The Corporation of The Town of Cobourg
Public Planning Meeting

Monday, November 30, 2020
5:00 P.M.
Electronic Participation

Topic: Statutory Public Planning Meeting - 420 Division Street, Cobourg.
Time: Nov 30, 2020 05:00 PM Eastern Time (US and Canada)

Zoom Meeting:
https://us02web.zoom.us/j/83210777867 ?pwd=eU93MktQOU1Wck5QYIZ3VCtZUONNdz09
Dial by phone: +1 647 374 4685 Canada; +1 647 558 0588 Canada
Meeting ID: 832 1077 7867
Passcode: 303063

Pages

CALL TO ORDER

Chair, Councillor Beatty, Coordinator of Planning and Development Services.
INTRODUCTION

Chair, Councillor Beatty, explains the general purpose of the meeting.

The purpose of the Public Meeting is to hear submissions regarding an
application for a Zoning By-law Amendment by Weston Consulting on behalf of
the Canadian Centre for Addictions for the 0.37 ha site known municipally as
420 Division Street (formerly the “Woodlawn Inn”), Cobourg. The re-zoning
would facilitate the re-use of the existing building for an 18 room residential
treatment facility for up to 40 persons with addictions to drugs and/or alcohol,
exclusive of support staff. The Subject Lands are designated Mixed Use
Corridor Area in the Town of Cobourg’s Official Plan (2017) and District
Commercial Exception 2 (DC-2) Zone in the Town of Cobourg's Comprehensive
Zoning By-law No. 85-2003.

DECLARATION OF PECUINARY INTREST
NOTIFICATION PROCEDURE 3

Municipal Clerk

Notice published in the local newspaper, posted on the Municipal Website
www.cobourg.ca and circulated to neighboring property owners in accordance
with the provisions of the Planning Act. In addition, notice in the form of two (2)
Application Notice Signs were installed on the Division Street and John Street
frontages in accordance with Council’s procedures.



https://us02web.zoom.us/j/83210777867?pwd=eU93MktQOU1Wck5QYlZ3VCtZU0NNdz09
http://www.cobourg.ca

5. ZONING BY-LAW AMENDMENT 420 DIVISION STREET, COBOURG

5.1.

5.2.

Ryan Guetter, Weston Consulting, to provide background and an
explanation of the application for Zoning By-Law Amendment at 420
Division Street, Cobourg

Memo from the Manager of Planning, Notice of Complete Application for
Zoning By-law Amendment 420 Division Street, Cobourg (Weston
Consulting, Canadian Centre for Addictions)

Ad(ditional background information associated with the application may
be found by accessing the following Planning & Development webpage
link: https.//www.cobourg.ca/en/business-and-
development/PlanningApplications.aspx

6. PUBLIC SUBMISSIONS

Councillor Beatty explains the order of public submissions and requests all
persons addressing the public meeting to state their name and address for the
official record of the public meeting.

6.1.
6.2.
6.3.
6.4.

1.
2.
3.

Public submissions in Support.
Public submissions in Opposition

Written comments/submissions received by the Municipal Clerk as of
printing of Agenda.

The Director of Planning and Development Services advises of any
written submissions received from commenting agencies.

Applicant Response, if desired.
Written Submission from Dilys Robertson, Cobourg Resident
Written Submission from Rick Lovekin, Cobourg Resident
Written Submission from David Wright, Cobourg Resident

Written Submission from lan McKlevey, Cobourg Resident

7. FURTHER NOTICE

All persons requiring notice of passage of the proposed Zoning By-law
Amendment are to advise the Municipal Clerk of their name and address to
ensure receipt of notice

8. ADJOURNMENT
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a':_""\\ THE CORPORATION OF THE TOWN OF COBOURG

) NOTICE OF COMPLETE APPLICATION & PUBLIC MEETING
o CONCERNING A PROPOSED
“obourg ZONING BY-LAW AMENDMENT

TAKE NOTICE that the Municipal Council of the Town of Cobourg has received a complete application for
approval of a Zoning By-law Amendment by Weston Consulting Ltd. on behalf of 399410 Ontario Ltd./Canadian Centre
for Addictions under Section 34 of the Planning Act, R.S.0. 1990 c.P. 13, as amended.

AND FURTHER TAKE NOTICE that the Municipal Council of the Town of Cobourg will hold a Public Meeting
regarding the aforementioned application on Monday, November 30, 2020 at 5:00 pm via Zoom Video Conference in
accordance with Section 34 of the Planning Act, R.S.0. 1990 c.P. 13, as amended.

THE PURPOSE of the Public Meeting is to hear submissions regarding the proposed Zoning By-law
Amendment for the re-use of the 0.37 ha site known municipally as 420 Division Street (the “Woodlawn Inn”), Cobourg.
The re-zoning would facilitate the re-use of the existing building for an 18 room residential treatment facility for up to
40 persons with addictions to drugs and/or alcohol, exclusive of support staff. The Subject Lands are designhated Mixed
Use Corridor Area in the Town of Cobourg’s Official Plan (2017) and District Commercial Exception 2 (DC-2) Zone in
the Town of Cobourg's Comprehensive Zoning By-law No. 85-2003.

NOTE TO THE PUBLIC:

Due to COVID-19, this Public Meeting of Council will be conducted via Zoom Video Conference. If you wish to be a
Participant at the Public Meeting, you should register with Brent Larmer, Municipal Clerk, via e-mail at
clerk@cobourg.ca or by phone at (905)372-4301 no later than 12:00 pm (noon) on November 30", Please ensure
that you have a computer or tablet with good internet access to enable you to participate in the Public Meeting
electronically. If you do not wish to participate by video, or do not have the necessary technology, you may use a
telephone and call in to participate. Alternatively, written submissions to the Municipal Clerk, 55 King Street West,
Cobourg, Ontario, K9A 2M2 in advance of the Public Meeting are encouraged and will be made available to any
interested person at the Public Meeting. Submissions may also be made after the Public Meeting and prior to the
adoption of the implementing Zoning By-law Amendment, if approved by Council. A separate virtual open
house/information meeting is also proposed to be convened by the applicant prior to the Public Meeting of Council.

The details for participating in the Hearing are as follows:

Web: https://us02web.zoom.us/j/83210777867?pwd=eU93MktQOUIWck5QYIZ3VCtZUONNdz09
Meeting ID: 832 1077 7867

Passcode: 303063

Dial by phone: +1 647 374 4685 Canada; +1 647 558 0588 Canada

Citizens may also tune into the LIVE YouTube feed to watch the Public Meeting at www.youtube.com/towncobourg.

FOR ADDITIONAL INFORMATION which will enable the public to inspect and understand the proposed Zoning
By-law Amendment, including information about appeal rights, please contact the Town's Planning Department at Victoria
Hall during regular office hours c/o Adriane Miller, Administrative Assistant, at (905) 372-1005 or amiller@cobourg.ca
and reference “Residential Treatment Facility — 420 Division St. — File #Z-04-20". Information is also available on the
municipal website www.cobourg.ca (Business & Development\Building & Planning\Planning & Development\Planning
Applications).

DATED AT THE TOWN OF COBOURG THIS 22" DAY OF OCTOBER, 2020.

Glenn J. McGlashon, B.A.A. M.C.I.P. R.P.P.
Director, Planning & Development Division
The Corporation of the Town of Cobourg

55 King Street West

Cobourg, Ontario

K9A 2M2
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ZONING BY-LAW AMENDMENT (Z-04-20)




Subject Property

* Location of Property — 420 Division Street
e Size of Property — 0.39 ha (0.97 acres)

* Current Use — The Woodlawn Country Inn and
Restaurant

University-Ave E

B —
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Figure 1: AirPhoto
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Owner, Applicant and Agent

* Prior Owner of the Subject Property — 399410
Ontario Ltd.

* Applicant of Proposed Re-Use - Canadian
Centre for Addictions

* CurrentOwneroftheSubjectProperty-2759655
Ontario Ltd. (Recent Closing)

Figure 2: BuildingExterior, TripAdvisor
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Overview of Proposed Use
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DWELLING

SITE PLAN

The proposal considers maintaining the existing
building on site to facilitate a privately owned
Residential Treatment Facility that specializes in
helping those who suffer from addiction to learn
the skills required to successfully live an addiction
free lifestyle.

JOHN STREET

Figure 3: Proposed Site Plan

Public Planning Meeting
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Policy Context - Provincial Policy

Provincial Policy Statement (2020)

The Provincial Policy Statement (PPS) provides direction
related to “Building Strong Healthy Communities”,
and generally encourages a variety of land uses within
communities and encourages initiatives that make efficient
use of infrastructure.

The proposed Residential Treatment Facility is consistent
with the PPS for the following reasons:

* Located within a Settlement Area;
* Contributes to a range and mix of land uses; and
» Efficiently utilizes existing access and servicing.

