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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, which was first approved by Council in 1969 and has
been amended through the years. The Review is an opportunity to ensure that the Zoning By-law
implements the vision of the City's Official Plan, and reflects current zoning best practices while
updating or removing outdated and redundant zoning requirements. Through the Review, the Zoning

Map and interactive mapping on the City’s website will also be updated. Where appropriate, existing
zoning provisions and requirements will be maintained.

A Zoning By-law is a legal document that regulates the use of land and future development in the City
of Cornwall. It implements the City’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 the Cornwall. The 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 Cornwall, as well as permitted
uses and performance standards (e.g. setbacks, heights, parking) for properties within specific Zones.

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 conform to the Official Plan within three (3) years of a new Official Plan 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. The City is now required
to undertake a review of the Zoning By-law to conform to and implement the new Official Plan, and to
reflect recent changes to provincial planning legislation, including the 2020 Provincial Policy
Statement which came into full force and effect on May 1, 2020.

This project 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current Comprehensive Zoning By-law No. 751-1969 will be repealed.

1.1 Project Process and Zoning Strategy Report Purpose

Throughout the Review process, there will be many opportunities for members of the community to
share their feedback and help inform changes to the Zoning By-law, including through in-person and
virtual public open houses and online surveys. A detailed overview of the Comprehensive Zoning By-
law Review process, and the steps completed to date, is available on the City’s website at
www.cornwall.ca/zoningreview. Figure 1-1 provides a snapshot of the Review process.

City of Cornwall Zoning By -Law Review | Zoning Strategy Report WSP
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Figure 1-1: Comprehensive Zoning By-law Review Process
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To date, an in-person Public Open House was held on February
Cornwali ‘ 19, 2020 to launch the project. A Draft Discussion Paper was
S S TR S prepared in May 2020 to introduce the Zoning By-law Review
process, and explored a series of key zoning issues and trends that
need to be addressed in the City’s new Zoning By-law. A second
Public Open House and survey were held online from May 19,
2020 to June 1, 2020, to present the Discussion Paper to the
community, and to seek feedback on the following topics:

Final Discussion Paper
June 2020

9 Additional Residential Uses

1 Tiny Homes

9 Pop-up Shops

1 Short-term Accommodations; and
9 Vincent Massey Drive.

WSP City of Cornwall Zoning By  -Law Review | Zoning Strategy Report
Page 2 September 2020



A total of 360 responses to the online survey were received, including three (3) hard copy responses.
Following the survey, the responses were summarized in an “As We Heard It” Brief, and the Discussion
Paper was finalized in June 2020, which are available on the City’s website.

This Zoning Strategy Report (“Report”) builds on the Discussion Paper and will guide
the preparation of the City’s new Zoning By-law. It includes a series of %

recommendations which direct how key zoning issues will be addressed. A number a0
of recommendations integrate the community input received through the online '&‘

survey. The symbol, at right, has been used throughout this Report to indicate where
community input has directly informed recommendations.

The recommendations in this Report are not intended to represent an exhaustive list of proposed
revisions to the Zoning By-law, but rather, are intended to identify key areas for updates and
improvements. This Report will require the endorsement of the City’s Planning Advisory Committee
(PAQ), before a First Draft Zoning By-law is prepared.

2 T1TdEN” INg 6@ AKEydl  Esé W) NJ )

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. A thorough discussion of the policy and legislative
context is provided in the Discussion Paper (June 2020) available on the City’s website.

2.1 New Provincial Policy Statement, 2020

The 2020 Provincial Policy Statement came into effect on May 1, 2020 and replaced the 2014
Provincial Policy Statement. Key changes in the new Provincial Policy Statement which will need to be
considered as part of the Zoning By-law Review include:

9 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);

1 A new definition for “housing options” has been added which includes a wide range of
housing types, forms, and arrangements (e.g. single detached, semi-detached, rowhouses,
townhouses, stacked townhouses, multiplexes, additional residential units, tiny homes, multi-
residential buildings) (6.0 Definitions);

1 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);

City of Cornwall Zoning By -Law Review | Zoning Strategy Report WSP
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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);

1 Employment areas planned for industrial and manufacturing uses shall provide for separation
or mitigation from sensitive land uses [...] (Policy 1.3.2.2); and

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

The Zoning By-law is required to be consistent with the Provincial Policy Statement, and must also
conform to the City’s Official Plan.

2.2 City of Cornwall Official Plan (2018)

The City of Cornwall Official Plan (2018) provides a vision, objectives, and an overall 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.

Recommendations to achieve conformity with the City’s Official Plan are provided throughout this
Report. A detailed Conformity Matrix is provided as Appendix A, which lists all policies of the Official
Plan that are applicable to the Comprehensive Zoning By-law Review, and includes specific
recommendations for implementation through zoning, where appropriate.

3 3INENAIV - ytspll INng D 5 N &

Given that the City’s existing Zoning By-law is over 50 years old, the review provides an opportunity to
improve the look and usability of the document. Recent municipal Zoning By-laws have been
prepared with emphasis on being user-friendly and accessible documents. The format and structure of
the current Zoning By-law should be modernized and improved to create a document that is easy to
navigate and interpret by residents, developers, and agencies, and to administer by City staff and
Council.

