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The City of Cornwall is undertaking a Comprehensive Zoning By-law Review to replace the current
Comprehensive Zoning By-law No. 751-1969. A Zoning By-law is a legal document that regulates the
use of land and future development in a community. It implements a community’s Official Plan, which
is a municipal policy document that establishes a long-term vision, objectives, land use designations,
and associated policies to manage growth and development in a community. A Zoning By-law
includes detailed land use permissions, and lot and building requirements, and helps to manage
potential conflicts between land uses. It sets out general provisions for development that apply to all
properties in a municipality, as well as permitted uses and performance standards (e.g. setbacks,
heights, parking) for properties within specific Zones.

1.1 WHY IS THE ZONING BY -LAW BEING REVIEWED?

The City's current Comprehensive Zoning By-law No. 751-1969 was

approved by Council in 1969, and has since been amended and

consolidated. The Planning Act, which is the Provincial legislation that sets

out the legal framework and requirements for land use planning in

Ontario, requires that a municipality’s Zoning By-law be updated to

OBl conform to the Official Plan within three (3) years of a new Official Plan
s coming into effect.

The City of Cornwall Official Plan was adopted by Council on October 23,
2017, and was subsequently approved by the Ministry of Municipal Affairs
and Housing on April 11, 2018. As such, the City is required to undertake a
review of the Zoning By-law to conform to and implement the new Official Plan. In addition, recent
changes to provincial planning legislation must also be reflected in the City’s new Comprehensive
Zoning By-law.

cornwall

The Zoning By-law Review process will result in a new Comprehensive Zoning By-law for the
entire City of Cornwall, and the current Comprehensive Zoning By-law No. 751-1969 will be
repealed. The existing Zoning Map will also be updated. However, where appropriate, existing
zoning provisions and requirements will be maintained.

1.2 DISCUSSION PAPER PUR POSE

This Discussion Paper has been prepared based on a background review and initial consultation with
City staff, members of the Technical Advisory Committee for the Zoning By-law Review, and the
public. The purpose of this Discussion Paper is to undertake a detailed technical review of the current
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Zoning By-law. As the process of reviewing and updating a Zoning By-law is a complex and technical
process in nature, it is not the intent of this Discussion Paper to outline all the issues and changes that
need to be made, but rather to identify key issues and opportunities to be addressed through the
Zoning By-law Review based on a review of background materials and initial consultations. As one of
the objectives of the Zoning By-law Review is to achieve conformity with the new Official Plan, an
Official Plan Conformity Matrix has been included in Appendix A and identifies where changes to the
Zoning By-law should be considered.

The Discussion Paper will also be used as a consultation tool to engage with City staff, members of the
Technical Advisory Committee, and members of the public on a series of focused zoning issues and
opportunities that require input. Ultimately, it will form the basis for the Zoning By-law Strategy
Report, which will include a series of directions and recommendations to guide the preparation of the
Draft Zoning By-law.

1.3 COMPREHENSIVE ZONING BY-LAW REVIEW PROCE SS

The Zoning By-law Review process will occur over eight (8) stages and is anticipated to be completed
by February 2021, as illustrated in Figure 1-1 and described as follows:

1 Stage 1 - Initiation and Background Review:

i During this stage, the current Zoning By-law will be reviewed to determine required changes,
based on initial consultations with City Planning staff, a Technical Advisory Committee
(comprised of City staff from various departments and representatives from the Cornwall
Construction Association, Cornwall and District Real Estate Board, Heart of the City, and the
Raisin Region Conservation Authority), and the public.

i A Technical Advisory Committee meeting and Public Open House were held in February 2020

to introduce the project, gather input on key issues with the current Zoning By-law, and
established expectations for the new Zoning By-law.

i This Discussion Paper is the first major output in Stage 1.

9 Stage 2 - Discussion Paper Consultation:

i A Technical Advisory Committee meeting was held in April 2020, and a Public Open House will
be held to present the Draft Discussion Paper and obtain feedback on the preliminary issues
and opportunities that will be taken into consideration.

fi A Final Discussion Paper will be prepared, based on input received.

WSP CITY OF CORNWALL ZONING BY -LAW REVIEW | DRAFT DISCUSSION PAPER
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1 Stage 3 - Zoning Strategy Report:

n

A Zoning Strategy Report (“Report”) will build on the Discussion Paper by outlining a series of
recommendations for changes to the Zoning By-law. The Report will also include a proposed
template for the new Zoning By-law.

The Report will be presented at a Technical Advisory Committee meeting to receive technical
feedback and input into the recommendations on zoning approaches. The Report will then be
finalized and presented to the City’s Planning Advisory Committee for endorsement.

A detailed review of site-specific exceptions in the current Zoning By-law will be undertaken
to determine where exceptions can be consolidated or deleted (for example, where a property
has been fully developed in accordance with the site-specific exception).

i Stage 4 - First Draft Zoning By-law:

fi

The First Draft Zoning By-law will be prepared in coordination with City staff, including a Draft
Zoning Schedule (map), based on the recommendations set out in the Zoning Strategy
Report.

1 Stage 5 - Consultation on First Draft Zoning By-law:

n

A Technical Advisory Committee meeting and a Public Open House will be held to present the
First Draft Zoning By-law, including where key changes are proposed.

The First Draft Zoning By-law will also be presented to the City’s Planning Advisory Committee
for endorsement, and a memorandum will be prepared to identify key considerations for the
Second Draft Zoning By-law.

1 Stage 6 — Second Draft Zoning By-law:

n

Based on feedback received on the First Draft Zoning By-law, we will prepare a Second Draft
Zoning By-law.
The Statutory Public Open House under the Planning Act and a Technical Advisory Committee

meeting will be held to present the Second Draft Zoning By-law, to receive additional
feedback on the proposed changes.

