Report No: CP 2025-60
COMMUNITY PLANNING

((oxford Cou n ty Council Date: Februarylfg%zg(ZCS)

Growing stronger together

To:  Mayor and Members of City of Woodstock Council

From: Justin Miller, Development Planner, Community Planning

Application for Zone Change
ZN8-24-28 — Harris

REPORT HIGHLIGHTS

) The application for zone change proposes to rezone the subject property from Future
Development Zone (FD) to Residential Zone 3 (R3) to facilitate the development of 20
townhouse dwelling units and four semi detached dwelling units on the subject lands.

° Planning staff are recommending that the applications be supported as the proposal is
consistent with the Provincial Policy Statement and maintains the intent and purpose of the
Official Plan respecting development in low density residential areas.

DISCUSSION
Background
APPLICANT/OWNER: Audrey Harris c/o Barbara Jonker and Helen Whitehead
231 Pittock Park Road, Woodstock ON, N4S 7W2
AGENT: Pittock Developments Inc. ¢/o John Goodman
233 Tamarack Blvd., Woodstock ON, N4S 0E4
LOCATION:

The subject lands are described as Concession 13, Part Lot 5 (formerly East Zorra) in the City
of Woodstock. The lands front on the east side of Pittock Park Road south of Summit Crescent
and North of Pittock Conservation Area, and are municipally known as 231 Pittock Park Road,
Woodstock.

COUNTY OF OXFORD OFFICIAL PLAN:

Schedule “W-1” City of Woodstock Residential
Land Use Plan

Schedule “W-3” City of Woodstock Low Density Residential
Residential Density Plan



Report No: CP 2025-60
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Council Date: February 20, 2025
CITY OF WOODSTOCK ZONING BY-LAW NO. 8626-10:

Existing Zoning: Future Development

Requested Zoning:  Residential Zone 3 (R3)

PROPOSAL:

The application for zone change proposes to rezone the subject lands from Future Development
(FD) to Residential Zone 3 (R3) to facilitate the development of 20 townhouse units and 4 semi
detached units on the subject lands.

The proposed development will contain four townhouse blocks of five units each and two semi
detached blocks for a total of 24 dwelling units. The subject lands currently contain a single

detached dwelling and detached garage to be removed.

Surrounding land uses include single detached dwellings, and Pittock Conservation Area is to the
south.

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 immediate vicinity.

Plate 3, Applicant’s Sketch, depicts the proposed layout of the townhouse development, as
provided by the applicant.

Application Review

2024 Provincial Planning Statement

The 2024 Provincial Planning Statement (PPS) provides policy direction on matters of provincial
interest related to land use planning and development. Under Section 3 of the Planning Act, where
a municipality is exercising its authority affecting a planning matter, such decisions, “shall be
consistent with” all policy statements issued under the Act.

Section 2.1.3 directs that sufficient land shall be made available to accommodate an appropriate
range and mix of land uses to meet projected requirements of current and future residents of the
regional market area by maintaining at all times the ability to accommodate residential growth for
a minimum of 15 years through lands which are designated and available for residential
development, and to maintain at all times where new development is to occur, land with servicing
capacity sufficient to provide at least a three-year supply of residential units available through
lands suitably zoned, including units in draft approved or registered plans.

Section 2.1(6) of the PPS states that planning authorities should support the achievement of
complete communities by accommodating an appropriate range and mix of land uses, housing
and transportation options, employment, public services facilities, recreation and parks, and open
space to meet long-term needs. Further, complete communities improve accessibility for people
of all ages and abilities and improve social equity and overall quality of life.
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Section 2.2.1- Housing provides that Planning authorities shall provide for an appropriate range

and mix of housing options and densities to meet projected needs of current and future residents
of the regional market area by:

a) establishing and implementing minimum targets for the provision of housing that is
affordable to low and moderate income households, and coordinating land use planning
and planning for housing with Service Managers to address the full range of housing
options, including affordable housing needs;

b) permitting and facilitating:

1. all housing options required to meet the social, health, economic and wellbeing
requirements of current and future residents, including additional needs housing and
needs arising from demographic changes and employment opportunities; and

2. all types of residential intensification, including the development and redevelopment of
underutilized commercial and institutional sites (e.g. shopping malls and plazas) for
residential use, development and introduction of new housing options within previously
developed areas, and redevelopment, which results in a net increase in residential units
in accordance with policy 2.3.1.3;

¢) promoting densities for new housing which efficiently use land, resources, infrastructure
and public service facilities, and support the use of active transportation.

