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To: Mayor and Members of City of Woodstock Council 
 
From: Justin Miller, Development Planner, Community Planning 
 
 
Application for Zone Change  
ZN8-24-11 – Sapson Holdings Woodstock Inc. 
 
 
REPORT HIGHLIGHTS 
 
 The purpose of the application for zone change is to amend the existing site specific zone 

(C4-35) to permit a reduced minimum number of vehicle parking spaces for a hotel and to 
reduce the number of parking spaces after a drive-through window from two to nil, to facilitate 
the development of a five-storey hotel and two eating establishments.    
 

 The proposed parking provided for the hotel would be 0.72 spaces per guest room rather 
than 1.2 spaces per guest room.  

 
 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 commercial uses.  

 
 
DISCUSSION 
 
Background 
 
APPLICANT/OWNER: Sapson Holdings Woodstock Inc. 
 410 Bronte Street S., Milton ON L9T 7N4 
 
AGENT: Brutto Consulting Ltd. 
 113 Miranda Avenue, Toronto ON M6B 3W8 
 
LOCATION: 
 
The subject property is described as Lot 8 and Part Lot 9, Plan 1626, in the City of Woodstock.  
The property is located on the south side of Dundas Streeet, lying between Woodall Way and 
Oxford Road 4, and is municipally known as 1510 Dundas Street.  
 
COUNTY OF OXFORD OFFICIAL PLAN: 
 
Schedule “W-1”   City of Woodstock Land Use Plan  Service Commercial 
 
CITY OF WOODSTOCK ZONING BY-LAW 8626-10: 

Existing Zoning: Special Highway Commercial Zone (C4-35) 
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Proposed Zoning: Amended Special Highway Commercial Zone (C4-35) 
 
PROPOSAL: 
 
The application for zone change proposes to amend the Special Regional Commercial Zone (C4-
35) zoning present on the property to reduce the parking required for a five-storey hotel and to 
eliminate the requirement for two parking spaces after a pick-up window for a drive-thru window 
at a restaurant to facilitate the development of a hotel and two restaurants.  The applicant is 
requesting a parking rate of 0.72 spaces per guest room for the hotel, where the zoning by-law 
requires 1.2 spaces.  As part of the application submission, the applicant has provided justification 
for the requested reduction in parking.  
 
The subject lands are approximately 10,079.1 m² (2.5 ac) in area and are currently under 
construction for the proposed uses.  The applicant is proposing to establish two restaurants (one 
with a drive-thru) and a five-storey hotel with 90 guestrooms.   
 
Surrounding land uses consist primarily of Highway Commercial uses with the Bysham Business 
Park in close proximity to the west.  
 
In support of the application, the applicant provided a Parking Justification Study prepared by 
Trans-plan Transportation Engineering Inc. 
 
Plate 1, Existing Zoning and 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. 
 
Plate 4, Parking Justification Study, provides a parking justification study from Trans-Plan for the 
proposed development.  
 
 
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; 
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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; 

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. 
 
 
OFFICIAL PLAN: 
 
The subject lands are designated ‘Service Commercial according to the Land Use Plan for the 
City of Woodstock, as contained in the County Official Plan.  The Service Commercial designation 
is intended to provide locations for a  broad range of commercial uses that, for the most part, are 
not suited to locations within the Central Area or within Shopping Areas because of their site area, 
access or exposure requirements, or due to incompatibility or land use conflicts with residential 
development.  Generally Service Commercial uses cater to vehicular traffic and single purpose 
shopping trips where customers are typically generated from passing traffic or a wide ranging 
market area.  New uses permitted with the Service Commercial designation include, among other 
uses, hotels, restaurants and food outlets.  
 
ZONING BY-LAW: 
 
The subject lands are currently zoned ‘Special Highway Commercial Zone (C4-35)’ according to 
the City’s Zoning By-law.  The C4-35 Zone permits a wide variety of commercial uses, including 
the proposed hotel and restaurants.  The special provision currently establishes site-specific 
provisions for front yard depth, interior side yard width, hotel height, parking area setback, truck 
loading spaces and passenger loading spaces.  
 
The applicant is proposing to add further site specific provisions to reduce the number of parking 
spaces for a hotel from 1.2 spaces per guest room to 0.72 spaces per guestroom and to reduce 
the number of parking spaces after a pick-up window for a restaurant from 2 to 0.     
 
AGENCY REVIEW: 
 
The City of Woodstock Development and Engineering Department (Building) has provided the 
following comments: 
 
We have reviewed the parking justification report. We feel strongly that the hotel requires 1 space 
per hotel room and the eating establishments require 1 space per 10m2 of GFA which requires a 
total number of spaces for the site to be 156. This is a new build and should provide a minimum 
156 spaces. 
 
The site plan indicates 136 spaces. If 3 spaces are borrowed from the adjoining property, the 
following is required. 
 
5.4.3.2.2 Off-Site Parking in Other Commercial, Institutional and Open Space Zones 
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Notwithstanding the requirements of subsection 5.4.1.1, within a Commercial, Institutional or 
Open Space Zone, required motor vehicle parking is may be provided on a lot separate from the 
lot containing a building or buildings to which such parking is associated, provided that: 
i) the required parking is supplied within 50 metres of the lot containing the building; and 
ii) a site plan agreement is registered on title of the lands used for the parking which commits 
those parking spaces to the related use; and  
iii) not more than 25% of the required parking is provided off-site. 
 