WESTON
CONSULTING
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A Place to Grow: Growth Plan for the Greater Golden

Horseshoe (2019)

The Growth Plan specifically recognizes the need for more
efficient utilization of lands, compact form and supports the
principle of higher densities in appropriate areas, where
infrastructure and transit services are available.

The proposed Residential Treatment Facility conforms to
the policies outlined in the Growth Plan for the following
reasons:

* Efficiently uses land within the existing settlement and
built-up area;

* Contributes to a mixture and diverse range of land uses
within the existing community;

* Promotes a form of adaptive re-use of an existing
building; and

* Optimizes existing infrastructure.

Public Planning Meeting | 420 Division Street, Town of Cobourg | November 30t 2020
Page 8 of 84



Policy Context - County of Northumberland Official Plan
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Policy Context - Town of Cobourg Official Plan
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Section 3.9.2 outlines the permitted uses within
the Mixed Use Area designation. The permitted
uses, buildings and structures are:

i) commercial other than a commercial use
prohibited by Section 3.9.3;

i) institutional;

iii) light industrial in an enclosed building;

iv) office; and,

v) residential subject to the policies of Section
3.9.4.3 or as secondary uses in a commercial
building.

It is important to note that the Mixed Use Area
designation permits the use of a “Residential
Treatment Facility”, which can be classified as a
private institutional use, asitis a fee based service,
privately owned and run by the Canadian Centre
for Addictions.

Public Planning Meeting | 420 Division Street, Town of Cobourg | November 30®, 2020 |



Policy Context - Town of Cobourg Zoning By-law 85-2003
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/Zoning By-law Amendment Application
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Figure 7: Zoning By-Law Amendment Schedule 1

A Zoning By-law Amendment has been submitted
to the Town to facilitate the use of a “Residential
Treatment Facility” on the subject property.

It is proposed that the subject property be rezoned
to DC-X, with site specific exceptions to allow for
a "Residential Treatment Facility”. "Residential
Treatment Facility” is defined as the following:

A privately owned, fee-based premises, used for
the care or treatment of individuals suffering from
a substance addiction, which provides treatment in
the form of lodging, meals and therapy (counselling,
yoga, exercise). Said facility contains administrative
offices to house facility staff.

Public Planning Meeting 420 Division Street, Town of Cobourg November 30, 2020

Page 12 of 84
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Description of Proposed Use

Theexisting building onsite will berepurposed fora privatelyowned,  Accredited Program offers:

fee-based residential treatment facility that specializes in helping e 24/7 Supervision

those who suffering from addictions to learn the skills required to * Detox and Withdrawal Management Services
successfully live an addiction free lifestyle. * Mental Health Support

* One on One Counselling

* Family Program and Counselling

* Lifetime Aftercare

* Relapse Prevention Program Guarantee

* Evidence-Based Statistical Reporting

* Luxury Amenities

* Red Seal Chef prepared Menu

* The existing 18 rooms will house a maximum of
40 occupants/patrons (two or three per room)
and administrative offices.

* Thefacilityanticipatesatotal of 12 staffmembers
during daytime hours and 6 during overnight
hours.

il — -

Figure 8: Google StreetView

WESTON
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Repurposing of Existing Building

The proposal considers maintaining the existing building on site to facilitate
the use:

* The size of the building can accommodate the proposed use and no
exterior modifications are required.

* The facility will provide lodging, meals and therapy.

* Centre will provide care for 24 hours a day, / days a week.

* A maintenance person is to be hired to ensure upkeep of the house and
the grounds.

* Minimaltrafficisanticipated as parkingisonly required for staffand visitors.

* Occupants/patrons must be driven to the facility to be admitted and
picked up when their program has ended.

WESTON

CONSULTING Public Planning Meeting | 420 Division Street, Town of Cobourg | November 30, 2020 1
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Canadian Centre for Addictions

The Canadian Centre for Addictions specialize in helping those who suffer
from addictions to learn the skills required to successfully live an addiction

free lifestyle. y Canadian Centre
Z~  for Addictions

The Canadian Centre for Addictions provides a client centred approach,
where together with the client, the clinical team of addiction counsellors and
therapists work to create a recovery program that best suits the individual’s
unique needs.

WESTON

CONSULTING Public Planning Meeting | 420 Division Street, Town of Cobourg | November 30", 2020 | 12
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Residential Treatment Facilities - common Misconceptions

The proposed Residential Treatment Facility:

* s not publicly funded.

* |snotasafeinjection site.

e Will not bring drugs to the community.

e  Will not disrupt the surrounding residents.

e  Will not cause the community to become unsafe.

* Will not give occupants/patrons the option to come and go.
*  Will permit the existing building to be maintained.

WESTON

CONSULTING Public Planning Meeting | 420 Division Street, Town of Cobourg | November 30", 2020 | 13
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Canadian Centre for Addictions - port Hope Location

Previously in the Town of Port Hope, the CCFA
has a flagship site at 175 Dorset Street West. The
CCFA submitted a Zoning By-law Amendment
to facilitate the use of a "Residential Treatment
Facility”. The application was approved and met
with great support and success.

Accreditation Canada Award
The Port Hope location received the Accreditation
Canada Award from an overseeing body for
hospitals and nursing homes. The board ensures
that the best care and highest standards are met
by the facility, auditing:

o Staff

* Programing

» Effectiveness

* Leadership

* Safety
e Ethical Practice

Figure 9: Canadian Centrefor Addictions-Photo Gallery

WESTON
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Zoning By-law Amendment Submission

The Zoning By-law Amendment application was received by the Town of
Cobourg on September 14™, 2020.

The following materials were submitted to the Town in support of the

application:
1. Cover Letter
2. Zoning By-law Amendment Application Form
3. Planning Justification Report
4. Functional Servicing Report
5. Traffic and Parking Brief
0. Conceptual Architectural Drawings
/. Draft Zoning By-law

WESTON

CONSULTING Public Planning Meeting | 420 Division Street, Town of Cobourg | November 30", 2020 | 15
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Comments - Received from the Town Regarding the Application

The Planning process utilizes a submission and comment response approach
to process and evaluate the application. The application was submitted to the
Town on September 10", 2020. Comments were received from the Town on
November 5™, 2020 regarding the Zoning By-law Amendment application.
The following summarizes said Town comments:

* Provision of a more detailed overview of the facility and its operations.

* Confirmation of staffing levels in Sanitary and Servicing Brief.

* Confirmation if on-site laundry facilities will be provided.

* Recommended that future property maintenance person has a good
working knowledge of heritage conservation best practices.

WESTON
m CONSULTING Public Planning Meeting | 420 Division Street, Town of Cobourg | November 30", 2020 | 16
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Summary of Public Open House

Public open house took place on November 18", 2020.
* Members of Council, Planning Staff and residents in attendance.
* Comments and questions received from the public were answered.

* Weston provided clarification regarding proposed use to the public.

WESTON

CONSULTING Public Planning Meeting | 420 Division Street, Town of Cobourg | November 30", 2020 | 17
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Questions and Answers

WESTON

CONSULTING Public Planning Meeting | 420 Division Street, Town of Cobourg | November 30", 2020 | 18
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Next Steps

1. Revise materials based on comments received from Town Staff, through
the Open House, Public Meeting, and based on Commenting Agencies;

2. Prepareandresubmitdevelopmentapplications, forfuture Report by Town
Staff to Council.

WESTON

CONSULTING Public Planning Meeting | 420 Division Street, Town of Cobourg | November 30", 2020 | 19
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Thank You

Contact
Ryan Guetter, BES, MCIP, RPP
Weston Consulting

905-738-8080 (ext. 247)
rguetter@westonconsulting.com

WESTON
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1.INTRODUCTION




Weston Consulting is the planning consultant for the
applicant and the planning agent for the owner of the
property municipally known as 420 Division Street, in
the Town of Cobourg (herein referred to as the “subject
property”). The prospective owner, Canadian Centre for
Addictions, intends to repurpose the subject property
to provide a “Residential Treatment Facility” for persons
recovering from additions.

Applications have been submitted to the Town of Cobourg
for a Zoning By-law Amendment, to permit the proposed
use of a Residential Treatment Facility on the subject
property. The application and supporting materials are
submitted in accordance with communications received
from Planning and Regulatory Staffatthe Town of Cobourg,
and constitute a complete application as described in
Section 34 (10) and Section 51 (17) of the Planning Act.

This Report provides the planning rationale in support
of the Zoning By-law Amendment application for the
proposed use of a Residential Treatment Facility and
provides planning analysis and justification for the
proposal, in accordance with good planning principles.

A Pre-Application Consultation Meeting was held on
February 11, 2020 to evaluate the proposal in the context
of the policies of the Provincial Policy Statement (2020),
A Place to Grow: Growth Plan for the Greater Golden
Horseshoe (2019), County of Northumberland Official
Plan (2016), Town of Cobourg Official Plan (2010), and the
Town of Cobourg Zoning By-law 85-2003.

