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1. Background
1.1 County Transport – 20 Blessington Road – Initial Submission
On June 3, 2020 RFA Planning Consultant Inc. submitted a Zoning By-law
Amendment application on behalf of 2706684 Ontario Inc. to rezone the lands
located at the southeast corner of Highway 37 and Blessington Road.
Subsequently a Public Meeting, as required under the Planning Act, was held on
July 6, 2020 to receive public input on the proposed rezoning. At that time
numerous comments were received. In addition, Staff from the Engineering and
Development
Services
Department
requested
additional
supporting
documentation to be provided.
As a result, the Applicant’s Development Team retained additional consultants to
review the proposed rezoning and provide their expert comments.
Thus, what follows below is a Supplementary Report to try and address the
concerns that have been received to date.
1.2 Traffic Impact Study
A Traffic Impact Study was prepared by the Barrie office of the Ainley Group in
September 2020 and subsequently submitted to the Ministry of Transportation
(MTO) and the City of Belleville.
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The conclusions and recommendations in the Traffic Impact Study were as follows.

After follow up with the MTO

would create more noise and traffic on our road at all hours of the day and night.
Blessington Road is already an Emergency Detour Route for the 401 between
Hwy 37 and Shannonville Road, which we were never asked about.

Item 1 – Compatibility with Industrial Facilities: This item is addressed by the
Land Use Compatibility Assessment prepared by WSP Canada Inc. and
submitted to the City of Belleville on October 1, 2020. The report concludes that
the development has been classified as a Class I facility, and therefore has a
20m separation distance from sensitive receptors and a 70m potential area of
influence. There were no sensitive receptors identified within the 20m separation
distance. There are four residential properties identified within the 70m potential
area of influence, however, based on prevailing wind directions and expected
facility operations, adverse air quality impacts are not expected at these
properties.

Further to this, the City has requested an acoustical study, which is currently
being prepared by WSP.
noise pollution in the neighbourhood
Item 2 – Inconsistency with Official Plan: This item is to be addressed by RFA
Planning Consultant Inc. as it pertains to planning.

Item 3 – Environmental Report: This item, as well as concerns raised by a local

MARCH 1, 2021

COUNTY TRANSPORTATION – SUPPLEMENTARY PLANNING REPORT

4

After extensive review by the Ministry of Transportation, as shown on the next
page, the Ministry has indicated “no further concerns with the proposed TIS.”
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Because Highway 37 is a Provincial Highway and abuts the southern side of the
subject lands, the MTO has jurisdiction and control over Highway 37, the Highway
37 and Blessington Road intersection and Blessington Road along the frontage of
the subject lands. As such MTO has to be satisfied that the proposed development
of the subject lands meets their standards in terms of the function of Highway 37,
the intersection and that portion of Blessington Road under their control.
Thus, MTO has indicated that the traffic generated by the proposed use is in
conformity with their standards and policies and can be adequately handled by the
road system.
Secondly, it is also important to note that the City of Belleville’s Official Plan has
policies with regards to the City’s road network and classifies roads into a hierarchy
of local roads, collector roads, arterial roads and expressways.
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In the current City Official Plan, Blessington Road is designated as an “existing
collector road”.

In the City’s draft new Official Plan, Blessington Road has been re-classified as an
“arterial road”.
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Accordingly the proposed new policies are as follows.

Thirdly, it has to be acknowledged that the rationale for rezoning the subject lands
for its proposed use is to take advantage of its location at the signalized
intersection of a “collector” or “arterial” road and Highway 37. That is where
warehouses and parcel depots should logically be situated.
Furthermore, as noted in the Traffic Impact Study, the vast majority of traffic going
to, and leaving the subject property will be heading west to Highway 37 and south
to Highway 401, Belleville and Prince Edward County.
The impact on Blessington Road east of the subject lands will be non-existent
against the current background traffic levels. There is no need or reason for
vehicles leaving the subject property to travel east.
Therefore, in conclusion, a professional Traffic Impact Study has been prepared
and been accepted by the Ministry of Transportation. Moreover, this proposal is
in conformity with the City’s Official Plan policies with regards to the City’s road
network.
It has been demonstrated that the proposed development will not be a traffic safety
issue and will not negatively impact the current uses and traffic levels found east
of the subject property along Blessington Road.
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1.3 Noise Impact
A Noise Impact Assessment was prepared by the Aurora office of WSP in
December 2020 and subsequently submitted to the City of Belleville.