Relief is required for the drive-thru. Two spaces are required after the pick-up window.  
 
The City of Woodstock Development and Engineering Department (Engineering) has provided 
the following comments: 
 
If approved, an application to amend existing site plan SP8-17-20 will be required, where grading, 
servicing, SWM, etc. will be reviewed in further detail.   
 
Oxford County Public Works has indicated that further comments will be provided during the site 
plan application.  
 
 
PUBLIC CONSULTATION: 
 
Notice of the zone change was provided to the public and surrounding property owners on May 
15, 2024 and notice of public meeting was issued on July 29, 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 five-storey hotel with a minimum parking standard of 0.72 spaces per guestroom 
and a drive-thru without the required two parking spaces after the pick-up window for the proposed 
eating establishment to facilitate the development of the subject lands.   
 
As part of the application submission, the applicant has provided a parking justification prepared 
by Trans-Plan Transportation Consultants for the requested reduction in parking.  The study did 
a comparative analysis of similar uses in Ontario in communities with similar sized hotels with 
similar transit opportunities as Woodstock.  The study found that the site plan submitted with the 
application provides adequate parking spaces based on the observed parking rate of these similar 
sites, including the Days Inn Woodstock Hotel, the Hilton Garden Inn Toronto/Burlington, the 
Hampton Inn & Suites by Hilton Toronto Markham, Best Western on the Bay in Owen Sound and 
Holiday Inn Express & Suites in Newmarket.  It is noted that there are no on street parking 
opportunities on Dundas Street or Oxford Road 4, and as such, there is limited impacts expected 
external to the site if the parking demand is greater than the supply provided onsite.   
 
Regarding the reduction from 2 to 0 spaces after the pick-up window for the restaurant, it is noted 
that the drive through queue will provide the 11 required spaces to the pick-up window and due 
to the location of the drive through, minimal impacts to the Dundas Street public right of way are 
expected.  Additional stacking of vehicles could occur in front of the proposed garbage enclosure 
without negatively impacting the parking and driveway aisles.  City Building staff have not objected 
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to the reduction, and the reduction appears to have been applied in other locations within the City 
where pick-up windows are present.  
 
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 Service Commercial Designation permits a wide variety of commercial uses, including a hotel 
and restaurant.  These uses, including the proposed drive-thru are not uses that are expected to 
be located within the downtown or other shopping areas.  
 
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 Service Commercial designation and can be given 
favourable consideration. 
 
 
RECOMMENDATIONS 
 
It recommended that the Council of the City of Woodstock approve the application for zone 
change for lands described as Lot 8 and Part Lot 9, Plan 1626, in the City of Woodstock, 
to amend the C4-35 Zone to permit a minimum parking standard of 0.72 spaces per 
guestroom for a hotel and to permit a minimum of 0 parking spaces after a pick-up window 
for a restaurant.  
 
 
 
SIGNATURES 
 
Authored by:     Justin Miller 
       Development Planner 
 
Approved for submission: Eric Gilbert, RPP, MCIP 
 Manager of Development Planning 
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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 Section 14.3 to By-law Number 8626-10, as amended, is hereby amended by 
deleting Section 14.3.35 and replacing it with the following subsection: 
 

 
“14.3.35  C4-35   SOUTH SIDE OF DUNDAS STREET   (KEY MAP 82) 
 
14.3.35.1 Notwithstanding any provisions of this By-Law to the contrary, no person shall 

within any C4-35 Zone use any lot, or erect, alter or use any building or structure 
for any purpose except the following: 

 
all uses permitted in Section 14.3.33.1 of this By-Law. 

 
14.3.35.2 Notwithstanding any provisions of this By-Law to the contrary, no person shall 

within any C4-35 Zone use any lot, or erect, alter or use any building or structure 
except in accordance with the following provisions: 

 
14.3.35.2.1 Front Yard Depth 
 
 Minimum     21 m 
 
14.3.35.2.2 Interior Side Yard Width 
 
  Minimum     4.6 m (main building) 

      3.4 m (side entrance canopy) 
14.3.35.2.3 Height of Hotel    
 
 Maximum     5 storeys 
 
14.3.35.2.4 Parking Area Setback 
 
 Minimum     Nil (eastern lot line) 
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14.3.35.2.5 Truck Loading Spaces 
 
 Minimum     1 per site 
 
14.3.35.2.6 Passenger Loading Spaces 
 
 Minimum     1 per site 
 
14.3.35.2.7 Parking Spaces for Hotel 
 
 Minimum      0.72 per guest room 
 
14.3.34.2.8 Required Number of Vehicle Queueing Spaces after Pick-up Window 
 
 Minimum     0 
  
14.3.35.3 That all the provisions of the C4-33 Zone in Section 14.3.33.2 to this By-Law, 

as amended, shall apply, and further that all other provisions of this By-Law, as 
amended, that are consistent with the provisions herein contained shall continue 
to apply mutatis mutandis.” 

 
3. That Section 14.3 to By-law Number 8626-10, as amended is hereby amended by adding 

the following subsection after subsection 14.3.49. 
 
