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BACKGROUND
The following Planning Justification Report (PJR) is being submitted in support of an application for an
Official Plan amendment (OPA) affecting the subject lands, known legally as 621 Dundas Street East, or
Part of Lots 11-13, Broken Front Concession, City of Belleville (Figure 1 – Site Location). The OPA
application is required in order to redesignated the subject lands to a future residential designation in
order to facilitate the future development of the site. This PJR will provide details of the site
characteristics, a summary of the conceptual plan for future development, and an explanation of how the
redesignation of the subject lands is consistent with, and conforms to the applicable Provincial and local
land use planning documents.
1.1

Proposed Future Development and Reasons for Amendment

The applicant, 2255718 Ontario Inc., is proposing a large-scale residential development on the subject
property, which is the site of the former Bakelite Thermosets manufacturing facility. As noted on
Figure 2 – Concept Plan, the development, which will be known as “Osprey Shores”, will likely feature
a mixture of residential units, including single detached, townhomes, and apartments. The Concept Plan
also includes blocks for local/small-scale commercial uses (convenience retail, medical and
professional offices, personal service retail, etc.). Furthermore, the plan features a multi-purpose
trail network to provide connectivity to the shoreline and natural heritage features on the site.
The subject lands are currently designated Environmental Protection, according to Schedule “B” to the
City of Belleville Official Plan. In order to permit the future residential development of the site, the subject
lands must be redesignated, by way of an OPA, to the Residential land use designation. The portions of
the property located within existing natural heritage features and their associated buffers will remain in
the Environmental Protection land use designation.
At this point in time, the proposed development on the site is still in the conceptual design stage. The
purpose of the conceptual design is to demonstrate where future development may occur within the
context of natural heritage constraints that have been established through consultation with the Quinte
Conservation Authority (QCA). Due to the heavy industrial activities that took place on the site, further
technical analysis and site remediation must occur prior to any residential development on the subject
lands. Therefore, the final design of the development, including the street network, park blocks and
location of units, as well as the density and total number of units, will be confirmed through future Planning
Act applications, such as plans of subdivision/condominium and Zoning By-law amendment(s). It is
1
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anticipated that those future applications will be accompanied by the appropriate level of technical
analysis (environmental site assessment, natural heritage evaluation, functional servicing, stormwater
management, etc.), to be confirmed by City and QCA staff.
1.2

Description of Subject Property and Surrounding Lands

The subject property is located at 621 Dundas Street East, in the southeastern portion of the City of
Belleville. The property is bound by the Canadian Pacific Rail Line and Dundas Street to the north and
the Bay of Quinte to the south. The total lot area of the property is 31.6 hectares (78 acres), with 51.3
metres of frontage on Dundas Street and 653 metres of frontage on the Bay of Quinte.
As noted above, the property is the former site of the Bakelite Thermosets plant, which manufactured
synthetic plastic-based appliances, dinner plates, and other household items and accessories. The
manufacturing of the Bakelite (polyoxybenzylmethylenglycolanhydride) material resulted in a variety of
chemical by-products being released onto the site.
Most buildings and structures associated with the Bakelite Thermosets plant have been demolished; only
a small barge-loading structure on the southern shore (south of the lagoon) and some cement foundations
remain on-site.
The property drops slightly in elevation from the northern portion towards the Bay of Quinte. Most of the
property features tall grasses and early successional vegetation, including shrubs and small trees. There
is a large human-made lagoon located within the southwestern portion of the property where the
vegetation is much denser and overgrown that the northern portion of the property where factory buildings
were located.
The subject lands are located in a transitioning commercial and industrial area. The lands between
Dundas Street (former Highway 2) and the Bay of Quinte have, in the past, been the site of a number of
industrial and commercial uses. However, many of the heavy industrial uses have closed and gradual
redevelopment of the area has taken place. There are a mixture of land uses near the site, including light
industrial, medical offices, community services and local commercial uses. There is also a large
residential enclave located approximately 125 metres north of site.
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1.3

Pre-consultation and Supplemental Information

A virtual pre-consultation meeting was attended by the undersigned and Desta McAdam, Manager –
Policy Planning, with the City of Belleville on July 16, 2020. It was determined at this meeting that an
Official Plan amendment application to redesignate the site for future development would require a
Planning Justification Report and a Concept Plan. Therefore, it is our opinion that the submitted
application reflects the discussions at the meeting in terms of the purpose and scope of the proposed
amendment affecting the subject lands.
1.4