Section 2.3.1 of the PPS indicates that settlement areas shall be the focus of growth and
development and land use patterns within settlement areas shall be based on densities and a mix
of land uses which;

a) Efficiently use land and resources;

b) Optimize existing and planned infrastructure and public service facilities;
c) Support active transportation;

d) Are transit-supportive as appropriate, and

e) Are freight supportive.

Section 2.3.1.3 also directs that planning authorities shall support general intensification and
redevelopment to support the achievement of complete communities, including by planning for a
range and mix of housing options and prioritize planning and investment in infrastructure and
public service facilities.

Section 3.6 of the PPS addresses infrastructure and public service facilities and states that
infrastructure and public service facilities shall be provided in an efficient manner while
accommodating projected needs. Planning for infrastructure and public service facilities shall be
coordinated and integrated with land use planning and growth management so that they are;

a) Financially viable over their life cycle, which may be demonstrated through asset
management planning;

b) Leverage the capacity of development proponents, where appropriate; and,

c) Are available to meet current and projected needs.

Official Plan

The subject property is located within the 'Low Density Residential' designation according to the
City of Woodstock Residential Density Plan, as contained in the Official Plan. Low density
residential areas include those lands that are primarily developed or planned for a variety of low
rise, low density housing forms including single detached dwellings, semi-detached dwellings,
duplex, converted dwellings, quadraplexes, townhouses and low-density cluster development. In
these districts, it is intended that there will be a mixing and integration of different forms of housing
to achieve a low overall density of use.
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The maximum net residential density for an individual development in the Low Density Residential
District is 30 units per hectare (12 units per acre) and the minimum net residential density shall
be 22 units per hectare (9 units per acre). The proposed density of the development (28 units /
ha or 11.3 units/ac) is permitted in the Low Density Residential designation.

Section 7.2.4.1.1 & 7.2.4.1.4 of the Official Plan establish criteria for street-oriented infill
proposals. Allinfill proposals are subject to the following policies:

e The proposal is compatible with the street frontage, setbacks, lot area and spacing of
existing development within a two block area on the same street;

e For proposals involving more than two dwelling units, the exterior design in terms of height,
bulk, scale and layout of the proposed building is consistent with the present land uses in
the area;

e the location of vehicular access points, the effect of traffic generated by the proposal on
the public road system, pedestrian and vehicular safety and surrounding properties is
assessed and found to be acceptable;

e existing municipal services and community facilities will be adequate to accommodate the
proposed infill project;

o stormwater run-off from the proposal will be adequately controlled and will not negatively
affect adjacent properties;

o the extent to which the proposed development provides for the retention of any desirable
vegetation or natural features that contribute to the visual character of the surrounding
area;

o the effect of proposed development on environmental resources or the effects of
environmental constraints on the proposed development will be addressed and mitigated
in accordance with Section 3.2;

e compliance of the proposed development with the provisions of the Zoning By-Law of the
City and other municipal by-laws;

e consideration of the potential effect of the development on natural and heritage resources
and their settings.

Multiple unit dwellings, such as cluster, townhouse and low rise apartments in Low Density
Residential Districts will generally be restricted to the following areas:
¢ sites which abut arterial or collector roads or are situated such that traffic impacts from the
site create a minimum disturbance on local streets;
e sites where the topography or other natural features would be best preserved by fewer
buildings;
e sites which are close to community serving uses, schools, shopping plazas, daycare
facilities, churches, arenas and parks.

Notwithstanding the above criteria, street oriented multiple units such as street-fronting
townhouses, quadraplexes and converted dwellings may be permitted on local streets.

Zoning By-law
The subject lands are zoned Future Development (FD) within the City of Woodstock’s Zoning By-

law. The FD Zone permits an existing single-detached dwelling, a farm and a seasonal farm
produce outlet.
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The applicant proposes to rezone the property to Residential Zone 3 (R3) to permit the

development of 20 townhouse dwelling units and 4 semi detached dwelling units. In this instance,

the dwellings proposed are defined as multiple-attached dwelling houses, a permitted use in the
R3 Zone.

The R3 zone requires a minimum lot area of 280 m? per dwelling unit, a lot frontage of 20 m, front
yard depth of 6 m, rear yard depth of 7.5 m, interior side yard width of 3 m, minimum landscaped
open space of 40%, and maximum lot coverage of 35%. The proposal appears to satisfy the R3
Zone provisions.