 
 
READ a first and second time this 15th day of August, 2024.  
 
READ a third time and finally passed this 15th day of August, 2024. 
 
 
 
        

Mayor – Jerry Acchione 
 
 
 
        

Clerk – Amelia Humphries 
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February 27, 2024 

KRS Holdings Woodstock Inc. 
388 Wettlaufer Terrace 
Milton, ON L9T 7N2 
Attn: Mr. Gary Singh 

c/o Mr. Francesco Fiorani 
Brutto Consulting 

Re: Proposed Commercial & Hotel Development, Phase 2, 1510 Dundas Street, Woodstock, ON – 
Parking Justification Study 

Dear Mr. Singh, 

TRANS-PLAN has prepared this Parking Justification Study in support of the proposed commercial and 
hotel development, located at 1510 Dundas Street, on the southwest corner of Dundas Street and Oxford 
Road 4, in the City of Woodstock, Oxford County, Ontario.  

Trans-Plan had previously prepared a Traffic Impact Study (TIS) dated December 2020 and upon review, 
Oxford County requested submission of a Parking Justification Study. The proposed development has 
undergone slight revisions since the first submission that includes the proposed dine-in restaurant being 
enlarged to 431 sq.m. and the proposed total parking supply being decreased to 139 spaces (inclusive of 
3 parking spaces allocated from Phase 1).   

Proxy sites were utilized and based on the review; the proposed supply is sufficient in accommodating the 
site’s parking demand. Justification is provided within the report and a review of alternative modes of 
travel in the study area is conducted as well. 

Sincerely, 

Anil Seegobin, P.Eng.   Shuja Zaidi, EIT 
Partner, Engineer  Traffic Analyst 

Trans-Plan Transportation Inc.  
Transportation Consultants   
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Parking Justification Study 
Proposed Commercial & Hotel Development, Phase 2 

1510 Dundas Street, Woodstock, ON 

1. INTRODUCTION 

Trans-Plan has been retained by KRS Holdings Woodstock Inc. to complete a Parking Justification Study, 
in support of an update to the Phase 2 build-out of the proposed commercial and hotel development 
located at the southwest corner of Dundas Street and Oxford Road 4, in the city of Woodstock, Oxford 
County, Ontario.  

The Parking Study includes the following: 

 A review of the site’s proposed parking supply and of the City of Woodstock Zoning By-law for parking 
requirements 

 A review of Zoning By-laws of nearby cities to determine parking requirements in comparison to City 
of Woodstock parking requirements 

 A review of the queuing spaces provided and of the City of Woodstock Zoning By-law for queuing 
requirements for the dine-in restaurant  

 A review of historical parking surveys with similar site context as the subject site 

 A review of alternative modes of travel such as existing and any future planned transit (nearest bus 
stops) and pedestrian / cycle connections to and from the site. 

Prior to commencing this study, Transportation and Plan.ning staff at the City of Woodstock and Oxford 
County were contacted and provided with our study terms of reference for their approval and / or 
comments. The comments received are shown in Appendix A. 

2. SITE LOCATION 

The site, shown in Figure 1, is located at 1510 Dundas Street at the southwest corner of Dundas Street 
and Oxford Road 4, in the city of Woodstock, Oxford County, Ontario. The east portion of the site, Phase 
1, has been recently built at the southwest corner of the intersection and consists of a gas bar with 5 gas 
pumps (10 vehicle fueling positions) and a convenience store building, a Tim Hortons restaurant with a 
drive-thru, a  commercial building, and an automated car wash. Two accesses, one off of Oxford County 
Road 4 and the other off of Dundas Street, have been constructed. 

The area surrounding the site primarily consists of commercial land industrial uses to the west such as a 
Petro Canada gas station and a Garden and Landscaping Centre. There is rural undeveloped land to the 
south. To the north and east of the site is mainly industrial uses such as Penske Logistics and a Toyota 
Motor Manufacturing facility and more undeveloped land.  

3. PROPOSED DEVELOPMENT 

The proposed site plan for the development, prepared by D.C McCloskey Engineering Ltd., is shown in 
Figure 2. The total building area GFA of the proposed Phase 2 development is 6,149 sq.m. which includes 
a 5-storey hotel (90 rooms), a dine-in restaurant, and a drive-through restaurant. There are 139 parking 
spaces supplied for the proposed development which includes 3 spaces allocated from the existing Phase 
1 development. There is one loading space and one passenger loading space proposed.   
The site access off Dundas Street and Oxford County Road 4 remains the same with an additional site 
access to be built west of the Dundas Street access. 
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Parking Justification Study 
Proposed Commercial & Hotel Development, Phase 2 

1510 Dundas Street, Woodstock, ON 

4. PARKING AND QUEUING REVIEW 

A zoning by-law review was conducted to compare the proposed parking supply of the development to 
the Town’s and nearby cities’ Zoning By-law requirements for parking. A stacking review was conducted 
to compare the proposed stacking supply of the development to the Town’s Zoning By-law requirement. 

4.1 Parking Requirements, City of Woodstock Zoning By-law 

The proposed auto parking supply in comparison to the parking requirements from the City of Woodstock 
Zoning By-law 8626-10, Section 5, is summarized below in Table 1. Source information is provided in 
Appendix B. 