Concept Plan

The enclosed Concept Plan (Figure 2) shows a total development area (all lands beyond the natural
features and hazards as discussed herein) as approximately 15.8 hectares. This development area does
not include a municipal sanitary easement and a buffer strip adjacent to the CP Rail line that will
accommodate a potential noise berm.
The Concept Plan shows a number of different housing types, including some single detached dwellings
and townhome dwellings arranged on individual lots and in plans of condominium. The Plan also shows
a number of apartment buildings of varying heights arranged on condominium blocks. An internal street
network will connect to Dundas Street at the intersection with
Although the total number of units shown on the Concept Plan is 661, this number should not be viewed
as a firm unit yield on the subject lands. As noted herein, the purpose of the Concept Plan is to
demonstrate that the development area on the site can accommodate future large-scale residential
redevelopment.
POLICY REVIEW
Land use policies and regulations affecting the subject lands include the 2020 Provincial Policy Statement
(PPS) at the provincial level. At the municipal level, the City of Belleville Official Plan and Zoning By-law
affect the subject lands. In this section of the report, the proposed OPA will be reviewed in the context of
the policies and provisions contained in these documents.
2.1

Provincial Policy Statement, 2020

The Provincial Policy Statement (2020) came into effect on May 1, 2020 and provides policy direction on
matters of provincial interest as they are related to land use planning. All planning applications that are
5
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made after that date are subject to the provisions of the PPS. The PPS was issued by the Province under
Section 3 of the Planning Act and it is required that all decisions affecting planning matters “shall be
consistent with” policy statements issued under the Act. Consideration has been given to the relevant
provisions of the PPS with respect to the subject planning applications.
2.1.1

Managing and Directing Land Use to Achieve Efficient and Resilient Development and
Land Use Patterns

Section 1.0 of the PPS contains policies designed to build strong and health communities in the Province
of Ontario. According to Section 1.1.1 of the PPS, “[h]ealthy, liveable and safe communities are sustained
by:
a) [p]romoting efficient development and land use patterns which sustain the financial well-being of
the Province and municipalities over the long term;
b) [a]ccommodating an appropriate range and mix of residential …, employment …, institutional …,
recreation, park and open space, and other uses to meet long-term needs;
c) [a]voiding development and land use patterns which may cause environmental or public health
and safety concerns; …
i.

[p]romoting cost-effective development patterns and standards to minimize land consumption and
servicing costs; …”

The subject lands are located within a settlement area on a brownfield site in an existing built-up area.
As shown on the Concept Plan, potential future development on the site can be in the form of a number
of different housing types and tenures. Also, the wetland and shoreline features will be preserved in the
Environmental Protection designation and will provide park and open space opportunities for future
residents. Future development will represent an efficient development pattern: a higher number of units
on lands in an existing built-up area that does not require the extension of municipal services. It is our
opinion that the subject lands represent an ideal site for future residential development and is in keeping
with Section 1.1.1 of the PPS.
2.1.2

Settlement Areas in Municipalities

As noted, the subject property is located within a settlement area (Belleville) and is, therefore, subject to
Section 1.1.3 of the PPS. Section 1.1.3.1 states that: “Settlement areas should be the focus of growth
and development, and their vitality and regeneration shall be promoted.” Additionally, Section 1.1.3.2 of
6
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the PPS states: “Land use patterns within settlement areas shall be based on… a mix of land uses which:
efficiently use land and resources; [and] are appropriate for, and efficiently use, the infrastructure and
public service facilities which are planned or available, and avoid the need for their unjustified and/or
uneconomical expansion.” Further, the land use patterns in settlement areas shall also be based on
“...opportunities for intensification”.
The redesignation of the lands to the Residential designation will provide the basis for the development
of a large number of residential units (estimated between 600 and 700 units), which will contribute to the
growth of the municipality. Future development on the subject lands will utilize existing municipal sewer
and water servicing that will be extended from the Dundas Street corridor, and will not result in the
uneconomical expansion of municipal infrastructure. Furthermore, the proposed the redevelopment of a
brownfield site will result in the regeneration of the site and the surrounding area. As noted on the concept
plan, the proposed development area will also provide opportunities for higher densities. Therefore, the
proposed redesignation of the site is consistent with Section 1.1.3 of the PPS.
2.1.3