Agency Comments

The City of Woodstock Engineering Department — Building Division has provided the following
comments:

We are in support of the application. Special provisions are not being requested to construct
horizontally attached townhouses under the R3 zone provisions. Specific site designs including
servicing, grading and driveway layouts shall be reviewed through the site plan approval process.

The City of Woodstock Engineering Department — Engineering Division has provided the following
comments:

1. If approved, site plan approval will be required where servicing, grading, SWM,
landscaping, lighting, etc. will be reviewed in further detail. Having said this, we provide
the following comments in advance for the applicant’s consideration:

a. We find the visitor parking spaces awkward (cars will have to reverse a long way),
perhaps there is a better option.

b. It is difficult to comment on the functionality/location of the proposed SWM Block at
this time, without the benefit of a grading/drainage/SWM concept.

Oxford County Public Works indicated that they have no comments, but further comments will be
provided during the site plan control process.

Public Consultation

In accordance with the requirements of the Planning Act, notice of complete application was
provided to adjacent property owners on December 17, 2024, and notice of public meeting was
issued on February 4, 2025.

At the time of writing this report, one letter of concern was received and has been included as an
attachment to this report. The letter raises concerns over only single detached dwellings being
permitted on adjacent lands zoned R1-19, lack of sidewalks in the area, and parking and traffic
concerns (particularly related to Pittock Park traffic).

Planning Analysis
The application for zone change proposes to rezone the subject property from Future
Development (FD) to Residential Zone 3 (R3) to facilitate the development of 20 townhouse units

and 4 semi detached units on the subject lands.

The proposal is consistent with the PPS policies respecting intensification, redevelopment, and
efficient use of lands and municipal services within a serviced settlement. The redevelopment of
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the lands for 24 units, replacing the existing single-detached dwelling is an appropriate re-use

and redevelopment of underutilized lands that will provide additional housing units and types for
current and future residents of the City of Woodstock.

The proposal is consistent with the policies of the Low Density Residential designation. The
proposal represents an appropriate re-use and development of an under-utilized site, and the
proposed density of the development (28 units / ha or 11.3 units/ac) is permitted in the Low
Density Residential designation.

The proposal also satisfies the criteria for infill proposals as contained in Section 7.2.4.1.1 &
7.2.4.1.4 of the Official Plan. The use of the lands for townhouses is a permitted use, and the
subject lands front on Pittock Park Road, a minor collector road and will be served by a single
entrance. The subject lands are also immediately adjacent to Pittock Park and Pittock
Conservation Area. This area of the City is characterized by a wide variety of lot size, lot areas,
lot frontages and dwelling types, and the introduction of 24 dwelling units with a common entrance
on an oversized lot will be compatible with surrounding development. Although the area directly
west of the subject lands is characterized by very large lots and single-detached dwellings, there
area many smaller single detached and townhouse lots immediately to the east. The proposal
also provides all required parking and visitor parking. The development will be subject to site plan
approval, where the servicing design, lot grading, stormwater management, buffering and fencing
will be required to be designed to the satisfaction of the City.

In light of the foregoing, Planning staff are of the opinion that the proposed zone change is

consistent with the Provincial Policy Statement and Official Plan policies respecting infill
development in low density residential areas and should be given favourable consideration.

RECOMMENDATIONS

It is recommended that the Council of the City of Woodstock approve the zone change
application submitted by Audrey Harris, whereby the lands described as Concession 13,
Part Lot 5 (formerly East Zorra), known municipally as 231 Pittock Park Road, City of
Woodstock are to be rezoned from Future Development (FD) to Residential Zone 3 (R3) to
facilitate the development of 20 townhouse dwelling units and 4 semi-detached dwelling
units.

SIGNATURES

Authored by: Original Signed By Justin Miller
Development Planner

Approved for submission: Original Signed By Eric Gilbert, MCIP, RPP

Manager of Development Planning
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Plate 1: Existing Zoning & Location Map
(((‘)xfordCounty File No.: ZN 8-24-28: Harris

Growing stronger together Concession 13, Part Lot 5 (East Zorra) - 231 Pittock Park Road, City of Woodstock
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Plate 2: Aerial Map (2020) 
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Plate 3: Applicant's Sketch
File No.: ZN 8-24-28: Harris
Concession 13, Part Lot 5 (East Zorra) - 231 Pittock Park Road, 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 ‘R3’ the zone symbol of the lands so designated ‘R3’ on Schedule
“A” attached hereto.

