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Pages

Welcome and Call Meeting to Order by Chair

Roll Call

Adoption of Agenda - Additions and Deletions

Adoption of Minutes 1

Declaration of Conflict of Interest

Business Arising from Minutes

None

Presentation(s)

None

Review of Public Notice Requirements by PAC Secretary

A public Notice was advertised in the Standard-Freeholder on Saturday,
October 24th, 2020 covering the following public meeting items:

An application to rezone lands situated in the Northwoods Forest
Subdivision Phase 2 north east of Pitt Street, from Residential 15
(RES 15) to Residential 10 (RES 10); and

•

An application to consider a request for a Draft Plan of
Subdivision, Belfort Subdivision Phase 2 located east of Walton
Street and Belfort Crescent, with a corresponding Zoning By-law

•



amendment to lift a Hold (H) Category and rezone the lands from
Manufacturing 20 with a Hold (MFR 20 H) to Residential 20 with
site specific exceptions (RES 20 EXC). This item has now been
deferred and will be reviewed at a future PAC meeting.  A memo
notifying PAC members of the deferral was sent out on November
9, 2020, and a 400’ radius Letter Notice was also sent to
landowners around the subject property on Tuesday, November
10, 2020.

Public Meeting Item(s) - Public Hearing

1. Northwoods Forest Subdivision Phase 2 - Z-03-20, 2020-392-
Planning, Development and Recreation

13

Action Recommended
(a) That the subject properties legally described as Lots 1-12 and
21-23; on RP 52M-48 be rezoned Residential 15 (RES 15) to
Residential 10 (RES 10).

PAC Discussion of Public Meeting Item(s)

Northwoods Forest Subdivision Phase 2 - Z-03-20, 2020-392-
Planning, Development and Recreation

(a) That the subject properties legally described as Lots 1-12 and 21-
23; on RP 52M-48 be rezoned Residential 15 (RES 15) to
Residential 10 (RES 10).

Other / New Business

None

Information

Following the presentation from WSP Consultants at the September PAC
meeting with respect to the Zoning Strategy Report prepared as part of the
City's Comprehensive Zoning Bylaw Review, Planning will be examining
the first draft of the Zoning Bylaw later this month.

Next Scheduled Meeting

The next scheduled PAC Meeting will be on Monday, December 21, 2020
or at the call of the Chair.



Note

Any PAC recommendations resulting from this meeting will be considered
either at the Monday, November 23, 2020 Meeting of Council.  The Clerk’s
Department may be contacted at 613-932-6252 to verify that the report
and resultant documents to which you have an interest is included in the
Agenda of the above date.



Minutes
Planning Advisory and Hearing 

Committee

Meeting ID: 2020-03
Meeting Date: Mon September 21, 2020  07:00 PM
Location:

Salon B, Cornwall Civic Complex, Lower Concourse, 100 
Water St. East, Cornwall, Ontario, K6H 5T9

Chair: Elaine MacDonald, Councillor
Prepared By: Ely Daniels, Administrative Assistant

The Planning Advisory & Hearing Committee Meeting

Attendance Committee Members: Attendance Staff:
Bernadette Clément, Mayor
Elaine MacDonald, Councillor
Carilyne Hébert, Councillor
Claude E. McIntosh, Councillor
Justin Towndale, Councillor
Dean Hollingsworth, Councillor
Eric Bergeron, Councillor
Glen Grant, Councillor
Syd Gardiner, Councillor
Ron Symington, Lay Member
Amanda Brisson, Lay Member

Regrets:
Todd Bennett, Councillor
Maurice Dupelle, Councillor

Dana McLean, Development Coordinator
Ely Daniels, Administrative Assistant
Karl Doyle, Senior Planner
Kaveen Fernando, Development Planner
Mark A. Boileau, General Manager, Planning, 
Development and Recreation
Mary Joyce-Smith, Division Manager, Planning

Attendance Media:

One (1) member of the Media was present.

Attendance Public:

Nine (9) members of the Public were in attendance.
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WELCOME AND CALL MEETING TO ORDER BY CHAIRMAN: 

Chair Elaine MacDonald called the meeting to order at 7:00 PM.

ROLL CALL: 

Roll call was conducted by Recording Secretary Ely Daniels. 

ADOPTION OF THE AGENDA - ADDITIONS AND DELETIONS:  

Motion to adopt the Agenda as presented.

        Moved By: Glen Grant, Councillor
        Seconded By: Bernadette Clement, Mayor

                                                                                                MOTION CARRIED

ADOPTION OF THE MINUTES:  

Motion to endorse the following Minutes with an amendment that Lay Member 
Ron Symington's name be reflected under Attendance of Committee Members 
and Lay Member Amanda Brisson's name be reflected under Regrets.

        Moved By: Ron Symington, Lay Member
        Seconded By: Syd Gardiner, Councillor

                                                                                              
1     March 16, 2020 Planning Advisory and Hearing Committee Meeting
Click for detail -->  

MOTION CARRIED

DECLARATION OF CONFLICT OF INTEREST:  

 None

BUSINESS ARISING FROM THE MINUTES:  

None
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PRESENTATION(S):

PAC Secretary Mary Joyce-Smith advised that a virtual presentation would be 
provided by WSP Consultants and that a notice was posted on the City’s website 
as well as advertised in the Saturday edition of the Standard Freeholder on 
September 12

th
, 2020.  She added that this presentation was not the Statutory 

Public Meeting item under section 34 of the Planning Act, to be provided at a later 
date, and that only questions from PAC Members would be accepted.  