Housing

Section 1.4 of the PPS describes policies related to housing. According to Section 1.4.1, planning
authorities (in this case, the City of Belleville) are required to “maintain at all times the ability to
accommodate residential growth for a minimum of 15 years through residential intensification and
redevelopment … and, if necessary, lands which are designated and available for residential
development”. Furthermore, Section 1.4.3 states that planning authorities are required to provide an
appropriate range and mix of housing types and densities by “permitting and facilitating forms of housing
required to meet the social, health and well-being requirements of current and future residents”. Planning
authorities must also direct development of new housing to locations where there are appropriate levels
of infrastructure.
The redesignation of the subject lands to will contribute to the City reaching the above objectives required
by the PPS.
Future residential development on the subject property will be considered redevelopment as it will occur
on a vacant brownfield site. As noted, the redevelopment of the site will not require an expansion (to the
subject lands) of existing municipal infrastructure and will provide additional residential housing units
within the City. As noted on the Concept Plan, the proposed mix of housing type on the subject lands will
7
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meet the future social, health and well-being requirements of current and future residents of the City of
Belleville.
2.1.4

Sewage, Water and Stormwater

Section 1.6.6 of the PPS speaks to requirements for the servicing of development. Specifically, 1.6.6.2
states that “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”.
As discussed, future development of the subject property will represent the redevelopment of
underutilized lands within the settlement area on full municipal services. Therefore, the redesignation of
the subject property is consistent with Section 1.6.6.2.
Section 1.6.6 also speaks to stormwater management. Section 1.6.6.7 requires that “[p]lanning for
stormwater management shall:
a. minimize, or, where possible, prevent increases in contaminant loads;
b. minimize changes in water balance and erosion;
c. not increase risks to human health and safety and property damage;
d. maximize the extent and function of vegetative and pervious surfaces; and
e. promote stormwater management best practices, including stormwater attenuation and
re-use, and low impact development”
It is anticipated that future Planning Act applications will be accompanied by comprehensive stormwater
management plans that should incorporate the above measures.
2.1.5

Natural Heritage

Section 2.1 of the PPS states that natural features and areas shall be protected for the long term, and
that development and site alteration shall not be permitted within significant natural areas and significant
habitat of endangered and threatened species. More specifically, Section 2.1.5 states that “development
and site alteration shall not be permitted in…significant wetlands…unless it has been demonstrated that
there will be no negative impacts on the natural features or their ecological function”.

8
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As shown on the Concept Plan, portions of the Belleville Marsh Provincially Significant Wetland (PSW)
are located on the subject property, along the Bay of Quinte shoreline. This feature has been mapped by
QCA, and the delineated boundary has been provided to the City. As such, the boundary, and associated
15 metre setback – as recommended by QCA – has been incorporated into the Concept Plan in order to
show the location of the development area (lands to be redesignated to Residential). This feature, and
the recommended 15 metre setback, will remain in the Environmental Protection designation in order to
prohibit future development from taking place within the PSW feature.
Therefore, the proposed redesignation of the development area will not result in any negative impacts
natural heritage features and is consistent with Section 2.1 of the PPS.
2.1.6

Cultural Heritage and Archaeology

Section 2.6.2 of the PPS states that “[d]evelopment and site alteration shall not be permitted on lands
containing archaeological resources or areas of archaeological potential unless significant archaeological
resources have been conserved”. As no site disturbance or imminent development is proposed at this
time, an archaeological assessment is not required to be submitted with the OPA application. It is
anticipated that an assessment will be required to be submitted with future Planning Act applications for
development of the site. Therefore, the proposed redesignation of the subject lands to Residential is
consistent with Section 2.6.2 of the PPS.
2.1.7