1.1 PURPOSE OF THE REPORT

The purpose of this report is to outline the nature of the
proposed use of a Residential Treatment Facility and to
evaluate the proposal in the context of the policies and
regulations of the Planning Act, Provincial Policy Statement
(2020), A Place to Grow: Growth Plan for the Greater
Golden Horseshoe (2019), County of Northumberland
Official Plan (2016), Town of Cobourg Official Plan (2010),
Town of Cobourg Zoning By-law 85-2003, and other
applicable policies, studies and regulations that apply to
the subject property.

This Report provides planning analysis and justification
in accordance with good planning and urban design
principles, and provides a basis for the advancement of
the planning application through the planning process.
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2.1 LEGAL DESCRIPTION

The subject property is legally described as follows:

PT LT 2 BLK H PL CADDY, PART 2, 39R13691 TOWN OF
COBOURG

= Subject Property

Figure 1: Aerial Photograph of the Subject Property

2.2 DESCRIPTION OF SUBJECT PROPERTY

The subject property is bounded by Division Street to the
westand John Street to the east, north of University Avenue
East. The property is comprised of one parcel, municipally
known as 420 Division Street, in the Town of Cobourg.
The property has approximately 38.12 metres of frontage
along Division Street and 40.29 metres of frontage along
John Street, with a site area of approximately 0.94 acres
(0.28 hectares). There are two access points to the site,
one located along Division Street and the other located
on John Street.

The subject property is currently occupied by a two
storey hotel, known as The Woodlawn Country Inn and
Restaurant, and an associated surface parking lot. The
existing building is located towards the centre of the lot
and parking is provided on both the east and west sides
of the building. It is important to note that the existing
building will be maintained for the proposed use. No
alterations have been proposed for the interior or exterior
of the building.
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2.3 Regionaland Neighbourhood Context

The subject property is located in County of
Northumberland, more specifically in the Town of
Cobourg. Located in central Cobourg, the subject
property is located approximately 600 metres from
Cobourg'’s downtown area. The immediate surrounding
area is characterized by a variety of uses, ranging from
residential to commercial and institutional.
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2.4 Surrounding Land Uses

Land uses in the near vicinity are as follows:

North: Directly to the north of the subject property are
the Royal Apartments building — a five storey apartment
building, as well as a two storey commercial building.
Further to the north there a various commercial buildings
and plazas.

East: Directly to the east of the subject property, across
John Street, is a two and a half storey walk-up apartment
building and the Cobourg Clinic. Further to the east is
Victoria Retirement Living as well as Ryerson Commons,
Cobourg’s adult lifestyle condominium community,
located to the east of the subject property, along Spencer
Street East.
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Figure 2: Site Context Aerial Photograph

South: Directly adjacent to the site are three buildings,
two single detached homes and a commercial business,
located at the corner of University Avenue East and
Division Street. Further to the south, across University
Avenue East, is a neighbourhood consisting primarily of
single detached residential dwellings;

West: To the west, across Division Street, is a
neighbourhood consisting primarily of single detached
homes. Further southwest, along University Avenue West
is Saint Michael the Archangel Church and Saint Michael
Catholic Elementary School.

oege ST
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The following description for the proposal should be
viewed in conjunction with the conceptual Site Plan and
Floor Plans prepared by Bruce MacNeill Architects.

The subject property is currently occupied by a two
storey hotel, known as The Woodlawn Country Inn and
Restaurant. The proposal considers maintaining the
existing building on site, to facilitate a privately owned,
Residential Treatment Facility, as the current building is
of sufficient size to accommodate the proposed use.
The facility would provide lodging, meals and therapy
for those recovering from addictions. The existing 18
rooms will house 40 patients (two to three per room) and
administrative offices.

The facility anticipates a total of 12 staff members during
daytime hours and six during overnight hours, as the
centre provides care for 24 hours a day, seven days a
week. It is anticipated that one maintenance person is to
be hired to ensure proper upkeep of the house and the
grounds. Minimal traffic is anticipated, as parking is only
required for staffand visitors. As per the Traffic and Parking
Brief prepared by Trans-Plan Transportation Engineering,
it is anticipated that 20 spaces are required and can be
accommodated within the existing 40 parking spaces
currently located on the site. No additional modifications
to the existing parking lot are required, as patients must
be driven to the facility to be admitted.
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A public consultation strategy, consistent with the Planning
Act requirements under Bill 73 is proposed to include the
following:

* A Notice of Complete Application will be circulated
to all property owners within 120 metres of the subject
property by the municipality detailing the nature of
the applications and the requested amendments to
the Official Plan and Zoning By-law.

* An Application Notice Sign will be posted on the
subject property by the proponent identifying
the request for amendments to the Official Plan
and Zoning By-law and the intent of the proposed
redevelopment.

e A Statutory Public Meeting will be scheduled by the
municipality with notice circulated a minimum of 14
days prior to the meeting date to all property owners
within 120 metres of the subject property.

e Comments from the public and Council will be
documented and responded to, where possible,
through a formal resubmission to the City.

* Based on the comments received, an informal public
meeting may be held, as required with various
stakeholders in the community.

It is our understanding that the above public consultation
strategy is consistent with the requirements under the
Planning Act.
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A Zoning By-law Amendment application has been
submitted to the Town of Cobourg to facilitate the
proposed use of a Residential Treatment Facility. The
proposed Zoning By-law Amendment is to rezone the
subject property from District Commercial (DC-2) zone to
District Commercial (DC-X) with site specific exception.
The proposed site specific exception seeks to allow for a
Residential Treatment Facility as a permitted use. The Draft
Zoning By-law Amendment has been submitted under a
separate cover.
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A Pre-Application Consultation Meeting was held on
February 11, 2020 with Town of Cobourg Staff to discuss
the proposal and determine the required studies, plans
and other supporting materials required in support of the
proposed Residential Treatment Facility. In accordance
with the letter provided by Rob Franklin, dated March
4, 2020, the following provides a brief summary of the
submitted supporting studies and reports.
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6.1 FUNCTIONAL SERVICING BRIEF

A Functional Servicing Brief was prepared by Crozier
Engineering, in support of the proposed use of a
Residential Treatment Facility on the subject property.
The grading and stormwater management perspective,
the site will remain as existing conditions, as no changes
are proposed for the existing site. With regards to water
servicing, the proposed usage of the site will result in an
increase of the maximum daily and peak hourly water
demandby0.18L/sand0.27L/s, respectively. The existing
50 mm diameter water service is connected to the 300
mm diameter watermain on John Street and has sufficient
capacity to service the proposed Residential Treatment
Facility. In terms of sanitary servicing, the proposed usage
of the site will result in an increase of the sanitary design
flow by 0.11 L/s. The existing 150 diameter sanitary sewer
is connected to the existing 200 mm diameter sanitary
sewer on John Street and has sufficient capacity to service
the proposed development.

Based on the findings of the Functional Servicing Brief,
Crozier Engineering recommends the approval of the
Zoning By-law Amendment for the proposed Residential
Treatment Facility, from a functional servicing perspective.
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6.2 TRAFFIC AND PARKING BRIEF

A Traffic and Parking Brief was prepared by Trans-Plan
Transportation Engineering, in support of the proposed
use of Residential Treatment Facility on the subject
property. The traffic review findings determined that the
future site traffic volumes, through the implementation of
a Residential Treatment Facility, would be relatively similar
to the existing site traffic volumes and were found to be
acceptable based on the current and future conditions.
The parking review indicates that the proposed parking
supply exceeds the minimum requirements of the Town of
Cobourg Zoning By-law. Considering the future parking
needs on the site, the parking supply was deemed
acceptable.

Given that the traffic volumes generated by the site is
expected to be relatively similar to the existing site and
that the parking supply is in excess of the estimated future
needs, the Traffic and Parking Brief recommends that
the proposed use of a Residential Treatment Facility can
proceed on the subject property.
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The following sections outline the applicable planning
policy regime and evaluation of the proposed use of a
Residential Treatment Facility, inthe context ofthe planning
framework. The following policies have been considered:
the Planning Act, Provincial Policy Statement (2020),
A Place to Grow: Growth Plan for the Greater Golden
Horseshoe (2019), the County of Northumberland Official
Plan (2016), the Town of Cobourg Official Plan (2010), and
the Town of Cobourg Zoning By-law 85-2003.

/.1 PLANNING ACT

In consideration of the proposed land use planning
application, Section 2 of the Planning Act must be
considered as it provides the general direction to all land
use planning decisions made in the Province of Ontario.

