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1.0 1
Introduction

1.1  Executive Summary

J. F. Markell Homes is pursuing an application for Draft Plan of Subdivision to permit the development of six
residential lots on the property known municipally as 304 Baldwin Avenue in the City of Cornwall. The subject
property has an area of approximately 4530 square metres with approximately 48 metres of frontage along
Baldwin Avenue. The property is designated Urban Residential within the City of Cornwall Official Plan and zoned
Residential 10 (Res 10) Zone in the City’s Comprehensive Zoning By-Law 751-1969. The property is currently
vacant, having accommodated a greenhouse, residential dwelling and florist shop prior to demolition in 2018. An
application for Draft Plan of Subdivision has been submitted to facilitate the development of six residential lots,
each to contain a single detached dwelling.

Various supporting studies have been prepared for the site, these consisting of: Natural Heritage Assessment;
Phase | and Il Environmental Site Assessment; Servicing and Stormwater Management Report; and Stage 1 and
2 Archaeological Assessment. Findings from these studies indicate that the proposal adequately provides for
servicing and stormwater management and that the site is devoid of constraints that would make it inappropriate
for development such as contaminants and significant archaeological resources. The Natural Heritage
Assessment indicates that two species-at-risk could potentially inhabit the site based on its location and heritage
features, recommended mitigation measures which shall be incorporated.

This Planning Justification Report has been written in support of the proposal, taking into consideration the
context of the surrounding area as well as the policy and regulatory framework applicable to the subject site. Itis
our opinion that the proposed subdivision t is consistent with Provincial and municipal policies and therefore
constitutes an appropriate form of development.

1.2 Introduction

Fotenn Planning + Design has been retained by J.F. Markell Homes Ltd. to prepare this Planning Justification
Report in support of an application for Draft Plan of Subdivision for the subject site. The subject site is located
south of the intersection of Baldwin Avenue and Fourth Street in the City of Cornwall and known municipally as
304 Baldwin Avenue. The property has an area of approximately 4530 metres squared with approximately 48
metres of frontage along Baldwin Avenue.

A pre-application meeting has been conducted with municipal staff which identified the application requirements.
Additional consultation has occurred with staff at various meetings and site visits to confirm requirements.

Accordingly, the following are submitted in support of the application:
/  Draft Plan of Subdivision;

Natural Heritage Assessment

Environmental Site Assessment

Servicing and Stormwater Management Report

Stage 1-2 Archaeological Assessment;

Application fee(s);

Completed Application forms;

This Planning Rationale.

S~ T

The purpose of this report is to assess the appropriateness of the proposed development in the context of the
surrounding community and policy and regulatory framework applicable to the property.
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1.3 Development Application

The subject site is designated Urban Residential on Schedule 1 of the City’s Official Plan and zoned Residential
10 (Res-10) Zone within the City’s Comprehensive Zoning By-law 751-1969. Although a Draft Zoning By-Law
has been released which is intended to replace the current By-Law, those provisions applicable to the proposed
development remain unchanged.
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2.0 3
Surrounding Area and Site Context

The subject site is located south of the intersection of Baldwin Avenue and Fourth Street East in the City of
Cornwall and known municipally as 304 Baldwin Avenue. The site is bound by Baldwin Avenue to the west and
low-density residential development to the north, east and south. The subject site has an area of approximately
4530 square metres with approximately 48 metres of frontage along the east side of Baldwin Avenue. The subject
site is currently vacant.

The surrounding area contains a mixture of residential, commercial and institutional land uses. The
neighborhood’s built form is also varied with single detached dwellings of one to two storeys being the
predominant form of housing. The subject site is in proximity to schools, youth organizations, social services,
parks and a hospital.
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Figure 1: Surrounig Area Context —

The following uses are in proximity to the subject site:
North: Residential

East: Residential

South: Residential

West: Baldwin Avenue, Residential

Vehicular access to the site is provided via Baldwin Avenue. Numerous bus stops are located within walking
distance of the subject site, served variably by Cornwall Transit Routes 2, S-1, S-2, S-3 and S-4. It should also
be noted that a bus stop served by Cornwall Transit Express Route 71 is located approximately 650 metres from
the subject site. Sidewalks are located along Baldwin Avenue and bike lanes are present along Second Street.
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3.0
Development Proposal

3.1 Plan of Subdivision

The applicant is proposing to subdivide the 0.44 hectare site into 6 lots each with a minimum area of 468 m2 as
indicated in the table below:

Proposed Lot Details

Lot Frontage (m) onto proposed
public cul-de-sac

1 468 17.8

2 486 17.8

3 531 18.3

4 750 15.07

5 590 15.01

6 680 15.03

The proposed subdivision will accommodate one single detached dwelling per lot resulting in the creation of six
new dwelling units. A new road culminating in a cul-de-sac is proposed off of Baldwin Avenue, providing vehicular
access to the proposed lots via a 13-metre right-of-way. The proposed lots will be serviced by the existing
municipal water and sanitary sewage network. A combination of swales, rear-yard catch basins, roadway
catchbasins and storm sewers will be developed to convey stormwater to the exiting storm sewer located along
Baldwin Avenue.
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Figure 3: Draft Plan of Subdivision (Source: J.F. Markell Homes Limited)

April 2021

Baldwin Avenue Subdivision
Planning Justification Report



4.0 7
Supporting Studies

4.1 Environmental Site Assessment — Phase |

An Environmental Site Assessment was completed by Paterson Group Inc. for the subject lands on February 16,
2020 to analyze past and current land uses and determine whether the subject lands are contaminated. Records
of the site date to 1929, during which time the property contained a residential dwelling and greenhouses. A
flower shop was added to the property sometime before or during 1972. No significant changes to the built form
were identified to have occurred between 1972 and 2018 based on aerial imagery obtained for the subject site;
however, upon conducting the site visit, it was discovered that the property is currently vacant. A follow-up
investigation determined that these buildings were demolished in 2018. From 1929 to present date, surrounding
land uses were identified to have evolved from agricultural to primarily residential and commercial.

A site visit was completed on December 3rd, 2020, during which time potential sources of pollution within the
subject site and surrounding area, these including: fuel and chemical storage tanks, hazardous materials and
transformers. Six potentially contaminating activities (PCA) were identified in the surrounding area, five
associated with waste generation and one with an oil spill; however, due to the site’s topography and separation
distances from the respective PCAs, it was determined that the site does not contain any Areas of Potential
Environmental Concern. Based on these findings, it was determined that a Phase Il ESA would not be required
to proceed with the proposal.

4.2  Servicing and Stormwater Management Report

A Servicing and Stormwater Management Report was completed by EVB Engineering on March 11, 2021. The
Report indicates that the proposal will be serviced by the City’s sanitary sewer and water distribution systems
and that servicing infrastructure complies with design standards established by the City and Ministry of
Environment, Conservation and Parks (MECP). The report indicates that both systems have sufficient capacity
to accommodate the development with projected water demand being based on maximum day demand
established within the City’s design guidelines. The Report indicates that a 13-metre right-of-way will be
established to provide access to the subdivision, this width departing from the 20-metre standard that is
customary for new roads in the City due to the small size of the site. Given sizing constraints, utilities are proposed
along utility trenches located outside of the right of way subject to easements. The proposal includes 136.75
metres squared of parkland within Block 7, constituting approximately 3% of the subdivision.

The Report indicates that stormwater will be conveyed off-site to an existing storm sewer on Baldwin Avenue via
a combination of swales, rear-yard catch basins, roadway catchbasins and supplementary storm sewers.
Scenarios established for 5-year and 100-year storm events indicate that the proposed development has
sufficient capacity to manage stormwater, resulting in controlled flows which are less than the allowable pre-
development peak flows. The Report also indicates that 80% of total dissolved solids contained within stormwater
will infiltrate the subject site, meeting the requirement established by the MECP.

4.3  Natural Heritage Assessment

A Natural Heritage Assessment was completed for the subject site by Bowfin Environmental Consulting Inc. on
March 9th, 2021. A Background Review was conducted for the subject site using various online resources which
did not find any identified natural heritage features within 120 metres of the site. A site visit was conducted
subsequently on October 22n4, 2019, during which time the site was further evaluated as a potential habitat. A
Tree Inventory was also prepared during the site visit which includes 87 trees, most of which are healthy. Although
twelve species-at-risk were identified to potentially occur to potentially occur within the study area, it was
determined that the site itself was unsuitable for all but two, the Chimney Swift and brown myotis bat. Given that
the Chimney Swift prefers to nest in large trees, defined as being greater than 50 cm in diameter, it is
recommended that such trees are maintained until breeding season during which time additional monitoring will
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occur and mitigating measures implemented, if necessary. As small trees of less than 10 centimetres are used
by bats, it is recommended that their removal occur between October 15t and March 30™.

