Report No: CP 2024-206
COMMUNITY PLANNING

@Xford Cou n ty Council Date: Junelfgr,:g(an;

Growing stronger together

To: Mayor and Members of Woodstock Council

From: Eric Gilbert, Manager of Development Planning, Community Planning

Application for Zone Change
ZN8-24-08 — Woodstock Business Centre Inc.

REPORT HIGHLIGHTS

» The purpose of the application for zone change is to rezone the subject lands to add a
veterinary clinic as an additional permitted use.

= Planning staff are recommending approval of the application as the proposal is consistent
with the policies of the Provincial Policy Statement and maintains the general intent and
purpose of the Official Plan respecting regional and neighbourhood-serving commercial uses.

DISCUSSION

Background

OWNER: Woodstock Business Centre Inc.
9300 Goreway Drive, Suite 111, Brampton ON L6T 0C4

APPLICANT: Dr. Hardikkumar Patel Veterinary Medicine Professional Corporation
913 Valencia Court, Kitchener ON N5R 0R5

AGENT: Jay Gill
905-10 Dayspring Circle, Brampton ON L6P 4N1

LOCATION:

The subject property is described as Part Lot 9 and 10, Plan 41M-82, Part 2 of 41R-9080, in the
City of Woodstock. The property is located on the northwest corner of the intersection of Juliana
Drive and Montclair Drive, and is municipally known as 200 Montclair Drive.

COUNTY OF OXFORD OFFICIAL PLAN:

Schedule “W-1" City of Woodstock Land Use Plan Regional Commercial Node
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CiTY OF WOODSTOCK ZONING BY-LAW NO. 8626-10:

Existing Zoning: Special Regional Commercial Zone (C6-1)

Proposed Zoning: Amended Special Regional Commercial Zone (C6-sp)

PROPOSAL:

The application for zone change proposes to amend the Special Regional Commercial Zone (C6-
1) zoning present on the property to permit a veterinary clinic as an additional permitted use on
the subject lands.

The subject lands are approximately 9,480 m? (2.34 ac) in area and currently contain a
commercial plaza that is under construction. The applicant is proposing to establish a veterinary
clinic within one of the units, with an approximate area of 357.3 m? (3,846 ft?).

Surrounding land uses consist primarily of regional commercial uses to the north, west and east,
with industrial uses to the south, and vacant commercial lands to the south on the opposite side
of Juliana Drive.

Plate 1, Existing Zoning & Location Map, shows the location of the subject lands and the existing
zoning in the immediate vicinity.

Plate 2, Aerial Map (2020), provides an aerial view of the subject lands and surrounding area.

Plate 3, Applicant’s Sketch, provides an overview of the subject lands and future parking areas,
as provided by the applicant.

Application Review

2020 PROVINCIAL POLICY STATEMENT:

Section 1.1.1 of the PPS indicates that healthy, liveable and safe communities are sustained by
promoting efficient development and land use patterns which sustain the financial well-being of
the Province and municipalities over the long-term, accommodating an appropriate range and mix
of residential, employment (including industrial and commercial), institutional, recreation, park and
open space uses to meet long-term needs.

The policies of Section 1.1.3.1 state that settlement areas shall be the focus of growth and
development.

Further, Section 1.3.1 of the PPS directs that planning authorities shall promote economic

development and competitiveness by:

a) providing for an appropriate mix and range of employment, institutional uses and broader
mixed uses to meet long-term needs;

b)  providing opportunities for a diversified economic base, including maintaining a range and
choice of suitable sites for employment uses which support a wide range of economic
activities and ancillary uses, and take into account the needs of existing and future
businesses;

Page 2 of 5



Report No: CP 2024-206
COMMUNITY PLANNING
Council Date: June 20, 2024

c) facilitating the conditions for economic investment by identifying strategic sites for
investment, monitoring the availability and suitability of employment sites, including market-
ready sites, and seeking to address potential barriers to investment;

d) encouraging compact, mixed-use development that incorporates compatible employment
uses to support liveable and resilient communities; and,

e) ensuring the necessary infrastructure is provided to support current and projected needs.

Further, according to Section 1.7, long-term prosperity should be supported by maintaining and,
where possible, enhancing the vitality and viability of downtowns and mainstreets.

OFFICIAL PLAN:

The subject lands are designated ‘Regional Commercial Node Development’ (RCN) according to
the Land Use Plan for the City of Woodstock, as contained in the County Official Plan and is
subject to the site-specific policies of Section 7.3.3.4.2.

According to Section 7.3.3.1, RCNs are intended to provide a wide range of commercial uses that
meet specialized service and comparison shopping needs. RCNs, by reason of their size and
range of uses, are regarded as major activity centres and may have trade areas that extend
throughout large areas of the County. Within the context of the County of Oxford, Regional
Commercial Nodes will serve a trade area population of approximately 50,000 people.

Uses permitted within Regional Commercial Nodes generally include a wide range of retail outlets,
grocery and food stores, medical and dental offices and clinics, personal services, financial offices
and services, convenience commercial uses, restaurants, home and auto supply stores,
pharmacies and commercial recreation uses. In addition, uses such as retail warehouses, large
specialty superstores, either in freestanding buildings or incorporated into a shopping area, may
be permitted through site specific zoning. A veterinary clinic is considered a permitted use within
the Regional Commercial Node.

Section 7.3.3.4.2 contains a number of floor area limits for non-department store type uses and
outlines the requirements for market impact studies to amend the floor area limits.