Table 1 – Site Parking Requirements, City of Woodstock Zoning By-law 

Land Use Size 
Parking Requirement Proposed Parking 

Supply 
Spaces 

Deficiency 
Rate Spaces 

Hotel 90 Rooms 1.2 space per room 108 

139 (3 spaces 
allocated from Phase 

1 development) 
-35 

Dine-In 
Restaurant 

431.5 
sq.m.  1 space for every 

10 sq.m. 66 
Drive-Thru 
Restaurant 

223.0 
sq.m. 

Total 174 

Barrier- Free Parking: 3% of total required 
parking  7 

The City’s Zoning By-law requires a minimum of 174 parking spaces for the proposed Phase 2 
development, with 7 spaces required for barrier-free parking spaces. The proposed development does 
not meet the minimum parking space requirements as 139 parking spaces are supplied which includes 3 
spaces allocated from the existing Phase 1 development (convenience store & fast-food restaurant and 
drive-thru carwash). Thus, the deficiency in parking is 35 spaces. The City’s Zoning By-law requires 7 
barrier free parking spaces that includes 4 Type A and 3 Type B spaces which is met by the proposed 
parking supply. 

4.2 Parking Requirements, Nearby Cities Zoning By-law 

A Zoning By-law review for hotel parking rates of nearby cities was conducted. This was to compare the 
parking rate of hotels from nearby cities and to determine whether the hotel parking rate of Woodstock 
is higher or more conservative. The proposed parking supply in comparison to the parking requirements 
from nearby cities is shown in Table 2. Source information is provided in Appendix C. 

 

 

 



                                                                    

 
  

 

 

3 

Parking Justification Study 
Proposed Commercial & Hotel Development, Phase 2 

1510 Dundas Street, Woodstock, ON 

Table 2 – Nearby Cities Zoning By-law Parking Requirements 

City Land Use Size Parking Requirement 
Rate  Spaces 

Woodstock 
(Subject Site) Hotel 90 Rooms 1.2 space per room 108 

     
Brantford 

Hotel 90 Rooms 

1.0 space per room  90 

London 1.0 space per room 90 

Hamilton 0.6 space per room 54 

Cambridge 1.0 space per room 90 

Kitchener 1.0 space per room 90 

Based on the comparison of the hotel parking rate requirement from nearby cities, it can be observed 
that City of Woodstock’s parking rate is higher with at least 18 more spaces required or more. Therefore, 
the parking rates used by the city is considered to be more conservative. 

4.3 Parking Dimensions 

A comparison of the proposed parking dimensions to the City of Woodstock Zoning By-law for a typical 
parking space and the barrier free spaces is shown in Table 3. Source information of the City of Woodstock 
Zoning By-Law is shown in Appendix B. 

Table 3 – Parking Space Dimensions 

Feature Minimum Requirement Proposed Dimensions 

Typical Parking Space 
Length 5.5m 5.5m 
Width 2.7m 2.7m 

Type A Accessible Space 
Length 5.5m 5.5m 
Width 3.4m 3.4m 

Type B Accessible Space 
Length 5.5m 5.5m 
Width 2.7m 2.7m 

4.4 Drive-thru Queuing Requirements 

The drive-thru queue space requirement for the drive-thru restaurant from the City of Woodstock Zoning 
By-law 8626-10 is 13 spaces and is provided in Appendix B. The proposed queuing supply for the 
restaurant is 11 spaces. At the tail of the drive-thru within the site, there is available space where vehicles 
can safely spill onto the drive aisle during peak hours without fully impeding on internal traffic flow. A 
letter has been provided by the drive-thru restaurant owner indicating that proposed Burger King meets 
the operating requirements and brand standards of an 8-car queue. As per brand standards, a 3-car queue 
from the entrance of the property to the digital menu board and a 5-car queue from the digital menu 
board to the pick-up window is required which is met by the proposed drive-thru queueing. The queue 
conformance letter is attached in Appendix D. 
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Parking Justification Study 
Proposed Commercial & Hotel Development, Phase 2 

1510 Dundas Street, Woodstock, ON 

5. PARKING PROXY SURVEYS

5.1 Proxy Site Review

To gain a better understanding of the parking demands for hotel buildings in the City of Woodstock, a 
review of other hotel developments with similar characteristics, from Trans-Plan’s historical database was 
completed. The five proxy sites selected have similar number of rooms. The list of proxy sites was sent to 
the city staff with no comments received. The site statistics of the subject site was compared with the 
proxy sites and summarized in Table 4.  

Table 4 – Proxy Site Details, Proxy Site Statistics 

Hotel No. of Rooms 
Approx. Meeting Area 

(sq.m. of GFA) 
Subject Site 

TownePlace Suites by Mariott, Woodstock 90 94 
Proxy Sites 

Hilton Garden Inn Toronto/ Burlington 120 370 
Hampton Inn & Suites by Hilton Toronto Markham 99 60 

Best Western Inn on the Bay 
1800 2nd Avenue East, Owen Sound 99 520 

Holiday Inn Express & Suites Newmarket 100 482 
Days Inn Woodstock Hotel 70 - 

5.2 Parking Demand Survey 

Trans-Plan conducted parking demand surveys, during a typical weekday and weekend, and recorded the 
parking demand throughout the daytime and overnight. The survey results, showing the peak parking 
demand (maximum number of vehicles occupying the lot) of each site is summarized in Table 5. The 
detailed survey results of the surveyed dates are shown in Appendix E. 

