Date:  April 9, 2010

To:     Borough of Pierrefonds-Roxboro, City of Montreal

From: Martha Bond

Re:     Recommendations for proposed zoning by-law

Specific changes recommended
1. The new zoning by-law should only include zoning changes strictly required for harmonization.  It should not include a grab bag of spot zone changes not previously rezoned individually listed in the Rezoning Table as well as other such changes not included in the table, in the new grid or identified on the zoning change map as this bypasses the democratic vote of adjacent property owners. Of the 68 zone changes, around half don’t relate to harmonization.
 

2. Mixed zoning should clearly show this status on the zoning map. For example, H/C could be a simple and easily understood code for a mixed zone permitting housing and commercial.
 

3. Enlarging and combining zones with comparable zoning characteristics does not constitute harmonizing. Creating “megazones” will not be in the best interests of residents as future zoning changes will require many more votes for a register and votes from voters not immediately affected by zone changes as their properties are far away. Therefore, the proposed new zones should remain the same size or be smaller than existing zones.

4.  Briarwood Park (and pool) on Pavillion appears to not be zoned a park; it should be.

5. Zone change 5, Alexander Park.  The lot should not be rezoned residential. Besides a loss of irreplaceable park land, the lot may have unsuitable soil conditions imposed by possible outcropping appearing as a ridge on the north side of the lot.

6. Zone change 17, Les Trois Arches restaurant and meeting centre, Meighen st.    Such a valuable business managed properly would be viable.  The building is also a listed heritage property and therefore it is the borough and owners responsibility for preserving the value of the heritage building and property.  So the proposed new zone should be restricted commercial allowing a restaurant, meeting centre and other related businesses only so that the heritage property remains intact.  This beautiful property needs the borough’s protection as it is a tremendous asset for the community. 

7. Zone change 21. Cleroux residential property being changed to commercial behind residences on Henri-Fabre should remain residential with the acquired right for partial commercial. Residents strongly oppose this.

8.  Zone change 29, 9th  and 11th  ave., Roxboro sector.‏ A house built in a park zone (existing P-120) is being changed to a residential zone (existing H-108).  What was the zoning at the time the permit for constructing the house was given? Is this a correction of an acquired right or not? The lot is north of Roxboro Chalet according the zoning map.
General comments
 

The public has not been well informed by the borough.  This is proven by the lack of participation by the public considering the great impact so many zoning changes will cause to residents. The borough did the minimum required by law. However the law does not prevent the borough doing more than the minimum, for example, from advertising the proposed zone changes on the borough electronic websites.  Was this done?  I never saw any information about this adoption of the new zoning by-law on the electronic website so it was not well advertized if it was at all.  The borough also has other standard billboards which didn't give any information about this either.  Also, there is no longer any poster at the borough hall about the proposed zoning changes or any posted public notice.  Does the law permit its removal at this time?
The borough has lost considerable money by not charging for zone changes.  Also, by providing free zoning changes the borough administration is encouraging a lot of spot zoning changes which is undesirable for adjacent property owners and the borough at large.
 

By adopting about 68 spot zone changes in one borough-wide zoning by-law change, the borough avoids local registers which represent local democratic rights of voters to oppose for the most part nuisance by-law changes that may or may not increase property tax values.  However, some of the proposed zoning changes will destroy local services, businesses and employment. How does this favor the public's interest?
 

Is the borough deliberately downplaying the significance of the zone changes in order to make them sound innocuous?  Also by adopting so many at one time it is nearly impossible for citizens to understand them.   For example, in the rezoning table the explanation often given is zone change to conform to the urban plan.  The new urban plan may be very different from the existing zoning and current use and create nuisances for adjoining property owners. The urban plan should for the most part conform to the existing zoning. 
The borough should amend the proposed by-law changes and remove all the spot zoning changes and postpone the adoption of the zoning by-law for several months in order to better consult the public.  The borough could better inform the public and receive feedback from the public through questionnaires and posters set up at the borough hall and public libraries, on billboards etc.  

The zoning change table and map was not available on the borough website in English until only a few days ago; this contributed to restricting public access to the information.
 

The deadline for briefs and the entire consultation process should be delayed to permit more review by and feedback from the public.
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