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Attention: Caitlin Sheahan, Project Engineer
Dear Ms. Sheahan,
Subject:

Highway 37 and Blessington Road, Belleville, Ontario - Land Use Compatibility
Assessment

WSP Canada Inc. (WSP) was retained to complete a Land Use Compatibility Assessment to
support a Zoning By-Law Amendment (ZBA) for the proposed development located on the
southeast corner of Highway 37 and Blessington Road in Belleville, Ontario. WSP understands
that the proposed development location is currently zoned as prime agriculture. The proposed
ZBA would allow for light industrial use. A Land Use Compatibility Assessment is required to
support the ZBA as a result of the neighbouring sensitive land uses. It is understood that the
proposed development will consist of a self storage facility, truck terminal, and warehouse.
The study was conducted in accordance with the “Compatibility between Industrial Facilities and
Sensitive Land Uses”, published by the Ontario Ministry of the Environment, Conservation and
Parks (MECP) Guideline D-6.
This report summarizes the findings of the Land Use Compatibility Assessment of the proposed
development site on the surrounding land uses.
Yours sincerely,

Stephanie Clarke, B.A.
Environmental Consultant
SC/dlw
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1 INTRODUCTION
WSP Canada Inc. (WSP) was retained by Ainley Graham & Associates Limited to prepare a Land Use
Compatibility Assessment for the property located at the southeast corner of Highway 37 and Blessington Road in
Belleville, Ontario (the ‘Site’). WSP understands that the Site is currently zoned as prime agriculture; however, a
Zoning By-Law Amendment (ZBA) would allow for light industrial use for the facility. The total site area of the
proposed development is approximately 10.0 ha (24.7 acres) with a total building area of approximately 1.12 ha
(2.76 acres). The proposed development consists of four (4) phases: Phase A, Phase B, and Phase C are three (3)
detached warehouses outfitted with trucking docking stations, and Phase D is a self storage facility. In addition to
the four (4) buildings, there will be paved parking lots and 112 parking spaces provided at the Site.
The purpose of the study is to complete an Air Quality, Dust, and Odour (Nuisance) Assessment of the proposed
development on the surrounding area. It is understood that noise was not assessed for the purpose of this study and
as a result noise related potential nuisances are not identified within this report. The study was conducted in
accordance with the “Compatibility between Industrial Facilities and Sensitive Land Uses”, published by the Ontario
Ministry of the Environment, Conservation and Parks (MECP) as Guideline D-6 (the ‘D-6 Guideline’). This study
will focus specifically on potential nuisance impacts generated by the Site during regular operation. Nearby
agricultural and residential land will be considered as a sensitive land use and will be addressed accordingly in the
report.
This report describes the potential nuisance impacts from the proposed operations at the Site, specifically in contrast
to the neighbouring sensitive land uses within close proximity of the Site as having the highest potential to be
impacted by an air quality nuisance. The surrounding area within a 1 000 m study area of the Site has been identified
as prime agriculture, rural residential, general industrial, development zones, and rural commercial. Other
surrounding industrial facilities have not been evaluated as part of this investigation but are investigated as a means
to support the ZBA. The assessment was based on readily available information (i.e. facility websites, environmental
registry, aerial photography, etc.).
The objective of the D-6 Guideline is to prevent or minimize the encroachment of sensitive land use upon industrial
land use and vice versa. These two land uses are normally incompatible due to possible adverse effects on sensitive
land uses created by industrial operations. For the purpose of this study the Site is considered an industrial operation
in terms of potential to adversely impact a sensitive land use. The D-6 Guideline categorizes industrial facilities into
three classes according to their size, volume of operations, and nature of their emissions and defines what a sensitive
land use is. The D-6 Guideline provides definitions and examples to illustrate the three Industrial Classes, provided
in Appendix A. The D-6 Guideline defines a recommended minimum separation distance and potential influence
area between industrial facilities and sensitive land uses for each class, presented in Table 1-1.
Table 1-1

Guideline D-6 Recommended Minimum Seperation Distance and Potential Influence Areas for
Industrial Land Uses

INDUSTRIAL CLASSIFICATION

RECOMMENDED MINIMUM
SEPERATION DISTANCE (m)