WSP Consultant Team (Senior Project Manager, Nadia De Santi, Senior Planner, 
Anita Sott, and Kasper Koblauch, Bilingual Planner, provided an overview of the 
Draft Zoning Strategy Report which builds on the Discussion Paper (June 2020) 
and presents recommendations to guide in the preparation of the new City's 
Comprehensive Zoning By-law.  The presentation detailed the reasoning for the 
Zoning By-law Review and the updates that are required in order for it to conform 
to the City's 2018 Official Plan.   The consultant team each took turns speaking of 
the project's overall timing, the review process, the Zoning Strategy Report 
summarizing the legislative and regulatory planning context, and suggested 
recommendations on additional residential units, tiny homes, community gardens, 
small-scale breweries and distilleries, building heights and zones. The next steps 
will be the creation of the first Draft Comprehensive Zoning By-law for public 
review expected for December 2020, followed by another Public Open House 
(#3) to take place in early 2021, and finally a subsequent PAC meeting and 
endorsement expected for early 2021.

At this time, Chair Elaine MacDonald asked if there were any questions or 
comments from the PAC.

Councillor Dean Hollingsworth asked the following three questions; 
Clarification on access and egress for basement apartments; the reasoning 
behind adding a provision to require that all dwelling types including additional 
residential units be constructed in accordance with the Building Code.  He added 
that it is generally understood that every building being constructed is going to 
have to meet those requirements anyway.  Lastly he questioned the 
recommendation to delete the existing provision limiting building height to 90 feet 
and developing a maximum building height provision for each zone.  He stated 
that since there are 32 zones, this may create confusion and significant red tape.  
A property located in one zone may have a different height restriction than an 
adjacent property situated in another zone and the different height restrictions 
allowed in their respective zones may cause confusion.  
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Lay Member Ron Symington asked whether tiny homes would be permitted 
throughout the City or only in certain areas/locations. 

Councillor Syd Gardiner had concerns with respect to additional residential units 
and what controls are in place to assist firefighters in informing them of how many 
family members reside in a dwelling containing multiple residential units.  

With respect to Councillor Hollingsworth's question regarding access and egress 
for basement apartments, Senior Project Manager, Nadia De Santi advised that it 
is typically required that there be a separate entrance being either an internal or 
external one 

Regarding the next question as to the reasoning behind adding a provision that 
all buildings need to comply with the building code, when it is common 
knowledge, Senior Planner, Anita Sott, replied that as planners and councillors, 
we take it for granted, but in the case of the general public, it isn't always an 
assumption people make when looking at building a structure or adding a 
dwelling.   The recommendation is being proposed because it has to be crystal 
clear to any resident  looking into constructing an additional residential unit on 
their lot, that they can't just build it because it is generally permitted in the zoning 
by-law and that they will have to comply with the building and fire codes.

Regarding the next question with respect to developing a maximum building 
height provision for each zone, Sr. Project Manager, Nadia De Santi replied that 
instead of applying a maximum height across the city, WSP will consider the 
different areas where the building height makes sense given the uses, and 
typically what those heights could be.  Through this analysis, compatibility of the 
uses and proposed uses through zoning will be examined.  For example a 10 
storey building located in one zone would not be allowed across a semi detached 
dwelling located in another zone.  There would have to be certain provisions 
through setbacks, landscaping, etc.  She added that building height is a subject 
that has to be examined in more detail and PAC and City staff will have an 
opportunity to review it further to see what makes sense.  The intention is to 
enable some additional height in some locations.

With respect to the Tiny Homes question, Senior Planner, Anita Sott replied that 
these are already permitted throughout the City wherever appropriate residential 
uses are allowed through the current zoning by-law.  Therefore, where a 
single-detached dwelling is permitted in a 
Residential 10 (RES 10) zone, a tiny home would also be permitted in that zone 
because the current zoning by-law does not require a single detached house to 
be of a minimum dwelling unit size. 
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Lay Member Amanda Brisson wanted clarification as to whether it is permitted to 
put an additional tiny home on a piece of land you own and already have a home 
on. 

Senior Planner, Anita Sott replied that if you have a primary single detached 
dwelling on a lot, you can build a tiny home as an additional residential unit in a 
detached structure on that same lot, and that would be permitted under the 
Planning Act.

PAC Secretary Mary Joyce-Smith added that servicing concerns will also have to 
be addressed when looking at constructing tiny homes.

With respect to Councillor Syd Gardiner's question regarding controls in place to 
assist firefighters, Senior Planner Karl Doyle replied that when a building permit 
application is submitted, the owner must confirm whether the addition is to 
expand the habitable area to the primary residence or whether the expansion is 
to introduce a secondary living unit for an additional family.

Mayor Bernadette Clément stated that tiny homes are trendy and have a lot of 
potential, but questioned the reasoning behind having a general provision instead 
of offering something more specific for guidance.  

PAC Secretary Mary Joyce-Smith added that historically Planning has looked at 
smaller subdivisions, homes, amenity space and also small lot singles, so it is 
something that is not entirely new, but we presently have to address it as it is a 
Ministry requirement. 

Mayor Bernadette Clément stated that this must certainly be addressed as it is of 
interest but there needs to be more specificity and guidance.

Sr. Project Manager Nadia De Santi stated that if there are certain elements in 
this report that need to be looked at further, they are happy to do that.  If there is 
a direction on any recommendation whether on tiny homes or other provisions in 
the report, this is the appropriate time to relay that information which will help with 
the first draft of the Comprehensive Zoning By-Law.

Mayor Bernadette Clément asked whether the next Open House will be virtual.

