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1. INTRODUCTION
1.1 The Towncentre Drive Project
RFA Planning Consultant Inc. was retained by 2215100 Ontario Inc., 2380416
Ontario Inc. and 2398513 Ontario Inc. to provide professional planning services for
an Official Plan Amendment (OPA) to the City of Belleville Official Plan. A formal
pre-consultation meeting occurred with municipal staff on October 1, 2020. This
Planning Justification Report has been prepared in support of this application.
The subject lands are situated on the west side of Towncentre Drive between the
stormwater pond to the south and the pipeline easement to the north. The
proposed road network will connect Abbott Street located within the Settler’s Ridge
East subdivision to Roy Boulevard and Towncenter Drive. Roads within the
subdivision can be looped for a continuous flow of traffic. Site services will be
extended from existing municipal services located adjacent to the subject lands.
An Official Plan amendment is requested at this time given the time sensitive
nature as it relates to the City’s Draft Official Plan and its anticipated approval in
the new year. Applications for Approval of Draft Plan of subdivision and Zoning ByLaw Amendment will be filed at a future date once subdivision details are
determined.
The lands are located within the City of Belleville Urban Serviced Area boundary
as identified in the City’s Official Plan. The OPA would amend the current land use
designation from “Commercial” to “Residential” as a more appropriate use of this
land. The site abuts the Settler’s Ridge East draft approved subdivision to the
west; therefore the proposed amendment is a logical extension of the proposed
residential community. This land does not have frontage on or visibility from
Highway 62 and is therefore less suitable for commercial development. The City’s
2018 Municipal Comprehensive Review of Urban Serviced Area found that there
is a surplus of commercial lands. This is discussed further in Section 4 of this
report.
Zoning By-law Number 3014 zones the land “D-Development” zone. No
amendment is proposed at this time; therefore the lands will remain in a holding
zone.
1.2 Site Location & Context
Legal Description:
The subject property is described as Part of Lot 3, Concession 3, formerly
Township of Thurlow, now in the City of Belleville, County of Hastings.
OCTOBER, 2020
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Ownership:
The lands subject to the Official Plan amendment application are under separate
ownership and are identified in the Table 1 - Ownership and Figure 1- Property
Index Map below.
Table 1 - Ownership
PIN Number
40431-0843
40431-1203

Owner
2398513 Ontario Inc.

Lot Area
4.38 ha

2215100 Ontario Inc.
2380416 Ontario Inc.

4.2 ha

TOTAL AREA: 8.58 hectares

Figure1 - Property Index Map

Source: Service Ontario

It is anticipated that 1.6 ha from 40431-0843 will be sold as a lot addition to PIN
40431-1203. Further, a portion of that lot addition will ultimately be deeded to the
City as road allowance.
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Site Area and Frontage:
The total site area is 8.58 hectares, with 163.1 metres of frontage on the west side
of Towncentre Drive.
Figure 2 – Location Map shows the location of the subject property.

Figure 2: Location Map – Subject property outlined in blue.
Surrounding Land Uses:
The surrounding land uses are indicated below:
To the south: Stormwater pond.
To the north: The Trans-Canada Pipeline Easement/Interprovincial Pipeline
Easement.
OCTOBER, 2020
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To the west: Stormwater pond and low-density residential units within the
Settler’s Ridge East subdivision; Vacant land located outside the urban
serviced area.
To the east: commercial lands including motor vehicle sales, motor vehicle
servicing and repair, flooring store and bowling alley.
Site Context:
The site is located within the Belleville Urban Serviced Area boundary and is in
close proximity to other residential subdivisions in Settlers Ridge and Settlers
Ridge East. The lands to the east with frontage on Highway 62 are developed for
Highway commercial uses. The subject site is currently vacant.
The property is largely cleared in addition to bushes and shrubs near the perimeter
of the site. The land is relatively flat with a gentle slope towards the south.
The site and surrounding land uses are depicted in the following photos.

View East on Roy Boulevard at intersection of Towncentre Drive and Roy
Boulevard
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View South from intersection of Roy Boulevard and Towncentre Drive

View West along future Roy Boulevard extension
OCTOBER, 2020
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View North along East property line from intersection of Towncentre Drive and
Roy Boulevard

View of stormwater pond located south of subject property
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View North along West property line adjacent to stormwater pond.