2. 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 February, 2025.

READ a third time and finally passed this 20" day of February, 2025.

Mayor — Jerry Acchione

Deputy Clerk — Jeff Bunn
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PART LOT 5, CONCESSION 13 (EAST ZORRA)
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Attachment 4: Neighbour Letter
File No.: ZN 8-24-28: Harris
Concession 13, Part Lot 5 (East Zorra) - 231 Pittock Park Road, City of Woodstock

To: Planning

Subject: Fwd: Concerns Regarding File ZN 8-24-28 (Harris (Pittock Developments Inc))
Date: February 9, 2025 12:05:35 PM

You don't often get email from _Leamhy_thls_mmmctani

From:
Date: Sun, Feb 9, 2025 at 12:02 PM
Subject: Concerns Regarding File ZN 8-24-28 (Harris (Pittock Developments Inc))

To: <planning@oxford.ca>, <jbunn@cityofwoodstock.ca>

Hello,

I would like to ask a few questions at the Council meeting on Thursday, February 20, 2025
regarding the application for zoning change file ZN-8-24-28 (Harris (Pittock Developments
Inc)). I plan to attend the Public Meeting on Tuesday, February 18, 2025 as well, and if the
information provided at the Public Meeting satisfies my questions then I may not feel a need
to speak at the Council meeting.

My name is “ and I am an owner and resident of 220 Pittock Park Rd, directly
across the street from the subject property.

Specifically, I would like to learn more about the following items:

1. What is the actual site plan for development on the property? Is it in keeping with the
neighborhood? Properties on the west side of Pittock Park Road, including Summit Crescent,
are restricted to single homes on the existing property, with no option to alter the size of the
property to add additional dwelling units. The proposed zoning change across the street at 231
Pittock Park Road is in stark contrast to the R1 - 19 Havelock Corners zoning imposed on
other properties over 10 years ago.

2. Pittock Park Road, specifically at the location of the subject land, has no sidewalk or other
hard surface for pedestrians, cyclists, etc. This seems like an oversight given that there are
now well over a thousand residents in the neighbourhood to the north of Pittock Park who
access the new Sliver Trail as well as the portion of Pittock Park available for public use (DIsc
Golf, trail to the dam, etc.) The proposed development will add even more traffic to this very
corner where families with small children are walking on the side of the road, or on the road
itself in the winter, to access the park. The entire stretch of Pittock Park Road to Vansittart
Avenue has no sidewalk or other hard surface for pedestrians and has no street lights. The
same 1s true for access to Vansittart Avenue along 17th line. The residential developments in
North Woodstock will have a new school (Turtle Island School) in one year, drawing students
from all neighbourhoods in the north end of the city, yet there is no safe route for children to
walk or bike to school. Adding even more high density development on Pittock Park Road
seems like a negligent accident waiting to happen if pedestrian access in the area is not
improved first.
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3. The properties near the subject land are in a sharp curve on Pittock Park Road. Traffic
along the road has increased significantly over the past 10 years. Access to the park is right
beside the subject property and during the peak summer season, campers and RVs are backed
up along Pittock Park Road waiting to enter the park. Non-park traffic often drives along the
shoulder over lawns to get around the vehicles waiting to enter the park. The addition of
another driveway or access point for 22 townhomes and 2 semi-detached homes as proposed
in the zoning application will further complicate an already congested and dangerous corner
on Pittock Park Road, directly in front of my home.

4. Parking for the trails and Pittock Park is non-existent between October and May when the
bridge over the train tracks is closed. Adding 22 town-homes and 2 semi-detached houses
here will further complicate the parking issues. Not only will the side of Pittock Park Road be
used to park vehicles for access to the trails, but it will also be used for overflow parking at the
subject property when spaces are full. There are many (many, many, many) signs for NO
PARKING along Pittock Park Road but they do not prevent people from parking there
anyway. Parking for the trails and Pittock Park is another concern that should really be
addressed before more residential units are added to the very location where the issue exists.

Thank you for considering my submission and reasons for concern. Please advise me of any
necessary next steps for sharing these points at a meeting for the proposed zoning change.

Sincerely,

Woo!stoc!, ON |

N4S 7TW2
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