The Second Draft Zoning By-law will also be presented to the City’s Planning Advisory
Committee for endorsement, to ensure that there is broad support for proposed changes
moving forward.

9 Stage 7 - Statutory Public Meeting:

i A Draft Final Zoning By-law will be prepared, with consideration for all input and feedback
received on the Second Draft Zoning By-law.
CITY OF CORNWALL ZONING BY -LAW REVIEW | DRAFT DISCU SSION PAPER WSP
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The Final Draft Zoning By-law will be presented at a Public Open House, followed by a
Statutory Public Meeting before the City’s Planning Advisory Committee, as required under
the Planning Act.

=13

i A Final Zoning By-law will be prepared to address comments received at the Statutory Public
Meeting.

9 Stage 8 — Council Adoption:
i The Final Zoning By-law will be presented to Council for consideration of adoption, along with
a Planning Report that identifies key changes to the new Zoning By-law and a summary of
engagement activities undertaken throughout the Zoning By-law Review process.

i Following Council adoption, there will be a 20-day appeal period. If no appeals are received,
the Zoning By-law will be in full force and effect.

Figure 1-1 Comprehensive Zoning By -law Review Process

ENGAGEMENT EVENTS ZONING BY-LAW REVIEW STAGES

TAC Meeting #1/ Stage 1: Initiation and TAC - Technical Advisory Committee
Public Open House #1 Background Review PAC - Planning Advisory Committee

9

Stage 2: Discussion Paper
Consultation

¥

Stage 3: Zoning Strategy
Report

TAC Meeting #2 /
Public Open House #2

TAC Meeting #3 /
PAC Meeting for Endorsement

Stage 4: First Draft
Zoning By-law

4

Stage 5: Consultation on
First Draft Zoning By-law

TAC Meeting #4 /
Public Open House #3 /
PAC Meeting for Endorsement

~_TACMeeting #5/ Stage 6: Second Draft
Public Open House #4 (Statutory) / Zoning By-law
PAC Meeting for Endorsement v

Public Open House #5 / Stage 7: Statutory Public
PAC Statutory Public Meeting Meeting

$

Stage 8: Council
Adoption
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Zoning By-laws are prepared by municipalities under the Planning Act, and must also be consistent
with or conform to other Provincial policies and plans. Further, Zoning By-laws must also conform to
the policies of the municipality’s Official Plan. Other local studies may also include important issues
and opportunities that can be addressed through the Zoning By-law. This section describes the

legislative and policy context under which the new City of Cornwall Comprehensive Zoning By-law is
being prepared.

2.1 PLANNING ACT

The Planning Act, R.S.0. 1990, as amended, is the primary legislation that

Ontatio establishes how municipalities in Ontario may plan, manage, and regulate
C

Planning Act, land use. It also outlines matters of provincial interest, and enables the

R.S.0O. 1990 Province to issue Policy Statements to provide direction to municipalities

on these matters.

The Planning Act enables municipal Councils to pass a variety of tools to
plan and regulate the use of land and the placement of buildings and
i structures on a lot. Under Section 16 of the Act, most municipalities,
Canada Law Book, ¢1992- including the City of Cornwall, are required to prepare and adopt Official
Plans in accordance with the requirements of the Act. Official Plans contain
a vision, objectives and policies to guide decision making on land use
planning matters. Municipal decisions, by-laws and public works are required to conform to the
policies of the Official Plan (Section 24(1)).

Section 34 of the Planning Act enables Councils to pass Zoning By-laws to regulate the use of land and
the location, height, bulk, size, floor area, spacing, character and use of buildings and structures, as
well as parking and loading requirements, and lot requirements. Additionally, Zoning By-laws may be
used to prohibit the use of land or erection of buildings and structures within:

1 Significant wildlife habitat, wetlands, woodlands, ravines, valleys or areas of natural and scientific
interest;

9 Significant corridors or shorelines of a lake, river, or stream;
9 Significant natural corridors, features, or areas; and
9 Sites of significant archaeological resources.

In accordance with Section 24(1), Zoning By-laws must conform to the Official Plan and be consistent
with the Provincial Policy Statement. Zoning By-laws are viewed as one of the primary tools to
implement the policies of the Official Plan.

CITY OF CORNWALL ZONING BY -LAW REVIEW | DRAFT DISCU SSION PAPER WSP
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Zoning By-laws are legally enforceable documents with requirements to regulate development for
each property in the municipality. A property owner is not entitled to obtain a building permit unless
their proposed building, structure, or change in land or building use complies with the requirements
of the Zoning By-law. Further, persons who have erected a building or structure, or changed the use of
land or a building in a manner that does not comply with the Zoning By-law may be subject to
penalties as outlined in the Planning Act.

If a person wishes to use their property or construct a building or structure in a manner that does not
comply with the Zoning By-law, they may apply for a Minor Variance or a Zoning By-law Amendment.
Minor variances may be granted by a municipality’s Committee of Adjustment, in accordance with
Section 45(1) of the Planning Act, provided that the variance satisfies the four tests under the Act:

9 Isthe application minor in nature?

9 Isit desirable for the appropriate development or use of the land, building, or structure?
1 Isitin keeping with the general intent and purpose of the Zoning By-law?
1

Is it in keeping with the general intent and purpose of the Official Plan?

Major deviations from the requirements of the Zoning By-law, such as change of use to one that is not
permitted in the applicable Zone, would require an amendment to the By-law.

TWO YEAR PERIOD | NO APPLICATION FOR A MENDMENTS

Under Section 34(10.0.0.1) of the Planning Act, if Council carries out the requirements of subsection
26(9) by simultaneously repealing and replacing all the Zoning By-laws in effect in the municipality, no
person or public body will be able to submit an application for an amendment to any of the by-laws
before the second anniversary of the day on which Council repeals and replaces them. However, this
does not apply if the Council has declared, by resolution, that such an application is permitted. Council
may pass such a resolution on a site-specific basis for individual Zoning By-law Amendment
applications, or a blanket resolution to permit all such applications within this two-year period.