Table 5 – Hotel Proxy Sites, Parking Survey Results 

Hotel Rooms 
Observed Parking Demand 

Spaces Occupied 
Rate 

 (spaces per room) 
Hilton Garden Inn Toronto/ Burlington 120 70 0.59 

Hampton Inn & Suites by Hilton Toronto 
Markham 

99 74 0.75 

Best Western Inn on the Bay 
1800 2nd Avenue East, Owen Sound 100 80 0.80 

Holiday Inn Express & Suites Newmarket 100 68 0.68 

Days Inn Woodstock Hotel 70 62 0.77 

Average Observed Peak Rate 0.72 

Based on our review of the proxy sites, the average observed peak parking demand rate was 0.72 spaces. 
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Parking Justification Study 
Proposed Commercial & Hotel Development, Phase 2 

1510 Dundas Street, Woodstock, ON 

5.3 Estimated Parking Demand 

To estimate the parking demands of the hotel, the average observed peak parking demand rate of 0.72 
spaces per unit was applied to the proposed 90-rooms hotel and resulted in a parking demand of 65 
spaces. The total estimated parking demand of the hotel is estimated to be 65 spaces, which could be 
contained by the proposed supply of 139 spaces. The estimated future hotel parking demands of the 
subject site and the parking requirements of the restaurants is summarized in Table 6. 

Table 6 – Estimated Parking Demand 

Land Uses Size 
Estimated Parking Demands 

Proxy Site Observed 
Rate 

Parking Demand 
(Spaces) 

Dine-in Restaurant 431.5 sq.m.  - 
66 

Drive-thru Restaurant 223.0 sq.m. - 

Proposed Site Units  90 Units 0.72 65 

Total Site Parking Demand 131 

Total Provided Parking Supply 139 

On-site Parking Surplus / Available Parking 
(Inclusive of Phase 1 Allocated Spaces) 

+8 

The parking demand of 66 spaces for both restaurants is the parking requirement according to the City’s 
Zoning by-law. Given the surplus of 8 spaces, the proposed parking supply of 70 spaces is expected to be 
sufficient and able to accommodate the parking demand of the hotel (based on our proxy site survey 
results). 

5.4 ITE Parking Generation 

The time-of-day distribution of parking demand was compared for the hotel, dine-in restaurant, and drive-
thru restaurant based on the Institute of Transportation Engineers (ITE) Parking Generation manuals, 5th 
Edition. The ITE Land Use Codes (LUC) 310 for hotel, 931 for quality restaurant, and 934 for fast-food 
restaurant with drive-through window were used.  The time-of-day distribution of parking demand for 
weekday and weekend was considered. Table 7 shows the comparison of the time-of-day distribution for 
parking demand. 
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Table 7 – ITE Time-of-Day Distribution 

Time-Of-
Day 

Percent of Peak Parking Demand 

310 - Hotel 931 – Quality Restaurant 934 – Fast-Food Restaurant 
with Drive-Through 

Weekdays Weekends Weekdays  Weekends Weekdays  Weekends 
8:00 am - 
10:00 am 100 76 - - 28 31 

11:00 am – 
1:00pm 89 79 56 54 100 100 

6:00pm – 
8:00pm 93 97 100 100 62 69 

Based on Table 7, it can be observed that the peak percent of parking demand during peak hours for all 
respective land uses usually occur at different times. A maximum of two land uses will have similar peaks 
while the third land use will have a much smaller peak. This will result in an excess of parking supply from 
the third land use, which can be used by the two land uses that peak. Source information is provided in 
Appendix F. 

6. ALTERNATIVE MODES OF TRAVEL 

6.1 Transit Service 

The site is served by Woodstock Transit, providing connectivity to surrounding areas within Woodstock. 
Woodstock Transit stops are within walking distance of the site. The transit routes that are within close 
vicinity to the site is listed as follows: 

Woodstock Route 2, Dundas East is a local Woodstock Transit route that extends from the Woodstock 
Transit Terminal and arrives at the same transit terminal located at 623 Dundas Street, Woodstock. The 
nearest bus stop is located at Woodall Way and Dundas Street, approximately 900 metres (13 min walk) 
from the development site. All buses for this route leave the Transit Terminal at :00 and :30 past each 
hour of operating service and arrive back at :25 and :55. This route operates on weekdays and Saturdays; 
however, it does not operate on Sundays. 

Table 8 summarizes the bus route serving the area and includes service frequencies which are from the 
Woodstock Transit website. An excerpt of the Woodstock Transit system map is provided in Figure 3.  