The conclusions of the Noise Impact Assessment were as follows.
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In conclusion, a professional Noise Impact Assessment has been prepared and
has examined 17 receptors surrounding the subject property including 11 single
detached dwellings. Accordingly, the predicted sound levels comply with the
sound level limits prescribed by the province.
1.4 Land Use Compatibility Assessment
A Land Use Compatibility Assessment was prepared by the Aurora office of WSP
in December 2020 and subsequently submitted to the City of Belleville.
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The conclusions of the Land Use Compatibility Assessment were as follows.

In conclusion, a professional Land Use Compatibility Assessment has been
prepared and has examined 13 sensitive receptors surrounding the subject
property including 8 existing single detached dwellings along Blessington Road.
Accordingly, four (4) residential properties were identified to be within the potential
area of influence for a Class I facility (70 m); however, based on prevailing wind
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directions and expected facility operations, adverse air quality impacts are not
expected at these properties. In saying so, the recommendations by WSP to
reduce the potential adverse air impacts on the undeveloped residential property
will be incorporated into the Site Plan Agreement and approved Site Plan drawings
with the City of Belleville and registered on title of the subject property.
1.5 Environmental Considerations
1. Stormwater Management
As with all new development projects, stormwater management is an
integral component of all site plans and is a technical issue that has to be
addressed to the satisfaction of City, Conservation Authority and
provincial (MOE) standards. In this particular case, there is also a
requirement to meet the approval of the Ministry of Transportation.
Quality control to ‘level 1’, or enhanced, treatment is required, and will be
provided, for this site.
A revised stormwater management report, dated January 2021, has been
submitted to the Ministry of Transportation and City for review and
consideration.
This report will be incorporated into the Site Plan Agreement and
approved Site Plan drawings with the City of Belleville and registered on
title of the subject property.
In doing so, the approval authorities will ensure that all negative impacts
on the ecosystem of Blessington Creek and receiving watercourses
downstream will be prevented by the aforementioned enhanced
treatment.
Lastly, it has to be acknowledged that the subject property is of a
significant size with a relatively low development footprint and with a larger
than normal building setback of 56.4 metres from Blessington Creek. In
addition, between the southern property line (Blessington Creek) there will
be a naturally vegetated buffer of at least 36.2 metres widening to 88
metres.
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2. Light Pollution
As with all new development projects, a review of on-site lighting is part
and parcel of all site plans and is a technical issue that has to be
addressed to the satisfaction of City and incorporated into the Site Plan
Agreement and approved Site Plan drawings with the City of Belleville and
registered on title of the subject property.
A lighting illumination (Photometric) Plan by a qualified electrical/lighting
consultant will be required which identifies proposed method(s) of site
lighting and demonstrates through technical assessment that the
proposed lighting will not negatively impact adjacent properties,
particularly the residential properties.
In saying so, the development of this site will have a minimal amount of
on-site lighting sufficient for safety and security without directing lighting
onto adjacent properties.
3. Karst Topography
A discussion was held with Quinte Conservation with regard to the
potential for “Karst” topography or sinkholes on the subject lands and it
has been confirmed that this is not an issue pertinent to the proposed
development of the subject lands especially with the location of all soil and
ground disturbance limited to the field area which has been under
agricultural use for a significant period of time.
4. Wildlife
In support of this application, an Environmental Constraints Review, dated
June 1, 2020, was submitted to the City. In addition, a “Response to
Environmental Comments” letter, dated November 20, 2020 was
prepared.
Based on this documentation “seventeen (17) Species at Risk (SAR) were
identified as having the potential to occur in the general project area.” This
included snapping turtles. However, under further review it was explained
that there are “no wetlands or habitat appearing suitable for Snapping
Turtles are present within the development footprint. The current concept
plan for the development maintains a setback from the watercourse well
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in excess of 30 m, which is interpreted to limit impacts to this movement
corridor.”
The site plan for the subject property was developed to limit the area of
development on the subject property and to do this in the northwestern
portion of the property. In doing so, only the planted agricultural field
would be disturbed and there would be a significant natural buffer along
the southern and eastern property lines of the subject lands that would be
left undisturbed for wildlife.
1.6 Wells and Water Supply
In terms of water usage, the domestic use on the subject property will be
minimal. Arguably equivalent to two or three single detached dwellings. That
arises because the total number of employees on-site will be minimal.
Essentially limited office staff and warehouse staff. A new well will be
installed according to all provincial and municipal regulations and will be
situated on the west side of the subject property. There will be no interference
on existing wells that are a considerable distance away.
Water for fire-fighting purposes is proposed to be provided in two alternative
methods. First of all, the site plan drawing indicates two (2) quite large inground storage tanks to meet the requirements of the building code and the
Fire and Emergency Services Department.
Also in discussions with the Fire Chief, it was noted that the City of Belleville
is formally recognized to have an approved “shuttle service” for water