2.2 PROVINCIAL POLICY STATEMENT

The Provincial Policy Statement sets the policy foundation that guides Ontario’s land use planning
system. It provides for appropriate development while protecting resources of provincial interest,
public health and safety, and quality of the natural environment. It focuses growth and development
within urban and rural settlement areas, while supporting the viability of rural areas.

The Provincial Policy Statement contains specific policies for the following: community development;
employment areas; housing; public space; infrastructure; economic development; energy; resource
management; agriculture; natural heritage; cultural heritage; and public health and safety. It directs

WSP CITY OF CORNWALL ZONING BY -LAW REVIEW | DRAFT DISCUSSION PAPER
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that settlement areas shall be the focus of growth and development, and promotes their vitality and
regeneration (Policy 1.1.3.1) to ensure healthy, liveable and safe communities are sustained. It
empowers planning authorities to identify appropriate locations and opportunities where
intensification and redevelopment can be accommodated (Policy 1.1.3.3), and directs that planning
authorities shall establish and implement minimum targets for intensification and redevelopment
within built-up areas, based on local conditions (Policy 1.1.3.5).

It is intended that Official Plans are the primary vehicle for implementation of the Provincial Policy
Statements (Policy 4.6). Zoning By-laws are also recognized as an important tool for implementing the
Provincial Policy Statement, and must be kept up to date with the Provincial Policy Statement and
Official Plans (Preamble).

2.2.1 NEW PROVINCIAL POL ICY STATEMENT, 20 20

The 2020 Provincial Policy Statement came into effect on May 1, 2020 and

T replaced the 2014 Provincial Policy Statement. The new Provincial Policy
Provincial Policy

Statement, 2020 Statement was prepared as part of the Province’s “More Homes, More

Under the Planning Act

Choice: Ontario’s Housing Supply Action Plan”. The goal of the Action Plan
is to increase the mix and supply of housing and to streamline the
development approvals process. Key changes in the new Provincial Policy
Statement which may have an impact on future Official Plan land use
policies and the Zoning By-law Review include:

Ontario &

HOUSING

1 The new Provincial Policy Statement provides greater detail regarding the diversity of housing
types and options (building types and living arrangements) that should be employed to facilitate
residential intensification:

i Planning authorities are encouraged to permit and facilitate a range of housing options,
including new development as well as residential intensification, to respond to current and
future needs (Part IV).

i A new definition for “housing options” has been added: “a range of housing types such as, but
not limited to single-detached, semi-detached, rowhouses, townhouses, stacked townhouses,
multiplexes, additional residential units, tiny homes, multi-residential buildings. The term can
also refer to a variety of housing arrangements and forms such as, but not limited to life lease
housing, co-ownership housing, co-operative housing, community land trusts, land lease
community homes, affordable housing, housing for people with special needs, and housing
related to employment, institutional or educational uses.” (6.0 Definitions)

CITY OF CORNWALL ZONING BY -LAW REVIEW | DRAFT DISCU SSION PAPER WSP
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i Arevised definition for “residential intensification” is included: “intensification of a property,
site or area which results in a net increase in residential units or accommodation and includes:

a) redevelopment, including the redevelopment of brownfield sites;

b) the development of vacant or underutilized lots within previously developed areas;

¢) infill development;

development and introduction of new housing options within previously developed areas;

the conversion or expansion of existing industrial, commercial and institutional buildings
for residential use; and

f) the conversion or expansion of existing residential buildings to create new residential
units or accommodation, including accessory apartments, additional residential units,
rooming houses, and other housing options.” (6.0 Definitions)

Planning authorities are required to provide adequate land for a 25-year planning horizon, rather
than the 20-year horizon in the 2014 Provincial Policy Statement (Policy 1.1.2).

Planning authorities are also required to maintain at all times a minimum 15-year supply of lands
which are designated and available for residential development (Policy 1.4.1 a), and land servicing
capacity sufficient to provide at least a three-year supply of residential units available through
lands suitably zoned to facilitate residential intensification and redevelopment, and land in draft
approved and registered plans (Policy 1.4.1 b). Upper-tier and single-tier municipalities may
choose to maintain land with servicing capacity sufficient to provide at least a five-year supply of
residential units (Policy 1.4.1).

Planning authorities shall provide for an appropriate range and mix of housing options and
densities to meet projected market-based and affordable housing needs of current and future
residents by permitting and facilitating “all housing options required to meet the social, health,
economic and well-being requirements of current and future residents [...]", and “all types of
residential intensification, including additional residential units, and redevelopment [...]" (Policy
1.4.3).

EMPLOYMENT LANDS

1 Employment areas planned for industrial and manufacturing uses shall provide for separation or
mitigation from sensitive land uses to maintain the long-term operational and economic viability
of the planned uses and function of these areas (Policy 1.3.2.2).

1 Employment areas planned for industrial or manufacturing uses should include an appropriate
transition to adjacent non-employment areas (Policy 1.3.2.3).
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CONSULTATION / COORD INATION

1 Anincreased emphasis on the importance of Indigenous consultation, including direction that
planning authorities “shall engage with Indigenous communities and coordinate on land use
matters” (Policy 1.2.2).

IMPLEMENTATION

1 Zoning and development permit by-laws are recognized as important for implementing the
Provincial Policy Statement, and planning authorities are required to keep them up to date with
their official plans and the Provincial Policy Statement.

2.3 RECENT LEGISLATIVE CHANGES

The following section discusses recent legislative changes that may impact changes to the Zoning By-
law.