Natural and Human-Made Hazards

Section 3.1 and 3.2 of the PPS address developments that occur within natural and human-made
hazards. As per mapping provided by the QVC and noted in the City of Belleville Official Plan, there is a
flooding hazard (Bay of Quinte floodplain) identified on the property. Further to the flooding hazard, the
subject lands also contain human-made hazards associated with a former industrial use.
Section 3.1.2 states that development and site alteration shall not be permitted within “areas rendered
inaccessible to people and vehicles during times of flooding hazards”. As shown on Figure 2 – Concept
Plan, the development area will be located at least 6 metres beyond the flood line, which indicates the
extent of flooding hazards during a 100-year storm event. Lands within the flood plain (and associated 6metre buffer) will remain within the Environmental Protection designation in order to prohibit future
development within this hazard.
9
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Section 3.2.2 states that “[s]ites with contaminants in land or water shall be assessed and remediated as
necessary prior to any activity on the site associated with the proposed use such that there will be not
adverse effects”. As noted, the subject lands are contaminated due to previous industrial processing that
occurred on site. A Stage 1 and 2 Environmental Site Assessment (ESA) was conducted in 2012 and
revealed a number of areas of potential environmental concern. As such, the subject lands will require
extensive site remediation in order to prevent adverse impacts to future residential uses. As of the writing
of this report, staged remediation of the site is taking place. Although the proposed redesignation of the
subject lands will allow for future residential development, more detailed applications under the Planning
Act (e.g. Plan of Subdivision/Condo, Zoning By-law amendment) will be required in order to permit
specific development plans on the site. It is anticipated that a Record of Site Condition (RSC), issued by
the Ministry of Environment, Conservation and Parks (MECP), will be required to accompany any future
Planning Act applications in order to ensure consistency with Section 3.2 of the PPS.
2.2

City of Belleville Official Plan

The City of Belleville Official Plan (CBOP) provides goals, objectives, and policies for the municipality
with a 20-year outlook. The purpose of this document is to establish the municipality’s vision for growth
and development within the City. All lands within the City are identified with a land use designation which
corresponds with a set of policies describing how lands within the designation may be developed. There
are also general policies within the Official Plan that apply to all areas of the municipality which must be
adhered to.
Section 2.2.4 (Settlement Patterns) of the CBOP states that the urban service area of Belleville will be
the “focus of the majority of future residential growth and non-residential development”.
2.2.1

Environmental Protection Designation

As noted previously, the subject lands are designated Environmental Protection, according to Schedule
“B” to the CBOP (Figure 3 – City of Belleville Official Plan Schedule “B”). Section 3.5 of the CBOP
states that the Environmental Protection designation generally applies to natural heritage features,
natural hazards and human-made hazards and is intended to restrict land use in those areas. As
discussed, it is proposed that the lands located outside of these features and hazards on the subject
property be redesignated to a Residential designation to accurately reflect the location and extent of
these features, as well as provide future development area. The Environmental Protection designation
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will remain on the portions of the property where those features/hazards are located, including their
buffers and setbacks.
As per Sections 3.5.1 and 3.5.3, no development is permitted within natural hazards or natural heritage
features. Furthermore, development within 120 metres of any natural heritage features will require an
Environmental Impact Study (EIS) in order to determine no adverse impact. It is anticipated that future
Planning Act applications, which will provide greater detail of development and site alteration on the
subject lands (or portions thereof), will require an EIS to demonstrate no adverse impact. Given the
conceptual stage of the proposed OPA, an EIS is not required at this time.
2.2.2

Residential Designation

In order to permit future residential development, it is proposed that the lands be redesignated to the
Residential designation. As noted in Section 3.10.2 of the CBOP, the housing forms and densities may
vary within this designation. More specifically, Section 3.10.2 a) outlines the three densities that are
contemplated within Residential areas:
i)

Low density residential uses would normally include one family detached and attached two-family
dwellings, developed up to 18 units per hectare gross residential density or 25 units per hectare
net residential density.

ii)

Medium density residential uses would normally include various types of attached, multiple or
cluster housing projects such as row dwellings and small low-profile apartment complexes,
developed up to 60 units per hectare net residential density.

iii)

High density residential uses would normally include various types of multiple dwellings such as
apartment complexes and stacked townhouses, developed up to 115 units per hectare net
residential density.

It is further stated in Section 3.10.2 b) that “ideally all neighbourhoods should contain a mixture of dwelling
types and densities, but in some cases this is not possible nor is it desirable” and that the densities of
various neighbourhoods should be determined through servicing capacity, traffic, accessibility to schools
and parks, and the availability of transit services.
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In addition, subsections d) and e) provides characteristics of preferred locations for high density and
medium density development, respectively, which generally will be in areas that:
•

have direct frontage and access to arterial roads that does not require access through low density
areas;

•

are adequately serviced with community facilities and services;

•

are located in close proximity to non-residential uses that service the residential area (schools,
parks, churches); and

•

are located adjacent to non-residential land uses, or along high traffic corridors.