Sr. Project Manager Nadia De Santi replied that the next Open House will most 
likely be a virtual one.  
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Bilingual Planner, Kasper Koblauch added that online community engagements 
have proven to be successful not only to this particular project but as a whole as 
it enables people to become more engaged in their community. He stated that 
they were pleased with the results of the previous Open House (#2) as they 
received over 300 responses to the online survey and over 90 views to the 
YouTube video, compared to the first Open House which was held in person and 
yielded a total of 30 people.

Councillor Glen Grant had concerns with respect to the recommendation of 
allowing 3 total units on a lot.  He asked whether there is a need for this or if the 
City has other options.  

Senior Project Manager, Nadia De Santi replied that the allowance for 3 units on 
a lot comes from a recent change to the Planning Act, part of the Provincial 
direction for addressing affordable housing.  She added that the reality maybe 
that it won't actually come to fruition in the City, but it is enabled through the 
Planning Act to address the housing supply and affordability issue that is being 
faced by many municipalities.  

PAC Secretary Mary Joyce-Smith added that what the Province is asking the City 
to do is new, however, accessory apartments are currently allowed in the City's 
Zoning By-law.   

Councillor Glen Grant asked why have a recommendation if the City's Zoning 
By-law already allows it?

PAC Secretary Mary Joyce-Smith clarified that the recommendation is with 
respect to an accessory building on a lot, currently accessory units are allowed in 
the main dwelling, in the unit itself.  The Province is now suggesting that an 
additional residential unit can also be permitted in a detached building on a lot.  
We have to follow the Province's direction and introduce it into the By-law; and 
with the consultants' help, we will be able to come up with a formula to best 
address the parking concerns.   

Lay Member Amanda Brisson emphasized that the introduction of Tiny Homes be 
analyzed further and suggested a regulation and testing period of 10 years in a 
specified area instead of giving it "carte blanche".  

Senior Planner Karl Doyle replied there have been discussions and that it is 
crucial that the City finds a way to regulate Tiny Homes.  Further discussions still 
needs to take place.
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Councillor Syd Gardiner asked how the City plans to regulate the maximum four 
(4) garbage bags limit per household with respect to additional units existing in a 
dwelling.   

Senior Planner Karl Doyle replied that this matter will be brought forth to the City's 
Environmental Services.

Councillor Justin Towndale stated he is looking forward to this review as the 
project moves forward and more public input is received. He added he 
understood the concerns raised by his colleagues with respect to tiny homes, but 
at the same time, believes there are many benefits to tiny homes.  The City will 
have to closely look at other municipalities across the country and see what they 
did and how they did it. He also advised that he was in agreement with the 
recommendation to delete the existing provision limiting building height to 90 ft. 
across the City.    

Following a further brief discussion, there was a motion that the Planning 
Advisory and Hearing Committee (PAC) receive the report as presented.

          Moved By: Glen Grant, Councillor
          Seconded By: Syd Gardiner, Councillor

MOTION CARRIED

REVIEW OF PUBLIC NOTICE REQUIREMENTS BY PAC SECRETARY:  

PAC Secretary Mary Joyce-Smith advised that a Notice of Public Meeting was 
advertised in the Standard Freeholder on Saturday August 22

nd
, 2020 covering 

the Public Meeting item mentioned below, as well, a 400' radius Letter Notice was 
sent to landowners around the subject property on August 19

th
, 2020.  She added 

that Senior Planner, Karl Doyle would provide a brief presentation for PAC and 
public discussion and final recommendation to Council.

PUBLIC MEETING ITEM(S) - PUBLIC HEARING:  

1     Naeem Malik (Agent EVB Engineering) - Review of an application 
to rezone lands located at 822 Marlborough Street (former St. 
Matthew Secondary School) from Residential 20 (RES 20) to 
Residential 40 (RES 40) - (PAC File Z-02-20).
Click for detail -->  
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Senior Planner Karl Doyle advised that an application had been received by 
owner, Mr. Naeem Malik, through his agent EVB Engineering, to allow for the 
conversion of the former St. Matthew Secondary School located at 822 
Marlborough Street into a multi-residential development consisting of 
approximately 15 units. The current zoning on the lot is Residential 20 (RES 20) 
and this application requests a change in the zoning to Residential 40 (RES 40) 
to enable the conversion.  Part of the redevelopment exercise will include 
modifying external components of the site to ensure the development works in 
conjunction with abutting land uses and will meet current Provincial and Municipal 
development standards.  He advised that some concerns had been received by 
abutting landowners and their commentaries were recorded on file.  He 
emphasized that all concerns will be examined during the development approval 
process.  He added that the Planning Division supports this application to rezone 
the subject site to Residential 40 (RES 40) largely based on the long history of an 
institutional land use. He stated that the repurposing of the building to 
accommodate a new multi-residential development will promote intensification, in 
accordance with the Provincial Policy Statement and Official Plan Policy and 
concluded that the proposal will be subject to Site Plan Approval to ensure proper 
design.

At this time, Chair Elaine MacDonald asked if there were any questions or 
comments from the audience.

An owner of a property abutting the south parking lot (Michelle Sauve)  asked if 
there would be additional meetings with respect to how the owners are going to 
address the fencing along the south side of the parking lot.  

Senior Planner, Karl Doyle replied that during the site plan approval process, 
municipal staff will analyze the abutting land uses to ensure that whatever 
proposal comes forward is designed accordingly and will not cause any negative 
impacts to abutting land users. 

Another resident of a property located on the south west portion of the proposed 
development (Gabrielle Denneni) asked if the rezoning will allow the owner to 
potentially expand further on the property.  She added that the empty space that 
presently exists there seems to offer itself to build more. 