Section 2 — Provincial Interest

The Minister, the council of a municipality, a local board,
a planning board and the Tribunal, in carrying out their
responsibilities under this Act, shall have regard to, among
other matters, matters of provincial interest such as,

(a) the protection of ecological systems, including natural
areas, features and functions;

(b) the protection of the agricultural resources of the
Province;

(c) the conservation and management of natural
resources and the mineral resource base;

(d) the conservation of features of significant architectural,
cultural, historical, archaeological or scientific interest;

(e) the supply, efficient use and conservation of energy and
water;

(f) the adequate provision and efficient use of
communication, transportation, sewage and water
services and waste management systems;

(g) the minimization of waste;

(h) the orderly develooment of safe and healthy
communities;

(h.1) the accessibility for persons with disabilities to all
facilities, services and matters to which this Act
applies;

(i) theadequate provision and distribution of educational,
health, social, cultural and recreational facilities;

(i) the adequate provision of a full range of housing,
including affordable housing;
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(k) the adequate provision of employment opportunities;

() the protection of the financial and economic well-
being of the Province and its municipalities;

(m) the co-ordination of planning activities of public
bodies;

(n) the resolution of planning conflicts involving public
and private interests;

(o) the protection of public health and safety;

(o) the appropriate location of growth and development;

(g) the promotion of development that is designed to
be sustainable, to support public transit and to be
oriented to pedestrians;

(r) the promotion of built form that,
(i) is well-designed,

(i) encourages a sense of place, and

(iii) provides for public spaces that are of high quality,
safe, accessible, attractive and vibrant;

(s) the mitigation of greenhouse gas emissions and
adaptation to a changing climate. 1994, c. 23, s. 5;
1996, c. 4,s. 2: 2001, c. 32, s. 31(1): 2006, c. 23, 5. 3;
2011, ¢c. 6, Sched. 2,s. 1; 2015, ¢. 26, s. 12; 2017, ¢. 10,
Sched. 4,s.11(1); 2017, c. 23, Sched. 5, s. 80.

The policies and direction of Section 2 of the Planning
Act inform the Provincial Policy Statement and matters
of provincial interest, thereby ensuring that consistency
with the PPS equates to consistency with Section 2. The
Provincial Policy Statement is given consideration in
Section 7.2 of this report. In our opinion the proposal has
regard to matters of provincial interest.
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7.2 PROVINCIAL POLICY STATEMENT (2020)

The Provincial Policy Statement (PPS) provides policy
direction on matters of provincial interest related to land
use planning and development. As a key part of Ontario’s
policy-led planning system, the PPS sets the policy
foundation for regulating the development and use of
land. It also supports the provincial goal to enhance the
quality of life for all Ontarians. This PPS was issued under
Section 3 of the Planning Act and came into effect May 1,
2020. It replaces the PPS issued April 30, 2014. The PPS
aims to permit appropriate development while ensuring
that resources of provincial interest, public health and
safety, and the quality of the natural environment are
protected. All planning decisions in Ontario must be
consistent with the PPS.

The PPS encouragesefficientland use planning and growth
management to create and maintain strong communities
and a healthy environment while encouraging economic
growth over the long term. The PPS also encourages the
efficient use of existing infrastructure and public service
facilities and requires that municipalities plan for an
appropriate range and mix of land uses throughout the
Province. The subject site is located within the Town of
Cobourg, which is considered a Settlement Area. The PPS
directs that the majority of the Province’s growth and long-
term investment is to occur within Settlement Areas.

The PPS 2020 works to implement changes to the land
use planning system, including changes to the Planning
Act through the More Homes, More Choice Act (2019)
and A Place to Grow: Growth Plan for the Greater Golden
Horseshoe. Together, these policy documents support
and implement the Provincial Government’s desire to
increase the supply of housing, support employment
opportunities, and to make housing more affordable.

Section 1.0 of the Provincial Policy Statement
provides direction related to “Building Strong Healthy
Communities” and is applicable to the subject property.
It generally encourages a variety of land uses within
communities and encourages initiatives that make efficient
use of infrastructure.

1.1 Managing and Directing Land Use to Achieve Efficient

and Resilient Development and Land Use Patterns

Section 1.1.1 includes for

development in Ontario:

general requirements

1.1.1.  Healthy,
sustained by:

liveable and safe communities are

a) Promoting efficient development and land use patterns
which sustain the financial well-being of the Province
and municipalities over the long term;

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;

c) Avoiding development and land use patterns which
may cause environmental or public health and safety
concerns;

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;

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;

f)  Improving accessibility for persons with disabilities and
older persons by addressing land use barriers which
restrict their full participation in society;

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

h) Promoting development and land use patterns that
conserve biodiversity; and

i) Preparing for the regional and local impacts of a
changing climate.
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Inaccordance with Section 1.1.1, the proposed Residential
Treatment Facility will occupy the existing Woodlawn
Country Inn and Restaurant, thereby, efficiently utilizing
land, infrastructure and public service facilities. The
proposal incorporates a diversified use which adds to the
existing range and mix of land uses in the community.

1.1.3 Settlement Areas

As noted earlier, the subject site is located within a
Settlement Area. The PPS identifies Settlement Areas
as being the focus for growth and development within
Ontario. Section 1.1.3.2 of the PPS states that “Land use
patterns within settlement areas shall be based on densities
and a mix of land uses which:

a) efficiently use land and resources;

b) areappropriate for, andefficiently use, the infrastructure
and public service facilities which are planned or
available, and avoid the need for their unjustified and/
or uneconomical expansion;

¢) minimize negative impacts to air quality and climate
change, and promote energy efficiency;

d) prepare for the impacts of a changing climate;

e) support active transportation;

f) are transit-supportive, where transit is planned, exists
or may be developed, and,

g) are freight-supportive

Land use patterns within settlement areas shall also
be based on a range of uses and opportunities for
intensification and redevelopment in accordance with the
criteriainpolicy 1.1.3.3, where thiscan beaccommodated.

Section 1.1.3.3 states that “Planning authorities shall
identify appropriate locations and promote opportunities
for transit-supportive development, accommodating a
significant supply and range of housing options through
intensification and redevelopment where this can be
accommodated taking into account existing building stock
or areas, including brownfield sites, and the availability
of suitable existing or planned infrastructure and public
service facilities required to accommodate projected
needs.”

Further, Section 1.1.3.5 of the PPS directs planning
authorities to “establish and implement minimum targets
for intensification and redevelopment within built-up areas,
based on local conditions. However, where provincial
targets are established through provincial plans, the
provincial target shall represent the minimum target for
affected areas.”

The proposed conversion of the existing Woodlawn
Country Inn and Restaurant to a Residential Treatment
Facility represents a form of redevelopment by
repurposing the existing building on the subject lands.
The proposed use is consistent with the objectives of
the PPS as it promotes the redevelopment of an existing
building to facilitate a compact form where infrastructure
and public services are already in place.

1.3 Employment

Policies addressing employment are outlined in Section
1.3. The PPS encourages the promotion of economic
development. The following policies are relevant to the
proposal:

1.3.1 Planning authorities shall promote economic
development and competitiveness by:

a) providing for an appropriate mix and range of
employment, institutional, and broader mixed uses to
meet long-term needs;

b) providing opportunities for a diversified economic
base, including maintaining a range and choice of
suitable sites for employment uses which support a
wide range of economic activities and ancillary uses,
and take into account the needs of existing and future
businesses;

¢) facilitating the conditions for economic investment by
identifying strategic sites for investment, monitoring
the availability and suitability of employment sites,
including market-ready sites, and seeking to address
potential barriers to investment;

d) encouraging compact, mixed-use development that
incorporates compatible employment uses to support
liveable and resilient communities, with consideration
of housing policy 1.4; and

e) ensuring the necessary infrastructure is provided to
support current and projected needs.
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The PPS encourages a diversified economic base that
allows for a variety of employment opportunities. The
proposed Residential Treatment Facility will allow for
employment opportunities for the existing residents of the
Town of Cobourg. Additionally, the Residential Treatment
Facility will provide a new service that will support the
existing community.

1.6 Infrastructure and Public Service Facilities

Theinfrastructure policies of the PPS are outlined in Section
1.6. Existing infrastructure and public service facilities are
to be maximized, wherever possible, before developing
new infrastructure. Planning for infrastructure and public
service facilities shall also be integrated with planning
for redevelopment so that infrastructure and facilities are
available to meet current and projected needs as outlined
in the policies below.

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.

1.6.3. Before consideration is given to developing new
infrastructure and public service facilities:

a) The use of existing infrastructure and public service
facilities should be optimized; and,

b) Opportunities for adaptive re-use
considered, wherever feasible.

should be

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

2. private communal sewage services and private
communal water services, where municipal
sewage services and municipal water services are
not available or feasible;

b) ensure that these systems are provided in a manner
that:

1. can be sustained by the water resources upon
which such services rely;

2. prepares for the impacts of a changing climate;

3. isfeasible and financially viable over their lifecycle;
and 4. protects human health and safety, and the
natural environment;

c) promote water conservation and water use efficiency;

d) integrate servicing and land use considerations at all
stages of the planning process; and

e) be in accordance with the servicing hierarchy outlined

through policies 1.6.6.2, 1.6.6.3, 1.6.6.4 and 1.6.6.5.
For clarity, where municipal sewage services and
municipal water services are not available, planned
or feasible, planning authorities have the ability to
consider the use of the servicing options set out through
policies 1.6.6.3, 1.6.6.4, and 1.6.6.5 provided that the
specified conditions are met.1.6.6.2 Municipal sewage
services and municipal water services are the preferred
form of servicing for settlement areas. Intensification
and redevelopment within settlement areas on existing
municipal sewage services and municipal water
services should be promoted, wherever feasible.
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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 proposal will utilize both existing municipal sewage
services and municipal water services in a manner that
protects human health and the natural environment.
Furthermore, the existing municipal infrastructure can
support the proposed use of a Residential Treatment
Facility.