Recommendation 1
a. Prepare the new Zoning By-law document using legible fonts with a consistent style and
size, avoid the use of italics and excessive capitalization, and incorporate colours and
images that provide high contrast and clarity. A proposed template for the new Zoning By-
law is included in Appendix B.
b. Include images / diagrams throughout the Zoning By-law, where appropriate, to illustrate
certain definitions and zoning provisions so that they can be clearly interpreted.

WSP City of Cornwall Zoning By  -Law Review | Zoning Strategy Report
Page 4 September 2020



c. Consolidate individual sections of the Zoning By-law into one continuous document, to
improve the ability to search for key terms and provisions, and to emphasize that the
Zoning By-law should be read in its entirety to determine which provisions apply to a
particular property and proposed development.

d. Reformat page numbering to be continuous, rather than section-based, for easier
navigation.

e. Create digital hyperlinks in the Table of Contents, and introduce coloured section dividers

and icons to promote easier navigation and wayfinding through the document.

In Section 1 General, reorganize provisions in alphabetical order for ease of navigation.

Number provisions consistently throughout the document.

Limit the number of provisions which require the reader to jump between sections.

Use metric units (e.g. metres) consistently throughout the provisions.

j.  Establish a consistent structure for each Zone:

T Include a preamble at the beginning of each Zone to describe the general purpose and
intent of the Zone;

1 Organize performance standards (e.g. minimum setbacks and yard requirements) in
tables;

1 Move site-specific exceptions (e.g. those provisions that often begin with
“Notwithstanding [...]" into a separate section at the end of each Zone.

k. Include a “User Guide” in the Zoning By-law document to help inform the reader on how to
use and interpret the Zoning By-law. The following key elements should be included:

T Anoverview of the overall function and purpose of the Zoning By-law, and its
relationship to the City’s Official Plan and other municipal by-laws and regulations;

1 Anoverview of the structure of the Zoning By-law, including a summary of what is
included in each section;

S@a &

i The difference between Zones and overlays, as applicable;
9 Stepsin using the Zoning By-law, including how to:
- Determine the Zone for a property;
- Interpret the zoning code for your property, including any suffixes (e.g. RES 20-h);
- Determine what uses are permitted in the Zone;
- Identify the general provisions and Zone provisions that apply; and
- Use the definitions in the Zoning By-law to clarify the meaning of permitted uses
and other terms.

City of Cornwall Zoning By -Law Review | Zoning Strategy Report WSP
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A clear and comprehensive Definitions section in the Zoning By-law is critical to
ensuring that the By-law can be easily understood and implemented. The current
Zoning By-law is missing definitions for many key terms (e.g. permitted uses)
which are used in the document. Many terms and definitions are out of date, are
overly specific, or contain provisions and development standards within the

definition itself. The Definitions section should be updated to assist in
interpreting the new Zoning By-law.

a.

Recommendation 2

Every permitted use referenced in the general provisions (i.e. Section 1 General of the
current Zoning By-law) and listed under the individual Zones should have a corresponding

definition.

Permitted uses which are similar and/or overlapping in nature should be grouped under
one broader definition. For example, the broader term “Retail Store” could replace the
terms “Retail Shop/Store” and “Department Store, Retail Store, Service Store” which are

used in the current Zoning By-law.

In some instances, definitions should be revised to
represent more generic uses. For example, the current
Zoning By-law definition for “Business and Professional
Office” should simply be “Office”.

Definitions should not include zoning provisions or
development standards. For example, the definition
for “Home Occupation” contains provisions for
maximum floor area and prohibiting exterior signage
on a building; these should be moved to the
appropriate Zoning By-law Section.

Where appropriate, illustrations should be included to
help interpret definitions, especially when definitions
relate to technical zoning concepts. At a minimum,
illustrations should be added for definitions related to
building height; lot lines (see Figure 4-1); yards;
dwelling types; and sight triangles.

STREET

Front Lot Line

Front

Yard
Setback

Side Lot Line

Exterior Side Lot Line
STREET

Y

Rear Lot Line

Figure 4-1: lllustration of lot lines

(WSP)

WSP
Page 6
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5.1 Accessory Buildings and Structures

The Zoning By-law contains regulations for accessory buildings and structures such as detached
garages, decks, greenhouses, pools, etc. Currently, accessory buildings and structures are regulated in
terms of maximum:
9 Height (3 metres from grade to eave and 5 metres from grade to peak);
Size in a Residential Zone (60 m?);
Number (3);
Cumulative area (93 m?); and
Lot occupancy (10%).

= =4 -4

Some Zones also include specific additional or alternate regulations related to accessory buildings and
structures. Based on a review of minor variances between January 2014 and May 2020, a relatively
large number of minor variance applications were submitted and approved to vary the provisions
related to accessory buildings and structures. The majority of these variances were seeking relief from
the maximum size provisions (37%) and maximum height provisions (37%) for accessory buildings and
structures.

A review of comparable municipal zoning by-laws (City of Ottawa, City of Kingston, City of Brockville
and Town of Cobourg) found that the City of Cornwall’s maximum building height requirement for
accessory buildings and structures may be too specific, in that it prescribes a maximum height from
grade to eaves and a maximum height from grade to peak, instead of a single maximum height
requirement. In addition, the municipalities reviewed, with the exception of the City of Ottawa, do not
prescribe a maximum size for accessory buildings or structures. Instead, the size of accessory buildings
and structures are regulated based on maximum lot coverage only.