Senior Planner, Karl Doyle replied that the purpose for the zoning change is to 
allow for a higher density to occur. In the future if the owner wishes to either build 
an addition to the existing structure or proceed with a secondary unit on the lot, 
under the current zoning he would be permitted, however, he would have to go 
through an amending site plan exercise.  Therefore, the same criteria and 
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protections that would be applied during the first site plan application, would also 
be applied during the second phase.  

Gabrielle Denneni stated that she is more concerned about possible future 
development as this change will allow for a much higher density and potentially 
more units to be developed.  It will be a struggle to go against future development 
once the rezoning is in place.
  
Senior Planner Karl Doyle responded that the City would ensure that whatever 
proposal was presented in the future, it would be sympathetic to existing land 
uses. Historically, it has always been recommended to the applicant to notify and 
have discussions with surrounding landowners to gauge their support.  

Chair Elaine MacDonald asked three times if there were any questions/comments 
from the audience and, hearing none, subsequently closed the public meeting 
portion of the session.

PAC DISCUSSION OF PUBLIC MEETING ITEM(S):  

1     Naeem Malik (Agent EVB Engineering) - Review of an application 
to rezone lands located at 822 Marlborough Street (former St. 
Matthew Secondary School) from Residential 20 (RES 20) to 
Residential 40 (RES 40) - (PAC File Z-02-20).
Click for detail -->  

Chair Elaine MacDonald invited the proponent to speak of the development.

Mr. Naeem Malik addressed members of PAC and stated that he would support 
transforming the property into affordable housing since he recently found out that 
there is a shortage of homes in Cornwall.  He added that when the matter of 
social housing was presented to him in agreement with the idea and that is the 
reason for this development.  He concluded that for now, he has no other plans 
for future expansion. 

Lay Member Ron Symington stated he agreed with the development however 
questioned the reason why the sudden shortage of rental homes in the City.  He 
asked whether Cornwall has received a large influx of residents or is the present 
vacancy rate too low?  

Senior Planner Karl Doyle replied that he would seek clarification from Division 
Manager of Economic Development Mr. Bob Peters regarding actual stats and 
follow up with an email.  
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Following a further brief discussion, it was moved, that the recommendation be 
approved as listed below:

(a)   That the subject lands, legally described as Part of Lots 1 and 2, South 
Side of Ninth Street; as shown on Part 1, Plan 52R-7131, and municipally 
located at 822 Marlborough Street be rezoned from Residential 20 (RES 20) 
to Residential 40 (RES 40) to allow for the establishment of a 
multi-residential development; and

(b)    That the property be subject to Site Plan Approval; and

(c)    That an Archeological Stage 2 assessment be prepared if the 
undisturbed area of the subject lands is disturbed as part of the 
redevelopment of the site.

        Moved By: Glen Grant, Councillor
        Seconded By: Ron Symington, Lay Member

MOTION CARRIED

OTHER / NEW BUSINESS:  

PAC Secretary Mary Joyce-Smith advised that Development Coordinator Dana 
McLean would provide a brief presentation for PAC discussion and final 
recommendation to Council with respect to the (3) funding applications related 
CPPEG items.

Prior to presenting the three funding CPPEG applications, Development 
Coordinator, Dana McLean provided information on a Brownfield application 
requesting an Environmental Site Assessment Phase ll grant, where 12 
boreholes and 4 monitoring wells will be drilled in various locations on site.  
Samples will be taken, tested and reviewed referencing the Ministry of the 
Environment Conservation and Parks (MOECP) criteria, to determine the level of 
contamination present and develop a Remediation Plan.  As there was no PAC 
Meeting held in August, and due to construction scheduling, she advised that this 
item was forwarded directly to Council.   No questions regarding this application 
were put forward by PAC and no motion was required.

1     CPPEG Recommendation September 3, 2020 BR#2020-02 881 Tenth St 
E
Click for detail -->  
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Development Coordinator, Dana McLean advised this was an application by 
Reego Realty Corp. at 881 Tenth Street East for Brownfield funding assistance in 
an amount up to $15,000 for Environmental Site Assessment Phase ll testing.

Following a review by CPPEG, it was moved to recommend to PAC:

That BR#2020-02 funding request by Reego Realty Corp at 881 Tenth St E, be 
accepted as follows:

Program 2 - Environmental Site Assessment Grant - $15,000

2     CPPEG Recommendation September 3, 2020 HOTC#2007-11 Addendum 
600-606 Montreal Rd
Click for detail -->  

Development Coordinator, Dana McLean advised this was an application by 
Raymond & Alain Filion Holdings Limited at 600 - 606 Montreal Road for HOTC 
funding assistance in an amount up to $10,551 for their rear parking area and 
facade improvements.

Following a review by CPPEG, it was moved to recommend to PAC:

That HOTC#2007-11 Addendum funding request by Raymond & Alain Filion 
Holdings Limited at 600-606 Montreal Road, be accepted as follows:

Program 2 Building Restoration & Improvement Program -$1,556
Program 7 - Parking & Landscape Enhancement Program - $8,995 (Interest free 
loan) 
Conditional to provide a lot grading plan to Engineering

3     CPPEG Recommendation September 3, 2020 HOTC#2011-22 Addendum 
171-173 Montreal Rd
Click for detail -->  

Development Coordinator, Dana McLean advised this was an application by 
Medical Arts Pharmacy at 171 - 173 Montreal Road for HOTC funding assistance 
in an amount up to $12,500 for a new parking area at the rear of the building.