Subsection f) provides a list of requirements for low density development, which includes the following:
•

The low density development shall not permitted within any area where access from driveways
will create a traffic hazard;

•

The low density development shall not permitted in any area where adjacent non-residential uses
would impact the enjoyment of the low density residential development; and

•

The low density development may be located on arterial streets, although access via “reverse
fronting lots” may be permitted in order to avoid traffic issues.

Given the size of the subject lands and its relatively significant separation from adjacent residential
neighbourhoods, it is proposed that a full range of densities should be permitted within the development
area. A possible configuration with various housing types have been shown on Figure 2 in order to
provide a visualization of a mixture of densities, including high and medium density development. As
seen on the Concept Plan, the proposed setbacks from the rail line, adjacent properties and the natural
heritage features provides significant buffering from lower densities and conflicting land uses.
Furthermore, the site is located along a major corridor and transit route (Bus Route 2), and is in close
proximity to a number of commercial and community facility uses.
The site is also an ideal location for low density uses, given its relative isolation and the available space
to create streets that can be easily and safely accessed through individual driveways.
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Therefore, it is our opinion that, although the densities of the proposed development on the site will
ultimately be determined through future Planning Act applications, the proposed Residential designation
should include any site-specific density limits. As noted above, the site is in an ideal location for high
density, medium density, or low density development, within the parameters outlines in Section 3.10.2 of
the CBOP.
2.2.3

Contaminated Lands and Brownfield Sites

Section 7.8.3 of the CBOP discusses contaminated lands and brownfield sites, which are described as
“undeveloped or previously developed properties that may be contaminated and are typically
underutilized, derelict or vacant”. Most of Section 7.8.3 speaks to the steps that must be taken prior to
developing these sites, including a requirement for developers to undertake an Environmental Site
Assessment (ESA) and obtain a Record of Site Condition (RSC). Section 7.8.3 further outlines the scope
of ESAs and site remediation, with reference to Ontario Regulation 153/04 (Records of Site Condition).
As discussed, Phase 1 and 2 ESAs have been undertaken on the subject lands, which identified a number
of areas of concern that will require remediation. It is understood that, although the lands will be
redesignated to a Residential designation, no development will be permitted on any portion of the site
until such time that an RSC has been issued and that future development applications will be required to
meet the policies set out in Section 7.8.3.
2.2.4

Housing

As stated in Section 7.15.1 of the CBOP, “it is the policy of the [CBOP] that at minimum…a 10 year supply
of lands designated for residential development be maintained”. It is further stated that to achieve this
objective, Council will plan for future residential development to “ensure sufficient lands are appropriately
designated”. The redesignation of the subject lands will provide additional lands for future residential
development, thereby contributing to the City’s goal of identifying a 10-year supply of residential lands.
Overall, the proposed redesignation of the subject lands to Residential conforms with the City of Belleville
Official Plan, and will contribute to the City meeting housing goals and objectives.
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2.3

City of Belleville Zoning By-law 10245 (Urban Area)

The subject property is zoned the General Industrial (M2) Zone, according to Schedule “A” to the City of
Belleville Zoning By-law 10245 (Figure 4 – City of Belleville Zoning By-law 10245 Schedule “A”). The
M2 Zone permits a range of industrial uses. At this time, no changes to the zoning on the subject property
are proposed. As noted, it is anticipated that future development proposals will require an amendment to
the Zoning By-law in order to rezone the property to a residential zone category. As a result of the OPA,
future zoning on the subject property must conform with the Residential designation of the CBOP.
2.4

Summary of Policy Considerations

The redesignation of the subject lands to the Residential designation is consistent with the provisions set
out in the policy and regulations affecting the subject lands, including the Planning Act, R.S.O. 1990, as
amended, the Provincial Policy Statement (2020) and the City of Belleville Official Plan and Zoning Bylaw. The application of the Residential designation will ensure that the subject lands can be developed in
the future without the need to amend the Official Plan. The redesignation will also ensure that the natural
heritage features and natural hazards on the subject lands are accurately identified and protected from
future development.
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SUMMARY
Based on the foregoing review of relevant policy considerations, and a detailed investigation of site
suitability, this Report concludes that the Official Plan amendment affecting the subject lands is consistent
with both provincial and municipal planning policies and documents, and constitutes good planning.
Respectfully Submitted,

ECOVUE CONSULTING SERVICES INC.

J. Kent Randall B.E.S. MCIP RPP
Principal Planner
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