Recommendation 3
a. Simplify the existing regulations for accessory buildings and structures, such as maximum
height.
b. Consider removing or increasing the maximum accessory buildings and structure size
requirement, and instead relying on maximum lot occupancy to ensure the appropriate
scale of accessory buildings and structures.

5.2 Additional Residential Units

“Additional residential units” (formerly referred to as second units or secondary dwelling units) are
self-contained residential units with a private kitchen, bathroom facilities and sleeping areas, within

City of Cornwall Zoning By -Law Review | Zoning Strategy Report WSP
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dwellings or within structures ancillary to a dwelling (e.g. a garage), as illustrated in Figure 5-1.
Additional residential 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 5-1: Examples of additional residential units within a primary dwelling unit and within an ancillary
building / structure (MMAH, 2019)

Additional Residential Unit
(Interior)
LI

Primary Unit

Additional 4{;
Residential Unit
(Interior) HILH L
—
Additional
Residential Unit
(Ancillary
Building /
Structure)

Primary
Unit

Primary Unit

Additional
Residential Unit
(Addition)

The Planning Act requires that Zoning By-laws authorize additional residential units in detached, semi-
detached and rowhouses (i.e. townhouses), in both the primary dwelling and in ancillary buildings or
structures (e.g. a coach house, above a laneway garage, or granny flat). 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 rowhouse.

Based on community input on additional residential units received through the online
survey conducted as part of Online Public Open House #2, the majority (69%) of %
respondents supported the requirement for additional residential units to have a ® PY o
dedicated parking space. Beyond parking, respondents’ concerns related to additional '-‘
residential units included: privacy and potential overlook into adjacent yards; design

and compatibility with the existing neighbourhood; adequate amenity space on a property; and the
availability of municipal services.

WSP City of Cornwall Zoning By  -Law Review | Zoning Strategy Report
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Recommendation 4

Act.

uses.

a. Inaccordance with the Planning Act, revise the existing general provision for “Accessory
Apartments in Houses” to permit one (1) additional residential unit in new and existing
detached, semi-detached and rowhouses (i.e. townhouses), as well as one (1) additional
residential unit in ancillary buildings or structures, subject to the availability of adequate
servicing and other Building Code and Fire Code requirements.

b. Require that each additional residential unit in a dwelling or accessory structure provide a
dedicated parking space, and prohibit the development of a new driveway for the
additional residential unit.

c. Permit the dedicated parking space for an additional residential unit to be provided
through tandem parking, in accordance with Ontario Regulation 299/19 under the Planning

d. Require setbacks from lot lines for additional residential units which are located in ancillary
buildings or structures, to address potential privacy and overlook concerns on adjacent

e. Review minimum landscaped area provisions for lots where detached, semi-detached and
rowhouses are permitted, to ensure that there would be adequate outdoor amenity areas
for an additional residential unit.

f. Require that additional residential units will not impact existing streetscape character.

5.3 Boarding Houses and Rooming Houses

The current Zoning By-law includes four (4) definitions related to boarding houses and rooming

houses, being “boarding house - new build”; “boarding house - conversion

n,u
!

rooming house - new

build”; and “rooming house — conversion.” A number of these definitions are quite lengthy and
contain specific provisions, however, the principal differences between these definitions are set outin

Table 5-1.

Table 5-1: Boarding House and Rooming House Definitions

Use Dwelling Type Number of Renters Meals Served
Boarding House - Any 3-20 Yes

New Build

Boarding House - Single-detached and 2 - 5 (max. of 3in semi- | Yes
Conversion semi-detached detached)

Rooming House - Any 3-20 No

New Build

Rooming House - Single-detached and 2 - 5 (max. of 3in semi- | No
Conversion semi-detached detached)

City of Cornwall Zoning By -Law Review | Zoning Strategy Report
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While the Zoning By-law’s definitions make a distinction between boarding houses and rooming
houses, as well as those which are new builds versus dwelling conversions, the permitted uses in the
Zones do not make such distinctions. For example, the Residential 20, 30 and 40 Zones permit
“Rooming, Lodging or Boarding House”, but not the defined terms in Table 5-1. Therefore, it is unclear
what types of boarding and rooming houses are permitted, and within what type of dwelling (i.e.
single-detached or semi-detached). In addition, the Zoning By-law contains separate (but similar)
parking provisions for boarding and rooming house conversions vs. new builds, so this needs further
clarification.

The City of Cornwall Official Plan does not contain policies regarding boarding or rooming houses. A
review of comparable municipal Zoning By-laws found that while some make the distinction between
rooming houses and boarding houses, most Zoning By-law do not, as the only significant difference
between these uses is that boarding houses typically serve meals whereas rooming houses do not. All
Zoning By-laws reviewed (City of Kingston, City of Ottawa and City of Brockville) do not make a
distinction between new builds and conversions.