ThePPSalso providesdirectiononmattersrelatingto Waste
Management and Energy Supply in Section 1.6.10 and
1.6.17, respectively. The proposed Residential Treatment
Facility will implement a waste management system that is
appropriate in size and type to accommodate present and
future waste management requirements. Additionally,
the proposed interior modifications will be designed to
promote energy efficiency where feasible. The proposed
use of a Residential Treatment Facility is consistent with the
PPS policies in this regard.

Section 1.7 of the PPS provides policy direction on matters
of provincial interest regarding development that ensures
the long-term economic prosperity by:

a) promoting opportunities for economic development
and community investment-readiness;

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;

c) optimizing the long-term availability and use of land,
resources, infrastructure and public service facilities;

d) maintaining and, where possible, enhancing the
vitality and viability of downtowns and mainstreets;

e) encouraging a sense of place, by promoting well-
designed built form and cultural planning, and
by conserving features that help define character,
including built heritage resources and cultural heritage
landscapes;

f)  promoting the redevelopment of brownfield sites;

g) providing for an efficient, cost-effective, reliable
multimodal transportation system that is integrated
with adjacent systems and those of other jurisdictions,
and is appropriate to address projected needs to
support the movement of goods and people;

h) providing opportunities for sustainable
development;

i) sustaining and enhancing the viability of the
agricultural system through protecting agricultural
resources, minimizing land use conflicts, providing
opportunities to support local food, and maintaining
and improving the agrifood network;

j)  promoting energy conservation and providing
opportunities for increased energy supply;

k) minimizing negative impacts from a changing climate
and considering the ecological benefits provided by
nature; and

I} encouragingefficientandcoordinatedcommunications
and telecommunications infrastructure.

tourism
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Thesubjectsiteislocated withina built-up Settlement Area.
As such, the proposal will achieve long term economic
prosperity by maximizing the use of existing infrastructure,
services, land and utilities available within the area. The
proposal will maintain the existing Woodlawn Inn and
Restaurant building to be repurposed as a Residential
Treatment Facility.

Summary

Based on our review of the applicable policies, it is our
opinion that the proposed Residential Treatment Facility is
consistent with the PPS, as it is located within a Settlement
Area, contributes to the range and mix of land uses,
and efficiently utilizes existing access and servicing. The
proposed use of a Residential Treatment Facility will not
resultin development or additions to the existing building
on the subject property.
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/7.3 APLACE TO GROW: GROWTH PLAN FOR
THE GREATER GOLDER HORSESHOE (2019)

While the PPS provides overall policy direction related
to matters of provincial interest, the Growth Plan for the
Greater Golden Horseshoe (the “Growth Plan”) provides
direction on the development and growth of communities
within the Greater Golden Horseshoe ("GGH"). The
Growth Plan released by the Province in 2006, and
recently updated in 2019, provides further direction on
the management of growth within the Greater Golden
Horseshoe.

Theintentofthe Growth Planistoachievethe development
of compact vibrant communities and to plan and manage
growth in order to support a strong and competitive
economy in the Greater Golden Horseshoe.

The Growth Plan is read in conjunction with the PPS. In
instances where policies of the Plan address a similar
matter or there is overlap, the more specific direction of
the Growth Plan is to be considered, rather than the more
general policies of the PPS. The proposed development
must comply with the 2019 Growth Plan.

Section 1.2.1 of the Growth Plan provides a set of guiding
principles to guide the province’s vision for the GGH.
The following summarizes the guiding principles of the
Growth Plan that are particularly relevant to the proposed
use of a Residential Treatment Facility:

e Support the achievement of complete communities
that are designed to support healthy and active living
and meet people’s needs for daily living throughout an
entire lifetime.

Section2.2.1providespolicydirectionforthemanagement
of growth through development. The GGH further states
that better use of land and infrastructure can be made
by directing growth to settlement areas and prioritizing
intensification, with a focus on strategic growth areas,
including growth centres and major transit station areas as
well as brownfield sites and greyfield sites.

The proposal contributes to the diversity of uses within the
Town of Cobourg by converting the existing Woodlawn
Inn and Restaurant into a Residential Treatment Facility,
while maintain the existing interior and exterior built form.
The proposed use of a Residential Treatment Facility
will contribute an aspect to the creation of a complete
community within the Town of Cobourg.

Where and How to Grow

Section 2.2 of the Growth Plan addresses managing
growth and the determination of how and where to grow.
The purpose ofthis section of the Growth Planiis to provide
direction to manage growth in a manner which ensures
better use of land and infrastructure and encourages a
compact built form throughout the GGH. Within the built-
uparea, the Plan will support the achievement of complete
communities. The following policies of Section 2.2 are
applicable to the proposed use and redevelopment:

a) feature a diverse mix of land uses, including residential
and employment uses, and convenient access to local
stores, services, and public service facilities;

b) improve social equity and overall quality of life,
including human health, for people of all ages,
abilities, and incomes;
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The proposed Residential Treatment Facility contributes
to the diverse mix of land uses within the Town of
Cobourg. The application intends to convert the existing
18 room Woodlawn Country Inn and Restaurant to house
40 patients (two to three per room) as part of a privately-
owned, treatment facility specializing in addiction
recovery. The Residential Treatment Facility will provide
lodging, meals and therapy counselling for the patients.

The application intends to maintain the existing building
on site, as the current building is of sufficient size to
accommodate the proposed use, without the need to
enlarge the existing structure.

Section 3.2 outlines policies for infrastructure to support
growth and policy 3.2.1 states that “Infrastructure
planning, land use planning, and infrastructure investment
will be co-ordinated to implement this Plan”. The proposal
conforms to this policy as essential sewage, water and
stormwater infrastructure is available to service the subject
lands.

Summary

The Growth Plan promotes redevelopment through
intensification, generally throughout the built-up area,
and specifically recognizes the need for more efficient
utilization of lands, compact form and supports the
principle of higher densities in appropriate areas, where
infrastructure and transit services are available. The
proposed conversion of the existing building at 420
Division Street would provide a new 18 room Residential
Treatment Facility. The proposal supports the policies and
objectives of the Growth Plan by efficiently using land
within the existing settlement and built-up area. It will also
contribute a mixture and diverse range of land uses within
the existing community.

In summary, the proposal conforms to the policies outlined
in the Growth Plan as it promotes a form of adaptive re-
use of an existing building and will optimize existing
infrastructure and transit services. It is our opinion that the
proposal conforms to the policies of the Growth Plan for
the Greater Golden Horseshoe.
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7.4 COUNTY OF NORTHUMBERLAND OFFICIAL PLAN (2016)

The County of Northumberland Official Plan (CNOP)
was approved on November 23, 2016 by the Ontario
Municipal Board (OMB). The CNOP provides a broad
policy framework, addressing provincial direction, and
providing additional criteria on a number of regional
matters including: accommodation of population and
economic growth through intensification, providing
access to transportation modes while promoting human
interaction, and creating opportunities for physical activity.
A primary objective of the CNOP is to direct growth to
existing built-up portions of urban areas.

Section A — Vision, Guiding Principles and Land Use
Concept

Section A of the CNOP outlines the vision of the County.
The guiding principles that form the basis of the Plan are
derived from the vision and establish a framework for the
goals, objectives and policies of the Plan. The following
guiding principles are applicable to the proposal:

1. To recognize that the County is made up of a number
of communities of different sizes and identities that all
combine to establish Northumberland’s identity as
a desirable place to live, establish roots, learn and
create diverse economic opportunities.

3. To direct most forms of development to urban areas
where full services are available and to support the
efficient use of land and infrastructure to meet the
needs of present and future residents and businesses
and ensure that an adequate supply of land and
housing choices are available for present and future
residents.

4. To protect and enhance the character of existing urban
areas and rural settlement areas, and to maintain
them as diverse, livable, safe, thriving and attractive
communities.

The Settlement Areas in the County are divided into urban
areas, which consist of the six Urban Areas that have built
boundaries and thirty-nine other Settlement Areas that
are considered to be Rural Settlement Areas. The subject
property is located in the Town of Cobourg, which is
designated as an Urban Area, and has access to full
services. The proposed Residential Treatment Facility will
make efficient use of existing services and will introduce
a new service to the community, supporting the needs of
current and future residents. Additionally, the character of
the existing Urban Area will be protected, as no external
changes have been proposed for the existing building on
site.