View from West poperty line across subject land to East property line.
OCTOBER, 2020
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2. PROPOSED CONCEPT PLAN
On the following page, Figure 3 – Concept Plan prepared by RFA Planning
Consultant Inc., illustrates the conceptual road network for the subject lands. It is
important to note that there is no plan of subdivision submitted at this time. The
Concept Plan is described below.


Access into the site would be from an extension of Abbott Street to the west
and Roy Boulevard to the east. Towncentre Drive can also provide access.



This road extension would complete the City’s northerly east-west
connection between Sidney Street and Highway 62.



The road network can be designed to coordinate with future development
on the adjacent west lands that are currently outside the Urban Serviced
Area.



The road network within the subdivision will be continuous and looped to
allow for vehicular and pedestrian movement through the subdivision.



The multi-purpose trail from Abbott Street can be extended across the
subject lands to provide the final connection of the trail from Settlers Ridge
to Towncentre Drive.



It is anticipated that the area will be developed at an overall medium density
in accordance with Official Plan location criteria polices.



The site area is 8.58 hectares and medium density according to the Official
Plan is 25-60 units per net hectare. This would result in the creation of 172412 units based on 20% of the area used for road allowance.



The built form of the subdivision may include a mix of single detached units,
townhouse units, cluster housing and low-profile apartment complexes as
permitted in the Official Plan.



The subdivision will be serviced by the extension of municipal services.
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3. TECHNICAL ENGINEERING COMMENTS FOR THE
TOWNCENTRE DRIVE OFFICIAL PLAN AMENDMENT
Jewell Engineering Inc. has prepared comments regarding sewer and water
servicing, stormwater management and traffic impacts as they relate to the subject
Official Plan amendment. Comprehensive studies will be completed at the time of
Draft Plan of Subdivision and Zoning By-Law Amendment application.
Sanitary Sewer Services:
The subject lands are adjacent to the Settlers Ridge residential development that
is currently being constructed west of the site. The sanitary trunk sewer that is
located along Hampton Ridge Drive within the Settlers Ridge development will
provide the connection point for the Towncentre Drive sanitary sewage. A 300mm
PVC local sewer will be extended from the trunk sewer through Settlers Ridge East
and will connect to Roy Boulevard. The 300mm sewer has additional capacity to
supply municipal sewer service to the businesses along Towncentre Drive, Roy
Boulevard and Highway 62.
Water Services:
A 300mm watermain will also be extended from Settlers Ridge through to Roy
Boulevard as the second phase of Settlers Ridge East development is
completed. The watermain will loop through to Hwy 62. The Towncentre Drive
development will obtain supply from this watermain extension.
Stormwater Management:
Stormwater drains to the Norbelle Creek system for which there are two large
stormwater management facilities in place that provide quantity control. The
development has been considered in the preparation of the stormwater
management facilities and no further improvements are necessary. Water quality
treatment of the Towncentre lands, however, must be provided prior to discharge
into the Norbelle system.
Traffic Impacts:
Once the new road from the Settlers Ridge East lands is completed, there will be
two points of access for the Towncentre lands. The first road connection is through
Roy Boulevard and Towncentre Drive to Highway 62. Roy Boulevard and
Towncentre Drive are asphalt roads with open ditches. Roy Boulevard connects
to Highway 62 at a T intersection controlled by a stop sign. Highway 62 is a
controlled access highway and MTO would require a traffic study to be completed
as part of the development.
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The new road access to Hampton Ridge via Settlers Ridge East development
would be through new residential roads with full urban cross-sections. The
municipal roads are stop sign controlled through to Hampton Ridge.
Utilities:
Power and communication utilities are available on Highway 62 and within the
Settlers Ridge development and these can be extended to Towncentre
Drive. Natural gas is present in Settlers Ridge.
Conclusion:
By extending the municipal services from Settlers Ridge, utilities, sewer, water and
storm drainage will be made available to service the subject lands. There are no
servicing constraints that would hinder the redesignation of the lands.
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4. CITY OF BELLEVILLE 2018 MUNICIPAL
COMPREHENSIVE REVIEW OF URBAN SERVICED
AREA
In 2019, municipal consultants released the 2018 Municipal Comprehensive
Review of Urban Service Area (MCR). The study reviewed the supply of and
demand for various land uses within the Urban Serviced Area of the municipality.
Table 2 – Commercial Land Need – 2018-2038 is an extract from the
aforementioned report. The City has 234 ha of vacant commercial land and the
anticipated demand to the year 2038 will be 14 ha. Therefore, it is projected that
for the period 2018-2038 the municipality will have a surplus of 220 hectares of
land for commercial uses.
Table 2: Commercial Land Need – 2018 - 2038

