 
of his presentation is attached to these Public Meeting Minutes. 

 
Councillor McManus asked about the largest building similar to the one he is proposing. Mr. Bolton 
stated that it is the Home Hardware in Brussels.  
 
Councillor Smythe asked how many more years will the FIT program be available. Mr. Bolton stated 
that the FIT rules are changing but the Province is still signing up 20 year leases. He stated that solar 
does not make noise and is generating hydro during high demand times.  

 
6. Leslie Walker-Fitzpatrick advised she is unable to attend this public meeting, however, a copy 

of her written presentation is attached to these Public Meeting Minutes. 
7. Michael Wilson advised he is unable to attend this public meeting, however, a copy of his 

written presentation is attached to these Public Meeting Minutes. 
 

There were no further presenters. 
 
Mayor Mathieson thanked the presenters. He stated that a report with recommendations on how to 
move forward will be presented to Council. There will be more public meetings as the process 
continues. There will be more opportunities for the public’s input at future meetings.   
 
Anyone wishing to receive further notice on this matter was advised to leave their name and address 
on the form on the table.  They were also advised they could fill out a Comment Sheet on the table. 
 

The public meeting adjourned at 7:58pm 
 
mj 
 

Requests to receive further information, as indicated on the sign up forms at the Open House 

and Public Meeting on June 3, 2013 were received from the following: 

 

Michelle Duffels 

Andrew Hocking 
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Sandra Huntley 

Roy Broadbear 

Allan Waddingham 

Ian Taylor 

Ron Latham 

Wendy Ryan 

Lawrence Ryan 

Patrick Ryan 

Gabby Brodhagen  

Keith Hillyer 

Bill Spears 

John Lewis 

Ted Hales 

Marcia Matsui 

Joe Moss 

Keith Potter 

Terry Hastings 

Ed Montgomery 

Donald Tough 

John Crabb 

Mimi Price 

David Sharpe 

David Gaffney 
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