Following a review by CPPEG, it was moved to recommend to PAC:

That HOTC#2011-22 Addendum funding request by Medical Arts Pharmacy at 
171 - 173 Montreal Road, be accepted as follows:

Program 7 - Parking & Landscape Enhancement - $12,500 (interest free loan)
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Following a further brief discussion,

There was a motion that PAC approve the three CPPEG recommendations as 
presented, and recommend same to Council.

Moved By: Bernadette Clément, Mayor
Seconded By: Amanda Brisson, Lay Member

 MOTION CARRIED

INFORMATION:  

PAC Secretary Mary Joyce-Smith advised that the next Open House (#3), yet to 
be determined whether virtual or in person, regarding the rewrite of the City's 
Zoning By-law, is expected to be held in early 2021. A notice will be posted on 
the City's website as well as the Standard Freeholder newspaper and a special 
notice will go out to the PAC. 

NEXT SCHEDULED MEETING:  

PAC Secretary Mary Joyce-Smith advised that the next PAC meeting is 
scheduled for Monday, October 19

th
, 2020 but to date the Planning Division had 

not received any public meeting items to be addressed.  She added that any PAC 
recommendations resulting from this meeting will be considered at the Tuesday, 
October 13

th
, 2020 Meeting of Council.

ADJOURNMENT:  

Motion to adjourn the Public Meeting of PAC at 8:45 p.m.

Moved By: Carilyne Hébert, Councillor 
Seconded By:  Syd Gardiner, Councillor

 MOTION CARRIED
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The Corporation of the City of Cornwall 

Regular Meeting of Council 

Report 

 

Department:  Planning, Development and Recreation 

Division:  Planning 

Report Number: 2020-392-Planning, Development and Recreation 

Prepared By: Lindsay Parisien, Development Planner 

Meeting Date: November 16, 2020 

Subject: Northwoods Forest Subdivision Phase 2 - Z-03-20  

 

Purpose 

KEM Developments Inc. - Review of an application to rezone lands located north 
east of Pitt Street, (Northwoods Forest Subdivision Phase 2) from Residential 15 
(RES 15) to Residential 10 (RES 10) to support the sanitary sewer flow allotment 
for subsequent Northwoods Forest Phases.  
  

Recommendation 

(a)   That the subject properties legally described as Lots 1-12 and 21-23; on RP 
52M-48 be rezoned Residential 15 (RES 15) to Residential 10 (RES 10). 
 

Background / Discussion 

In 2016, the Northwoods Forest Subdivision was registered by the City of 

Cornwall’s Planning Department with an approved lot fabric which consists of 

single lots, small lot singles and semi-detached dwellings. Phase 1 of this 

subdivision has been completed, and Phase 2 is currently under construction. 

This application is proposing to rezone the remaining 15 lots (Lot 1-12, 21-23) in 

Phase 2 of the Northwoods Forest Subdivision, from Residential 15 (RES 15) to 

Residential 10 (RES 10). The application is considered as a technical rezoning, 

to satisfy the City’s Engineering requirements for sanitary sewer flow allotment 

for subsequent phases in the Northwoods Forest Subdivision.  
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The intent of this application is to ensure that a low-density residential housing 

type is maintained throughout the Northwoods Forest Subdivision. The developer 

intends on keeping future phases consistent with the existing land uses and 

surrounding neighbourhoods. Therefore, only single detached dwellings will be 

developed on the remaining lots in Phase 2.  It is important to note that, no 

changes to the building type and approved lot fabric will occur with this 

application. 

Site Characteristics  

Location 

Lots 1-12, 21-23, north east of Pitt Street; as shown on Registered Plan 52M-48. 

Size 

Frontage:  Lots vary in width from 11.3 meters to 27.1 meters 

Depth:  Lots vary in length from 30.56 meters to 38.5 meters 

Lot Area: 2.72 +/- acres (1.1 Hectares) 

 

Surrounding Land Uses 

North: Vacant land zoned Residential 20 (RES 20) with a Hold (H) 

South: Low Density Residential  

East: Low Density Residential and Open Space – Parkland Dedication 

West: Low Density Residential 

 

Official Plan: 

Urban Residential (U. RES) Designation – No Change  

 

Zoning: 

Existing: Residential 15 (RES 15) 

Proposed: Residential 10 (RES 10) 
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Comments from other Departments/Agencies 

Municipal Works: 

No comments at this time. 

Building Division: 

No comments. 

Transportation Division: 

No objections. 

Engineering Division: 

No objections. 

Transit Division: 

Transit has no concerns or objections. 

Recreation and Facilities Division: 

No comments. 

Social Housing Services: 

No comments to add. 

Municipal Assessor: 

No comments. 

Economic Development: 

No comments. 

Cornwall Community Police: 

No issues or concerns from the Police Dept. 

EMS Services: 

No comments. 

Raisin Region Conservation Authority (RRCA): 

No comments at this time. 

 

15



 
 

Canada Post: 

No comments. 

Mohawk Council of Akwesasne: 

We have no comment at this time. 

St. Lawrence Seaway Management Corporation: 

The area is far from our properties, we do not see any reason for commenting. 

Ministry of Transportation: 

The Ministry has received the Draft Plan of Subdivision development for the 

Northwoods Phase 2. Please note this location is outside of the ministry permit 

control area and therefore you will not require a ministry permit. 

South Stormont Township: 

We do not have any comments. 