ZONING BY-LAW:

The subject lands are currently zoned ‘Special Regional Commercial Zone (C6-1)" according to
the City’s Zoning By-law. The C6-1 permits a wide variety of commercial uses, including a medical
clinic, drug store, and retail store. A retail food store or supermarket, brewers retail outlet and
LCBO outlet are prohibited uses.

The applicant is proposing to rezone the subject property to C6-13 to add a veterinary clinic as
an additional permitted use on the subject lands. A veterinary clinic is a permitted use within the
C4 zone.

AGENCY REVIEW:

The application for zone change was circulated to various agencies considered to have an interest
in the proposal. Oxford County Public Works, Upper Thames River Conservation Authority, City
of Woodstock Building Division and City of Woodstock Development Engineering Division
indicated that they have no concerns with the zone change to permit a veterinary clinic on the
subject lands.
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PuBLIC CONSULTATION:

Notice of the zone change was provided to the public and surrounding property owners on March
27, 2024 and notice of public meeting was issued on June 3, 2024 in accordance with the
requirements of the Planning Act. At the time of writing this report, no comments or concerns
were received.

Planning Analysis

The application for zone change proposes to amend the current zoning provisions on the subject
lands to permit a veterinary clinic as an additional permitted use within the commercial plaza that
is currently under construction on the subject lands.

As the proposal will promote an efficient use of existing infrastructure, a mix and range of
employment uses and diverse economic base, Planning staff are satisfied that the proposed
development is consistent with the policies of Section 1.3.1 of the PPS with respect to employment
uses within a designated Settlement Area.

The Regional Commercial Node Designation permits a wide variety of commercial uses, including
a medical clinic, drug store, personal service establishment and retail store. These uses are
similar to a veterinary clinic, and Planning staff are of the opinion that the proposed veterinary
clinic is an appropriate use within the Regional Commercial Node designation and will serve the
broader public while remaining compatible with surrounding commercial land uses. The
veterinary clinic is not expected to generate unreasonable amounts of traffic and the existing site
has appropriate parking for the intended use. As the veterinary clinic is not a department store
type use or a small retail use that could be readily accommodated in the Central Area, no market
impact study is required.

In light of the foregoing, Planning staff are satisfied that the proposal is consistent with the policies
of the Provincial Policy Statement and meets the general intent and purpose of the Official Plan
respecting commercial uses within the Regional Commercial Node designation and can be given
favourable consideration.
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RECOMMENDATION

It recommended that the Council of the City of Woodstock approve the application for zone
change for lands described as Part Lot 9 and 10, Plan 41M-82, Part 2 of 41R-9080, in the
City of Woodstock, to rezone the subject property from ‘Special Regional Commercial
Zone (C6-1)’ to ‘Special Regional Commercial Zone (C6-13)’ to add a veterinary clinic as a
permitted use on the subject lands.

SIGNATURES

Authored by: Original signed by Eric Gilbert, RPP, MCIP
Manager of Development Planning

Approved for submission: Original signed by Gordon K. Hough, RPP
Director
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Plate 1: Existing Zoning & Location Map
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Plate 3- Applicant's Sketch
File No.: ZN 8-24-08: Woodstock Business Centre Inc.

Plan 41M82, Pt. 10, Part 2, 41R9080 Part Lot 9 - 200 Montclair Drive, City of Woodstock
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THE CORPORATION OF THE
CITY OF WOODSTOCK

BY-LAW NUMBER

A By-Law to amend Zoning By-Law Number 8626-10 as amended.

WHEREAS the Municipal Council of the Corporation of the City of Woodstock deems it
advisable to amend By-Law Number 8626-10, as amended.

THEREFORE, the Municipal Council of the Corporation of the City of Woodstock enacts as
follows:

1. That Schedule "A" to By-Law Number 8626-10, as amended, is hereby amended
by changing to ‘C6-13’ the zone symbol of the lands so designated ‘C6-13’ on
Schedule “A” attached hereto.

2. That Section 16.3 to By-law Number 8626-10, as amended, is hereby further
amended by adding the following subsection:

“16.3.13 C6-13 NORTHWEST CORNER OF JULIANA DRIVE AND MONTCLAIR AVENUE
(KEY MAP 88)
16.3.13.1 Notwithstanding any provisions of this By-Law to the contrary, no person

shall within any C6-13 Zone use any lot, or erect, alter or use any building
or structure for any purpose except the following:

All uses permitted in Section 16.1 of this By-law;
A veterinarian’s clinic.

The following uses shall be prohibited within any C6-13 Zone:

A retail food store or supermarket;
A brewers retail outlet;
An LCBO outlet.

16.3.13.2 Notwithstanding any provisions of this By-Law to the contrary, no person
shall within any C6-13 Zone use any lot, or erect, alter or use any building
or structure except in accordance with the following provisions:

16.3.13.2.1  Notwithstanding any land severances or land ownership, those lands zoned
C6-1 & C6-13 shall be considered one /ot for the purpose of this zoning by-
law.

16.3.13.3 That all of the provisions of the C6-1 Zone in Section 16.3.1.2 of this By-
Law shall apply and further, that all other provisions of this By-Law that are
consistent with the provisions herein contained shall continue to apply
mutatis mutandis.”

3. This By-law comes into force in accordance with Section 34(21) and (30) of the
Planning Act, R.S.0. 1990, as amended.



READ a first and second time this 20" day of June, 2024.

READ a third time and finally passed this 20" day of June, 2024.

Mayor — Jerry Acchione

Clerk — Amelia Humphries
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