POTENTIAL INFLUENCE AREA (m)

Class I – Light Industrial

20

70

Class II – Medium Industrial

70

300

Class III – Heavy Industrial

300

1 000
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2 CLASSIFYING INDUSTRIAL LAND
USES
The Site is located at the southeast corner of Highway 37 and Blessington Road in Belleville, Ontario. All lands
surrounding the Site are zoned under the authority of the Corporation of the City of Belleville. The current zoning
for the Site is designated as prime agricultural; however, a ZBA would allow for light industrial use for the facility.
The area surrounding the proposed development is mixed use; including prime agriculture, rural residential, general
industrial, development zones, and rural commercial and hazard zones. The proposed development will consist of
three detached warehouses and a self storage facility with paved parking areas. A zoning map and conceptual site
plan are shown on Figure 1 and Figure 2, respectively.
Based on the site plan, size of the Site and proposed operations at the proposed development, it was determined that
the Site should be considered against the industrial facility classifications as defined by the D-6 Guideline outlined
in Appendix A.
The client provided a Proposed Truck Traffic document, dated June 29, 2020, which outlines the operations
proposed at the Site, a copy of the document is provided in Appendix B. It is understood there will be two (2)
businesses operating at the Site: County Courier operates with five (5) vans and conducts mail runs and rush orders
for medical facilities and County Transport operates three (3) straight trucks, two (2) tractors, and three (3) trailers
with traffic planned as follows:
—
—
—

Two tractors leave Belleville at 20:00 for Toronto and return to Belleville.
One freight comes in at 22:00 and one freights comes in at 05:00
Two trailers operate in Toronto and one trailer operates in Belleville.

Based on the information and the definitions outlined in Appendix A, it was determined that the proposed
development aligns with a Class I industrial facility. The facility will operate during daytime hours (06:00 – 17:00),
the operations are small in scale with no outside storage and are taking place in a self-contained building which is
used solely for the purpose of storing, receiving, and shipping products. Although two (2) trailers will be received at
the facility overnight, movement of freight will only occur during daytime hours.

3 IDENTIFYING NEARBY SENSITIVE
LAND USES
After reviewing maps and aerial imagery of the area, a list of possible sensitive land uses that could be impacted by
the proposed development was generated. Table C-1 in Appendix C provides the name and address of each of the
identified sensitive land use which may be potentially impacted by the proposed development. Figure 3 outlines the
location and identification of the properties evaluated as part of this investigation.

4 EVALUATION OF SURROUNDING
LAND USES
Industrial facilities and sensitive land uses are typically incompatible due to possible adverse effects on sensitive
land uses created by industrial operations. In order to prevent or minimize the encroachment of sensitive land uses
onto industrial operations, or vice-versa, the D-6 Guideline categorizes industrial facilities into three classes
according to their size, volume of operations, and nature of their emissions and defines what a sensitive land use is.
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The guideline outlines a recommended minimum separation distance and potential influence area between industrial
facilities and sensitive land uses for each class as shown previously in Table 1-1. The minimum separation distance
is the distance (property line to property line) between the incompatible development and the sensitive land use,
wherein industry is likely to cause an adverse effect. The potential area of influence is a greater distance in which
the industrial operations may have the potential to cause an adverse effect, depending on site operations and
meteorological conditions. Additionally, the facilities that are outside of their respective recommended minimum
separation distance and potential area of influence are expected to have no potential for creating nuisance issues that
would give rise to complaints.
In this assessment, nearby sensitive land uses (i.e. residential properties) of potential concern were analysed based
on their proximity to the proposed development. No additional sensitive land uses (i.e. hospitals, schools, daycares,
retirement homes, etc.) were identified within the 1 000 m study area surrounding the Site. Based on the data
presented in Table C-1 (Appendix C), one (1) undeveloped residential property is located adjacent to the proposed
development, to the east; within the recommended minimum separation distance for a Class I facility. Four
additional (4) residential properties were identified as being within the potential area of influence for a Class I
facility. An analysis of meteorological data was completed in order to further examine any potential impacts from
facility operations on the residential properties located within the potential area of influence.