Evaluation 

The Planning Division has reviewed the subject application to allow for the 

change in zoning to Residential 10 (RES 10) and is supportive of the request 

based on the following: 

This is a technical rezoning from Residential 15 (RES 15) to Residential 10 (RES 

10) to support the sanitary sewer allotment for Phase 2 development as well as 

subsequent Northwoods Forest phases. The applicant has indicated that the type 

of dwelling units being proposed for this phase has not changed with this 

application. The proposed units being developed in Phase 2 will only consist of 

single lots and small lot singles. Therefore, the purpose of having a low-density 

zoning (i.e. Residential 10 (RES 10)) is recommended to ensure the low-density 

housing stock will be maintained for subsequent phases and future development 

of abutting lands. 

Provincial Policy Statement (PPS) 

2) The Provincial Policy Statement (PPS) directs municipalities to consider 

development which adhere to its policies, the following apply to the proposed 

development and are applied to this analysis: 

 

16



 
 

Section 1.1.3 Settlement Area 

1.1.3.2 Land use patterns within settlement areas shall be based on densities 

and a mix of land uses which:   

b) are appropriate for, and efficiently use, the infrastructure and public service 

facilities which are planned or available and avoid the need for their unjustified 

and/or uneconomical expansion. 

 The development of Phase 2 is a continuation of the existing development 

within the Northwoods Forest Subdivision. These lots will make use of all 

existing infrastructure and public services available and will not require 

unjustified expansions. 

Section 1.4 Housing 

1.4.3 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: 

b) permitting and facilitating: 

2. all types of residential intensification, including additional residential 

units. 

 This section of the Provincial Policy Statement (PPS) still applies to this 

development as additional residential units are permitted in single 

detached dwellings. However, this rezoning (Residential 15 to Residential 

10) will result in half of the full density that could be possible with a 

Residential 15 (RES 15) zone. 

Section 1.6.1 Infrastructure and Public Service Facilities 

Planning for infrastructure and public service facilities shall be coordinated and 

integrated with land use planning and growth management so that they are:  

b) available to meet current and projected needs. 

 The technical rezoning from Residential 15 (RES 15) to Residential 10 

(RES 10) ensures the developer that only low-density residential units will 

be permitted. This assurance satisfies the developer’s current needs as 

well as projected needs with future phases of development.  
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Section 1.6.6 Sewage, Water and Stormwater  

1.6.6.1 Planning for sewage and water services shall:  

a) accommodate forecasted growth in a manner that promotes the efficient use 

and optimization of existing:  

1. municipal sewage services and municipal water services; 

 This application applies to lots 1-12 and 21-23 in Phase 2 of the 

Northwoods Forest Subdivision, which is currently under construction. 

This phase of development will make use of existing municipal sewage 

and water services available that will accommodate immediate 

development as well as forecasted growth of subsequent phases. 

Relevant Official Plan (OP) Policies 

The land use designation for this site is Urban Residential (U.RES) and the 

proposed change in zoning is in keeping with this Designation. One of the major 

goals of the Official Plan with respect to Urban Residential are to: 

    2. Provide an orderly and efficient pattern of residential development. 

 The Northwoods Forest Subdivision is being developed in an orderly 

and efficient pattern (i.e. Phase 1, Phase 2). The technical rezoning of 

Northwoods Forest Phase 2 allows the developer to proceed with a low-

density residential use and will ensure that future phases as well as 

abutting land uses may be developed in accordance with the existing 

neighbourhood. Phase 2 has begun construction; however, the 

remaining 15 lots will be rezoned to accommodate single lots and small 

lot singles.  

4.3.3 Urban Residential Policies 

To support and maintain the goals for the Urban Residential Areas, it will be the 

intention of the City to: 

1. Establish a low density residential 1 zone(s) consisting of one- and two-

unit dwellings. The low-density residential zone(s) shall provide for a 

variety of house types, forms, and lot sizes. 
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 The remaining lots in Northwoods Forest Subdivision Phase 2 consist 

of low-density residential units being single detached and small lot 

singles. Although Phase 2 may not have a significant amount of lots 

with a variety of building types, the developer has constructed several 

semi-detached units in Phase 1. Therefore, throughout the entire 

subdivision, there is a good variety of low-density residential units (i.e. 

single lots, small lot singles and semi-detached units).  

Conclusion  

The Planning Division supports this application to rezone lots 1-12 and 21-23 of 

Phase 2 in the Northwoods Forest Subdivision from Residential 15 (RES 15) to 

Residential 10 (RES 10). This is a technical rezoning to support the sanitary 

sewer flow allotment for subsequent Northwoods Forest Phases. The developer 

has not proposed any changes to the existing lot fabric, road network, or building 

type due to this rezoning. This application satisfies the developer’s current and 

future needs as well as optimizes the existing municipal sewage and water 

services available, in accordance with the Provincial Policy Statement and 

Official Plan Policy.  
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Report Approval Details 

Document Title: Report - Z-03-20 - 2020-392-Planning, Development and 

Recreation.docx 

Attachments: - PAC File   Z-03-20 - Phase 2 Lots 1-12, 21-23.pdf 

- PAC File Z-03-20 - KEM Dev. Doc.pdf 

Final Approval Date: Nov 12, 2020 

 

This report and all of its attachments were approved and signed as outlined below: 

Lindsay Parisien - Nov 12, 2020 - 12:00 PM 

Mary Joyce-Smith - Nov 12, 2020 - 12:02 PM 

Mark A. Boileau - Nov 12, 2020 - 12:26 PM 

Maureen Adams - Nov 12, 2020 - 12:31 PM 

20



ru¡ .¡.?lÍ !8

*"18å,tffiå-"f 9f tüË#r[ 
Mffi ¡tio 

^s

H

oreD (mD

Pt.AN Ot' St.,l]DlVlSION
sltowlNc

PART OF LOT 8 8¿ PART OF E l/2 LOT 9, CONCESSION 3
TOWNSH'P OF CORI.I.WALL

NOW fN T1JECITY OFCORNWÀLL
COUMY ÔF STORMONT

^ * r,þL---..-Ê.æ
K L SrcWtLt/

>y_

/

ol@Fffi

//." -.-..\-.\-

\
I

I

H 26

R EG I,' ED I'L.4N I2.V.I9
CAMERON

MERCIER AVE, EAST

I2 I5

Et/2 r,oT I
CONCESSION ã

rm ¡ s-Ûr
N Afrt4tatlal)