A number of Zoning By-laws reviewed, specifically the City of Ottawa and City of Kingston's Draft
Zoning By-law (2016), use the concept of “rooming units”, which are defined as residential units that
do notinclude exclusive kitchen and/or sanitary (bathroom) facilities. Regulating the size of boarding
houses and rooming houses based on the number of boarding units and rooming units is more
implementable and land use-oriented than regulating the number of people or renters in these uses,
which is what the City of Cornwall Zoning By-law currently does.

Recommendation 5

a. Simplify the existing definitions for “rooming house” and “boarding house” and locate
associated provisions in the General Provisions section of the By-law, as opposed to
imbedding provisions within the definitions.

b. Introduce a new definition for “rooming units” and “boarding units”, referring to units that
do notinclude kitchen and sanitary (bathroom) facilities. This will allow for the
development of general provisions that limit the number of rooming units and boarding
units (which are distinct from dwelling units), within a rooming house or boarding house.

5.4 Building H eights

The current Zoning By-law uses a variety of approaches to regulate building heights. General Provision
01-2-10 limits building height to 90 feet (approximately 27.5 metes metres, or 8 storeys), which relates
to historical firefighting limitations that are no longer applicable. The 90-foot height limitation may be
overly restrictive in some areas where higher density development is envisioned in the Official Plan,
and not restrictive enough for other areas (e.g. low-rise residential areas). Some Zones also have
specific maximum height provisions, while others use the concept of ‘angular planes’ to regulate

WSP City of Cornwall Zoning By  -Law Review | Zoning Strategy Report
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height and massing. For context, an angular plane is a theoretical barrier, placed at an angle, that
restricts the massing of a building to allow for light and air penetration at ground level. It ensures that
building heights will not negatively impact the surrounding physical environment. As illustrated in

Figure 5-2, angular planes are most often applied to mid-rise and high-rise building construction, and
often results in “step backs”, such as stepped terraces on a building.

Figure 5-2: Example of an angular plane applied to a mid-rise building (Town of Wasaga Beach Downtown
Development Master Plan display boards, 2017)

Step rear to follow

45° angular plane \ . 45° Angular Plane

Low Rise Residential

Step back 3.0m
above 3rd storey at
side and front

Recommendation 6
a. Delete the Zoning By-law’s general provision limiting building height to 90 feet across the

City.

b. Develop a maximum height provision for each Zone that is appropriate for the types of

permitted uses, envisioned built form, and existing building heights of existing
development in that Zone.

5.5 Community G ardens

Community gardens are generally defined as
community-based and managed spaces for
gardening and small-scale cultivation of fruits,
vegetables, herbs, and other plants, for personal use
or consumption. Community gardens can provide a
range of benefits to residents related to physical and
mental health, social interaction, and food security,
and are considered an accessible and inclusive

<y community activity. They contribute to community

: “‘f- ; ._' 5 Tat beautification and can be used as gathering or public
Figure 5-3: Community Garden (Town of green spaces, and also provide environmental
Bridgewater, NS, 2018) benefits, such as supporting urban pollinator
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populations. Community gardens are typically permitted in open space areas, and often as an interim
use on underutilized properties, or on lands which are otherwise undevelopable.

Figure 5-4: Mat

~aF

ty Eck

ler Community Garden, City of Toronto (www.toronto.ca)

The City's Zoning By-law does not currently address community gardens, however, the City's Official
Plan encourages community gardens on hydro corridor lands, where compatible with surrounding
land uses. Community gardens would also generally be permitted in the Open Space designation, as
they can be considered a type of recreation, and the use as well as an accessory buildings or structure
would maintain the overall open space character and function, and landscape features.

Based on a review of other municipal Zoning By-laws, relevant provisions are included below:

1 City of Ottawa Zoning By-law 2008-250: Permits “urban agriculture”, which means “a garden
for the production of plants including vegetables, fruits, grains, flowers or herbs and includes a
community garden.” Associated provisions including limiting the height of buildings or
structures developed exclusively as part of urban agriculture to 3.5 mor 4.5 mfor a
greenhouse in a non-residential zone; requiring minimum front and corner side yard setbacks
of 3 m and setbacks of 1.2 m from all other lot lines; and a maximum lot coverage of 20%.
Urban agriculture is permitted in all residential zones, institutional zones, open space and
leisure zones, commercial and mixed-use zones, and rural residential / commercial /
institutional zones. Urban agriculture is not permitted in environmental protection zones
associated with wetlands, in the City’s floodplain overlay area, or in industrial zones, due to
potential soil quality issues.

1 Township of Russell Zoning By-law 2018-94: Permits community gardens in all residential,
institutional, leisure, open space, general and local commercial zones, provided that it is nota
commercial operation and the produce grown is for personal use and consumption of the
individual working in the garden. Further, no vehicles, equipment, building or structure of any
sort is permitted within 1.5 m of a public street.
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1 Township of Black River-Matheson Zoning By-law (2016): Permits community gardens in all

residential, rural, and open space zones, and they are also encouraged as a secondary use on
hydro corridor lands, where compatible with surrounding land uses.

City of Kingston Draft Zoning By-law (2016; on hold pending the Central Kingston
Growth and Infill Strategy): Permits community gardens in all Zones, provided they are not a
commercial operation, and that no building or structure is permitted within 1.5 metres of a
street.

Recommendation 7
a.