The report indicates that 24% of the City’s greenfield commercial areas designated
for commercial use are located within the North Front/Highway 62 corridor north
of the 401. The subject lands are located within this area. This corridor is shown
on Figure 4 – City of Belleville Urban Area, Vacant Designated Commercial
Areas.
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Figure 4 - City of Belleville Urban Area, Vacant Designated
Commercial Areas.
The MCR indicates that the designated developed commercial lands located along
the northern portion of this corridor include commercial uses with very low building
lot coverage. Therefore, there will be additional future opportunities for additional
commercial growth of these lands through intensification and /or redevelopment.
The Loyalist Secondary Plan vacant commercial lands plus the North Front
corridor vacant commercial lands represent 75% of the vacant commercial lands
within the urban area of the City. These two areas are the largest components of
the surplus lands and both of these areas will continue to similarly be developed
for uses not dependent upon the local population compared to the City’s other
designated commercial retail area.
Given the above, not only is there a surplus of designated commercial lands but
75% is located within two areas that would attract similar commercial uses.
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It has been widely reported and acknowledged that there is a need for more
housing in the City of Belleville. In particular, the City has expressed a desire for
additional medium density housing. The MCR indicates that the percentage of new
housing is expected to gradually shift towards medium and high density housing
units over the next 25 years. This will be driven by demand from the aging
population and the need for affordable housing. The proposed re-designation will
provide land for medium density housing and will assist the City in maintaining its
15-year inventory of lands designated and available for residential purposed in
accordance with the Provincial Policy Statement.

OCTOBER, 2020
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5. PROVINCIAL POLICY STATEMENT
The Provincial Policy Statement (PPS) applies to all planning applications effective
May 1, 2020. It provides policy direction on matters of provincial interest related to
land use planning and development. All decisions related to land use planning
matters “shall be consistent with” the PPS.
As shown on Table 3 on the following pages, the application for Official Plan
Amendment is consistent with the PPS.
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Table 3: Provincial Policy Statement Policy Analysis
PROVINCIAL POLICY STATEMENT POLICIES
PLANNING ANALYSIS
Section 1.0 – Building Strong Healthy Communities
1.1.3 Settlement Areas
1.1.3.1 Settlement areas shall be the focus of growth and The lands are within the City of Belleville Urban Serviced
Area.
development.

1.1.3.2 Land use patterns within settlement areas shall be
based on densities and a mix of land uses which:
a) efficiently use land and resources;
b) are appropriate for, and efficiently use, the infrastructure
and public service facilities which are planned or available,
and avoid the need for their unjustified and/or uneconomical
expansion;

The development will contain a mix of housing forms that
results in a density that efficiently utilizes land and
infrastructure.

1.1.3.6 New development taking place in designated growth
areas should occur adjacent to the existing built-up area and
should have a compact form, mix of uses and densities that
allow for the efficient use of land, infrastructure and public
service facilities.

The proposed residential land use is located immediately
adjacent to a draft approved residential subdivision to the
west and commercial uses to the east, therefore
development will occur between existing built-up areas. A
mix of housing densities will provide a compact form that
will efficiently utilize land and infrastructure.

1.2.6 Land Use Compatibility
1.2.6.1 Major facilities and sensitive land uses shall be planned
and developed to avoid, or if avoidance is not possible,
minimize and mitigate any potential adverse effects from
odour, noise and other contaminants, minimize risk to public

The site is located in proximity to a commercial area and
highway. A Noise Study will be completed at the
appropriate time. A special policy within the Official Plan
Amendment can address the need for this study.

OCTOBER, 2020
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18

PLANNING JUSTIFICATION REPORT
TOWNCENTRE DRIVE OFFICIAL PLAN AMENDMENT

PROVINCIAL POLICY STATEMENT POLICIES
health and safety, and to ensure the long-term operational
and economic viability of major facilities in accordance with
provincial guidelines, standards and procedures.