Table 8 – Transit Service in the Study Area 

Route No. Nearest Transit Stop 
Approximate Service Times Approximate Peak 

Service Frequency (min) 

Weekdays Saturday AM PM SAT 

Dundas 
East 

2 Woodall Way / 
Dundas Street 

6:00 am -
10:30 pm 

8:00 am – 
10:00 pm 

30 30 30 
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6.2 Pedestrian Connectivity / Cycling 

There are currently no road cycling provisions near the development site. Sidewalks for pedestrian use 
are located only at the intersection of Dundas Street and Oxford County Road 4 and not at along the two 
roads. According to the Oxford County Trails Master Plan Map 3.5 – “City of Woodstock Proposed Facility 
Types”, paved shoulders are proposed along Oxford County Road 4 and Dundas Street (east of subject 
site). In addition, according to the City of Woodstock’s transportation master plan dated January 2011, 
there is a need for bike lanes along Dundas Street, however, there is no timeline or confirmation regarding 
the addition of bike lanes. The need for bike lanes from the City of Woodstock’s transportation master 
plan is shown in Exhibit 7.3 – “Potential Cycle Network”.  

7. CONCLUSIONS & RECOMMENDATIONS 

The recommendations from our Parking Justification Study for the proposed commercial & hotel Phase 2 
development at 1510 Dundas Street, in the City of Woodstock, are summarized as follows: 

 The east portion of the subject site, Phase 1, has been recently built and the total GFA of the proposed 
Phase 2 development is 6,149 sq.m. which includes a 5-storey hotel (90 rooms), a dine-in restaurant, 
and a drive-thru restaurant. There are 139 parking spaces supplied for the proposed development 
which include 3 spaces allocated from the existing Phase 1 development. The site access off Dundas 
Street and Oxford County Road 4 remains the same with an additional site access to be built west of 
the Dundas Street access. 

 The City of Woodstock Zoning By-law 8626-10 indicates a minimum parking requirement of 1.2 spaces 
per room for the hotel and 1 space for every 10 sq.m. for the restaurants. The total parking spaces 
requirements is 174 parking spaces. 

 The minimum required hotel parking rate from the City of Woodstock’s Zoning by-law hotel was 
compared to the parking rates of nearby cities. It was found that the required rate of 1.2 parking 
spaces per room is much larger than other nearby cities and therefore, parking proxy surveys for the 
hotel are utilized to support the deficiency. 

 A review of other hotel developments with similar characteristics, from Trans-Plan’s historical 
database was completed. The estimated parking demand for the hotel, using proxy surveys, is 65 
spaces and the by-law parking demand for both restaurants is 66, which results in a total parking 
demand of 131 spaces. Thus, the site has a surplus of 8 parking spaces which is sufficient. 

 The proposed drive-thru queuing supply of 11 spaces for the proposed drive-thru restaurant (Burger 
King) does not meet the Town’s Zoning By-law requirement, however, there is an available drive-aisle 
within the site where vehicles can safely spill onto during peak hours. A drive-thru queue conformance 
letter by the owner is provided indicating that the proposed queuing is sufficient according to Burger 
King’s brand standards. 

 The ITE Parking Generation manual was used to compare the time-of-day distribution of parking 
demand between the hotel, dine-in, and fast-food restaurant. The percent of peak parking demand is 
never 100% for two or more land uses simultaneously, thus, it is expected that all land uses will not 
be using all their allocated parking spots during peak hours. 

 The site is served by Woodstock Transit and transit stops are within walking distance of the site. 
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 Paved shoulders are proposed for Dundas Street and Oxford County Road 4 according to the Oxford
County Trails Master Plan. Also, a need for a bike lane was identified for Dundas Street according to
the City of Woodstock Transportation Master Plan.

To summarize, the review indicated that the parking supply is expected to be sufficient considering when 
peak parking demand rates typically observed at proxy sites. In addition, by observing the percentage of 
peak parking demand for different peak hours for all land uses, it can be expected that the land uses will 
not be fully utilizing its allocated parking supply at the same time. 

Respectfully submitted, 

Anil Seegobin, P.Eng. Shuja Zaidi, EIT 
Partner, Engineer Traffic Analyst 

Trans-Plan Transportation Inc.  
Transportation Consultants  
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Figure 1 – Site Location   
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Figure 3 –Study Area Transit Service 
 
 

 
Source: Woodstock Transit Map, Woodstock Transit Website 
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APPENDIX D 
Drive-Thru Conformance Letter



 

 
 
 
 

 
 

5520 Explorer Drive, Suite 200, Mississauga, ON, L4W 5L1 
www.redberry.ca 

 

February 12, 2024 

 

Community Planning Office, Oxford County 

P.O. Box 1614, 21 Reeve Street  

Woodstock, ON 

N4S 7Y3 

 
 

Re: Burger King – 1510 Dundas St, Woodstock, Ontario   
 
 
To Whom It May Concern:  
 
I write this letter in connection with the planning and construction of the above-referenced 
location. 
 
I hereby confirm that the proposed site plan for the Burger King at 1510 Dundas Street, meets 
our operating requirements for Burger King.  Our brand standard for Canada is an 8-car stack, 
broken down as follows: 
 

• From the entrance of the property to the digital menu board – 3 car stack; 
• From the digital menu board to the pick-up window – 5 car stack;  

 
Please do not hesitate to contact me should you require further details as it relates to this project. 
 
 
Yours very truly,   
 
 
 
 
 
 
Les Carney   
Director of Facilities    
Redberry Canada Holdings Ltd.  
 



