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KITCHENER 
WOODBRIDGE 
LONDON 
KINGSTON 
BARRIE 
BURLINGTON 

May 3, 2024 
 
Shawn McGuire CET 
Land Development Manager 
Lunor Group Inc. 
66 Arrow Rd. Unit 6B 
Guelph, ON   N1K 1T4 
 
 
Dear Mr. McGuire: 
 
RE:  2079993 Ontario Inc. & Lunor Group Inc. / Summary of Remaining Development 

Potential / Draft Approved Plan of Subdivision 32T-08003 / Part Lots 14 & 15, 
Concession 1 (Blandford) in the City of Woodstock  

 OUR FILE Y590B 
 
We are writing in response to your request to provide an updated planning summary pertaining 
to the above referenced property.  The subject lands are described as Part Lots 14 & 15, Concession 
1 (Blandford) in the City of Woodstock.  The lands are located on the south side of Devonshire 
Avenue, east of Lansdowne Avenue. 
 
The subject lands are primarily designated and zoned for residential purposes and are located 
within a draft approved plan of subdivision (Subdivision 32T-08003). The current subdivision plan 
(as approved by the County of Oxford) permits a total of 706 residential units and contains two 
commercial blocks.  The residential portion of the subdivision is designated Low Density 
Residential within the County of Oxford Official Plan which permits low density forms of housing 
including single-detached dwellings, semi-detached dwellings and street fronting townhouse 
dwellings.   
 
DRAFT PLAN APPROVAL EXTENSION  
 
Within the City of Woodstock, Draft Plan Approval expires every three years.   A number of 
extensions have been granted over the course of the development without issue.   The current 
draft approval will lapse on October 31, 2025.   If lands remain unregistered by 2025, an application 
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to extend the draft approval should be submitted no later than summer, 2025. Confirmation of 
the extension of draft plan approval is included as Attachment A.   
 
 
COMMERCIAL BLOCKS AND POTENTIAL FOR ADDITIONAL RESIDENTIAL DEVELOPMENT  
 
The two commercial blocks (located just south of Devonshire Avenue) are designated 
Neighbourhood Shopping Centre with site specific policies and are zoned Shopping Centre 
Commercial Zone (C2) with site specific provisions.   The commercial blocks have frontage on 
Devonshire Avenue and Cardinal Drive.    
 
The current C2-7 zoning permits a wide range of commercial uses including: 
 
• an automobile service station; 
• a bank or financial institution; 
• a banquet hall; 
• a brewers retail outlet; 
• a convenience store; 
• a commercial club; 
• a commercial school; 
• a customer contact centre 

office; 

• a drug store; 
• a dry cleaning 

establishment; 
• an eating establishment; 
• a florist shop; 
• a health club; 
• a laundry shop; 
• a medical clinic; 
• a personal service shop; 

• a retail builder’s supply shop; 
• a retail nursery; 
• a retail store; 
• a service shop; 
• a specialty food store; and 
• a taxi stand or station 

 
A total of 5,855 square metres (63,022 square feet) of gross commercial floor area is permitted 
across the two commercial blocks.   The westerly commercial block (Block 58) has been registered 
and has an area of 0.846 ha.   The easterly commercial block (Block 59) remains unregistered and 
has an area of 2.334 ha.   OPA 182 provided flexible policies to allow the westerly block (Block 58) 
to develop with commercial or multiple residential uses.  
 
Notwithstanding the “Neighbourhood Shopping Area” designation, Block 59 was originally 
designated “Low Density Residential” and could be redesignated with a residential land use 
designation.   
 
The Medium Density Residential designation permits a range of uses including townhouses, 
cluster houses and apartment buildings.   The maximum permitted density is 70 units per hectare 
and the maximum height permission is four storeys.   The Oxford County Official Plan provides 
criteria for redesignating lands for Medium Density Use which we have considered herein. 
 
Location Criteria for Further Designation of Medium Density Residential  
 

• Sites which abut arterial or collector roads or sites situation in a manner which prevents 
traffic movements from the from flowing through any adjoining Low Density Residential 
Districts;  
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Comment:  Block 59 abuts an arterial road (Devonshire Avenue) and is situated in a manner 
which would limit traffic movement from flowing through the adjoining Low Density 
district.    
 