1.4 Housing
1.4.1 To provide for an appropriate range and mix of housing
options and densities required to meet projected
requirements of current and future residents of the regional
market area, planning authorities shall:
a) 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; and
1.4.3 Planning authorities shall provide for an appropriate
range and mix of housing options and densities to meet
projected market-based and affordable housing needs of
current and future residents of the regional market area by:
c) directing the development of new housing towards
locations where appropriate levels of infrastructure and
public service facilities are or will be available to support
current and projected needs;

PLANNING ANALYSIS

The proposed subdivision will contribute towards the City’s
15 year supply of land that has the ability to accommodate
residential growth including lands that are designated and
available for growth.

The 8.58 hectare land area provides the flexibility to
develop a range of housing forms and densities.
Appropriate municipal infrastructure exists to support
residential uses in the form of roads, trails, parkland,
sewers and water.

1.5 Public Spaces, Recreation, Parks, Trails and Open Sidewalk and trail connections can be accommodated
within the subject lands. It is anticipated that the multiSpace
purpose path from Abbott Street will be extended across
1.5.1 Healthy, active communities should be promoted by:

OCTOBER, 2020
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PROVINCIAL POLICY STATEMENT POLICIES
a) planning public streets, spaces and facilities to be safe,
meet the needs of pedestrians, foster social interaction and
facilitate active transportation and community connectivity;
b) planning and providing for a full range and equitable
distribution of publicly-accessible built and natural settings
for recreation, including facilities, parklands, public spaces,
open space areas, trails and linkages, and, where practical,
water-based resources;

PLANNING ANALYSIS
the subject land within a road allowance and it will be
deeded to the City.

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

The proposed development will optimize the use of
existing infrastructure, and be serviced with municipal
sewage and water service, which is the preferred form of
servicing for settlement areas. Water and sewer servicing
will be extended to the area from adjacent developments.
A comprehensive Servicing Study will be completed at the
appropriate time. A special policy within the Official Plan
Amendment can address the need for this study.

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

Existing stormwater management facilities will provide
quantity control. Water quality treatment of the subject
lands must be provided prior to discharge into the system.
A Stormwater Management Study will be completed at the
appropriate time. A special policy within the Official Plan
Amendment can address the need for this study.

OCTOBER, 2020
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walkable distance. The site is immediately adjacent to
walking trails around the stormwater ponds.
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PROVINCIAL POLICY STATEMENT POLICIES
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.

PLANNING ANALYSIS

1.6.7 Transportation Systems
1.6.7.1 Transportation systems should be provided which are
safe, energy efficient, facilitate the movement of people and
goods, and are appropriate to address projected needs.

The road network will be designed to efficiently loop traffic.
Sidewalks and multi-purpose paths will be provided to
safely move users. A Traffic Study will be completed at the
appropriate time. A special policy within the Official Plan
Amendment can address the need for this study.

1.6.7.3 As part of a multimodal transportation system, The proposed roads, sidewalks and trails will connect into
connectivity within and among transportation systems and the existing transportation network.
modes should be maintained and, where possible, improved
including connections which cross jurisdictional boundaries.
1.8 Energy Conservation, Air Quality and Climate Energy efficiencies will be realized by providing common
walls in multi-unit housing forms.
Change
1.8.1 Planning authorities shall support energy conservation
and efficiency, improved air quality, reduced greenhouse gas
emissions, and preparing for the impacts of a changing
climate through land use and development patterns which:

OCTOBER, 2020
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PROVINCIAL POLICY STATEMENT POLICIES
f) promote design and orientation which maximizes energy
efficiency and conservation, and considers the mitigating
effects of vegetation and green infrastructure;

PLANNING ANALYSIS

Section 2.0 – Wise Use and Management Resources
A Stormwater Management Report will be completed prior
2.2 Water
2.2.1 Planning authorities shall protect, improve or restore to development occurring.
the quality and quantity of water by:
i) ensuring stormwater management practices minimize
stormwater volumes and contaminant loads, and maintain
or increase the extent of vegetative and pervious surfaces.

