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Outline

This document outlines the development process to show how complex sites like the Grand Trunk 

property are successfully positioned for investment. 

Meaningful redevelopment begins with a set of critical, upfront decisions around 

• contamination, 

• heritage, 

• building condition, and 

• site strategy. 

These reduce uncertainty and establish a clear framework for the market. 

When these fundamentals are addressed and a strong, municipally led vision is in place, the site can 

credibly move toward market readiness and attract serious, qualified development interest.
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Where are we today…

The site presents many open questions that need resolution. 

With a coordinated plan, Stratford can provide the certainty and commitment 
that buyers and lenders need to engage, creating a credible and achievable path 
to transforming the Grand Trunk site into a viable community.

This is municipally owned land, and only the municipality has the authority to 
make the critical decisions that will shape the vision, strategy, and value of what 
goes to market.

Before any direction is set, Stratford must fully understand the cost, revenue, and 
risk implications of the seven components of the master plan:

1. Remediation

2. Grand Trunk building

3. Community Facilities

4. Parkland

5. Parking

6. Housing

7. Supporting infrastructure

To ensure responsible decision-making, any vision should be supported by 
rigorous financial stress-testing, so that long-term impacts on future 
generations of Stratford residents are fully understood.
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Planning

Making decisions without a plan is 

like pouring concrete before 

you’ve drawn the blueprints: 

You’ll end up with a hardened 

mess in the wrong place.
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Development Synopsis

At its core, real estate development is the disciplined process of 
identifying risks, quantifying them, and translating those risks into 
clear costs and revenues. 

When uncertainty is reduced and assumptions are grounded in 
evidence, projects become financeable, investable, and ultimately 
buildable. 

When uncertainty remains unresolved, the market does not naturally 
fill in the blanks, particularly around contamination, structures in 
decay, and the long-term vision for the site as a whole. In those 
conditions, risk cannot be reliably priced, financing becomes 
difficult, and market interest weakens, not because of a lack of 
opportunity, but because the fundamentals needed to assess it have 
not yet been defined.
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The Proforma
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How Land Value is Assed?

Land value is not an input – it is a result of what the project 
can support.

Land Value = 
Required Developer Profit - Total Costs

• Project Value: sales revenue or stabilized value (cap rate driven)
• Hard Costs: construction, servicing, site works
• Soft Costs: design, consultants, development charges, financing, 

fees
• Financing: interest, fees, contingency, carry
• Profit: developer desired profit or min. required by the Lender

Implication: Small changes in revenue, cost, or timing can move land 
value materially
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Developing a Proforma
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What is Feasibility?

Feasibility can be determined based on the following 

variables:

• Density / Yield: GFA, efficiency, unit mix

• Revenue: pricing or rents, absorption, cap rates

• Costs: construction, municipal charges, site 

conditions

• Timing: approvals, construction duration, lease-up

• Capital Structure: debt terms, equity return targets
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What Goes into a Proforma?

Proforma assumptions Feasibility variables translated 

into numbers:

• Zoning / density 

• Unit mix and suite sizes

• Construction pricing 

• Development charges, parkland, utilities 

• Financing terms subject to market conditions
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Sample Proforma (not real values, for illustration only)
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Examples of Municipalities Marketing Land

CreateTO is the City of Toronto’s real estate 
development agency, responsible for transforming 

surplus municipal lands into projects that deliver on 
City Council’s long-term city-building goals. 

The agency ensures that sites go to market with a 
clear, implementable plan that attracts qualified 

development partners and delivers public value. 

This process is the baseline industry standard: a 
transparent, data-driven model that balances 

market interest with civic priorities, ensuring that 
what is envisioned by Council is ultimately built. 
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CreateTO recently went to market with the Bloor-
Kipling site, armed with a clear vision, detailed 
master plan, and a complete data room of 
technical studies that allowed developers to fully 
understand the site’s potential and risks. 

Leading Example:    Bloor-Kipling (CreateTo)

Today Tomorrow 
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A complete data room containing all key studies 
and background information is required to go to 
market.  

Without it, developers cannot credibly assess how 
much of the Grand Trunk building can be retained, 
how the site will be serviced, or how much 
housing can be delivered near the rail line: issues 
that directly affect land value, feasibility, and 
lender confidence.

A full data room creates a clear municipal vision 
and commitment to revitalization, giving the 
private sector confidence to invest. 

Success depends on showing how today’s 
industrial, deteriorated site will evolve into a 
modern, desirable neighbourhood.

Data Room: 

Base Requirements Data Room

Technical

Environmental (whole site)

Geotechnical (subject site) 

Civil Engineering Report

Rail Requirement Report

Concept

Concept Plan (whole site)

Economic Analysis

Pricing analysis

City Incentives (if applicable)

Validation that there is profit in the 
site

City Building Elements (Affordable 
Housing, parks, Etc.)
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Data Room Components: Overview
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Soil Study

A soil study (geotechnical investigation) 
assesses the soil’s composition, density, 
and stability to inform foundation design 
and construction feasibility. Engineers drill 
3–6 test holes, analyze samples for bearing 
capacity, moisture, and compaction, and 
complete the process within about 2–3 
months.

Why this is essential to a 
purchaser: 

A soil study is essential to confirm the 
ground can safely support proposed 
buildings and infrastructure. Without it, a 
buyer cannot assess risks like unstable 
soils, contamination, or costly foundations. 

The results are critical to estimating 
construction costs and ensuring the project 
is feasible and financeable.
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Servicing Plan

A servicing plan is an engineering study that 
shows how water, sewer, and stormwater 
systems will support future development. It 
maps existing infrastructure, identifies needed 
upgrades or extensions, and sets connection 
points and phasing to ensure the site can be 
serviced safely and efficiently.