APPENDIX E 
Proxy Site Details and Survey Results



P
A

R
K

IN
G

 S
U

R
V
E
Y

 R
E
S
U

L
T
S
 

H
O

T
E

L:
 

A
D

D
R

E
S

S
: 

D
A

T
E

: 

S
T
A

R
T
 A

N
D

 E
N

D
 T

IM
E

S
: 

S
U

R
V

E
Y

O
R

: 

H
ilt

on
 G

ar
de

n 
In

n 
T

or
on

to
/B

ur
lin

gt
on

 

98
5 

S
ys

co
n 

R
oa

d,
 B

ur
lin

gt
on

, O
nt

ar
io

 

W
ed

ne
sd

ay
 J

an
ua

ry
 1

4 
an

d 
Fr

id
ay

 J
an

ua
ry

 1
6 

to
 S

un
da

y 
Ja

nu
ar

y 
18

, 2
01

5 

6:
00

am
 to

 1
1 :

00
pm

 

G
ya

n 
G

au
ta

m
, T

yr
on

e 
D

ol
la

no
, S

uv
as

h 
K

ar
ki

, J
ill

ia
n 

B
rit

to
 

W
ed

ne
sd

ay
 J

an
ua

ry
 1

4,
 2

01
5 

Fr
id

ay
 J

an
ua

ry
 1

6,
 2

01
5 

S
at

ur
da

y 
Ja

nu
ar

y 
17

, 2
01

5 

T
im

e 

(
ho

ur
:m

in
ut

e)
 

P
ar

ki
ng

 D
em

an
d 

P
ar

ki
ng

 R
at

e (
pe

r 
P
ar

ki
ng

 D
em

an
d 

P
ar

ki
ng

 R
at

e (
pe

r 
P
ar

ki
ng

 D
em

an
d 

P
ar

ki
ng

 R
at

e (
pe

r 

(
sp

ac
es

) 
R

oo
m

) 
(

sp
ac

es
) 

R
oo

m
) 

(
sp

ac
es

) 
R

oo
m

) 

S
up

pl
y (

sp
ac

es
) 

11
2 

11
2 

11
2 

R
oo

m
s 

12
0 

12
0 

12
0 

O
cc

up
an

cy
(
%

) 
10

0%
 

30
%

 
54

%
 

6:
00

 A
M

 
67

0.
56

 
4
5
 

0
.3

8
 

26
 

0.
22

 

7:
00

 A
M

 
69

 
0.

58
 

38
 

0.
32

 
26

 
0.

22
 

8:
00

 A
M

 
38

 
0.

32
 

37
 

0.
31

 
29

 
0.

24
 

9:
00

 A
M

 
35

 
0.

29
 

36
 

0.
30

 
24

 
0.

20
 

10
:0

0
A

M
 

32
 

0.
27

 
32

 
0.

27
 

21
 

0.
18

 

11
:0

0 
A

M
 

33
 

0.
28

 
34

 
0.

28
 

16
 

0.
13

 

12
:0

0 
P
M

 
33

0.
28

 
30

 
0.

25
 

13
 

0.
11

 

1:
00

 P
M

 
30

 
0.

25
 

31
 

0.
26

 
12

 
0.

10
 

2:
00

 P
M

 
27

 
0.

23
 

36
 

0.
30

 
12

 
0.

10
 

3:
00

 P
M

 
29

0.
24

 
34

 
0.

28
 

14
 

0.
12

 

4:
00

 P
M

 
32

 
0.

27
 

26
 

0.
22

 
24

 
0.

20
 

5:
00

 P
M

 
27

 
0.

23
 

15
 

0.
13

 
24

 
0.

20
 

6:
00

 P
M

 
34

 
0.

28
 

14
 

0.
12

 
22

 
0.

18
 

7:
00

 P
M

 
43

 
0.

36
 

9 
0.

08
 

25
 

0.
21

 

8:
00

 P
M

 
4
5
 

0.
38

 
14

 
0.

12
 

28
 

0.
23

 

9:
00

 P
M

 
53

0.
44

 
16

 
0.

13
 

29
 

0.
24

 

10
:0

0 
P
M

 
61

 
0.

51
 

19
 

0.
16

 
30

 
0.

25
 

11
:0

0 
P
M

 
70

 
0
.5

9
 

21
 

0.
18

 
3
9
 

0
.3

3
 

M
a
x
im

u
m

 
70

 
0
.5

9
 

4
5
 

0
.3

8
 

3
9
 

0
.3

3
 

S
un

da
y 

Ja
nu

ar
y 

18
, 2

01
5 

P
ar

ki
ng

 D
em

an
d 

P
ar

ki
ng

 R
at

e (
pe

r 

(
sp

ac
es

) 
R

oo
m

) 

11
2 

12
0 

29
%

 

5
2
 

0
.4

3
 

51
 

0.
43

 

45
 

0.
38

 

37
 

0.
31

 

33
 

0.
28

 

22
 

0.
18

 

15
 

0.
13

 

11
 

0.
09

 

10
 

0.
08

 

5 
0.

04
 

7 
0.

06
 

9 
0.

08
 

6 
0.

05
 

5 
0.

04
 

7 
0.