OCTOBER, 2020
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6. BELLEVILLE OFFICIAL PLAN ANALYSIS
The subject property is designated ‘Commercial’ on Schedule ‘B’- Land Use Plan
of the City of Belleville Official Plan, as shown on Figure 5 below. It is requested
that the subject lands be re-designated from ‘Commercial to ‘Residential’ on
Schedule ‘B’.
Figure 5: Schedule “B” – Land Use Plan of the Belleville Official Plan

The MCR has identified that there is a 220 hectare surplus of commercial lands
within the 2018-2038 planning horizon. Of the 220 ha surplus, the North Front
corridor north of the 401 makes up 24 % of these lands. Given the MCR’s findings,
it is calculated that 55 ha in this corridor are surplus. The subject lands do not have
frontage on a highway or an arterial road. They do not have good visibility to the
public and are therefore not ideally suited to commercial use.
The re-designation to ‘Residential’ would provide additional residential land and
will assist the City in maintaining its 15-year inventory of land designated and
available for residential use in accordance with the Provincial Policy Statement.
Further, a medium density residential use would be an appropriate buffer between
the commercial lands to the east and the low density subdivision to the west.
Therefore, the ‘Residential’ designation is a more appropriate land use than the
‘Commercial’ designation. The proposed OPA Schedule is included as Figure 6.
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Table 4 on the following pages is a planning analysis on how the Official Plan Amendment is consistent with the relevant
policies of the City of Belleville Official Plan. Based on the analysis of the City of Belleville Official Plan policies, it is
concluded that the proposed Official Plan Amendment application from ‘Commercial’ Land Use to ‘Residential’ Land Use
is appropriate.
Table 4: City of Belleville Official Plan Policy Analysis
OFFICIAL PLAN POLICIES
PLANNING ANALYSIS
Section 2 – Vision for the City of Belleville
The lands are located within the City’s Urban Serviced
2.2.4 Settlement Patterns
The urban service area will be the focus of the majority of future Area.
residential growth and non-residential development.

Section 3 -Land Use Policies
It is anticipated that land will be developed at an overall
Section 3.10–Residential Land Use
medium density and will include a variety of housing
3.10.1 Permitted Uses
Residential development will be permitted at low, medium and forms.
high densities with forms ranging from single family detached
dwellings to various types of attached and multiple dwellings,
under various forms of tenure (freehold, rental, cooperative,
condominium). Specialized housing for groups such as the
elderly and the physically and mentally challenged (i.e. lodgecare and nursing homes) would be permitted also.
The subdivision will be developed at a variety of densities
3.10.2 Residential Policies
a) Residential development within areas designated Residential to ensure a full range of housing forms that meet the
land use should be permitted to occur at various densities needs of the municipality’s citizens.
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OFFICIAL PLAN POLICIES
PLANNING ANALYSIS
within the City to ensure a full range of housing forms at
different sizes and styles that meets the needs of all citizens is The actual density will not be determined until a Draft
provided. The densities that are supported by this Plan are as Plan of subdivision is prepared.
follows:
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 density1 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.
b) The type and arrangement of dwellings and densities are
important to the character of the City and specific residential
neighbourhoods. Ideally all neighbourhoods should contain a
mixture of dwelling types at different densities, but in some
cases this is not possible nor is it desirable; some
neighbourhoods therefore may consist predominantly of one
form of housing whereas other neighbourhoods would have
greater variety. Care should be exercised however to not create
areas of excessively high densities without ample supply of
municipal services and community facilities to meet the needs
of such a neighbourhood.
In establishing residential densities for neighbourhoods,
Council should consider:

OCTOBER, 2020

The sizable land area, 8.58 ha, has the ability to provide
for a range of housing types and densities.
A Servicing Study and a Traffic Impact Study will be
completed at the appropriate time. A special policy within
the Official Plan Amendment can address the need for
these studies.
The site will be serviced with fire and policing services;
elementary and secondary school capacity will be
confirmed by the School Boards; the site is within 400m
walking distance, to community parkland located within
the Setters Ridge subdivision. The site has immediate
access to walking trails around the adjacent stormwater
pond. Transit service can be readily extended to the
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OFFICIAL PLAN POLICIES
PLANNING ANALYSIS
• the capacity of servicing systems to adequately handle the subdivision if the City deems demand in the area is
traffic, water and sewage flows, and other services to and from sufficient.
the area once fully developed;
• the capacity of schools, parks, and other soft services in the
area to adequately service the neighbourhood; and
• the availability of or the ability to provide transit services.
c) This Plan supports the development of affordable housing, A variety of housing forms will provide housing options
and ideally all residential neighbourhoods should have a variety for various income levels.
of housing types at various levels of affordability. While it is
recognized that market forces will determine affordability
rates, this Plan encourages Council to establish land use
controls that do not preclude the development of a reasonable
range of housing options within the community as a whole.
e) When allocating or determining the preferred locations for
medium density residential development, Council should be
guided by the following principles:
i) The lands should have direct frontage on or immediate access
to either an arterial or collector road.
ii) The main access routes to such developments should not be
through significant areas of low-density residential
development.
iv) Medium density residential development should be directed
to areas which are adequately serviced with open space and
other required community facilities and services, all of which
should be of sufficient size to meet the needs of the residents of
the housing development. .