Section C - Land Use Designations

Section C of the CNOP speaks to the goals, objectives
and policies with respect to the five land use designations
on Schedule A. The subject property is designated Urban
Area within the Town of Cobourg (Figure 3).

Section CI.1 speaks to the creation of complete
communities within the County’s six Urban Areas. The
following policies are applicable to the subject property
and the proposal:

a) Astrong live/work ratio, where the majority of residents
are employed in the community in which they live;

e) A range of health care services for the majority of the
residents;

f) A range of community and social services to assist the
majority of those in need in the community;

The proposed Residential Treatment Facility will offer a
private health care service that provides lodging, meals
and therapy counselling for men and women recovering
from addiction. The proposed use provides a service that
will assist those in need within the community and greater
surrounding area. Additionally, the facility will provide job
opportunities for the Town of Cobourg, as it is anticipated
that a total of 12 staff will be present during the day and 6
staff will be present over night.
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Section C1.2.2 speaks to Commercial Areas within the
County. The following policies are applicable to the
proposal:

c) Promote the efficient use of existing and planned
infrastructure by creating the opportunity for various
forms of commercial and residential intensification,
where appropriate;

The proposed Residential Treatment Facility is will add
a unique institutional use to the commercial area within
the Town of Cobourg. As a private health care service,
the facility will assist those in need within the community.
Through the use of the existing building, the existing built
form will not be changed. The proposed change of use
will result in the efficient use of existing infrastructure,
as the currently building is fully serviced by existing
infrastructure.

Summary

In summary, it is our opinion that the proposed use of a
Residential Treatment Facility conforms to the vision,
guiding principles and land use planning policies of the
CountyofNorthumberland. The subject propertyislocated
within the Settlement Area of Cobourg and is designated
asan Urban Area. Additionally, the builtform and character
of the building will not be changed as modifications are
not proposed for the interior and exterior, maintaining
the existing character of the surrounding community. The
site has full access to all necessary servicing infrastructure.
Additionally, it is important to note that the addition of the
Residential Treatment Facility will contribute to the variety
of uses within the County, offering a private health care
service to assist those recovering from addiction.

ject Property
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Major Employment Area (Preferred Location)
Agricultural Area
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Figure 3: County Official Plan Schedule A - Land Use
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7.5TOWNOFCOBOURGOFFICIALPLAN(2018 CONSOLIDATION)

The Town of Cobourg Official Plan (2018 Consolidation)
was adopted by Council in May 2010 and approved by
the Minister of Municipal Affairs and Housing in December
2011. In May 2017, the Official Plan was approved by the
OMB. The Official Plan provides a long range blueprint to
guide future land use development and manage growth
within the Town.

Section 3 — Land Use Strategy

The land use framework set out in the Official Plan is
informed by, and aligns with, the principles of sustainable
community development. The Plan recognizesthat growth
presents challenges and opportunities. The Town of
Cobourg is a Regional Centre for Northumberland County
and its vision is an emphasis for sustainable, accessible
and compact development, which is particularly transit
supportive and provides for mixed-use built form along its
main streets, enabling Cobourg to enhance its function as
a vibrant, environmentally aware urban centre.

Schedule A of the Official Plan establishes the general
pattern of development for the existing and future use of
the planning area. The subject property is designated as
Mixed Use Corridor Area on Schedule A (Figure 4).

Section 3.9 — Mixed Use Area

Section 3.9 of the Official Plan speaks to the purpose of
the Mixed Use Area designation:

3.9.1 Purpose

The Mixed Use Area designation recognizes those existing
commercial areas which are oriented to the service of
vehicular traffic and require direct access from arterial
roads and the exposure afforded by such a location. The
designation is designed to recognize those existing uses,
while providing for the transition of these areas to a mixed
use development form by encouraging the introduction of
a range of additional compatible non-commercial uses
to intensify and enhance the use of these areas which are
generally located at major entrances to the community.
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Figure 4: Official Plan Schedule A - Land Use
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Section 3.9.2 outlines the permitted uses within the Mixed
Use Area designation:

The permitted uses, buildings and structures are:

i) commercial other than a commercial use prohibited by
Section 3.9.3;

i) institutional;

iii) light industrial in an enclosed building;

iv) office; and,

v) residential subject to the policies of Section 3.9.4.3 or
as secondary uses in a commercial building.

Itis important to note that the Mixed Use Area designation
permits the use of a “Residential Treatment Facility”, which
can be classified as a private institutional use as it is a fee-
based service, privately owned and run by the Canadian
Centre for Addictions.

Section 6 — Transportation Strategy

Schedule E — Road Network Plan and the policies in
Section 6 of the Official Plan allow for the development
of a transportation network, which provides for the safe,
economic and efficient movement of people and goods.
Schedule Edesignates Division Streetas an Existing Arterial
and John Street as a Local Road. The Traffic and Parking
Brief prepared by Trans-Plan Transportation Engineering
states that the current and future traffic volumes generated
by the site is expected to be relatively similar to the existing
site use.

Section 7 — Municipal Infrastructure Strategy

Section 7 of the Official Plan establishes policies to ensure
thatthe “type and level of infrastructure required to support
the existing and proposed land use pattern” is available.
The Functional Servicing Brief prepared by Crozier
Engineering supports the proposed use of a Residential
Treatment Facility, as there is ample servicing available for
the proposed use.
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Figure 5: Official Plan Schedule E — Road Network Plan
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Summary

In summary, we are of the opinion that the proposed use
of a Residential Treatment Facility conforms to the vision,
guiding principles and land use planning policies of the
Town'’s Official Plan. The subject property is designated
Mixed Use Corridor Area and the proposed re-use of
the property will enhance the vision for sustainable,
accessible and compact development, particularly transit
supportive measures. The re-use provides for mixed-
use built form along a main street, enabling Cobourg to
enhance its function as a vibrant, environmentally aware
urban centre. Additionally, as previously mentioned,

the built form and character of the building will not be
changed as modifications are only proposed for the
interior, maintaining the existing character of the building
and surrounding community. Supporting studies have
illustrated that the site has full access to existing servicing
infrastructure and the parking and traffic related to the site
will be similar in nature. Lastly, the re-use of the building
will contribute to the variety of uses within the County,
offering a private health care service to assist those
recovering from addiction.
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/7.6 TOWN OF COBOURG ZONING BY-LAW 85-2003

The Town of Cobourg Zoning By-law 85-2003 zones
the subject property as District Commercial (DC-2). The
‘DC’ zone permits a variety of commercial, retail and
institutional uses. The subject property is subject to a
“-1" suffix zone, which imposes special use regulations
pertaining to landscaped open space, parking, side yard
setbacks, and front and rear yard setbacks. The existing
Woodlawn Country Inn and Restaurant is permitted within
the '‘DC’ zone.

Section

DC-2 Zoning Provisions

It is important to note that the existing DC-2 Zone does
not permit the use of a “Residential Treatment Facility”.
A Zoning By-law Amendment application is required to
allow for a “Residential Treatment Facility” as a permitted
use.

Requirement

Minimum Lot Frontage 14.1.6 25 metres

Minimum Lot Area 14.1.5 740 square metre

Maximum Lot Coverage 14.1.7 30%

Minimum Front and Rear Yard 14.2.2.4iii) 3.0 metres

Minimum Side Yard 14.2.2.41v) 1.0 metres

g/\t?:értELrJerz Height of Building or 14113 4 storeys

Maximum FSI 14.1.14 1.0

Landscaped Open Space 14.2.2.4i) Minimum 15% of the lot

14224 |1 aceaee e rovkors of S . xcet

Table 1: DC-2 Zoning Provisions
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8. DRAFTZONINGBY-LAWAMENDMENT
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A Zoning By-law Amendment is required to facilitate the
use of a “Residential Treatment Facility” on the subject
property. It is proposed that the subject property be
rezoned to DC-X, with site specific exceptions to allow for

a “Residential Treatment Facility”. “Residential Treatment
Facility” is defined as the following:

A privately owned, fee-based premises, used for the care
or treatment of individuals suffering from a substance
addiction, which provides treatment in the form of lodging,
meals and therapy (counselling, yoga, exercise). Said
facility contains administrative offices to house facility staff.

Please find enclosed the Draft Zoning By-law Amendment,
under separate cover, which is required to permit a
“Residential Treatment Facility” as a permitted use in the
Town of Cobourg Zoning By-law 85-2003, as outlined.
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9. PLANNING ANALYSIS
AND JUSTIFICATION
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9.1 PLANNING POLICY CONTEXT

The proposed use of a Residential Treatment Facility is
consistent with the Provincial Policy Statement (2014),
conforms to the Growth Plan for the Greater Golden
Horseshoe(2019), aswellasthe CountyofNorthumberland
Official Plan (2016) and Town of Cobourg Official Plan
(2018 Consolidation). The proposed use is consistent
with and conforms to policies pertaining to efficient use
of land and infrastructure, application of a range and mix
of uses, and efficient use of transportation infrastructure.