4.4  Stage 1 and 2 Archaeological Assessment

A Stage 1 and 2 Archaeological Assessment was completed for the subject property by the Paterson Group in
December 2020. The Stage 1 Assessment consisted of a background review examining the history of land use
on the site as it impacts the potential for artifact recovery. The study area was not determined to have potential
as a pre-contact Indigenous site, however, identified as having potential to contain Euro-Canadian archeological
resources. The site was purchased in 1884 by the Whittaker Brothers and continually used as a greenhouse and
florist shop until the building’s demise in 2018. It was therefore determined that a Stage 2 Assessment would be
required to proceed with development.

During the Phase Two Assessment, testing pits were established based on professional judgement as opposed
to conventional grid pattern given deep disturbances on the site. Test pits were dug at least 5 centimeters into
the soil with a diameter of 30 centimetres or more and extended to within 1 metre of all structures. As no intact
culturally significant remains were discovered, it was determined that no subsequent study was required.
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5.0
Policy and Regulatory Framework

5.1  Provincial Policy Statement, 2020

The Provincial Policy Statement (PPS) provides broad direction on matters of land use and infrastructure planning
within Ontario’s municipalities. Municipal authorities are required to make decisions in accordance with those
policies contained within the PPS as is stated within the Planning Act. The PPS supports the realization of the
Province’s objectives by including policies which promoting the integration of land use and infrastructure planning
along with the provision of quality housing and preservation of heritage features, among other things. PPS
policies that are directly relevant to the proposed development are discussed below, with the policy cited in italics:

Section 1.0 — Building Strong and Healthy Communities

Section 1 of the PPS includes policies that are intended to contribute to the creation of healthy and resilient
communities. This section generally promotes compact development that is contextually appropriate and can be
supported by public services as a means to preserve heritage resources and optimize investments in
infrastructure, among other things. This section will address those policies which are relevant to the proposal.

1.1.1 Healthy, liveable and safe communities are sustained by:

a) promoting efficient development and land use patterns which sustain the financial well-being of the
Province and municipalities over the long term;
The proposed development is located within the urban boundary and will be serviced by municipal networks,
thereby optimizing previous investments to provide additional dwelling units. The proposed development will
constitute a productive use a property that is currently vacant and underutilized.

b) accommodating an appropriate affordable and market-based range and mix of residential types
(including single-detached, additional residential units, multi-unit housing, affordable housing and
housing for older persons), employment (including industrial and commercial), institutional (including
places of worship, cemeteries and long-term care homes), recreation, park and open space, and
other uses to meet long-term needs;

The subject site is among a variety of residential, institutional commercial and open space and uses. The
proposed subdivision will accommodate single detached dwellings, these being the predominate form of housing
seen in the surrounding neighborhood.

¢) avoiding development and land use patterns which may cause environmental or public health and
safety concerns;
The proposed development is not subject to any known hazards as indicated within the Environmental Site
Assessment.

d) avoiding development and land use patterns that would prevent the efficient expansion of settlement
areas in those areas which are adjacent or close to settlement areas;
The proposed development is located within the City’s settlement area and will therefore not cause its expansion.

e) promoting the integration of land use planning, growth management, transit-supportive development,
intensification and infrastructure planning to achieve cost-effective development patterns,
optimization of transit investments, and standards to minimize land consumption and servicing costs;

The proposed subdivision will accommodate additional residential units in proximity to myriad institutional, open
space and commercial land uses, thereby supporting the use of active and public transit. A bus stop serviced by
the S3 route is located approximately 230 metres from the subject site with additional stops located within walking
distance of the site served variably by the S-1, S-2, S-4 and 2 bus routes. Future dwelling units located on the
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proposed lots will be serviced by municipal networks, thereby providing opportunities to generate additional
revenue.

f) ensuring that necessary infrastructure and public service facilities are or will be available to meet
current and projected needs;

The proposed subdivision will be serviced by municipal water and sanitary sewage networks, both of which have

capacity to accommodate the development per the findings of the Servicing and Stormwater Management Report.

g) promoting development and land use patterns that conserve biodiversity; and
The proposed subdivision will implement recommendations included within the Natural Heritage Assessment
prepared for the site.

h) preparing for the regional and local impacts of a changing climate.
Per the findings of the Servicing and Stormwater Management Report, the proposed subdivision will result in
controlled flows of a lesser volume than the permitted pre-development flows based on 5-year and 100-year
storm events.

Section 1.1.3 includes policies which apply within Settlement Areas, these including:

1.1.3.1 Settlement areas shall be the focus of growth and development.
The proposed subdivision constitutes a form of infill and will accommodate six additional dwelling units within the
City’s Urban Boundary.

1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix of land uses
which:

a) efficiently use land and resources;
The proposed development will provide six dwelling units on the subject site, which is located within the urban,
serviced area.

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 proposed development will use available capacity from the City’s sanitary sewage and water distribution
systems, thereby enhancing their efficiency.