OCTOBER, 2020

The units will have access to Highway 62 via Towncentre
Drive and Roy Boulevard. Access to the highway will be
through a commercially developed area and not lowdensity residential housing.
The subject lands are located approximately 400m from
Bird Park, a community park, and have immediate
access to the multi–purpose trail located around the
perimeter of the stormwater ponds. The school capacity
will confirmed by the School Boards. Fire and police
services are available to the site.
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vi) Medium density residential development is a preferred Medium density housing forms can be placed adjacent to
housing form to be established immediately abutting a non- existing commercial uses and appropriate buffering will
residential land use in another land use category, or along very be utilized.
high traffic corridors.
Care should be exercised to ensure access from medium density
housing onto major traffic carriers is provided in a safe manner, A traffic study will be prepared prior to development and
and should not be permitted or allowed to be developed in any will assess capacity and safety issues.
form where access to the roadway from driveways would create
a traffic hazard.
f) Low density residential developments should be permitted in
all areas designated Residential land use except in locations
where low density uses would not be appropriate. The following
principles should be employed by Council to determine the
preferred locations for low density residential uses:
i) Low density residential uses should not be permitted in any
area where access to the roadway from individual driveways
would create a traffic hazard.
ii) Low density residential uses should not be permitted in any
area where the impact of adjoining non-residential uses would
be excessively disruptive to the quiet enjoyment of the lowdensity residential development.

A Traffic Study and a Noise Study will be prepared prior
to development taking place. A special policy within the
Official Plan Amendment can address the requirement
for completion of these studies.

g) In considering the appropriateness of residential The housing form and density will be determined at such
development, issues of form and density should be considered time as a Draft Plan is prepared.
separately where necessary (i.e. a medium density form such as
a row dwelling complex developed at a low density, or a low

OCTOBER, 2020
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density form such as detached dwellings developed in clusters
at a medium density).

PLANNING ANALYSIS

j) Where any residential development is proposed to be
established adjacent or in close proximity to uses or facilities
which could have significant impact on such development (i.e.
due to noise, light, or visual impact), Council should ascertain
and provide for the most appropriate means of mitigating such
impacts, including:
• buffering through use of plantings, fencing, berming;
• increased setbacks;
• solid structural barriers; and/or
• architectural design (orientation of building fenestrations).
Council may require the preparation of noise and vibration
attenuation studies as set out in Section 7.7 of this Plan to
ascertain the extent of the potential impact and to identify the
most effective mitigative measures.

The site is adjacent to commercial uses located to the
east. A Noise Study will be completed prior to
development taking place and will address the need for
buffering, setbacks and barriers.

Section 5 – Servicing Policies and Utilities
5.1 Access to Public Roads
a) All new development should have frontage on and direct
access to an improved public road which is maintained on a
year round basis by the Municipality or the Ministry of
Transportation, with sufficient capacity to accommodate
traffic generated by new development.
5.2 Municipal Sanitary Sewer and Water Systems

OCTOBER, 2020

New local roads will be constructed by the developer and
will provide direct access to the units and to the driveway
entrances. These roads will be maintained year-round by
the Municipality once they are assumed. A Traffic Study
will be prepared prior to development and will address
road capacity.
The sanitary trunk sewer that is located along Hampton
Ridge Drive within the Settlers Ridge development will
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a) Development should not be permitted within the urban
serviced area identified on Schedule ‘B’ of this Plan unless
adequate municipal water and sewer services are available,
except as may otherwise be permitted by specific policies of this
Plan. Before committing services to any area or development
proposal, Council should be satisfied that sufficient
uncommitted reserve capacity exists in the municipal sewage
and water systems to meet the needs of the proposed
development.