Add a definition for “Community Garden”, which establishes that the use is not intended to
permit a commercial operation, or production for the intended sale of plants and produce.
Include a general provision which permits community gardens in Residential, Commercial,
Institutional, Open Space, and Rural Zones, including on public and private lands, other
than lands with a history of potential contamination, unless remediation has taken place.

If the City considers the above too permissive, the general provision could be limited to
community gardens being permitted on public lands in any of the above Zones, other than
any lands with a history of potential contamination, unless remediation has taken place.
Consider permitting community gardens in Industrial / Employment Zones, subject to
minimum distance separation requirements for Class |, Il and Ill industries and sensitive land
uses.

Community gardens would not be permitted in any Environmental Constraint Zones.

Add a general provision permitting community gardens as a secondary use on hydro
corridor lands, subject to the primacy of the electricity transmission and distribution
facilities and technical approval from the hydro provider through the Provincial Secondary
Land Use Program (PSLUP).

Prohibit community gardens within floodplains, within 30 metres of the top of bank of any
watercourse or waterbody, and within 30 metres of a stormwater management facility or
drainage swale.

Based on direction from the Raisin Region Conservation Authority, prohibit community
gardens within Provincially Significant Wetlands and within a 30 metre setback from the
boundary of a Provincially Significant Wetland. Community gardens may be permitted
beyond this 30 metre setback from the boundary of a Provincially Significant Wetland,
subject to the completion of an Environmental Impact Study.

Establish standards for community gardens such as minimum setbacks for any structures
(e.g. raised beds, arbours) from the street, and height / size limitations and setbacks for
accessory structures (e.g. a shed or greenhouse).
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5.6 Garden Suites

Garden Suites (sometimes referred to as ‘granny flats’) are single-unit detached residential structures
containing bathroom and kitchen facilities that are ancillary to existing residential structures and are
designed to be portable. Garden suites are often considered to be an affordable housing option for
seniors by providing an opportunity to age in place with support from family members who may
reside in the primary dwelling on a property.

Garden Suites are permitted through temporary use by-laws for a period of up to 20 years, which can
be further extended by periods of three (3) years, in accordance with the Planning Act. The
establishment of a garden suite also typically requires an agreement between the property owner and
municipality addressing matters such as installation, maintenance and removal of the Garden Suite.

Recommendation 8
a. Add a general provision permitting Garden Suites in association with principal residential
dwellings by way of a temporary zoning by-law amendment for a period of up to 20 years.

5.7 Home Occupations

Home occupations are typically considered to be small-scale businesses or professions that are carried
outin a home (e.g. an accountant, architect, teacher, or tutor). The Zoning By-law currently defines
home occupations as “an occupation carried on entirely within a dwelling unit by the occupant
thereof [...]". The definition also includes a number of requirements for home occupations, notably
that no person, other than residents of the dwelling, can be employed in the operation of the home
occupation. Home Occupations are permitted in single-detached and semi-detached units only.
Additionally, home occupations are required to provide parking at a rate of one (1) space per 300 ft?
(i.e. 27.8 m?) used for the home occupation.

The City of Cornwall Official Plan permits home occupations in Urban Residential Areas, which are
conducted within a dwelling and are compatible with a residential neighbourhood. In the currently
Zoning By-law, provisions for home occupations are found both in the General Provisions and
Definitions sections. One (1) home occupation conducted by the resident is currently permitted within
a single-detached or semi-detached dwelling unit in all Residential Zones as well as the Rural Zone,
and a number of Commercial Zones. Home occupations are limited to a maximum of 25% of the total
floor area of the dwelling unit, and there cannot be any display or visible indication on the exterior of
the dwelling that the use is being conducted, other than a sign with the resident’s name. The Zoning
By-law also restricts any employees, other than the resident of the dwelling, from being employed as
part of the home occupation. Concerns have been raised with respect to the number of employees
associated with home occupations, as well as parking in Residential Zones.
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A review of home occupation provisions in comparable municipalities found that the City of
Cornwall’s current approach of prohibiting employees other than the resident(s) is not uncommon,
and is used by the City of Cobourg and City of Brockville. However, some municipalities permit one (1)
non-resident employee in addition to the resident(s) for a home occupation use. (e.g. the City of
Kingston and City of Ottawa). This more permissive approach may be reflective of existing situations
where small home-based businesses or start-ups have an employee, but the scale of the business does
not require being located in a traditional commercial space.

With respect to parking, some municipalities require home occupations to provide a dedicated
parking space (e.g. City of Ottawa and City of Cobourg), while others do not (City of Kingston and City
of Brockville). None of the municipal Zoning By-laws reviewed included parking space requirements
for home occupations specific to home occupations located within apartment dwellings.

Recommendation 9

a. Delete the existing provision for home occupations from the Definitions section, and set
out clear requirements (e.g. parking requirements) in the By-law’s General Provision
section.

b. Permit home occupations to include one (1) non-resident employee in addition to the
resident(s).

c. Revise the parking provisions for home occupations, so that a dedicated parking space is
only required for those home occupations where clients or customers are attended or
served on site, and change the requirement from (1) space per 300 ft? to one (1) space per
home occupation. This will ensure that all home occupations are required to provide an off-
street parking space.

d. Simplify existing tandem parking provisions for home occupations to permit tandem
parking on a permitted driveway for all types of home occupations.

e. Permit home occupations in all dwelling types, including in apartment dwellings. In
practice, where an apartment dwelling includes a home occupation that serves clients or
customers on site, the resident can arrange for a dedicated parking space through an
agreement with their landlord, which, for example, could include the use of visitor parking
during certain hours. However, this is an operational issue and does not need to be
addressed in detail in the Zoning By-law.