• Sites which are close to community supportive facilities such as schools; shopping plazas, 
institutional, recreational and open space areas;  
 
Comment:  Block 59 is located directly across the street from an existing school, and within 
1.5 kilometres from two additional schools.   Block 59 is within walking distance of multiple 
parks including Les Cook Park, Woodall Woods Park/Cowan Fields, and Trevor Slater Park. 
Block 59 is also close to existing shopping plaza’s including the Sobey’s plaza which is 
located approximately 1.5 kilometres west on Devonshire Avenue.     
 

• Sites which are adjacent to the Central Area, designated Shopping Centres and Service 
Commercial Areas, Community Facilities, High Density Residential Districts or developed 
Medium Density Residential Districts.  
 
Comment:   Block 59 is adjacent to a designated Community Facility (church) and is 
located across from an additional designated Community Facility (school) on the north 
side of Devonshire Avenue.    The Block is across from a designated shopping centre (Block 
58) and as previously noted is within close proximity to a larger shopping centre that 
contains a food store.    

 
In our opinion Block 59 satisfies the locational criteria to be redesignated Medium Density 
Residential.   This would provide a maximum of 163 residential units at a height of 4 
storeys.   Additional height and density could be considered through site specific policies.   
It is noted that the existing Official Plan was adopted by Council in 1995 and as such does not 
reflect modern housing densities.   An Official Plan review is currently underway and we would 
anticipate that increased height and density permissions will be explored as part of this review.   
 
The High Density Residential designation permits large scale, multiple forms or residential 
development (typically apartments).   The maximum permitted density is generally 150 units per 
hectare with the maximum height determined through the implementing zoning by-law.   The 
Oxford County Official Plan provides criteria for redesignating lands for High Density Use which 
we have considered herein. 
 
Location Criteria for Further Designation of High Density Residential  
 

• the site will generally have direct access to arterial and collector roads; 
 
Comment:  As previously noted, Block 59 abuts an arterial road (Devonshire Avenue).  
 

• on vacant or under utilized sites adjacent to development which is already built at 
medium or high densities; 
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Comment:  Block 59 is a vacant site.   While it does not abut a Medium Density zone, the 
abutting lots have been developed with townhouse units, a form of housing often 
included within medium density sites.    
 

• close to community services and neighbourhood conveniences such as shopping plazas, 
institutional, recreational and open space facilities; 
 
Comment:  As previously noted, Block 59 is located directly across the street from an 
existing school, and within 1.5 kilometres from two additional schools.   Block 59 is within 
walking distance of multiple parks including Les Cook Park, Woodall Woods Park/Cowan 
Fields, and Trevor Slater Park. Block 59 is also close to existing shopping plaza’s including 
the Sobey’s plaza which is located approximately 1.5 kilometres west on Devonshire 
Avenue.     
 

• sites which are adjacent to the Central Area, designated Shopping Centres or Community 
Facilities. 

 
Comment:   As previously noted, Block 59 is adjacent to a designated Community Facility 
(church) and is located across from an additional designated Community Facility (school) 
on the north side of Devonshire Avenue.    The Block is across from a designated shopping 
centre (Block 58) and as previously noted is within close proximity to a larger shopping 
centre that contains a food store.    

 
In our opinion it would be possible to justify redesignation of Block 59 as High Density 
Residential based on the location criteria above.  This would provide a maximum of 350 
residential units with potential for additional density through site specific provisions.  As 
noted previously, height would be determined through the implementing zoning by-law.  High 
Density Residential sites are typically zoned R4, which allows for a maximum height of 8 storeys.  
 
 
REMAINING RESIDENTIAL LANDS TO BE REGISTERED  
 
The subdivision was approved in 2009 and since the time of its approval five phases have been 
registered representing a total of 411 units.  Attachment B illustrates the remaining lands to 
be registered.  The following is a summary of the development yield potential for the remaining 
unregistered lands within the subdivision: 
 

• The remaining lands to be registered have a total developable area of 18.226 hectares 
(45.04 acres) which includes the 2.334 hectare commercial block (Block 59).  

• Remaining residential blocks/lots to be registered are designated and zoned for residential 
purposes.    