€) minimize negative impacts to air quality and climate change, and promote energy efficiency;
The proposed development is not expected to adversely impact air quality .

d) prepare for the impacts of a changing climate;
The proposed subdivision is capable of conveying stormwater from 5- and 100-year events at a lesser rate than
that which is permitted for pre-development sites.

e) support active transportation;
The proposal will accommodate six dwelling units in proximity to myriad commercial, institutional and open space
land uses, thereby encouraging the use of active transit by future occupants of the subdivision. Sidewalks are
present along Baldwin Avenue, the street from which the subject site is accessed, further supporting the use of
active transit. Bike lanes are present along Second Street East, an arterial road which intersects with Baldwin
Avenue and is within walking distance of the subject site.

f) are transit-supportive, where transit is planned, exists or may be developed; and
The proposed subdivision is within walking distance of numerous bus stops served by Cornwall Transit Routes
2, S-1, S-2, S-3 and S-4. It should also be noted that a bus stop served by Cornwall Transit Express Route 71 is
located approximately 650 metres from the subject site.
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1.1.3.4 Appropriate development standards should be promoted which facilitate intensification,
redevelopment and compact form, while avoiding or mitigating risks to public health and safety.
The proposed subdivision will accommodate six single detached dwellings on underutilized land within the Urban
Boundary. Providing a density of approximately 17.2 units per net hectare, the proposal constitutes a level of
intensification that is contextually-appropriate and devoid of significant risk to public health and safety.

1.1.3.6 New development taking place in designated growth areas should occur adjacent to the existing
built-up area and should have a compact form, mix of uses and densities that allow for the efficient use
of land, infrastructure and public service facilities.
The proposed subdivision will intensify the subject site, providing six residential dwellings in proximity to open
space and institutional land uses. Notably, the site is within walking distance of the City’s Business District,
containing a concentration of commercial land uses. The subdivision will be serviced by municipal water and
sewage networks and benefit from access to nearby public service facilities such as schools, health care
institutions and places of worship.

Section 1.4 of the PPS includes policies related to the provision and supply of housing. Section 1.4.3 addresses
the nature of housing to be provided, and states:

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 of the
regional market area by:

b) permitting and facilitating:

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

2. all types of residential intensification, including additional residential units, and
redevelopment in accordance with policy 1.1.3.3;

The proposed subdivision will accommodate six single detached dwellings within the Urban Boundary. The
subject site is in close proximity to the Business District, contributing to the supply of housing in proximity to
employment opportunities.

c) directing the development of new housing towards locations where appropriate levels of
infrastructure and public service facilities are or will be available to support current and projected
needs;

The subject site is located in proximity to public service facilities including schools, places of worship and health
care institutions. The proposed development will be serviced by municipal water and septic networks per the
Servicing and Stormwater Management Report.

d) promoting densities for new housing which efficiently use land, resources, infrastructure, and public
service facilities, and support the use of active transportation and transit in areas where it exists or
is to be developed;

The development provides a density of 17.1 units per net hectare, constituting an efficient use of land considering
its sizing constraints and location in the midst of a built-up area.

€) requiring transit-supportive development and prioritizing intensification, including potential air rights
development, in proximity to transit, including corridors and stations; and

The proposed development constitutes a form of infill, occupying vacant land in proximity to the Business District.

The subject site is in proximity to numerous transit stops serviced by various routes including an Express Route.

f) establishing development standards for residential intensification, redevelopment and new
residential development which minimize the cost of housing and facilitate compact form, while
maintaining appropriate levels of public health and safety.
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The proposed development will provide additional residential units on a vacant site in walking distance of the
downtown area. In doing so, the development exhibits compact form and minimizes the costs associated with
housing by increasing supply and providing units in proximity to necessary amenities.

Section 1.6 includes policies which pertain to infrastructure and public service facilities and provide the following
guidance in regard to the proposal.

Section 1.6.1 Infrastructure and public service facilities shall be provided in an efficient manner that
prepares for the impacts of a changing climate while accommodating projected needs. Planning for
infrastructure and public service facilities shall be coordinated and integrated with land use planning and
growth management so that they are:
a) financially viable over their life cycle, which may be demonstrated through asset management
planning; and
b) available to meet current and projected needs.
The proposed development will use available capacity within the City’s sanitary sewer and water distribution
networks, thereby increasing the efficiency of these systems and enhancing their financial viability.

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; and
The proposed development will use available capacity in existing municipal water and sanitary sewage networks.