5.5 Stormwater Management
a) Stormwater management is an important component of the
City’s broader interest in protecting water quality. Since
development affects the quality and quantity of stormwater
run-off, the Municipality should ensure that adequate
consideration is given to stormwater management prior to
permitting development to proceed.
c) Prior to approval of any development, the Municipality may
require stormwater management plans be prepared for review
by the Conservation Authority, the Municipality, and other
agencies that may be affected. Such plans should include a
description of the stormwater management practices to be
applied, and be in keeping with all relevant policies and
guidelines of the Municipality, the Conservation Authority, and
the Province. The Municipality may approve development
conditional upon the recommendations of such studies being
instituted.
OCTOBER, 2020
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provide the connection point for the Towncentre Drive
sewage. The local sewer will be extended through
Settlers Ridge East and will connect to Roy Boulevard.
A watermain will also be extended from Settlers Ridge
through to Roy Boulevard as the second phase of
Settlers Ridge East development is completed. The
watermain will loop through to Hwy 62.
A Servicing Study will be prepared prior to development
taking place. The requirement for a Servicing Study can
be a special policy within the OPA.
The development has been considered in the preparation
of the existing stormwater management facilities. No
further
improvement
to
the
facilities
are
necessary. Water quality treatment of the Towncentre
lands, however, must be provided prior to discharge into
the Norbelle system.
A Stormwater Management Study will be prepared prior
to development taking place. The requirement for a
Stormwater Study can be a special policy within the OPA.
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5.10 Other Services and Facilities
a) Development should be encouraged in areas where other
municipal services (public roads, garbage collection, fire and
police protection services, transit services, and parks) are
already available or can be readily provided.

PLANNING ANALYSIS
The site is located in the Urban Serviced Area and
therefore has access to a full range of existing services
including: public roads, garbage collection, fire and police
protection, parks and community facilities, academic
institutions, and full water and sewer services. Transit
can be extended to this part of the municipality if the
municipality determines it is appropriate.

b) In general, new development should not be approved which
would create an undue financial burden for the Municipality
unless Council is satisfied that the long-term benefits of
providing for such development would outweigh the short-term
costs.

The development will not create a financial burden to the
municipality given that full municipal services already
exist and/or require minor extensions to accommodate
development. The development of additional housing will
increase the tax revenues for the City.

Section 6 – Transportation Policies
6.1 Roads
6.1.4 Design Criteria
a) The Municipality should have regard for the following
matters when reviewing new development proposals:
i) Where new roads are required to serve a developing area, a
logical hierarchy of roads should be identified and designed
with the capacity to accommodate anticipated traffic
generated by the development.
ii) The design of the road should provide for the safe movement
of vehicles and pedestrians.
iii) The carrying capacity of the adjacent roads should be
sufficient to accommodate the anticipated traffic generated by

OCTOBER, 2020

Once the new road from the Settlers Ridge East lands is
completed, there will be two points of access into the
Towncentre lands. The first road connection will be
through Roy Boulevard and Towncentre Drive to
Highway 62. Roy Boulevard connects to Highway 62 at
a T intersection controlled by a stop sign. Highway 62 is
a controlled access highway and MTO would require a
traffic study to be completed as part of the development.
Abbott Street will provide a connection through Setters
Ridge East to Hampton Ridge and would be through new
residential roads. The municipal roads will be stop sign
controlled through to Hampton Ridge.
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the proposed development, as well as anticipated growth in New roads will be designed to accommodate traffic
generated from the proposed subdivision and will be
levels of background traffic.
designed to City standards. A Traffic Study will be
completed prior to development occurring.
Section 6.5 Trails and Pedestrian/Cycling Systems
a) It is the intent of this Plan that the concept of recreational
trails connecting various parts of the City be considered as an
integral part of the City’s transportation system. Recreation
trail systems are a unique community resource providing
opportunities for public waterfront access, outdoor leisure and
recreational activities, interpretation of the natural
environment and historic context of the community, and
diversity of tourism activities, but also provide an important
transportation resource to residents of the community.
d) This Plan encourages the development of sidewalks along all
roads where there is potential demand; this is most important
along arterial and collector roads.
Section 7 – General Development Policies
7.7 Noise and Vibration Abatement and Attenuation
a) Certain land uses can be impacted significantly by noise and
vibration generated by rail lines, major highways, airports, and
similar uses. Sensitive land uses should either be discouraged
from locating in close proximity to such uses or otherwise
incorporate suitable noise attenuation measures to reduce the
effects of noise to acceptable levels in accordance with Ministry
of Environment guidelines.