• There is a potential for up to 295 residential units on the remaining lands to be registered 
based on the maximum unit count within the existing draft plan of subdivision.  
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• The total saleable frontage for the remaining lands to be registered is approximately 3,185 
metres (10,448 feet).  

• The total road length for lands to be registered is approximately 2,153 m (7,064 ft).  
 
Lands remaining to be registered include, in part, the following: 
 

• Block 70:  which is shown on the draft plan as a temporary access).   This block has a 
frontage of 9.002 m and is zoned and designated for residential use.  Now that the block 
is no longer required for temporary access, it can be sold and developed as a single 
detached lot.   This block is serviced and has frontage on an existing public street. 
 

• Phase 6:   which is comprised of the unregistered area at the southeast of the plan, 
completing the Street Eleven crescent.   The Phase 6 lands are comprised of approximately 
80 units.   Underground municipal services (including service connections to each lot) 
have been installed and base gravel has been applied.  The Phase 6 lotting plan is included 
as Attachment C.   
 

• Remaining residential lands to be registered which have the potential for increased units 
both within the context of the current zoning, or through a rezoning /minor variances that 
would establish reduced frontage/lot area requirements.  Increases in units beyond the 
maximum unit count established on the draft plan will likely require an amendment to 
the draft plan of subdivision and a review of servicing implications.    
 

For the portion of unregistered plans that have not yet been serviced, we have determined that 
a maximum of 240 units could be developed under the current zoning and assuming the 
minimum 9.0 metre frontage.   A plan illustrating the 240 units is included as Attachment D.    
 
A further plan illustrating saleable frontage for each of these blocks, together with a unit summary 
based on a range of lot widths (including 6.0 metre townhouse blocks) is included as Attachment 
E.    This analysis confirms a maximum unit yield of 369 units and would require a zone change or 
minor variances to implement.    
 
 
SUMMARY CONCLUSIONS 
 
In summary, the remaining lands to be registered are draft approved and have been designated 
and zoned to allow for 295 residential units as of right.  In addition to the residential lands there 
are two commercial blocks designated and zoned to permit up to 63,022 square feet of 
commercial development.    
 
As detailed herein, there is further opportunity to increase the unit yield through 
redesignation of the commercial block (which could yield up to 350 units) and/or through 
rezoning lands to be registered to permit reduced lot frontages/areas (which could yield 
up to 369 units).    
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We trust the information contained within this letter is sufficient.  Should you require any further 
information, please do not hesitate to contact the undersigned.  
 
Yours truly, 
MHBC 
 

      
 
Andrea Sinclair, MUDS, BES, MCIP, RPP 
Partner        
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Attachment A 
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Attachment B 
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UNIT YIELD CALCULATIONS PROJECT NO.:  Y590B
PROJECT NAME:  Lunor Woodstock DATE:   May 2 2024

Blk. No. Saleable 12.2m Lots Lot Width 11m Lots Lot Width  9m Lot Width  6m* Lot Width
Frontage

31 260.10 21 12.39 23 11.31 28 9.29 43 6.05
37 228.50 18 12.69 20 11.43 25 9.14 38 6.01
38 203.70 16 12.73 18 11.32 22 9.26 34 5.99
39 258.40 21 12.30 23 11.23 28 9.23 43 6.01
40 149.20 12 12.43 13 11.48 16 9.33 24 6.22
41 78.30 6 13.05 7 11.19 8 9.79 13 6.02

42 100.10 8 12.51 9 11.12 11 9.10 16 6.26
43 100.10 8 12.51 9 11.12 11 9.10 16 6.26
44 199.90 16 12.49 18 11.11 22 9.09 33 6.06
45 229.70 18 12.76 20 11.49 25 9.19 38 6.04

47 49.30 4 12.33 4 12.33 5 9.86 8 6.16
48 49.60 4 12.40 4 12.40 5 9.92 8 6.20
49 49.60 4 12.40 4 12.40 5 9.92 8 6.20
50 129.20 10 12.92 11 11.75 14 9.23 21 6.15
52 36.40 3 12.13 3 12.13 4 9.10 6 6.07

53 120.30 9 13.37 10 12.03 13 9.25 20 6.02

2,242.40 178 196 242 369

* - Unit yield for street towns is approximate.  Unit yield does not account for block separations or end unit exterior side yid
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