1.6.6.2 Municipal sewage services and municipal water services are the preferred form of servicing for
settlement areas to support protection of the environment and minimize potential risks to human health
and safety. Within settlement areas with existing municipal sewage services and municipal water
services, intensification and redevelopment shall be promoted wherever feasible to optimize the use of
the services.

The proposed development will be serviced by existing municipal water and sanitary sewage networks.

1.6.6.7 Planning for stormwater management shall:

a) be integrated with planning for sewage and water services and ensure that systems are optimized,

feasible and financially viable over the long term;

b) minimize, or, where possible, prevent increases in contaminant loads;

¢) minimize erosion and changes in water balance, and prepare for the impacts of a changing climate

through the effective management of stormwater, including the use of green infrastructure;

d) mitigate risks to human health, safety, property and the environment;

e) maximize the extent and function of vegetative and pervious surfaces; and

f) promote stormwater management best practices, including stormwater attenuation and re-use, water

conservation and efficiency, and low impact development.
The proposed development will retain 80% of total dissolved solids contained in stormwater entering the site, in
accordance with the requirement established by MECP. The development will result in flows of a lesser volume
that which is permitted for pre-development sites based on 5-year and 100-year storm events. The proposed
development therefore mitigates risks to health, safety, the environment and property based on current climatic
conditions and those projected for the future.

1.7.1 Long-term economic prosperity should be supported by:
b) encouraging residential uses to respond to dynamic market-based needs and provide necessary
housing supply and range of housing options for a diverse workforce;
The proposed development will provide residential units within walking distance of the City’s Business District,
thereby providing accommodation for a diverse workforce.

Section 2.0 — Wise-Use and Management of Resources
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Section 2 of the PPS includes policies that pertain to heritage resources, both natural and cultural, seeking to
conserve and enhance these elements. This Section also contains policies that apply to economic resources,
such as prime agricultural land and mineral deposits. The following policies have been identified as relevant to
the proposal.

2.1.7 Development and site alteration shall not be permitted in habitat of endangered species and
threatened species, except in accordance with provincial and federal requirements.
Per the findings of the Natural Heritage Assessment (NHA), the proposed property is unsuitable for species -at-
risk in the area apart from the Chimney Swift and brown myotis bat. The development will implement
recommendations included within the NHA, namely monitoring trees for the aforementioned species and
removing trees of less than 10 centimetres in diameter between October 15t and March 30t,

2.2.1 Planning authorities shall protect, improve or restore the quality and quantity of water by:

ensuring stormwater management practices minimize stormwater volumes and contaminant loads, and

maintain or increase the extent of vegetative and pervious surfaces.
The proposed development will result in controlled flows below at a rate that is less than that permitted of pre-
development sites. The subject property will also contain 80% of total dissolved solids contained in stormwater,
per MECP’s requirement.

2.6.2 Development and site alteration shall not be permitted on lands containing archaeological
resources or areas of archaeological potential unless significant archaeological resources have been
conserved
A Stage 1 and 2 Archaeological Assessment was completed for the site, during which time no significant
archaeological artifacts were located on site. It was subsequently determined that no further study is required for
the subject site.

Section 3.0 — Protecting Public Health and Safety

Section 3 of the PPS contains policies which seek to maintain public health and safety, directing development
away from hazardous land including those prone to natural disasters as well as those which are polluted. Prior
to being vacated in 2018, the subject site was used exclusively to accommodate a greenhouse, florist shop and
residential dwelling, thereby imposing a low risk of contamination. The property is also not subject to any known
natural hazards. These findings are substantiated within an Environmental Site Assessment completed for the
site which did not identify any hazards on the subject site nor within sufficient proximity to impact the property.

It is our professional planning opinion that the proposed development is consistent with the 2020
Provincial Policy Statement.

5.2  City of Cornwall Official Plan (2018)

The City of Cornwall Official Plan includes policies that are intended to govern development and land use in the
City in order to accomplish the municipality’s objectives for the planning period established within the plan, 20
years. Policies included within the Plan apply city-wide or, in some instances, to select elements of infrastructure,
heritage features and land use designations, the latter assigned to properties throughout the City. Policies that
are directly relevant to the proposed development are discussed below, with the policy cited in italics:

Section 2 — Basis of the Plan

Section 2 outlines the City’s broad strategic objectives for land use and development as well as defining key
terms and detailing assumptions on which policies are based. Among the City’s strategic directions included in
Section 2.3 is the redevelopment and enhancement of run-down residential areas and buildings, an objective
that is achieved by the proposal which seeks to productively use lands which were foreclosed upon by the City.
Section 2.5 lists Planning Principles, these intended as a fundamental basis to ground decisions made in regard
to development within the City. The following ha