2.3.1 BILL 108 , MORE HOUSING, M ORE CHOICE ACT, 2019

The Province of Ontario’s Bill 108 (More Homes, More Choice Act, 2019) received Royal Assent on June
6, 2019. The Bill amends 13 different pieces of legislation that impact municipalities and land use
planning processes. These include, among others, the Planning Act, Development Charges Act, Local
Planning Appeal Tribunal Act, and Ontario Heritage Act.

LOCAL PLANNING DECIS IONS AND TIMELINES

Bill 108 introduced an amendment to the Planning Act to expedite local planning decisions by
establishing:

1 A 120-day timeline for decisions on Official Plan Amendments (instead of 180 days);

1 90 days for Zoning By-law Amendments (instead of 150 days); and

9 120 days for Plans of Subdivision (instead of 210 days).

APPEALS

New limitations have been established to restrict third party appeals on Plans of Subdivision. Further,
appeals cannot be made on a decision of the Minister regarding approval of an Official Plan.

Amendments to the Planning Act and Local Planning Appeal Tribunal Act broaden the powers of the
Local Planning Appeal Tribunal and restore the Ontario Municipal Board-era criterion of “good
planning” as the basis for decisions, rather than the standard introduced in Bill 139 (Building Better
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Communities and Conserving Watersheds Act, 2017) of conformity and consistency with Provincial
plans and policies. Restrictions on the introduction of evidence and calling and examination of
witnesses at hearings created through Bill 139 (i.e. de novo hearings) are removed.

Sections 38 to 42 of the Local Planning Appeal Tribunal Act, which outlined the Planning Act appeals
process, have also been repealed. Further, the Local Planning Appeal Tribunal now makes the final
decision on Planning Act appeals.

INCLUSIONARY ZONING AND ADDITIONAL RESIDENTIAL UNITS

Amendments to Planning Act provisions for inclusionary zoning and second units (now referred to as
additional residential units) are described in greater detail in Section 2.3.2 and Section 2.3.3 of this
Discussion Paper.

DEVELOPMENT CHARGES AND COMMUNITY BENEFI TS CHARGE

Currently, development charges - the fees collected by municipalities on new developments - are
used to fund “hard services” such as roads and servicing infrastructure, as well as “soft services” such
as parks, community centres, libraries, and other community facilities. Under Bill 108, soft services
would be removed from development charges and financed through a new “community benefits
charge” (CBC) based on land value. Further, municipalities will be required to prepare a community
benefits charge strategy, including consultation requirements, prior to adopting a new Community
Benefits Charge By-law. The new CBC would also replace the existing density bonusing provisions
under Section 37 of the Planning Act, as well as existing requirements and municipal by-laws for
parkland dedication. The Province explained this provides greater certainty regarding upfront costs
rather than making these matters subject to negotiation on an ad hoc basis.

Amendments to the Development Charges Act (Section 2(3.1)) exempt secondary units in prescribed
classes of new residential buildings and ancillary structures. A new Section 26.2 also freezes
development charge rates at the point of filing an application, rather than at the issuance of the first
building permit. The timing of payment remains unchanged.

Further amendments to the Development Charges Act allow builders constructing purpose-built
rentals to postpone payment of Development Charges until buildings are fully rented. Previously,
these were payed when applications are filed.

Most amendments to the Planning Act and the Local Planning Appeal Tribunal Act made under Bill
108 are in full force and effect. Changes related to community benefits charges will come into force
after Regulations are finalized.
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HERITAG E PLANNING

Amendments to the Ontario Heritage Act establish new, mandatory standards for designation by-laws
and new time limits for confirming complete alteration and demolition applications, as well as
designation decisions. Municipal decisions on designations and alterations are subject to appeals to
the Local Planning Appeal Tribunal, whose decisions will be binding. The intent is to provide greater
certainty when it comes to timelines and local decision-making.

2.3.2 INCLUSIONARY ZONING

The Promoting Affordable Housing Act, 2016, authorized municipalities to implement inclusionary
zoning, which would require developers to make a certain percentage of residential units available as
“affordable” units at below-market rates. Inclusionary zoning is a land use planning tool that a
municipality may use to require affordable housing units to be included in residential developments
of 10 units or more. This tool is typically used to create affordable housing for low-and moderate-
income households. In Ontario, this means families and individuals in the lowest 60% of the income
distribution for the regional market area, as defined in the 2020 Provincial Policy Statement.

Inclusionary zoning policies must first be established in a municipality’s Official Plan. Once the policies
are in effect, municipalities intending to implement inclusionary zoning must pass a by-law under
Section 34 of the Planning Act to implement them.

Inclusionary zoning in Zoning By-laws shall or may include:
9 The number of units to be set aside as affordable housing units;
9 The length of time in which affordable housing units are to be kept as affordable;

1 Requirements and standards relating to the affordable housing units (for example, external design
standards, number of bedrooms);

1 Incentives to be provided to offset the costs of making housing units affordable;
9 The price at which an affordable housing unit is sold or rented; and

1 Agreements between the owner of any lands, buildings or structures that are to be developed
under the Zoning By-law, with terms determined by municipalities.

However, under Bill 108 (More Homes, More Choices Act), the Planning Act is amended to restrict
inclusionary zoning to specific high-growth areas, including Major Transit Station Areas, as opposed to
in all or part of the municipality. As such, inclusionary zoning is not applicable in the City of
Cornwall. Further, the City’s Official Plan does not include policies on inclusionary zoning.
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2.3.3 SECOND UNITS / ADDITIONAL RESIDENTI AL UNITS

Second units (also referred to as secondary dwelling units) are defined as self-contained residential
units with a private kitchen, bathroom facilities and sleeping areas, within dwellings or within
structures ancillary to a dwelling (e.g. a garage), as illustrated in Figure 2-1. Second units must comply
with health, safety, and municipal property standards, including but not limited to, the Ontario
Building Code, Fire Code, and municipal property standards by-laws.