06
 

11
 

0.
09

 

15
 

0.
13

 

22
 

0.
18

 

5
2
 

0
.4

3
 



Proxy Site Survey of Hotel Parking Demand, Parking Spaces Occupied

Time
Hampton Inn & Suites by 
Hilton Toronto, Markham

Holiday Inn Express & Suites, 
Newmarket

12:00 AM 72 66

Time
Hampton Inn & Suites by 
Hilton Toronto, Markham

Holiday Inn Express & Suites, 
Newmarket

6:30 AM 65 74
9:30 AM 22 35

12:00 PM 22 30
3:30 PM 20 27
6:30 PM 25 45
8:00 PM 29 61

12:00 AM 63 78

Rooms: 99 100
Peak Rate: 0.66 0.78

Time
Hampton Inn & Suites by 
Hilton Toronto, Markham

Holiday Inn Express & Suites, 
Newmarket

6:30 AM 81 51
9:30 AM 68 49

12:00 PM 45 47
3:30 PM 29 46
6:30 PM 27 46
8:00 PM 48 43

12:00 AM 75 72
Rooms: 99 100

Peak Rate: 0.82 0.72

Time
Hampton Inn & Suites by 
Hilton Toronto, Markham

Holiday Inn Express & Suites, 
Newmarket

6:30 AM 68 50
9:30 AM 41 46

12:00 PM 38 39
3:30 PM 36 25
6:30 PM 21 22
8:00 PM 32 32

12:00 AM 76 54
Rooms: 99 100

Peak Rate: 0.77 0.54

Friday June 9, 2017

Tuesday June 13, 2017 (Hotel Room Occupancy: 100%)

Saturday June 17, 2017 (Hotel Room Occupancy: 100%)

Friday September 1, 2017 (Hotel Room Occupancy: 95%)



Parking Demand Survey

Hotel #3: Best Western Inn on the Bay
Address: 1800 2nd Avenue East, Owen Sound
Size: 4 storeys, 100 rooms, 520 sq.m of meeting area
Parking Supply: 125 parking spaces

Date Friday May 10, 2019
Occupancy 100%

Time Parking Demand
Parking Demand
(spaces / room)

6:00 AM 78 0.78
7:00 AM 74 0.74
8:00 AM 67 0.67
9:00 AM 71 0.71

10:00 AM 66 0.66
11:00 AM 46 0.46
12:00 PM 49 0.49
1:00 PM 59 0.59
2:00 PM 62 0.62
3:00 PM 44 0.44
4:00 PM 49 0.49
5:00 PM 64 0.64
6:00 PM 69 0.69
7:00 PM 72 0.72
8:00 PM 79 0.79
9:00 PM 70 0.70

10:00 PM 71 0.71
11:00 PM 73 0.73
12:00 AM 80 0.80



Parking Demand Survey

Location
Date:
Weather
Hotel Occupancy

560 Norwich Avenue, Woodstock 
Wednesday, September 6, 2017 
Clear, 19C
Days Inn - 100%

Time Parking Demand
Parking Demand
(spaces / room)

6:00 AM 44 0.63
7:00 AM 37 0.53
8:00 AM 30 0.43
9:00 AM 17 0.24

10:00 AM 17 0.24
11:00 AM 39 0.56
12:00 PM 13 0.19
1:00 PM 13 0.19
2:00 PM 15 0.21
3:00 PM 13 0.19
4:00 PM 7 0.1
5:00 PM 9 0.13
6:00 PM 22 0.31
7:00 PM 26 0.37
8:00 PM 24 0.34
9:00 PM 24 0.34

10:00 PM 30 0.43

12:00 AM 44 0.63



Parking Demand Survey

Location
Date:
Weather
Hotel Occupancy

560 Norwich Avenue, Woodstock 
Friday, September 8, 2017 
Clear, 19C
Days Inn - 100%

Time Parking Demand
Parking Demand
(spaces / room)

6:00 AM 34 0.49
7:00 AM 30 0.43
8:00 AM 29 0.41
9:00 AM 21 0.3

10:00 AM 18 0.26
11:00 AM 20 0.29
12:00 PM 14 0.2
1:00 PM 13 0.19
2:00 PM 13 0.19
3:00 PM 11 0.16
4:00 PM 11 0.16
5:00 PM 16 0.23
6:00 PM 22 0.31
7:00 PM 25 0.36
8:00 PM 36 0.51
9:00 PM 39 0.56

10:00 PM 54 0.77

12:00 AM 62 0.88



Parking Demand Survey

Location 560 Norwich Avenue, Woodstock
Date: Saturday, September 9, 2017
Weather Clear, 19C
Hotel Occupancy Days Inn - 100%

Time Parking Demand
Parking Demand
(spaces / room)

6:00 AM 55 0.79
7:00 AM 54 0.77
8:00 AM 40 0.57
9:00 AM 38 0.54

10:00 AM 29 0.41
1:00 PM 17 0.24
2:00 PM 18 0.26
3:00 PM 22 0.31
4:00 PM 17 0.24
5:00 PM 22 0.31
6:00 PM 25 0.36
7:00 PM 35 0.50
8:00 PM 43 0.61
9:00 PM 51 0.73

10:00 PM 52 0.74

12:00 AM 56 0.80
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