OCTOBER, 2020

A multi-purposed path along the extension of Roy
Boulevard/Abbott Street can be developed to complete
the east-west connection within the overall planning
area. An additional trail connection can be made to the
existing trails around the perimeter of the stormwater
ponds located to the south and west of the subject lands.

Sidewalks will be provided along roads within the
subdivision.

Residential lands are considered a sensitive land use.
The lands are located within 250 m of Highways 62,
therefore the subject lands could be impacted by noise
associated with the highway.
A Noise Impact Study will be completed prior to
development occurring.
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b) Noise and vibration sensitive areas generally are considered
to be those lands abutting or adjacent to significant sources of
noise. Sensitive land uses include passive recreation, certain
public assembly, and residential uses.

PLANNING ANALYSIS

In the vicinity of rail operations, lands that are sensitive to
noise generally are within 500 metres of a main railway line
and within 250 metres of a secondary railway, and lands that
are sensitive to vibration are generally within 75 metres of
railway lines.
Respecting highways, lands that are sensitive to noise
generally are within 250 metres of major Provincial highways
and 100 metres of other major thoroughfares.
Section 8 – Implementation
8.12 Plans and Plan Review
8.12.3 Amendments to the Official Plan
a) Applications to amend this Plan may be submitted to
Council for consideration.
b) As a pre-requisite to the consideration of any application to
amend this Plan, the Municipality may require the applicant
to submit those studies that are considered necessary to
enable the application to be properly assessed, which may
include:
• assessment of servicing implications;
• analysis of soil, subsoil and groundwater conditions (geotechnical and hydro-geological studies);

OCTOBER, 2020

Following the October 1, 2020 pre-consultation meeting
with City staff, it was determined that a Planning
Justification Report and a Concept Plan are required to
be submitted with the Official Plan amendment
application.
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• environmental impact studies (EIS);
• environmental site assessments (for potentially
contaminated sites);
• noise and vibration assessments;
• traffic studies;
• market and needs surveys;
• stormwater management studies; and
• assessments of financial impact.

OCTOBER, 2020

PLANNING ANALYSIS

PLANNING JUSTIFICATION REPORT
TOWNCENTRE DRIVE

34

7. ZONING BY-LAW # 3014
The subject property is currently within the ‘D-r’ zone on Schedule ‘A-1’ Zone Map
to Zoning By-law Number 3014, as amended. No rezoning application is submitted
at this time. Rezoning will be filed at the time of Draft Plan of Subdivision.

8. PLANNING OPINION AND CONCLUSION
This Planning Report was prepared in support of the application by 2215100
Ontario Inc., 2380416 Ontario Inc. and 2398513 Ontario Inc. for an Official Plan
Amendment filed with the City of Belleville.
The subject vacant 8.58 hectare site is located within the City’s Urban Serviced
Area boundary. The proposed residential land use is located immediately adjacent
a draft approved residential subdivision to the west and Commercial uses to the
east. Therefore, this in-fill development is appropriate since it is ideally situated
between existing built-up areas. A mix of housing densities will provide a compact
form which will efficiently utilize land and infrastructure.
The proposed OPA will remove 8.58 hectares from the City’s commercial land use
inventory. This will assist the City in reducing the projected commercial land
surplus of 220 hectares as identified in the 2018 Municipal Comprehensive Review
of Urban Serviced Area. The re-designation to ‘Residential’ would provide
additional residential land that will contribute towards the City maintaining its 15year inventory of land designated and available for residential use.
In addition to the amendment to Schedule ‘B’- Land Use Plan-Urban Serviced
Area, it is proposed that a Special Policy be included to stipulate that prior to
development occurring, a Servicing Study, Stormwater Management Study, Noise
Impact Study and a Traffic Impact Study will be required to be completed.
In summary, this application:




is consistent with the 2020 Provincial Policy Statement;
adheres to the residential planning policies of the City of Belleville Official Plan;
and
represents good planning.
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