delivery. This means taking water from fire hydrants in the urban area such
as at Tank Farm Road and Cannifton Road North, or equivalent, and shuttling
it to the subject property.
Consequently, under either scenario the domestic water supply in the local
area will not be impacted.
As was noted in a previous section, stormwater is to be treated to an
enhanced level according to provincial requirements and collected and
directed to spreader berms. These berms are to be constructed so that the
bottom of the proposed spreader berms and planted vegetation facilities will
be greater than 0.5m above the high groundwater table.
In summary, the stormwater system will be designed and installed to the
satisfaction of and technical specifications of the City and Quinte
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Conservation. In doing so, all requirements of protecting the ground water
supply of nearby properties will be provided.
1.7 Current and Draft Official Plan Policies
In Ontario planning law there is well accepted principle called the “Clergy
Principle”. Accordingly, under the Clergy principle, any rezoning application
should be continued and disposed of in accordance with the OP policies in
effect at the time the application was originally filed. “The Clergy principle
essentially ensures that a municipality cannot “change the rules” while your
game is being played.”
Thus, legally, the rezoning application for the subject property has to be
considered under the City’s current Official Plan and not a proposed future
Official Plan. This is what has been done, and as was outlined in our first
Planning Justification Report filed in June 2020, this Zoning By-law
Amendment application is in conformity with the City of Belleville Official Plan
and no Official Plan Amendment is required.
Having noted that the current proposal is in conformity with the current Official
Plan, consideration has also been given to the City’s draft Official Plan that is
currently being reviewed by the province.
In this regard it is noted, as shown on Schedule A at the top of the next page,
that the subject lands are still placed within the “urban serviced area”.
Therefore, the clear intent is these lands remain designated as part of the
urban fabric of the City and not removed to the rural land use designation.
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Furthermore, when Schedule B of the draft Official Plan, as shown on the top
of the next page, is reviewed the subject property and lands to the south are
indicated to be a “deferred growth area”. Nevertheless, still considered part
of the urban area.
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Lastly, the primary policies for the “deferred growth area” are outlined at the
top of the next page. It could be suggested that these policies were not
drafted with the specific intent of looking at the future of the deferred growth
area itself but as a way of helping provide an argument to the province.
The City expropriated lands at the east end of the College Street adjacent to
the North East Industrial Park which are currently designated “agricultural
land use” and not within the designated settlement or urban area. Thus, to
help support bringing these lands into the urban area and re-designate them
“employment land use”, lands currently designated “industrial land use” in the
urban area, such as the deferred growth area, had to be removed or
eliminated from immediate or medium term use. In doing so, the City’s goal
was to exchange employment land that it owned and could service with
industrial land that is privately owned and not readily serviced, even though it
has been indicated to be part of the City’s urban serviced area for 20 years.
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1.8 Loss of Agricultural Land
It has to be noted that the subject lands are not considered prime agricultural
land by the City of Belleville Official Plan and as such, are not “protected” or
considered to be part of the municipality’s agricultural land base. For 20
years, these lands have been earmarked for urban development with an
industrial designation. Agricultural lands to be protected and preserved are
clearly shown on Schedule “A” – Land Use Plan – Rural Area. This schedule
does not indicate the subject lands.
1.9 Alternative Locations
The proponent who is trying to develop the subject lands made extensive
inquiries to find lands suitable for this project only to find that it was not
possible to acquire the required parcel of land in terms of size and cost.
City Staff were approached to try and purchase City land including land in the
North East Industrial Park but the proponent was advised that there was no
land available for the next few years.
It has also been suggested that there is land available along Bell Boulevard.
However, with the City’s recent investment in infrastructure in this area, the
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clear direction is that the west end of Bell Boulevard is slated to be developed
as is found along the east end of Bell Boulevard towards North Front Street.
To become in time, the main commercial artery of the municipality.
Warehousing or a courier depot would not fit that vision.
Lastly, as has been noted previously, the subject lands are designated by the
City in its Official Plan as suitable for the proposed use. Thus, the proponent,
in good faith, is making use of the opportunity provided by the City’s planning
policies.
1.10 Property Values
It has been suggested that if approved, this development will have a negative
impact of nearby housing prices. However, as has been shown on many
occasions, this is not the case. Other factors come into play.
Arguably at the present time, due to COVID 19, land and housing prices in
the Belleville area, especially outside the urban area, are reaching values not
seen before.
Secondly, given the algorithms that the Municipal Property Assessment
Corporation utilizes in establishing property values the proposed use of the
subject lands will not factor into the land prices anticipated for other properties
located further east along Blessington Road.
1.11 Revised Site Plan
Following the July 6, 2020 Public Meeting and the comments that were
received at that meeting and the input received from the consultant team, the
proposed site plan drawing for the subject lands has been significantly
revised as shown on APPENDIX 1.
As such:


the number of self storage units have been significantly reduced;



the footprint of the proposed development has been “pulled in” to provide
additional open space and buffering;



the minimum landscaped area has been increased from 44.2% to 59.8%
[a minimum of 5.0% is normally required];
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lot coverage has been reduced to 11.2% [up to 50.0% is normally
allowed];



the rear (easterly) side yard setback has been increased from 27.4 metres
to 90.5 metres [12.0 metres is normally required];



the interior (southerly) side yard setback has been increased from 27.4
metres to 56.4 metres [3.0 metres is normally required];



the Phase C and D buildings have been rotated to provide additional
screening of the Phase B building;



The loading area for the Phase C building has been rotated to the west to
allow the building to act as a screen;



A curved landscaped berm to screen abutting properties to the northeast
has been added.

Given the size of the subject lands, it is remarkable the amount of landscaped
open space and building setbacks that are proposed and the relatively quite
small lot coverage. Every attempt has been made to minimize the use and
impact on the subject property.
1.12 Proposed Zoning
When this project was first proposed the aim was to work within the existing
definitions and uses in Zoning By-law 3014 even though this By-law is over
33 years old. However, it has become apparent that is necessary to better
define and limit the proposed use of the subject lands.
To this end, outlined on APPENDIX 2 is the proposed zoning by-law
amendment for the subject property. A truck terminal has been removed as
a permitted use and there are now only two permitted uses allowed on the
subject lands, these being a “Warehouse/Distribution Facility” and a “SelfStorage Establishment”. Both uses are defined.
In addition, special and increased zone standards for minimum landscaped
open space, minimum interior side yard width and minimum rear yard depth
have been drafted to ensure the minimal disturbance of the subject lands.
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4. Planning Opinion
Our initial Planning Report in June 2020 outlined in detail the planning merits of
this development application. This supplementary report expands on the earlier
report to address the technical issues that have arisen and from initial input from
the residents of Belleville most impacted by this proposed development.
It is our continuing belief that it has been clearly illustrated how this proposal and
the accompanying application to amend Zoning By-law 3014 represents
appropriate development of the subject lands and represents good planning.
Moreover, it is our professional opinion that this project is consistent with Provincial
and City planning documents and we recommend that this development be
approved by the City of Belleville.

5. Report Signature
PULA PLANNING CONSULTANT INC.

Spencer Hutchison, MCIP, RPP
Senior Associate Planner
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