Figure 2-1 Examples of second unit locations within a primary dwelling (Ministry of
Municipal Affairs and Housing, 2019)

H ) H Second Unit
Other Unit

’—-1 | Second Unit I Other Unit
1 1

The Strong Communities Through Affordable Housing Act, 2011, amended the Planning Act to require
that municipalities authorize second units in their Official Plans and Zoning By-laws. The changes took
effect on January 1, 2012.

As a result, Section 16(3) of the Planning Act required municipal Official Plans to authorize second
units in detached, semi-detached and row houses if an ancillary building or structure does not contain
a second unit, and in a building or structure ancillary to these housing types provided that the primary
dwelling does not contain a second unit.

Under Bill 108 (More Homes, More Choices Act, 2019), this permission has been extended to
authorize additional residential units in detached, semi-detached and row houses, in both the
primary dwelling and ancillary buildings or structures (e.g. a coach house, above a laneway
garage, or granny flat). In effect, this permits a total of three (3) residential units: two (2) residential
units in a detached, semi-detached or row house (e.g. the main dwelling unit and a basement
apartment), as well as one (1) additional residential unit in an ancillary building or structure (e.g. a
garage).

The associated Regulations (Ontario Regulation 299/19) sets out requirements and standards to
remove barriers to the establishment of additional residential units, as follows:
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1 One (1) parking space for each of the additional residential units which may be provided through
tandem parking;

1 Where a Zoning By-law requires no parking spaces for the primary residential unit, no parking
spaces would be required for the additional residential units; and

9 Where a Zoning By-law is passed that sets a parking standard lower than a standard of one (1)
parking space for each of the additional residential units, the municipal Zoning By-law parking
standard would prevail.

Currently, the Official Plan allows the development of second units (i.e. additional residential units) in
detached, semi-detached and row houses, as well as in ancillary (residential-based) structures. Second
units are permitted in new and existing neighbourhoods, in all land use designations which include
residential development. The current Zoning By-law refers to second units as “accessory apartments in
houses”, and permits an accessory apartment (one self contained apartment) in a single detached,
semi-detached or row house, provided that the unit complies with the Building Code, the Fire Code,
and specified planning standards.

The current Zoning By-law will need to be updated to conform to
the recent legislative changes and the City’s Official Plan policies,
subject to appropriate servicing and other relevant planning
considerations.

Under the “More Homes, More Choice: Ontario’s Housing Supply Action
Plan” (2019), the Province has also published a helpful resource to assist
property owners who are considering adding an additional residential
unit to their property, entitled “Adding a Second Unit in an Existing
House: Ontario Building Code Information” (Ministry of Municipal Affairs
and Housing, 2019).

2.4 CITY OF CORNWALL OFFICIAL PLAN (2018)

The City of Cornwall Official Plan was adopted by Council on October 23,2017, and was approved by
the Ministry of Municipal Affairs and Housing on April 11, 2018. The main purpose of the Official Plan is
to provide a policy framework to guide future land use and physical development within the City, and
to inform planning decisions over a 20-year planning period, to the year 2036. The Official Plan states
that it will be maintained as an up-to-date, relevant policy document through systematic monitoring,
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review, and amendment through the concept of continuous planning.
This will be achieved through regular monitoring of future growth and
land use trends; amendments to policies and Schedules of the Official
Plan; and a systematic review of the basic intent and concepts of the
Official Plan at least once every 10 years, in accordance with the
requirements of Section 26 under the Planning Act.

Official Plan - 2018

City of Cornwall
s Section 2 of the Official Plan outlines a series of strategic directions
and planning principles which form the basis for land use policies. For
example, one of the strategic directions is to ensure new
cornwall

developments fit well with older buildings and enhance / complement
the existing architectural character of the community. An example of a
planning principle is the creation of land use clusters, or functionally
related land uses and developments being grouped together, such as directing industrial uses into
planned industrial / business parks and clustering commercial development.

Section 3 of the Official Plan outlines growth concepts and policies, and establishes an urban
settlement area, generally taking on the form of an inverted “T" as viewed from the St. Lawrence River,
where future urban development is to take place. Rural development will be maintained in the
northwest and northeast sectors of the municipality. The urban settlement area is designated on
Schedule 1: Land Use, as illustrated by the red outline in Figure 2-2.

Figure 2-2: City of Cornwall Official Plan, Schedule 1: Land Use (Approved 2018)

\

4 R {
/ City of Cornwall Official Plan \ L s el

Schedule 1 - Landuse (Adopted Oct. 23, 2017) /
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Section 4 of the Official Plan establishes the land use designations and associated policies that apply
within the City. The Official Plan explains that the land use designations as mapped on Schedule 1:
Land Use should be interpreted as a general guide or indication to future land use, and are not the
same as Zones within the Zoning By-law which are more detailed and regulatory, and establish exact
boundaries. However, it is the intent of the City to ultimately bring the Zoning By-law into conformity
with the Official Plan. The land use designations in the Official Plan include:

9 Urban Residential; 9 Prime Agricultural;

9 Business District; T Open Space;

1 General Commercial; 1 Environmental Constraint - Natural Heritage;
9 Institutional; 9 Floodplain — Natural Hazards;

1 Employment Lands; 1 Comprehensive Redevelopment Area; and

9 Rural Area; 9 Future Study Area.

Section 4.2(7) of the Official Plan states that the Zoning By-law may establish more than one “zoning
district” to carry out the intent of any single land use designation. Section 4.2(8) explains that land
shall generally be zoned in accordance with the land use designations on Schedule 1; however, it is
not intended that all areas be zoned immediately in accordance with the land use designation. For
clarity, the Official Plan’s use of the term “zoning district” is interpreted to mean zoning category (e.g.
Residential, Commercial, Industrial type Zones). In some cases, land may be placed in a zoning
category permitting the continuation of the existing use on the site, pending a future re-zoning to
another use which is in conformity with the designation on Schedule 1, or placed in a Holding Zone.