The proposed use is consistent with the PPS. The subject
property is located within the Settlement Area of the Town
of Cobourg. The proposed application of a Residential
Treatment Facility would contribute to the range and mix
of land uses within the Settlement Area, contributing to
the creation of a healthy, livable and safe community. The
proposed conversion of the existing building will continue
to efficiently utilize land, resources, transportation
infrastructure and existing storm drainage and sanitary
systems.

It is our opinion that the proposed use conforms to
the policies of the Growth Plan as it promotes a form of
adaptive re-use of an existing building. This presents the
opportunity to optimize the existing infrastructure and
surrounding transportation network. The proposed use of
the existing building allows for efficient use of land within
the existing settlement and built-up area.

It is our opinion that the application of a Residential
Treatment Facility is consistent with the policies of the
County of Northumberland Official Plan and Town of
Cobourg Official Plan. The existing building on the
subject property will continue to contribute to the existing
character of the surrounding community, maintaining the
builtformand character ofthe site. The site has fullaccessto
all necessary servicing infrastructure and is well connected
to the surrounding transportation infrastructure. The
addition of the proposed use of a Residential Treatment
Facility will contribute to the range and mix of uses though
the application of a private health institution.
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9.2 TRANSPORTATION

The proposed Residential Treatment Facility will make
efficient use of the surrounding road network, which
identifies Division Street as an Existing Arterial Road and
John Street as a Local Road. Direct access to the site will
be provided off of both Division Street and John Street,
allowing future employees and patients to access the site.
The Traffic Brief prepared by Trans-Plan Transportation
Engineering states that traffic volumes generated by the
site are expected to be relatively similar to the existing site
and that the parking supply is in excess of the estimated
future needs, recommending that the proposed use of a
Residential Treatment Facility can proceed on the subject

property.
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9.3 Efficient Use of Infrastructure

The land use planning policy applicable to the subject
property encourages redevelopment through the efficient
use of lands, where infrastructure is accessible and
available. These policies support redevelopment within
settlement areas for the provision of a range and mix of
uses. The land use planning policy in place recognizes
that the achievement of complete communities within
settlement areas requires redevelopment in areas that
are well serviced by existing infrastructure. Based on the
findings on the Functional Servicing Brief prepared by
Crozier Engineering, proposed Residential Treatment
Facility will utilize both existing municipal sewage services
and municipal water services in a matter that protects
human health and the natural environment.
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10. CONCLUSION
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Based on our review of the existing and planned context,
planning policy and supporting materials, it is our opinion
that the proposed Residential Treatment Facility and
associated applicationforaZoning By-law Amendmentare
based on good planning and urban design principles and
will be compatible the character of the neighbourhood by
introducing a new institutional use within the community.
The proposal intends to maintain the existing building
which is already consistent with existing built form
characteristics. It is our opinion that the proposal and
associated planning application should proceed through
the process prescribed by the Planning Act.
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TAIR No.4——

UITE 108,

Stair closed
at 2nd floor

Infilled flat arch

14 'Double' Size Beds this floor

GROUND FLOOR

Total of 40 Beds Proposed
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26 'Double' Size Beds this floor

SECOND FLOOR

THESE PLANS WERE CONSTRUCTED USING THE 1987 ACHITECTURAL PERMIT PLANS and ON SITE
REVIEW COMFIRMING FEATURES AS NOTED BELOW ARE GENERALLY IN THE LOCATIONS SHOWN.

SITE PLAN:

BUILDING FOOTPRINT, PARKING AREAS, DRIVEWAYS, WALKWAYS AND LANDSCAPE AREA.

BUILDING PLANS:
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ISUITE 217

WALLS, DOORS and WINDOWS.

AS BUILT MEASUREMENTS WERE NOT MADE.
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THE CORPORATION OF THE TOWN OF COBOURG

COMMITTEE OF THE WHOLE

MEMORANDUM
COBOURG
TO: Mayor and Council members
FROM: Rob Franklin, MCIP, RPP
TITLE: Manager of Planning

DATE OF MEETING: October 5, 2020

TITLE / SUBJECT: Notice of Complete Application for Zoning Amendment
420 Division Street (399410 Ontario Ltd., Canadian Centre
for Addictions)
REPORT DATE: September 241, 2020 File #: Z-04-20
1.0 STRATEGIC PLAN
N/A
2.0 RECOMMENDATION
The following actions are recommended:
a) That the application be received by Council and referred to the Planning
Department for a report; and,
b) That the notice requirements of the Planning Act, R.S.0O. 1990, c.P. 13,
as amended, be implemented, including the scheduling of a Public
Meeting.
3.0 PUBLIC ENGAGEMENT

Sections 34 (10.4) & (13) of the Planning Act, R.S.0 1990, c.P. 13, as amended
prescribe statutory public notice requirements for a complete application for
Zoning By-law Amendment and for the scheduling of a public meeting.

The notice of a statutory Public Meeting can be provided together with notice of
complete application, or separately. The Municipality is required to give notice
by either:

a) Publication in a newspaper that is of sufficient circulation in the area which
the application applies; or

b) Personal or ordinary service mail to every land owner with 120 metres of
the subject land, and by posting a notice, clearly visible from a public
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4.0

5.0

highway or other place the public has access on the subject land, or a
location chosen by the municipality.

Under the Town of Cobourg’s new public notification procedures, notification will
be provided via both a) and b) above, including sign posting. Additionally, the
application is posted on the municipal website under the Planning Applications
page (Planning & Development). A Public Open House is not required for the
subject re-zoning application, however the procedures specify that where
applications which by their nature and/or interest to the community would benefit
from the convening of an open house, one could be required as determined by
Council at its discretion.

The Municipality’s notification procedures for complete applications and public
meetings meet and exceed the notice requirements prescribed by the Planning
Act.

ORIGIN

On September 14, 2020 the Planning Department received an application for
Zoning By-law Amendment from Weston Consulting Inc. on behalf of the
Canadian Centre for Addictions/399410 Ontario Ltd. to permit a residential
rehabilitation treatment facility at 420 Division Street. See Schedule “A”
Location Map.

BACKGROUND

The subject application proposes to amend the Zoning By-law to add a new land
use to the existing District Commercial (DC) Zone on the 0.37 ha site to permit
a residential treatment facility for persons with drug and/or alcohol addiction in
the soon to be vacated Woodlawn Inn at 420 Division Street. The facility would
have 18 rooms and host up to 40 persons plus support staff.

The Subject Lands are designated as Mixed Use Corridor in the Town of
Cobourg Official Plan (2017) and District Commercial Exception 2 (DC-2) Zone
in the Town of Cobourg's Comprehensive Zoning By-law No. 85-2003. At
present, the land use permissions for the subject facility permit various
commercial and institutional uses but not a residential or commercial
rehabilitation treatment facility. This specific land use is not currently defined in
the Zoning By-law.

The following plans and reports have been submitted in support of the
application:

- Planning Justification Report, Weston Consulting Inc., Sept 2020;
- Traffic and Parking Brief, Trans-Plan, June 2020;

- Floor Plans, Bruce MacNeill Architect, Sept 2020;

- Functional Servicing Brief, Crozier, May 2020.
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6.0

7.0

8.0

9.0

10.0

Following a review of the application, Planning staff has concluded that it
constitutes a complete application in accordance with the provisions of the
Planning Act and the Cobourg Official Plan and is in a position to be formally
received by Council. Pursuant to the provisions of the Planning Act, if the
Municipality fails to approve the complete application within 90 days after its
receipt by Council, the Owner may appeal the application to the Local Planning
Appeal Tribunal (LPAT).

ANALYSIS

This memo is for application receipt notification purposes only, and there is no
staff analysis at this point in time. Once the plans and reports have been
reviewed by the Development Review Team and partner review agencies, and
a Public Meeting convened, a report will be brought back to Council for
consideration.

FINANCIAL IMPLICATIONS/BUDGET/STAFFING IMPACT

There are no anticipated negative financial implications imposed on the
Municipality as a result of the application for Zoning By-law Amendment. The
Owner has submitted the requisite $7,000.00 fee and deposit.

CONCLUSION
The application package and supporting information are currently being
circulated to the Development Review Team for review and comments before
being brought back to Council for consideration, including the convening of a
Public Meeting.

POLICIES AFFECTING THE PROPOSAL

The primary policies affecting this application relate to the Mixed Use Area
designation and the Community Design and Improvement policies of the
Cobourg Official Plan.

COMMUNICATION RESULTS

This Report is intended to advise Council and the public of the application, and
to recommend that Council receive the application, and refer the application to
the Planning Department for a report, and implement the public notification
requirements of the Planning Act, including the scheduling of a Public Meeting.

Please contact the Planning Department if you have any questions or concerns.
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Report Prepared by:

Rob Franklin, MCIP, RPP
Manager of Planning

Report Approved By:
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Prepared by Dilys Robertson, Cobourg Resident.