4.1 METEOROLOGICAL DATA
Wind data averaged from 1997-2000 compiled between from the Ottawa Station (Station #6106000) was analyzed
and applied to the area in order to determine the frequency that the wind could contribute to nuisance issues such as
fugitive dust and odour as potential concerns for the Site. A ‘blowing from’ wind rose was produced for the
aforementioned period, the approximated data is included in Table 4-1. The ‘blowing from’ wind rose plot is
included in this report as Figure 4.
Table 4-1

Wind Data for Station #6106000

WIND BLOWING FROM

FREQUENCY (%)

EQUIVILENT DAYS PER YEAR

N

4.1 %

15

NNE

3.1 %

11

NE

5.2 %

19

ENE

8.1 %

30

E

6.4 %

23

ESE

3.1 %

11

SE

2.3 %

8

SSE

3.2 %

12

S

6.0 %

22

SSW

8.7 %

32

SW

9.3 %

34

WSW

7.2 %

26

W

8.2 %

30

WNW

10.3 %

38

NW

8.3 %

30

NNW

5.6 %

21

CALM

0.9 %
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Based on the data presented in Table 4-1, the dominant wind direction at the Site is blowing from the westnorthwest. Winds blowing from the southwest through south-southwest were also notable. As a result, air quality
nuisances from Site operations may impact the undeveloped residential property to the east, however impacts at all
other residential receptors are not expected.

5 SUMMARY OF POTENTIAL IMPACTS
Based on a review of land uses within 1 000 m of the proposed development as well as meteorological conditions,
adverse air quality impacts from facility operations may occur at the undeveloped residential property to the east of
the Site as this property is located within the recommended minimum separation distance for a Class I facility
(20 m).
Four (4) additional residential properties were identified to be within the potential area of influence for a Class I
facility (70 m); however, based on prevailing wind directions and expected facility operations, adverse air quality
impacts are not expected at these properties.

6 CONCLUSIONS AND
RECOMMENDATIONS
Based on the proposed facility operations and existing sensitive receptors the following conclusions and
recommendations are outlined below:
-

Based on proposed facility operations, the proposed development has been classified as a Class I facility;

-

The D-6 Guideline recommends a minimum separation distance of 20 m from facility property boundaries
to sensitive receptors and identifies a 70 m potential area of influence;

-

One (1) sensitive receptor was identified within the recommended minimum separation distance of 20 m
for a Class I facility. Based on prevailing wind directions and expected facility operations, adverse air
quality impact may occur at this property;

-

Four (4) additional residential properties were identified to be within the potential area of influence of 70 m
for a Class I facility; however, based on prevailing wind directions and expected facility operations,
adverse air quality impacts are not expected at these properties;

-

WSP recommends the following to reduce potential adverse air impacts on the adjacent undeveloped
residential property:
o
o
o
o
o
o

A speed limit of 20 km/h be posted and enforced in paved areas to reduce off site impacts due to
vehicle traffic;
A speed limit of 10 km/h be posted and enforced in unpaved areas to reduce off site impacts due to
vehicle traffic;
Idling of trucks and other vehicles be discouraged when possible;
A setback of 20 m from site activities (i.e. truck routes, roadways, freight movement, etc.) be
maintained from the undeveloped residential property;
The proposed landscape buffer be maintained at the northeast property boundary; and,
If unpaved areas are expected at the proposed development, a dust control plan should be
developed to control fugitive dust emissions.
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APPENDIX

A

INDUSTRIAL CLASS
DEFINITIONS

APPENDIX
DEFINITION OF CLASSES FROM D-6 GUIDELINE
CLASS I INDUSTRIAL FACILITY
A place of business for a small scale, self-contained plant or building which produces and/or stores a product which is
contained in a package and has a low probability of fugitive emissions for any of the following: noise, odour, dust,
and/or vibration. There are daytime operations only, with infrequent movement of products and/or heavy trucks and
no outside storage.