There are numerous Official Plan policies under the individual land use designations which include
specific directions for the Zoning By-law and implementing Zones, as further discussed in Section 4 of
this Discussion Paper.

2.5 CITY OF CORNWALL WATERFRONT PLAN (2019)

The City of Cornwall’s waterfront area spans approximately 16 km, from Guindon Park in the west to
Gray’s Creek Conservation Area in the east. The first comprehensive Waterfront Plan for the City of
Cornwall was completed in 1989 to identify various actions for improving five sections of the
waterfront, including: East Front; Harbour to College; Lamoureux Park; Canal Lands; and Guindon Park.
It was updated in 2007 to reflect new priorities.

In August 2019, the City adopted a new Waterfront Plan for the five sections (see Figure 2-3), which
identifies a series of 77 recommendations for both physical / infrastructure projects, as well as
planning strategies. The Waterfront Plan is intended to function as a living document and a roadmap
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for implementing improvements over the next 25 years; it also includes a proposed implementation
strategy which was developed using a priority matrix and associated evaluation criteria.

Figure 2-3: City of Cornwall Waterfront Plan (2019 ) Study Areas
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The following recommendations in the Waterfront Plan are examples of potential future
projects which may warrant consideration as part of the Zoning By-law Review process, to
determine if any zoning changes are required at this time to assist in their potential
implementation:
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Review the zoning for Guindon Park, as it relates to a potential campground;

Review zoning of Canal Lands, as it relates to future recommended development (e.g. water park,
clubhouse);

9 Zoning to facilitate opportunities for food trucks and pop-ups along the waterfront;
91 Adaptive reuse of the existing Calcium Chloride Storage Tank property; and

9 Review the zoning along the Laframboise Site (south of William Street to Harbour Road, between
Race Street and Edward Street), for the potential for future residential or mixed uses.

2.6 COMMUNITY IMPROVEMEN T PLANS

Under Section 28 of the Planning Act, municipalities that have enabling Official Plan policies in place
may create Community Improvement Plans for a designated Community Improvement Project Area
(which may include an entire municipality or a targeted area), where community improvements are
needed to address “age, dilapidation, overcrowding, faulty arrangement, unsuitability of buildings or
for any other environmental, social or community economic development reason.” Through a
Community Improvement Plan, a Council may acquire land, rehabilitate and improve buildings, sell or
lease land and buildings, and make grants or loans to owners / tenants within a designated
Community Improvement Project Area.

The following sections describe the two Community Improvement Plans which are currently in effect
in the City of Cornwall.

2.6.1 HEART OF THE CITY COMMUNITY IMPROVEMENT PLAN (REVISED 2018)

The Heart of the City Community Improvement Plan was adopted by Council in November 2005, and
was last revised in May 2018. The Community Improvement Plan promotes redevelopment of
underused and vacant properties, and improvements to the downtown retail and commerce districts
by facilitating the creation of additional, secondary uses in these districts, as well as improvements to
the aesthetics and character of the downtown. It also supports broader plans for public investments in
the City's urban core.

The Heart of the City Community Improvement Plan applies to the Community Improvement Policy
Area illustrated in Figure 2-4, including three (3) priority areas:

1 The Central Business District, as delineated by the Central Business District (CBD) Zone in the
current Zoning By-law;

1 The Le Village Business District, as delineated by the Commercial 70 (COM 70) Zone in the current
Zoning By-law; and
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9 The connecting link between the Central Business District and Le Village Business District,
centered along Water St. E. (identified as New Priority Area in the May 2018 Community
Improvement Plan update).

Figure 2-4: Heart of the City Community Improvement Policy Area (201 8)
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The following eight (8) programs are available through the Heart of the City Community Improvement
Plan:

Heart of the City Rehabilitation and Redevelopment Grant;
Building Restoration and Improvement Program;

Project Design Grant;

Facade Improvement and Heritage Sign Grant Program;
Municipal Planning / Development Fee Grant Program;
Discretionary Municipal Tipping Fee Grant Program;

Parking and Landscape Enhancement Program; and

=A =4 =4 4 -4 4 4 -4

Le Village Residential Facade Improvement Grant Program.

Any potential changes to the new Zoning By-law to the boundaries of the Central Business District
(CBD) and Commercial 70 (COM 70) Zones will need to be carefully considered, in coordination with
City staff, for implications to the Community Improvement Plan and the designated Community
Improvement Policy Area.
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2.6.2 BROWNFIELDS COMMUNIT Y IMPROVEMENT PLAN (REVISED 2015)

The Brownfields Community Improvement Plan was first adopted by Council in 2005, and was last
revised in January 2015. The programs under the Community Improvement Plan are designed to
further the specific goal of redeveloping and reusing brownfield sites which are impacted by
environmental contamination. The City considers “brownfields” to be abandoned, vacant, derelict or
underutilized commercial and industrial properties, usually provided with urban services, where past
actions have resulted in actual or perceived contamination on the sites.

The majority of sites considered to be brownfields in the city are small-scale sites located along the
principal commercial corridors of Pitt Street, Second Street, Ninth Street, Montreal Road, Brookdale
Avenue, and Vincent Massey Drive. The Brownfields Community Improvement Plan applies to the
Community Improvement Policy Area illustrated in The Brownfields Community Improvement Plan
states that, where reasonable to do so, the City should give consideration to providing flexible
land use and zoning for brownfield sites, to promote their potential redevelopment and reuse. .