Proposed Re-zoning of 420 Division Street as an addiction rehab facility

Concerns and Questions: November 24, 2020
For submission to Cobourg Council and others

Notes:

1. Public awareness of the proposed use of the Woodlawn has been minimal, at
best. Council and Council staff have done only the bare minimum to provide
information to Cobourg residents. Confusion about the status of ownership of the
property in Question and misleading information in Weston Consulting’s invitation
to an open house have not helped.

Council and Council staff now need to take urgent steps to raise awareness of
the proposed re-zoning of 410 Division street among Cobourg residents.

2.The submission also addresses concerns expressed to me by a number of
Cobourg residents.

3. The ‘Open house’ hosted by Weston consulting, including staff members from
the CCFA was held viz a Zoom webinar. This version of Zoom provides for very
limited involvement by those who registered. The information provided and
answers to questions were sketchy at best.

4. Please see the list of questions that require answers on page 3.

Introduction.

Most concerns relate to the inappropriateness of the physical location of the
property for an addiction rehabilitation facility. This raises concerns for a) the
safety of Cobourg residents, b) the chances of recovery and safety of patients at the
facility and c) the potential drain on local emergency services.

The property in question is in effect in the center of Cobourg, facing onto the
busiest street for traffic in Cobourg (after King Street), within easy walking
distance of shops, including the liquor store, pharmacy and the Medical Center on
University. It is steps away from the Beer store, school and Church. It backs onto
John Street, with its history of drug problems. Indeed it is safe to say that drug
addiction and related problems, such as homelessness, robbery and violence, is
now a serious problem in Cobourg.
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Prepared by Dilys Robertson, Cobourg Resident.

Community Safety. The CCFA treats people with alcohol and drug addictions.
The latter includes: cannabis, cocaine, fentanyl, crack and heroin.> The potential
for violence, robbery, suicide attempts and emergency services based on these
kinds of dependencies exists. Patients are not prisoners and cannot be physically
restrained from leaving the premises, despite the use of cameras and monitoring.
With temptation so close at hand, this is an obvious concern.

According to Canadian statistics,? alcohol and cocaine accounted for the highest
costs to the criminal justice system. Cocaine was associated with 24% of all costs
related to violent offences. The same statistics showed 277,060 hospitalizations
related to addictive substance use in Canada (2017).

In many cases, those with substance addictions enter rehabilitation facilities
because they see little other option. For example, in Ontario, DUI repeat offenders
are required to seek such services as a condition (among others) of regaining their
driving licenses. In other cases, it may be a condition of continued employment.
The payment of substantial fees paid for inpatient addiction treatment by the
patient, their employer or family members does not of itself relieve the patient of
the physical and mental health effects of addiction.

Response to a question at the Open House about the accessibility to drug addicts
and dealers, given the facility location, was of particular concern. A CCFC
representative replied that if a person ‘wandered in’ seeking help, of course they
would offer help and referrals. Does this mean that anyone could just ‘wander in’?

CCFA have indicated they intend to have 40 inpatients at the facility. However
once re-zoning is passed, there is nothing to stop that number from potentially
doubling. And that does not count the number of out-patients admitted on a daily
basis. Will CCFA increase its staffing levels accordingly?

Lack of Legislative Oversight. Since it is a for profit organization, it is not
covered by Provincial Government standards.® It is however covered by the
Occupational Health and Safety Act and COVID-19 emergency requirements. Out
of town inpatients, out patients and family member who drive patients to the

1 See CCFA Dorset Street Residence website.

2 Canadian Center on Substance Use and Addiction Canadian Substance Abuse Costs and Harms 2015-2017.

3 Ontario Provincial Standards for Adult Residential Addiction Services Addictions and Mental Health Ontario 2017
Standards Manual
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Prepared by Dilys Robertson, Cobourg Resident.

facility all carry varying degrees of COVID-19 transmission risk to the residents of
Cobourg.

What is not known about CCFA. Little is known about the corporate structure of
this organization. It is a numbered company apparently administered by a Legal
firm. Does it have a Board of Directors? Who is the Chief Executive or person
responsible for overall management?

Little is known about the use of local emergency services by CCFA’s Port Hope
facility. Enquiries to the Police have been to no avail; nothing is known about
hospital emergency occurrences related to this facility.

Questions for Council and Council Staff

The residents of Cobourg deserve answers to these questions. Cobourg Council
needs these answers in order to make informed decisions, taking the interests of
Cobourg residents into account.

1. What is the corporate structure and identify of senior management of the
CCFA?

2. What is the potential drain on local emergency services posed by this
facility?

3. What is known about the rate of occurrences involving emergency services
during the operation of CCFA’s Port Hope Facility?

4, Will Council be obtaining information from the Police Chief and
Northumberland Hills hospital about occurrences at the Port Hope CCFA facility
that required the use of emergency services? For example, what is the rate of
police arrests for drug possession and drug dealing in Cobourg?

5. Has Council identified any other private, for profit addiction facility located
in the center of a town and related occurrences affecting the safety of the
community?

6, How many inpatients, out patients and family members or others who drive
them to the facility come from out of Town?
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Prepared by Dilys Robertson, Cobourg Resident.

7. How many of the above travel to Cobourg from COVID-19 hot zones?*

8. Do existing Cobourg by-laws allow for the construction of a fence along the
frontage of 410 Division street?

9..  What extra security measures would need to be taken by: residents in the
Immediate vicinity (many of whom in close-by apartments are seniors); St
Michael’s school, the Beer store, Church and Medical center?

10.  What steps will be taken by Cobourg Council to inform residents and
organizations noted above of the potential risks to local home owners and the
organizations listed above?

4 Questionnaire screening, temperature taking and even testing for COVID-19 is not a guarantee of freedom from
infection.
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From: rick lovekin
Subject: WoodLAWN Planning application meeting Nov 30

Date: November 30, 2020 at 11:03:49 AM GMT-5
To: clerk@cobourg

I am writing this email to voice a concern regarding the rezoning application being considered
for the Wood Lawn Terrace building at 420 Division Street .

| respectfully request that a risk assessment be done on how this application would effect the
local business and the Residential community close to this proposed facility and also to the
town of Cobourgin general .

Our experiences with Transition House have been horrific with both the downtown businesses
and the local residences . The Wood lawn application is for double the amount of addicts to be
introduced to the area.

Transition House has exerted a tremendous strain on the Cobourg Police, Fire services and the
Emergency services . This has resulted in both a huge economic cost and a very real concern
for safety.

| understand Transition House is an Emergency shelter and the proposed Wood Lawn
application is for an addiction treatment facility but the reality is there will be a 200 % increase

in addicts into the immediate area.

Could you please inform me if a risk assessment study is part of this application and if so how |
could be informed of the results of that study .

Regards

Rick Lovekin [N Cobours [
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From: Clerk Cobourg

To: Krystal Christopher
Subject: Fw: (EXTERNAL SOURCE) Treatment facility
Date: November 30, 2020 3:10:17 PM

From: David Wright

Sent: Monday, November 30, 2020 2:38 PM

To: Clerk Cobourg

Subject: (EXTERNAL SOURCE) Treatment facility

Hello,

My name is David Wright and | am a resident of Cobourg.

| fully support the notion of a treatment facility opening in Cobourg. As someone who owns a home under a
kilometre from the proposed site, | do not feel there would be any negative impact to the community or myself by

allowing a facility to support and guide people back to health.

Addiction is a disease and it does not discriminate who it targets, much like cancer. Yet we would support a cancer
facility opening in our community to save lives but are opposed to saving lives from addiction.

For those unaware with how facilities treating addiction operate, there are strict rules to be adhered to as well as
stringent drug and alcohol testing throughout the rehabilitation process.

As mentioned earlier, | am a home owner, tax payer and volunteer in this community and someone who lives sober
because of my time spent in this type of facility.

1 would like this to be published for public meeting tonight. Thank you for your time.

David Wright

Sent from my iPhone
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From: Clerk Cobourg

To: Krystal Christopher
Subject: Re: Treatment Facility
Date: November 30, 2020 3:10:44 PM

From: tan Mickelvey I

Sent: Monday, November 30, 2020 2:37 PM
To: Clerk Cobourg
Subject: (EXTERNAL SOURCE) Treatment Facility

To whom it may concern,
Could your please publish my comments at the public meeting tonight regarding the
rehabilitation treatment facility?

| would like it to be known that | fully support the idea of a treatment facility for people living
with addiction at the old Woodlawn inn.

People that are living with addiction are suffering, if they are willing to seek treatment they
want to make a positive change. If the town of Cobourg opposes a treatment facility, they are
denying people the opportunity to make that positive change in their lives.

| have seen the benefits of a treatment facility from friends that have gone through
treatment.
Not only would the town be supporting people that need help but the town would benefit

from this as well. A facility like this would create jobs and generate income.

Thank you,
lan McKelvey

Get Outlook for iOS
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