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Town of Cornwall Official Plan 
and Zoning and Subdivision 

(Development) Bylaw Review, 2019

Why Do We Need to Review the Official Plan?
An Official Plan is a very important municipal document. It sets out the goals and objectives of the municipal community 
with respect to the development of land and establishes the foundation of the Zoning and Subdivision Bylaw that 
regulates land development. In many respects the Plan shapes the community since plans typically set the direction of 
infrastructure development and other initiatives that the community commits to undertake.

The Province must approve official plans prepared for municipalities on the Island. The Prince Edward Island Planning 
Act , furthermore, requires planning documents to be reviewed within five years of the their approval.

The Town of Cornwall’s current Official Plan and Zoning and Subdivision (Development) Bylaw were adopted in 2014. 
The Town must now be reviewed to create new documents for the coming period from 2019 to 2024.

The Town has engaged Stantec Consulting Limited to undertake the review. Beginning in June 2019, we will be 
conducting consultation with the community to determine the issues community members believe require attention. This 
consultation is vital to the success of the planning process. Through research and community consultation, we expect to 
address the following objectives set out by the Town to guide our work:

• To ensure the development, over the life of the Official Plan and Zoning & Subdivision Control (Development) Bylaw, 
of a culturally and socially healthy community

• To explore and stress the vitally important relationship between the Town and its service area

• To accommodate orderly growth and increased safety along the Trans Canada Highway made possible by the Cornwall 
Highway Realignment Project

• To review and update the goals, objectives, and policies of the Official Plan

• To review and update the goals, objectives, and policies of the Official Plan

• To ensure the Official Plan and Zoning & Subdivision Control (Development) Bylaw conform with Provincial 
legislation

• To develop a revised Official Plan and Zoning & Subdivision Control (Development) Bylaw that facilitates orderly 
growth, preservation, sustainability and economic development.

We are providing opportunities through public consultation sessions in June and September for community members to 
express their ideas for the future of  Cornwall and to identify issues with the Official Plan and Bylaw that they feel should
be addressed. The following panels provide an overview of the town and current issues to consider. While we hope they 
will encourage discussion, we want to hear about challenges you have had to deal with, ideas you think should be tried, 
and the town the you would like to see Cornwall become.

Stantec Consulting Ltd. 
165 Maple Hills Avenue
Charlottetown, PE C1C 1N9

Town of Cornwall
39 Lowther Drive 
Cornwall, PE C0A 1H0



General
• To preserve the unique rural/urban character of Cornwall.
• To foster a civic environment which provides a sense of safety and stability while offering 

opportunities for human enrichment and economic growth.
• To build a common sense of pride and ownership of the Town.
• To encourage new, innovative and economical housing forms.

Social
• To foster the creation and maintenance of a safe, efficient, stable and visually appealing residential 

environment.
• To foster social interaction and healthy lifestyles for all residents of the Town.
• To provide a range of housing opportunities to meet various socio-economic needs.
• To place increased emphasis on the special needs of seniors, youth, and the mentally and physically 

challenged, including emphasis on care services, health programs, afford ability, inclusion, cultural 
diversity and accessibility.

Economic
• To protect and enhance the long term viability of farming in the Town.
• To create expanded opportunities for commercial and light industrial development in keeping with 

the Town’s development policy.
• To increase the Town’s assessment base.
• To maintain affordable and competitive property tax rates and utility rates for all Cornwall property 

owners.
• To expand local employment opportunities.

Physical
• To encourage the development and maintenance of safe and efficient pedestrian, cycling, public 

transit, vehicular and other circulation systems in the Town.
• To encourage and act on opportunities to develop elements of a future Main Street (Jessie Street and 

Business Park to Meadowbank Road) along the current Trans Canada Highway.
• To maintain cost-effective, high quality and environmentally sound central water supply and sanitary 

waste collection and treatment services which accommodate the present and future needs of the 
Town.

• To manage storm water run-off in a safe and cost-effective manner.
• To establish a plan for future development which maximizes efficiency and minimizes land use 

conflicts.
• To ensure an adequate supply of land to accommodate the projected needs of various land uses 

within the period of the Plan.
• To establish a schedule of fees for permits and other services.