Figure 2-5: Brownfield Community Improvement Policy Area (2014)
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The following seven (7) programs are available through the Brownfields Community Improvement
Plan:

1 Brownfield Rehabilitation Grant;
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Environmental Site Assessment Grant and Project Design Study Grant;
Brownfield Property Tax Cancellation Assistance Program;

Municipal Planning / Development Fee Grant;

Discretionary Municipal Tipping Fee Grant;

Municipal Property Acquisition, Disposal and Marketing Program; and

=A =4 =4 4 -4 A

Payment-in-Lieu of Parkland Dedication Grant.

The Brownfields Community Improvement Plan states that, where reasonable to do so, the City
should give consideration to providing flexible land use and zoning for brownfield sites, to
promote their potential redevelopment and reuse.

2.7 OTHER MUNICIPAL BY -LAWS

In addition to the Zoning By-law, the City implements various other by-laws to regulate the use of land
and buildings. The following existing by-laws will be reviewed by City staff following adoption of the
new Zoning By-law, to determine if any changes are required to the by-laws to be consistent with
related zoning requirements:

1 Adult Entertainment Parlour (Goods) By-law No. 176-2005 - regulates services and sales
related to adult entertainment goods, makes a generic reference to “Residential Zones”;

1 Adult Entertainment Establishment (Performers) By-law No. 177-2005 - regulates adult
entertainment establishments, makes reference to Commercial Highway Zone;

1 Body Rub Parlour By-law No. 183-2005 - regulates body rub parlours, makes reference to
Commercial Highway Zone;

1 Fence By-law No. 040-2008, as amended - regulates fences, hedges, and swimming pool
enclosures, including their location, height, and materials;

1 Mobile Food Premise By-law No. 192-2005 - regulates mobile food premises (e.g. chip trucks
and hot dog carts), makes a generic reference to “Residential Zones”;

1 Noise By-law No. 079-1996, as amended - regulates noise in Residential Areas (comprised of
specific Zones including Residential 10, Residential 15, Residential 20, Residential 30, Residential
40, Residential 50, Institutional 10, Special Uses 20, Commercial 51, and Commercial 70), and areas
deemed to be Quiet Zones (comprised of any hospital or nursing home facility defined to
encompass the whole subject property);
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1 Signs By-law No. 057-1982, as amended - regulates signs and other advertising devices, and the
posting of notices on buildings or vacant lots, and on land abutting highways, including specific
provisions in certain Zones;

1 Site Plan Control Area By-law No. 139,1981, as amended - regulates development and sets out
related requirements in a designated Site Plan Control Area (comprised of specific Zones
Residential 30, Residential 40, Commercial 10, Commercial 11, Commercial 12, Commercial 41
[since repealed], Commercial 42, Commercial 51, Commercial 70, Central Business District,
Highway Commercial, Community Commercial [since repealed], Community Commercial-
Shopping Centre, Open Space commercial, Neighbourhood Commercial, Cotton Mills District
Redevelopment, Manufacturing 10, Manufacturing 20, Manufacturing 30, Manufacturing 40,
Service Industrial, Institutional 10, and Special Uses 20); and

9 Streets By-law No. 056-2003, as amended - regulates the use of public property, including
streets, parks, and other public properties or utilities.

3 3éalatlove &t hhi i

The current City of Cornwall Comprehensive Zoning By-law No. 751-1969
City of Cornwall consists of 10 sections, which must be read and interpreted in their
entirety to identify the applicable zoning provisions for a particular

: property. The Zoning By-law sections include:
cornwal

ONTARIO CANADA

9 Section 1 General contains five (5) sub-sections, including definitions,
general provisions which are applicable to all Zones, parking and
loading provisions, setback provisions (which are in addition to
setbacks identified under the individual Zones), and a Zoning Atlas.
The Zoning Atlas comprises Plates 12 to 37 which divide the City into
21 areas and maps all properties in the municipality and their Zone;

Zoning By-law

By-law No. 751, 1969 as amended
(including By-law No. 1177, 1971)

9 Sections 2 through 7 contain each of the zone categories, including: Residential; Commercial;
Manufacturing; Agricultural; Institutional; and Open Space. Under each zone category, there is a
series of Zones, which further delineate: performance standards (i.e. building and lot requirements
such as minimum yard dimensions and setbacks, maximum building heights, and maximum lot
occupancy); general and specific use regulations which relate to matters, such as accessory
buildings and structures, permitted encroachments into yards, parking and loading requirements,
and landscaping requirements; and site-specific exceptions and “notwithstanding” provisions
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which generally apply to specific properties and reflect where site-specific Zoning By-law
Amendments have been approved. Some Zones contain special provisions for specific uses or lot
and buildings requirements.

1 Section 8 Special Uses contains special provisions for two Zones: Special Uses 20 and Special
Uses 99. Special Uses 20 permits a variety of residential, institutional, and commercial uses (i.e.
mixed uses), while Special Uses 99 applies to a specific property with a historic barn / log house
and related tourist commercial operations. Both Zones include specific permitted uses, and lot
and building requirements for these areas;

1 Section 9 Administration is comprised of information related to the administrator of the Zoning
By-law, Certificates of Occupancy, penalties related to contraventions of the Zoning By-law, and an
effective date for the Zoning By-law; and

1 Section 10 Temporary Uses details permissions for temporary uses on specific properties
throughout the municipality.

Table 3-1 identifies the seven (7) zone categories, which are further divided into 32 operative Zones.
Three (3) other Zones are referenced in the Zoning By-law, but have been repealed, including:
Commercial 41 (COM 41), Commercial 80 (COM 80), and Community Commercial (CC).
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Table 3-1 Summary of Existing Z