17

I(

I
I

LOT 8
CONCESSION I

Pd r, læ-tnr
4 et¿ttt{¿4

C O R N }]"1 L L T O II'N.ç H T P

NOII'IA' T'NE CIT'' Q'- L-OÍTJVTI'ALI"

II 4IE1!Mlo.ffiEffiÆY'@ru@lMÑru@
ÈKæM'ffi2amt4w
lMEúúxffimuffi

2) Ëffi ËYmlÆÆ
ffiBøR

Kf,10Ú_

ffiE

oÍÞ
rÆÆMË@t4ÉætE HEWEN%t&

@ffiffi(frlmËñ
ffilF4üf,]wþÆ
ffid¡iì'*Í.* 'f, 0#6l w tru
ffiçlþlpffiahr.(,)d
0.G, ¡talto

å

€É¡
ffi

ttdrtd
ôræ4

(mffi,irl@qt@D
E.aãdffi6aN,dq

m ffi ffi, ¡ ü^H Olffiad
ffiwruEffi8H@
MERrc
qiñEtmws¡frqEil
FdtrF*TMEffiñ
ffiÍosA

m: EUarcÚPÑdF4m{rc{r0

of,tEIsGROftr^E

rd

È

!
24

I
a

26

It
.\

I
I
I

¿J

t-.
t4q

ts
U)

C)p

à

---1
I

I

t8

I

I

.ä ñ

F

E

I20 I

è
Ë

I8
I

Ë

t

26
3
r
¡

È
Ë
è
I6
¡
I

92

7

_l*
12

tt
R

4¡.

17

,v

MËftClð,Ì

--r
¡

l

3aÌ*
I

I

I
I

I

ô
ùo +,

___l___-,_r-

9

Et/2 LOT I
CoN(.:Í;Sr^ION ,í

I
I

I11e i15
È

)
\\

\

ô.t ßt-ocli t2
R ÊG I STER TI D PT. A N 6 2.V - I 9

LOT 8
I

-!

wtffi
rffiBl

I EtlffiÆUÆffiNd
æñÉffiF.É
ffig&Émrodþ
trffi4(¡æÉ

¡ ßffi4@6É ,.aÞ.,'
ùrú. ¡.U¡ll ,. tt,

. ¡r,s.r r -er. K,M/d,t¿/
¡.\, 

'lñI

K- l-- sl.lDwu-l-
@rcÆN&mffi

r07-rúffiñ

I

-I
úà

--------l 
tffi 2

CUNCE,î|îION í 1va-nrc
?Ñ l, !R-@5

F
Fo
-t

d
d

F
J

ò

1

I

jt
L>võ4>
V<

CAMERON
CRESCENT

ts

Pô
J

â
t-
rì

N

F()
-¡

l-o,l
F
J

€
FoJ

-

(o.t

î
l

21



City of Cornwall, Planning Department

October 19,2020

Re: Rezonins Part of -48 Namelv Lots 1-12. 2l-23

Please find enclosed, documents necessary to support the rezoning of the above parcel of land in
Northwoods Forest Subdivision.

Yours truly,
KEM DEVELOPMENTS INC.

John F. Markell, P. Eng.

President

norlhuoods þrest
37 Cuml¡erland St¡eet, Cornwall, ON K6J 4G8 . Tel: 613 938-3886 . Fo<: ô13 938-1558 SUBD¡VISON
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October 19,2020

To Planning Advisory Committee:

Plan 52M-48 from Res-15 Res-l0

Explanation:

Northwoods Forest Subdívìsion (entrance on Mercier Street), has been under construction since
2016. The construction phase cunently in progress is Phase 2 of the subdivision plan. The
subdivision, is serviced by municipal sewers,water and road.

As part of the development process, we are applying for a zoning change in this phase of
development. There will not be any change to the type of housing being built, or their locations.

The area in question, highlighted on the enclosed drawings, already show single-family
dwellings as indicated on the Draft Plan (File Number 04-T-2013-02) and Rp 52M-4g.

It is the zoning designation of Residential 15 (R- 1 5) (multi-family units) that needs changing to
Residential 10 zoning (R-10) (single family dwellings). At present it is zoned as R- 15.

This change is necessary to satisff the City of Comwall engineering department, as it considers
the zoning to determine future sanitary sewer flow allotment. It should be notêd that,
theoretically, sanitary sewer flow is established by engineering calculations, of which zoning is a
function.
R-10 factor is less than R-l5 and R-20 in the above calculations, so would therefore produce less
sanitary sewage flow. This will help determine the final configuration of the subdivision.

Yours truly,

KEM Development Inc.

John F. Markell, P.Eng.

President

norlhwoods lorest
SUBDlvlSON37 Cumberland Street, Cornwall, ON K6J 4G8 . Tel: 613 938-3886 . Fax: ô13 938-1558
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TABLE OF CO

1. Application

2. Letter to the public

3. Conforming to PPS and CITY OP

4. Supporting material - 2 copies of,

i) Phase 2 Environmental Site Assessment

ii) Preliminary Site Serving RePort

iii) Environmental Impact StudyAvlaterial Heritage Assessment and

e-copies
iv) Stage 1 Archeological Assessment

v) Planning Demonstration RePort

vi) MNR SAR August 2012

vii) Butternut Assessment - Bowfin

5. Eight Copies of -
a) Draft Plan
b) Survey of Land being Rezoned

c) RP52M-48
d) Plan of Typical Houses Being Constructed in that area.