Environmental
• To protect the quality and supply of groundwater and surface water resources in the Town.
• To protect and enhance significant natural areas in the Town.
• To create and maintain opportunities for our residents to experience nature first hand.

What are We Dealing With?
While the core of a municipal plan is policies to guide land use and development, the overall objective is to improve 
the environment in which residents live. In the words provided to us by the Town, the Official Plan and Zoning and 
Subdivision Bylaw should ensure “a culturally and socially healthy community .”

The goals and objectives contained in Cornwall’s current (2014) Official Plan reflect the breadth of considerations 
that the planning process should address:

To deliver on these goals and objectives, furthermore, the Official Plan should coordinate the activities of municipal 
departments. It is a framework for municipal operations and a guide for prioritizing capital investments.



How does Cornwall Compare?

The town has continued to grow steadily since. 
Population grew by 2.9% immediately after 
amalgamation to 2001. From 2001 to 2006 it again 
increase by 5.9% and between 2006 and 2011 it surged 
by 10.5%. The rate of increase dropped, however, 
between 2011 and 2016 to 3.6%. Stantec projected the 
populations for 2021 to 2036 shown in the following 
figure. The projection, which is based on continuation of 
trends experienced during the 2001 to 2016 period, 
suggests Cornwall will continue to grow but at declining 
rates, until its population falls back slightly at the end of 
the period between 2031 and 2036.  

As the figure also illustrates, changes in Queens County 
have shaped Cornwall's population growth. The town's 
steady growth closely tracks the overall increase in the 
county. The town has increased its share of population in 
the county slightly, going from 6.2% in 2001 to 6.5% in 
2016. We expect it will continue to grow at a very similar 
pace to Queens County, although we anticipate the 
county will continue to grow modestly through 2036.
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What About the People?

A key reason that we expect the rate of population 
growth in both Queens and Cornwall to decline is the 
aging local population. This is the most common reason 
for population decline across Canada and is much more 
influential in rural areas than in towns like Cornwall. 
Nevertheless, we can expect the number of children in 
Cornwall to decrease in the future and the number of 
elderly residents to increase steadily. Not only will this 
eventually lead to fewer residents, it will have immediate 
effects on many features of the town such as school 
enrollments and participation in certain types of 
recreation activities. It may also create pressures for more 
suitable housing types for senior residents, and additional 
development to ensure the population base required to 
support existing infrastructure. 
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What’s Happening Now?
The Town of Cornwall was created in 1995 through the amalgamation of the incorporated communities 
of Cornwall, Eliot River, and North River. The year after amalgamation, the Census of Canada found 
4,291 residents in the new town, up 5.9% from the combined population of the separate municipal units 
at the preceding census in 1991.
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What Could That Mean?

The shift in housing demand is already apparent.  The 
number of housing units in Cornwall classified as “Other 
Attached” (i.e., low-rise apartments, duplex and semi 
units, rowhouses) increased by 145 (38.5% or from 
20.5% to 25.6% of the town’s housing stock) between 
2011 and 2016. We anticipate continued additions of 
these units to the community.

We are however limited in our ability to project future 
local housing demand because the lack of historical 
housing data of the type shown in the table to the left 
from which to estimate trends. Data suggest that older 
residents are more interested in apartments and attached 
units but the tendency may not be fully expressed in a 
community like Cornwall where these types of units have 
note been available in the past.



The Main Issue?
Changes to Cornwall’s Main Street as a result of the Trans Canada Highway realignment project are a key issue to be 
addressed by the Official Plan and Zoning Bylaw review. Fortunately, the consulting firm Ekistics Planning and 
Design has studied the change in depth on behalf of the Town. In July 2018, as part of work commissioned by the 
Town, Ekistics held a business owners workshop and a public workshop, and interviewed a variety of stakeholders. 
They also conducted a public questionnaire survey. In October, they hosted an open house to present the draft plan.

The Main Street Plan is a substantial 122-page document that cannot be easily summarized here. The paragraph 
leading off the subsection titled “Guiding Vision & Principles,” however, gives a good overview of the Plan’s vision 
for a new Main Street that will:

… see it transformed from a fast-moving conduit for vehicles into a destination onto itself for walkers, vehicles 
and cyclists. This goal is in keeping with the Complete Streets goals which are now being implemented across 
North America in large cities and small towns. The vision is to make Main Street a sage corridor for most of 
transportation, to enhance the parks along its length creating destinations for residents and tourists, to create an 
integrated and complete open space network around the town and using Main Street as a backbone to the trail, 
and to significantly increase the housing options along the corridor.