RESIDENTIAL
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one Categories and Corresponding Zones
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OPEN SPACE

SPECIAL USES

9 Residential 10
(RES 10)

9 Residential 15
(RES 15)

9 Residential 20
(RES 20)

9 Residential 30
(RES 30)

9 Residential 40
(RES 40)

9 Residential 50
(RES 50)

9 Commercial 10
(COM 10)

9 Commercial 11
(COM 11)

I Commercial 12
(COM 12)

9 Commercial 42
(COM 42)

9 Commercial 51
(COM 51)

9 Commercial 70
(COM 70)

9 Central Business
District (CBD)

9 Highway
Commercial (CH)

9 Neighbourhood
Commercial (CN)

1 Community
Commercial -
Shopping Centre
(CC-SQ)

1 Cotton Mills
District
Redevelopment
(CMDR)

9 Manufacturing 10
(MFR 10)

1 Manufacturing 20
(MFR 20)

9 Manufacturing 30
(MFR 30)

1 Manufacturing 40
(MFR 40)

9 Service Industrial
(MS)

9 Prime
Agricultural (PR
AGR)

9 Rural Area (RA)

1 Institutional 10
(INS 10)

q Institutional 20
(INS 20)

9 Open Space 10
(OSP 10)

9 Open Space
Commercial
(OSP-C)

9 Environmental
Constraint
[Flood Plain]
(ECIFD)

9 Environmental
Constraint
[Wetland
Protection] (EC-
WP)

9 Special Uses 20
(SPU 20)

9 Special Uses 99
(SPU 99)
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In accordance with Section 24(1) of the Planning Act, municipal decisions, by-laws and public works
must conform to the policies of the Official Plan. Collectively, the provisions and regulations of the

Zoning By-law are among the key mechanisms through which the policies of the Official Plan are
implemented.

Appendix A to this Discussion Paper provides an Official Plan Conformity Matrix, based on a review of
the Official Plan policies which relate to the Zoning By-law, or are implementable through the Zoning
By-law. Some of the Official Plan policies provide detailed and specific direction that must be
translated into zoning regulations. Other Official Plan policies are less directive but could potentially
be implemented through the Zoning By-law, or through other mechanisms such as Site Plan Control
or development review. It should be noted that the Conformity Matrix does not include site-specific
“notwithstanding” policies in the Official Plan.

The Conformity Matrix is intended to help inform discussion with respect to detailed policy
implementation. It will be expanded to include detailed implementation recommendations as part of
the Zoning Strategy Report (Stage 3 of the Zoning By-law Review Process).

4.1 PRE-ZONING AND DEVELOPMENT REVIEW

Conformity between the land use designation of the Official Plan and the zones of the Zoning By-law
can be achieved either through development review (as site-specific proposals are brought forward
over time), or through pre-zoning. Pre-zoning of land requires the municipality to put in place the
necessary zoning to guide the transformation of an area or to prescriptively zone vacant lands in
advance of development, in accordance with the applicable Official Plan land use designations.

Achieving conformity through pre-zoning may support desirable development which is in-line with
the vision of the Official Plan by avoiding the need for a site-specific zoning by-law amendment
process. However, achieving conformity through development review allows the municipality greater
control as implementation is undertaken at a site-specific level. This allows for greater consideration of
the urban context, surrounding uses, and potential compatibility issues and required studies at the
time that an application is made.

4.2 LAND USE DESIGNATION S

This Section provides a summary of the Official Plan’s major land use designations where notable
conformity considerations have been identified. A comprehensive analysis of all designation and
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conformity considerations can be found in the Conformity Matrix, attached as Appendix A of this
Discussion Paper.

4.2.1 URBAN RESIDENTIAL AR EA DESIGNATION

The Official Plan directs that the Zoning By-law establish the concept of low, medium and high density
categories (Policy 4.3.3). While the current structure of residential zones generally achieves this, the
inclusion of preambles or purpose statements for each zone category could be helpful to clarify which
zones are intended for low, medium or high density residential uses. Updates to the Urban
Residential Zones are required to permit group homes in all residential Zones (Policy 4.3.3.13 ¢)),
and to ensure that additional residential units are permitted in accordance with Policy 4.3.3.9
and the Planning Act (further discussed in Section 2.3.3).

4.2.2 COMMERCIAL DESIGNATI ONS

Policy 4.4.1 of the Official Plan states that “it is the purpose of these commercial land use designations
[...]1to establish a rational and simplified commercial hierarchy that can be [...] reflected in the
Commercial zones of the Comprehensive Zoning By-law.” The Zoning By-law currently includes eleven
(11) commercial zones, and the By-law is lacking in a clear hierarchy or explanation of the general
intent and purpose of each Zone.

The Official Plan separates Commercial land uses into two land use designations: Business District, and
General Commercial. The Business District designation applies to the Downtown and Le Village
Business Districts and is intended to accommodate a high density concentration of retail, service and
office commercial activities (Policy 4.5.1). The General Commercial Designation applies along arterial
streets such as Vincent Massey Drive, parts of Pitt Street and Ninth Street, and Brookdale Avenue (a
Provincial Highway). With respect to the General Commercial designation, the Official Plan directs that
“the zoning structure should create two primary zones, being Highway Commercial and Community
Commercial [...] and may be further defined in the By-law (Policy 4.6.1). The Zoning Strategy Report
will include recommendations for rationalizing the commercial zones to conform with the directions
of the Official Plan.

4.2.3 EMPLOYMENT AREA DESIGNATION

The Official Plan directs the establishment of Service, General, and Heavy Industrial/Employment Area
zones in the Zoning By-law. The Zoning By-law currently includes four (4) “manufacturing” zones, and

a Service Industrial Zone. The Zoning 5y~
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