Why this is essential to a 
purchaser: 

For a buyer, servicing capacity determines how 
much and how quickly housing can be built. 
Without confirmed sewer, water, and storm 
infrastructure data, developers can’t estimate 
costs, plan phasing, or prepare a viable 
proforma. 

At the Grand Trunk site, verifying servicing 
solutions is essential to prove the land can 
support the proposed housing, without it, 
development potential is uncertain, and no 
credible buyer or lender will proceed.
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Rail Feasibility Study

A rail feasibility study assesses how an active rail 
corridor impacts a site’s safety, design, and development 
potential. It evaluates vibration, noise, and collision 
risks, and identifies required mitigations—such as crash 
walls, berms, or setbacks—to meet safety standards and 
determine how close buildings can be built to the tracks.

Why this is essential to a purchaser: 

For the Grand Trunk site, this study is critical as the 
property borders an active rail line and proposed housing 
sits directly beside it. Results could require a 30-metre 
safety buffer—cutting developable land in half—or, with 
proper crash walls and sound barriers, allow full build-
out. Until complete, the true housing capacity, cost, and 
value of the site remain unknown.
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Foundational questions which need answers before marketing

Masterplan
A masterplan study is the blueprint that defines the long-
term vision, structure, and phasing of development. It 
coordinates land use, transportation, servicing, and 
design into one framework. 

For the Grand Trunk site, it must set a clear vision for the 
building’s reuse, outline strategies for the YMCA / Library, 
and define streets, blocks, and servicing. It serves as the 
roadmap guiding public and private investment toward a 
cohesive mixed-use district.

Why this is essential to a purchaser: 
For a buyer, the masterplan is critical. The Grand Trunk 
site’s current state: a rough parking lot and deteriorated 
building poses major risk. 

Without a City-backed plan with clear commitments and 
timelines, the property remains speculative and 
unattractive to lenders or developers. The masterplan is 
what transforms a distressed site into an investable 
opportunity.

What is the soil 
bearing capacity?

How does the 
Rail impact 

developable land 
area?

What is the future 
of this building

What is the future 
of the 

YMCA/Library?

How does vehicular 
access work for 

this parcel?

What is the future 
of this parcel?

Is there servicing 
capacity for this 

site?

Will there be a 
road here?

Is there migrating 
contamination from 
the adjacent sites?

Can the housing 
site use this area 

for parking?
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Preliminary Architectural Plans for 
Housing Site 
An architectural plan study translates the site’s physical, 
environmental, and regulatory conditions into a realistic 
development concept. 

It defines unit counts, housing types, and layout, integrating 
servicing, access, and open space. For the Grand Trunk site, 
it must also address remediation and construction 
sequencing, producing a coordinated, buildable vision for 
the property.

Why this is essential to a purchaser: 

For a buyer, this study is essential. It defines the 
development’s scale, character, and feasibility, driving the 
financial proforma, land value, and investment decisions. 

This is the basis on which an offer to purchase is made. 
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Housing Site: Detailed Proforma

This will test a range of development scenarios for targeted 
housing blocks of 4–6 storeys within the broader site. 

The studies will explore housing typologies, unit mixes, and density 
strategies to create a balanced, resilient community plan. 

Alongside construction feasibility and cost assessments, this 
needs to identify opportunities to leverage CMHC funding by 
prioritizing affordability, accessibility, and energy efficiency.

Providing Council with a clear picture of land 

value is critical—if negative it signals a 

liability, but if positive it can help offset other 

costs and inform balanced decision-making.

RECIEPT

Site Preparation & Soil Removal
Environmental Remediation
Excavation & Shoring
Above-Ground Building 
Construction
Infrastructure & Servicing
Public Realm & Landscaping
Parking & Mobility Infrastructure

Development Incentives & Grants
Taxes, Levies & Development 
Charges
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Quantifying Benefits for Stratford

The project feasibility needs to calculates both the direct and 
indirect economic benefits that Stratford could realize from new 
housing on the Grand Trunk site.

Direct Economic Benefits
Property Tax Revenue – 300 units could generate $X annually.

Construction Jobs & Wages – $X in wages and hundreds of jobs 
during the build-out.

City Fees – Significant one-time revenue from building permits, 
inspections, and related municipal fees.

Indirect Economic Benefits
Resident Spending Power – 300 households (500–700 residents) 
living downtown could spend $X annually on local restaurants, 
retail, groceries, entertainment, and services.

Multiplier Effect – Local dollars circulate: each $1 spent can create 
$X more in indirect activity, supporting Stratford’s broader 
economy through housing, healthcare, and education.

It is imperative to clearly measure the real economic value 

of the Grand Trunk site and ensure future decisions are 

grounded in facts, not assumptions

RECIEPT

Direct Economic Benefits
Jobs and Wages
City Fees
Indirect Economic Benefits
Multiplier Effects
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Putting all the Pieces Together
A clear and compelling design vision for 
the site’s Masterplan will test a range of 
options for: 

• density

• unit mix

• land uses

• phasing

• built form 

A developed Masterplan provides City 
Council with essential insight into costs 
and risks, creating the foundation for 
confident, informed decision-making. 

Without this foundation, decisions risk 
being speculative, exposing the City to 
costly missteps and missed opportunities. 
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A Business Plan Turns Difficult 

Decisions into Clear Choices
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Next Steps
It is essential that Stratford go to market with all key studies 
in place, as they provide the critical technical and financial 
answers on:

• contamination, 

• servicing, 

• rail safety, 

• building retention, 

• redevelopment potential. 

Only City Council can define this vision. 

Without this information, developers and lenders cannot 
price the land, assess risk, or make a credible offer on the 
site.
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