5.8 Parking and Driveways

The following sections examine the existing parking, driveways, and related provisions in the Zoning
By-law and includes recommendations for improvements in the new Zoning By-law.
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5.8.1 Motor Vehicle Parking Standards
Residential Use Parking Rates

The General Provisions section establishes minimum parking space requirements based on the type of
use. The parking space requirements for residential uses, primarily for low density residential uses, are
lower than some comparable municipalities. Currently only one (1) off-street parking space is required
per single-detached dwelling, semi-detached dwelling unit, duplex unit, or townhouse unit, whereas
the City of Brockville and City of Cobourg Zoning By-laws require two (2) off-street parking space per
unit for these dwelling types. It should be noted that while higher parking requirements can alleviate
on-street parking concerns, requiring additional parking spaces can add to the cost of development
and reduce permeable surfaces and landscaped areas.

The current Zoning By-law’s parking space requirements for medium to high density residential
development (1.33 spaces per unit) is generally similar to other municipalities reviewed.

Recommendation 10
a. Maintain current parking space requirements for low density residential uses (e.g. single
detached, semi detached, duplex, or townhouse units), except where specific on-street
parking issues may have been identified in a particular Residential Zone.
b. Simplify current parking space requirements for medium and high density residential uses
by expressing with a single decimal place (e.g. 1.3 spaces per unit).
c. Clearly establish required visitor parking rates for apartment dwellings.

Non -Residential Use Parking Rates

The current parking requirements are expressed in different formats based on various ratios and units
of measurement. For example:
1 Restaurants are required to provide one (1) parking space for every six (6) seats;
1 While personal service shops are required to provide one (1) parking space for every 28 m?
and
1 Commercial shopping centres are required to provide 5.5 spaces per every 100 m?.

There are opportunities to simplify and standardize the way that these provisions are expressed in
order to improve consistency and implementation, recognizing that in some cases it may be logical to
base parking requirements on factors other than floor area (e.g. one (1) parking space for every guest
room in a motel).

The City of Cornwall’s existing standards generally appear to be comparable with other standards
reviewed in municipalities of similar size and context.
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Recommendation 11

a. Ensure that all permitted uses (including new uses) have a corresponding parking
requirement.

Parking Space Size Requirements

The Zoning By-law sets out requirements for the minimum length (5.5 m), width (2.75 m), and area
(16.75 m?) of required parking spaces. A review of parking space size requirements in other
municipalities found that the City of Cornwall’s required parking space length and width is the same
or only marginally different than other municipalities reviewed.

City Staff have indicated that the minimum area requirement of 16.75 m?can be problematic, given
that it is larger than the area that the minimum dimensions of a 5.5 m x 2.75 m parking space would
create (15.13 m?). While some other municipal Zoning By-laws reviewed stipulated a minimum area
requirement in addition to minimum length and width (e.g. City of Cobourg - 15.5 m?), many others
do not (e.g. City of Kingston, City of Brockville, and City of Ottawa).

Recommendation 12

a. Retain the current Zoning By-law’s minimum requirements for parking space length (5.5 m)
and width (2.75 m), but delete the minimum area requirement.

b. Retain the current Zoning By-law requirement which permits a maximum 0.6 m parking
overhang over a hard landscaped or curbed parking area or lot, not used for parking,
walkways or sidewalks, but this shall be in addition to the required length (5.5 m) of a
parking space.

c. Review existing zoning provisions for minimum aisle widths, depending on angle of
parking, based on best practices (e.g. City of Ottawa Zoning By-law).

Barrier -Free Parking

The current Zoning By-law sets out provisions for “parking spaces for the physically challenged” in
Section 01-3-14. These provisions must be updated to match the current standards required under the
Accessibility for Ontarians with Disabilities Act.

The Act prescribes two types of accessible off-street parking spaces: Type A has a wider parking space
for people using larger mobility devices, such as wheelchairs or scooters, and requires signage to
identify parking spaces as “van accessible”; Type B has a standard parking space for people who do
not need extra space because they do not use mobility devices. Off-street parking spaces also require
access aisles, with high contrast diagonal line paintings. The Act also prescribes the number of
accessible parking spaces a facility must have, based on the total number of parking spaces being
provides. Some municipalities elect to exceed the minimum accessible parking requirements
prescribed in the Act, as illustrated in Figure 5-5.
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Recommendation 13
a. Update accessible parking provisions in accordance
with the barrier-free parking requirements
established in the Accessibility for Ontarians with

Disabilities Act, including:

9 Number of barrier-free parking spaces required,
depending on how many total parking spaces a
use provides;

1 Minimum width and length of barrier-free
parking spaces; and

1 Requirement fora 1.5 m access aisle.

b. Add diagrams to illustrate barrier-free parking space
requirements, as shown in the example in Figure

5-5.