KEM DEVELOPMENT INC. REZONING APPLICATION

October 19,2020

norlhwoods forest
37 Cumberland Street, Cornwall, ON K6J 4G8 ' Tel: 613 938-3886 ' Fax: ô13 938-1558 SUBDlvlSON
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October 19,2020

City of Comwall Planning Department

Re: Rezoning Part of Phase 2 in Northwoods Forest Subdivßio,n from R-15 to R-10

CONSULTATION V/ITH THE PUBLIC

It is the developer's intent to consult with the public about this zoning change request, by doing
the following:

1. Inform all abutting owners by letter

2. Post a sign near the affected area

3. Be available for personal meeting(s) as requested.

KEM Developments Inc.

John F. Markell, P. Eng.

President

norlhwoods lorast
SUBDIVISON37 Cumberland Street, Cornwall. ON K6J 4G8 . Tel: 613 938-3886 . Fax: 613 938-1558
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October t9,2020

Dear Home Owner:

Northwoods Forest Subdivßìon (entrance on Mercier Street), has been under construction since
2016. The construction phase currently in progress is Phase 2 of the subdivision plan.

As part of the development process, we are applying for a zoning change in this phase of
development. There will not be any change to the type of housing being built; or their locations.

The area in question, highlighted on the drawing, already show single-family dwellings. The
addresses being affected are also identified on a separate form and also enclosed with this letter.

It is the zoning designation of Residential 15 (R-15) (multi-family units) that needs ohanging to
R.esidential 10 zoning (R-10) (single family dwellings). At present it is zoned as R- 15.

This change is necessary to satisfu the City of Cornwall engineering department, as it considers
the zoning to determine future sanitary sewer flow allotment. It should be noted that,
theoretically, sanitary sewer flow is established by engineering calculations, of which zoning is a
fi.mction.
R-l0 factor is less than R-l5 and R-20 in the above calculations, so would therefore produce less

sanitary sewage flow. This will help determine the final configuration of the subdivision.

I hope the information provided is to your understanding, however, if you have any questions on
ihis zoning change, please feel free to contact the undersigned.

Yours truly,

KEM Development Inc.

John F. Markell, P.Eng.
President

northuoods /ored
SUBDIVISON37 Cumberland St¡eet, Cornwall, ON K6J 4GB . Tel: 613 938-3886 . Fax: 613 938-1558
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NORTHWOODS FOREST SUBDIVISION
REGISTERED PLAN 52M.48

Lots beine affected bv the zonins application

LOT NUMBER AND ADDRESS

Lot 1 - 3108 Laidlaw Avenue
Lot 2 - 3tI2 Laidlaw Avenue
Lot 3 - 3116 Laidlaw Avenue
Lot 4 - 3120 Laidlaw Avenue
Lot 5 -3124 Laidlaw Avenue
Lot 6 - 3107 Laidlaw Avenue
Lot 7 - 3 1 I 1 Laidlaw Avenue
Lot 8 - 3 1 15 Laidlaw Avenue
Lot 9 - 3 1 19 Laidlaw Avenue
Lot 10 - 94 Cameron Crescent

Lot 11 - 90 Cameron Crescent

Lot 12 - 86 Cameron Crescent

Lot2I - 63 Cameron Crescent

Lot22 - 81 Cameron Crescent

Lot 23 - 85 Cameron Crescent

northuood.s forest
37 Cumberland Street, Cornwall, ON K6J 4G8 . Tel: 613 938-3886 . Fax: 613 938-1558 SUBDMSON
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CONFORMING TO THE PROVINCIAL POLICY STATEMENT

The proposed zoning change from Residential 15 to Residential l0 in Northwoods Forest

Subdivision, conforms to the provincial policy statement in the following ways:

Increase Mix and SuPPIY of Housing

The change from R-15 to R-10 allows for additional housing in future phases in this

developmint. The mix of housing will remain the same as planned and in keeping with

the subdivision agreement and the draft plan.

Protect Environment and Public Safetv

fnir rttu"ge of zoning has no effect on the environment or public safety as indigated by

the enclosed reports.

J

This is the essential step in the developer's long-term plan of the entire site, and the

economics lie within that principal by reducing the developer's costs'

4. Support the Economy and Job Creation

once the developer has all the approvals in place to develop the entire holdings, this will
qeate substantial tan revenue for the municipality and provide jobs for years to come'

Application for Rezoning Northwoods Forest Subdivision

northwoods foresl

1

2

3? Cumberland Street, Cornwall, ON K6J 4G8 . Tel: 613 938-388ô ' Fax: ô13 938-1558 SUBD¡VISON
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CONF'ORMING TO THE CITY'S OFFICIAL PLAN POLICY STATEMENT

1. This is an existing subdivision of single-family dwellings, small lot singles

and semi-detached units, with some currently under construction, already

built or permitted to build.

2. The development abuts Pitt Street where the transit system operates.

3. The development has trunk sanitary sewer allotment.

4. It is within the urban settlement area and boundary.

Northwoods Forest Subdivision by KEM DEVELOPMENTS

norlhuoods forest
SUBD¡VISON37 Cumberland St¡eet, Cornwall, ON K6J 4G8 . Tel: 613 938-3886 . Fax: 013 938-1558
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