Ekistics states that the residents they consulted envisioned a stronger commercial core better connected to parks 
and recreation facilities, and the Town’s Active Transportation network (i.e., trails and cycling paths). Among 
additional principles for redevelopment of the street, Ekistics emphasizes construction of new buildings on the 
street line, structures from 3 to 6 storeys high with commercial uses at the ground level, development of 600 
residential units within 200 metres of Main Street, and development of an open space master plan for the town.

The Complete Streets concept is a new design approach aimed at restoring a more traditional balance among street 
users. It recognizes that the priority given to automobiles in street design has been excessive and equal consideration 
needs to be given to safe access for pedestrians, bicyclists, and transit riders of all ages and abilities. While Complete 
Streets accommodate automobiles, equal consideration is given to provisions for pedestrians and bicyclists, to transit 
stops, and to safe street crossing. 

The key physical features of Ekistics’ Main Street Plan are illustrated by the their Framework Plan. The Framework 
Plan provides for densely developed shops and services designated as the “Mixed Use Commercial Core.” They plan 
also calls for the development of a bikeway to run the length of Main Street and continued improvement of 
recreation and community facilities that are already well-established in the corridor but, in some cases, are awkward 
to access because of  current restrictions on connecting roadways and driveways to the limited access highway.

Framework Plan

The Official Plan and Zoning and Subdivision Bylaw will provide the framework for transforming Main Street. 
Ekistics has helpfully provided a list of recommended Plan and Bylaw changes including designating a "Main Street 
growth corridor," providing for a wider range of housing types, detailed specifications for new commercial 
structures, and developing an integrated transportation plan to facilitate all modes of transportation within the area. 
Proposed Bylaw amendments include renaming the current General Commercial Zone applied to the existing Trans 
Canada corridor as the Highway Commercial Zone to be applied to the new Trans Canada alignment. For the new 
Main Street, Ekistics proposes a new Mixed Use Commercial Zone that will, among other things, prohibit parking 
between buildings and street sidewalks and buildings of only one-storey, while permitting structures up to six storeys
high, except on properties abutting residential structures, which they recommend limiting to four storeys.



What’s More?
While the transformation of the Trans Canada Highway corridor into Cornwall’s Main Street is an important issue, 
the scope of the Official Plan is broad. The location of the new highway corridor, for one thing, has major 
implications for Cornwall. It will be subject to much stricter access controls than the current highway through the 
town, but it will incorporate an interchange that can be expected to be the focus of substantial new development. 

Interchanges are ideal locations for highway-oriented commercial uses such as gas stations and fast food outlets. 
Adjacent lands can also attract industrial and warehouse uses that will benefit from quick access to the highway and 
will be less concerned than residential property owners with highway impacts such as noise. The barrier created by 
the highway corridor may itself be beneficial to separate industrial and residential areas. Provisions for lands at the 
interchange and along the new highway corridor will therefore be critical for the new Plan and Bylaw.

Across the town, other important issues include:

Water Supply 

The Town’s current water system can accommodate roughly 800 more dwelling units. Council has already approved 
200 for development and about 150 units are in process. To allow for more development, the Town is looking at 
development of a new wellfield with its own tower. A second tower will create redundancy so the utility can do 
maintenance work on the current tower.

Wellfield Protection

Water is vital to survival but can be dangerous if not properly protected. Zoning is often used to protect wellfield 
areas used for public water supply. Water Source Protection Zones normally prohibit land uses that may pose a 
threat to water quality (e.g., particularly gas stations and similar fuel handling facilities but also residential uses and 
businesses). They may also prohibit or limit activities that can contaminate a water source, most notably agriculture. 

Cornwall has not adopted this type of protection for its current well field or its planned second wellfield. While 
restrictions on property owners are severe, assurance that municipal water is clean and safe is vital to all residents. 