Parking
Space
Width

3.5m

Parking g
Space 2 (J
Length

Barrier-free |

Access Aisle

<— Aisle Width —>»
6.1m

pm
z

NN

Typical
Parking
Space

2.74m

Figure 5-5: lllustration of barrier-
free parking space size
requirements in the City of
Pembroke Zoning By-law 2020-05
(WSP)

5.8.2 Bicycle Parking Standards

The Official Plan directs that minimum standards for bicycle parking be established in the Business
District Designation, specifically in the Downtown and Le Village areas. The City’s 2010 Bicycle and
Pedestrian Master Plan also recommends the establishment of bicycle parking requirements through
local By-laws. Ensuring that future development provides adequate bicycle parking encourages this

sustainable and healthy transportation choice.

A review of comparable municipal Zoning By-laws found that the City of Ottawa and City of Brockville
both require bicycle parking in certain areas, and that standards in these two municipalities are almost
identical. Requirements for apartment buildings are 0.25 spaces per unit, while requirements for retail
stores and restaurants are 1 space per 250 m? of gross floor area (GFA). Schools are required to provide

1 space per 100 m? of GFA while other non-residential uses are required to provide 1 space per 1000
m? of GFA in Brockville and 1 space per 1500 m? of GFA in Ottawa.

Recommendation 14

area) and Commercial 70 Zone (Le Village area).

a. Establish minimum bicycle parking standards, in consultation with City staff and based on
best practices in other municipal Zoning By-laws, for appropriate commercial, multi-unit
residential, and institutional development in the Central Business District Zone (Downtown
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5.8.3 Driveways

The City of Cornwall Zoning By-law does not currently define “driveway”, however, the term appears
throughout the Zoning By-law provisions. Under Section 01-3-4 “Parking Restrictions in Yards”, for a
dwelling containing one (1) to four (4) dwelling units, the total area occupied by driveways, walkways,
and surface parking shall not exceed 40% of the entire front yard area defined by the main wall of the
building from the front property line or required flankage of the yard adjoining the street, exceptin
the case of interior street townhouses. In this case, 60% of the front yard area may be used on lots up
to 20 feet wide, and 50% of the front yard area may be used on lots of over 20 feet wide. On lots with
converging lot lines (pie shaped lots), the permitted ratio of hard surfacing to landscape area is
permitted to be changed 50%. All remaining front yard area must be landscaped and cannot be used
for parking purposes.

The provision in Section 01-3-4(3)(b) and (d) require a minimum driveway width of 10 feet (i.e. 3.05 m),
and a maximum driveway width of 6 m (19.6 feet) except where a driveway leads to garage or carport,
it may equal the width of that garage or carport. The provision in Section 01-3-5(4) requires that
private residential driveways for one (1) and two (2) dwelling unit structures shall have a minimum
width of 3 m (9.8 ft) and a maximum width of 6 m (19.6 ft) at street line. For parking areas and parking
lots, Section 01-3-12(1) requires access driveways to have a minimum width of 6 m (19.6 ft) for two-
way traffic, and 3.7 m (12 ft) for one-way traffic or separate entrance and exit driveways.

City staff requested that driveway width requirements be examined as part of the Zoning By-law
Review, as well as driveway provisions for pie-shaped lots. On these types of lots, there have been
issues with separate driveways associated with semi-detached dwellings converging at the street.

Based on a review of municipal Zoning By-laws, relevant provisions are included below:

i City of Ottawa Zoning By-law 2008-250: A driveway providing access to a parking space for
a detached dwelling, semi-detached dwelling, linked detached dwelling, duplex dwelling,
townhouse dwelling or stacked dwelling must have a minimum width of 2.6 m, and the area of
the driveway cannot exceed the greater of 50% of the area in the yard in which it is located, or
2.6 m times the depth of the yard. A driveway providing access to a parking lot or parking
garage must have a minimum width of 3 m for a single traffic lane, 6.7 m for a double traffic
lane in the case of a parking lot, and 6.0 m for a double traffic lane in the case of a parking
garage. The maximum permitted width for a double traffic lane is 3.6 metres leading to less
than 20 parking spaces, and 6.7 m leading to 20 or more parking spaces. There are no specific
provisions for driveways on pie-shaped lots.

9 City of Cobourg Zoning By-law 85-2003: Requires driveways to be a minimum width of 3.5
m and maximum width of 7.5 m for one single-detached unit, semi-detached units, or
townhouse unit on a single lot. The minimum driveway width for residential buildings
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containing 24 units on a single lot is 4.6 m and maximum width is 7.5 m. Joint driveways
shared with abutting properties are required to be a minimum of 6 m in total across the two
lots, with a maximum of 9 m. Driveways are not permitted to be closer than 1.0 m to a side lot
line, except in the case of a shared driveway. There are no specific provisions for driveways on
pie-shaped lots.

1 City of Brockville Zoning By-law 050-2014: No minimum or maximum driveway size
requirements, or joint driveway provisions for residential zones. There are no specific
provisions for driveway on pie-shaped lots.

1 City of Kingston Zoning By-law 8499 and 96-259: In Residential Zones, a minimum driveway
width of 3 m and a maximum driveway width of 6 m are required, or 40% of the lot width
provided the minimum width shall not be less than 3 m. There are no specific provisions for
driveway on pie-shaped lots.