Watercourse Protection

While surface waters in the North River and West Eliot River, and smaller watercourses such as Hyde Creek and 
Howard Creek are not used for drinking, the quality of water is important to wildlife that live in them or regularly 
use them. It is also important to citizens who enjoy viewing waterways, fishing in them, or boating on them. 
Watercourses also represent a danger because they are prone to flooding and erosion. Building too close to a 
watercourse can endanger property and lives. It may displace important wildlife habitat and it may also impact other 
properties because building within a flood zone will reduce the volume of water that the floodplain can absorb, 
raising the overall level of flooding.

Province of PEI legislation has established a 15-metre (50-foot) buffer zone around all watercourses (i.e., lakes, 
ponds, rivers, and streams) in which a Watercourse or Wetland Activity Permit is required to undertake any 
alteration to the watercourse. Many municipalities have increased the depth of buffer zones to augment this 
protection. Both Charlottetown and Stratford, for example, have restricted development on land within 23 metres
(75 feet) of a watercourse or wetland. The Town of Cornwall has no restriction on development next to a 
watercourse or wetland, although the Province’s 15-metre standard applies.

New Housing Types

The Main Street Plan calls for varied housing types including taller buildings incorporating apartments. The Town 
also recently adopted an Affordable Housing Policy supported by incentives to build dwelling units meeting 
affordability criteria (i.e., cost less than 30% of the household’s pre-tax income). 

Providing diverse housing is not only important to accommodating lower income residents but also residents who 
are in specific age groups or dealing with personal challenges. Apartments in single-detached homes or in accessory 
structures such as “garden suites” on properties with single-detached residences allow residents to accommodate 
relatives and friends economically where they can provide support. Apartments fill the needs of young adults who 
do not need to accommodate a family and do not usually have the means to afford their own home, but they are 
also well-suited to older residents who find a home and property is difficult for them to maintain or may simply take 
them away from personal activities on which they place a higher priority. They may also be suited to families for 
similar reasons, particularly immigrants who may come to Cornwall for places where they are accustomed to rental 
accommodation and apartment living.

Planning and zoning has often restricted these types of residential uses out of concern for compatibility and 
property values. While the integration of different housing types remains a consideration in planning communities, 
we are learning to reduce impacts through effective design. We want to create neighbourhoods in which people of 
varied backgrounds can live together through all the stages of their lives.



https://cornwallopreview.home.blog/

Keep in Touch
Follow the Official Plan Review process on our website. We will post meeting notices, meeting results, and project 
documents as they are produced. Comment on the articles and the process to have your say in Cornwall’s future.

Task Start Date End Date
Step 1: Project Start-up April 25, 2019 April 25, 2019
Step 2: Background Research and Analysis April 26, 2019 June 7, 2019
Step 3: Consultation Week June 10, 2019 June 13, 2019
• Council Briefing
• Public Consultation Meeting 1
• Public Consultation Meeting 2
• Council Wrap-up

Monday, June 10, 4:30-5:30 pm
Tuesday, June 11, 7:00-9:00 pm
Wednesday, June 12, 7:00-9:00 pm
Thursday, June 13

Step 4: Draft Official Plan and Bylaw Preparation June 17, 2019 August 30, 2019
Step 5: Public Review mid-September 2019 late-September 2019
Step 6: Final Official Plan and Bylaw Preparation October 2019 November 30, 2019

Stay with the Program
Our current schedule for the Official Plan and Zoning and Subdivision Bylaw Review calls for us to complete work 
before the end of 2019. The current Consultation Week involves two meetings with Cornwall Town Council and 
two open public meetings. The first public meeting will allow us to hear the concerns and ideas of town residents. 
At the second meeting, we will summarize that input and provide our preliminary thoughts on our response. 
Through discussions with the public and Council we will determine the scope of amendments needed to the Official 
Plan and Zoning and Subdivision Bylaw. We will re-draft the current documents this summer so that we can bring 
them back to Cornwall for public and Town Council review in September.

We are 
here

Anything Else You Can Think of?
Basically, we are interested in anything you can think of that will make Cornwall a better place to live. Planning 
covers many issues. Think of the words below but also think of concerns and hopes that you have for your 
community and let us know how you think the Plan and Bylaw can meet your expectations.

https://cornwallopreview.home.blog/
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