Recommendation 15

a. Add a definition for “driveway”.

b. Add anillustration to demonstrate where a driveway can be located in relation to the front
yard, for a dwelling containing one (1) to four (4) dwelling units.

c. Modify provisions to write out metric measurements (i.e. metres) for consistency
throughout the document.

d. Revise the driveway width requirements for a dwelling containing one (1) to four (4)
dwelling units to establish a minimum width of 3.5 m and a maximum width of 6 m, and
delete the provision that allows for driveways to be as wide as a garage or carport. For
narrow frontage lots (e.g. townhouses), a single garage and a maximum driveway width of
3.5 m should be considered.

e. Require that all driveways, parking areas, and parking lots shall be paved with suitable hard
surface materials such as asphalt, concrete or decorative pavers within 1 year of occupancy,
but permit permeable driveway pavers (i.e. a Low Impact Development material to allow
for reduced stormwater runoff).

5.9 Short -term A ccommodations

Short-term accommodations generally refer to rental accommodations for the travelling public, and
are commonly defined as stays of less than 30 days. With the increasing presence of platforms such as
Airbnb, short-term accommodations are an emerging issue facing many municipalities., they can
provide benefits to the travelling public and home owners, but in some situations, nuisances
associated with short-term accommodations can include noise, parking, traffic. Additionally, in some
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municipalities, there are concerns about the impact of short-term accommodations on overall
availability of long-term rental housing.

Open House #2, respondents were somewhat divided as to whether short-term

accommodations (e.g. Airbnb) were a concern in the City. Of the respondents who had () ® o
concerns, the majority identified these to be related to potential nuisances, such as '.‘
noise, party houses, and increased traffic or parking issues. The majority of these

impacts can be addressed and mitigated through existing municipal by-laws such as the Noise By-law,
and Traffic and Parking By-law. Short-term accommodations can also be regulated through business
by-laws or licensing requirements, as opposed to through a Zoning By-law.

Based on community input received through the online survey as part of Online Public %

Recommendation 16

a. Address the impacts of Short-term Accommodations through existing municipal by-laws
including the Noise By-law and Traffic and Parking By-law, rather than in the new Zoning
By-law.

5.10 Small -scale Breweries and Distilleries

Small-scale beer and liquor production is a
fast-growing growing industry and segment
of beer and liquor sales in Ontario. In 2019,
244 brewers had at least one listing at retail
outlets (TBS/LCBO, or grocery), with another
80+ brewers in planning stages. Craft
breweries are located in more than 110
communities across Ontario. The craft beer
sector generates approximately $1.4 billion in

Figure 5-6: Flora Hall Brewing (brewpub) in Ottawa, ON  economic growth each year (Ontario Craft
(www.florahallbrewing.com)

Brewers, 2019). In recognition of this growing
industry and economic development opportunity, many municipalities are electing to include specific
provisions in Zoning By-law to encourage these uses, and provide appropriate land use zoning
regulations to guide their development.

The Ontario Ministry of Agriculture, Food and Rural Affairs (OMAFRA) published a Guide entitled
“Starting a Craft Brewery in Ontario” in 2018. The Guide clarifies that craft breweries are distinguished
from microbreweries, nanobreweries, and brew pubs, based on the number of hectolitres (hL) of beer
production, with craft breweries being the largest of these brewery types. There are similar
distinctions for distillery operations. A brewpub is defined as selling 25% or more of its beer on-site
and operates food services, according to the Brewers Association. In researching this topic, it has been
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observed that municipal Zoning By-laws are not consistent is how they distinguish between these
small-scale brewery types, and often use one broad term, such as “small-scale brewery” and “small-
scale distillery” to encompass all small-scale operations. Quantity of beer and liquor produced and
related sales restrictions are not a zoning issue, but rather pertain to a manufacturer’s liquor licensing
by the Alcohol and Gaming Commission of Ontario, which also authorizes a manufacturer’s retail sales.

OMAFRA has also developed the “Guidelines on Permitted Uses in Ontario’s Prime Agricultural Areas”
(2016), which provides that a small-scale micro-brewery or distillery can be considered as an on-farm
diversified use, and is therefore permitted on prime agricultural lands, subject to appropriate servicing
being available.

As noted in the OMAFRA guide for craft breweries, craft brewers in Ontario must comply with all
municipal business licensing, zoning, building and fire regulations. The City of Cornwall Official Plan
and Zoning By-law do not currently address breweries and distilleries explicitly. Based on discussions
with City staff, small-scale breweries have historically been permitted in Commercial Zones, which
permit a retail shop, including whose products are manufactured on the premises, provided that the
space devoted to such manufacturing does not exceed 50% of the total floor area. This use is
currently permitted in the Commercial 10, Commercial 11, Commercial 12, Commercial 51,
Commercial 70, Central Business District, and Community Commercial-Shopping Centre Zones.

Based on a review of other municipal Zoning By-laws, relevant provisions are included below:
1 City of Pembroke Zoning By-law 2020-05: Permits a “craft brewery” and “craft distillery” in
the Highway Commercial, Central Commercial (i.e. Downtown), General Industrial, Economic
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