CLASS II INDUSTRIAL FACILITY
A place of business for medium scale processing and manufacturing with outdoor storage of wastes or material (i.e. it
has an open process) and/or there are periodic outputs of minor annoyance. There are occasional outputs of either
point source or fugitive emissions of any of the following: noise, odour, dust, and/or vibration, and low probability of
fugitive emissions. Shift operations are permitted and there is frequent movement of products and/or heavy trucks
during daytime hours.

CLASS III INDUSTRIAL FACILITY
A place of business for large scale manufacturing or processing, characterized by: large physical size, outside storage of
raw and finished products, large production volumes and continuous movement of products and employees during
daily shift operations. It has frequent outputs of major annoyance and there is a high probability of fugitive emissions.

APPENDIX
Table A-1

Industrial Class Definitions and Specifications as outlined in D-6 Guideline

INDUSTRIAL
CLASSIFICATION OUTPUTS
Noise” Sound not audible
off property
Class I – Light
Industrial

SCALE

PROCESS

OPERATION/INTENSITY

No outside storage

Self-contained plant or
building which
produces/stores a
packaged product. Low
probability of fugitive
emissions

Daytime operations only

Open process

Shift operations permitted

Periodic outputs of minor
annoyance

Frequent movement of
products and/or heavy
trucks with the majority of
movements during daytime
hours

Small scale plant or scale
Dust and/or Odour:
is irrelevant in relation to
infrequent and not intense all other criteria for this
Class
Vibration: No ground borne
vibration on plant property

Noise: Sound occasionally Outside storage permitted
audible off property
Medium level of production
Dust and/or Odour:
allowed
Class II – Medium Frequent and occasionally
Industrial
intense

Low probability of fugitive
emissions

Infrequent movement of
products and/or heavy
trucks

Vibration: Possible ground
borne vibration, but cannot
be perceived off property
Noise: sound frequently
audible off property
Class III – Heavy
Industrial

Dust and/or Odour:
Persistent and/or intense
Vibration: Ground-borne
vibration can frequently be
perceived off property

Outside storage of raw and Open process
finished products
Frequent outputs of major
Large production levels
annoyances
High probability of fugitive
emissions

Continuous movement of
products and employees
Daily shift operations
permitted

APPENDIX

B

PROPOSED TRUCK
TRAFFIC

June 29, 2020

Proposed Truck Traffic
20 Blessington Road
Set out below is how the Owner of the subject lands currently runs his
business and is the basis of the future use of the subject property.


The business consists of 2 divisions:
Transport



County Courier operates with 5 vans





They do mail runs
They provide vans to other courier companies (i.e. Purolator)
Lot of medical rush orders for human organs, medical supplies and
to hospitals



County Transport has 3 straight trucks, 2 tractors and 3 trailers




Works with bigger freight companies
The two tractors leave Belleville at 8:00 p.m. to Toronto to pick up
freight and bring them back to Belleville for “final mile” delivery
Also, freight comes in from the 401 on trucks going between Montreal
and Toronto; one at 10:00 p.m. and one at 5:00 a.m.
The freight is sorted and broken down for local routes
3 routes: Belleville and the County; Trenton and Peterborough;
Kingston
2 of the trailers are kept and operate from Toronto; 1 trailer is kept
in Belleville






County Courier and County



In total the Owner utilizes a total of 10 trucks excluding trailers



While this number of vehicles seems small given the size and number
of proposed buildings, this is because the buildings are for
warehousing and storage



Many industries and businesses in Belleville and surrounding area do
not have enough on-site storage to hold their product and so need
off-site storage



For example, many of the wineries in Prince Edward County do not
have sufficient on-site storage space for their wine; as a result,

1

June 29, 2020

County Transport picks up their excess stock and delivers it to a
warehouse for storage; when needed, County Transport returns the
requested wine to the winery for sale


All done with the existing fleet of trucks

2

APPENDIX

C

SUMMARY OF
SENSITIVE
RECEPTORS

Project Name:
Site Address:

Highway 37 and Blessington Road Land Use Compatibility Assessment
Highway 37 and Blessington Road, Belleville, Ontario

Table C-1: Nearby Sensitive Land Uses
ID
A1
A2
A3
A4
A5
A6
A7
A8
A9
A10
A11
A12
A13

Sensitive Land Use

Residential

Address
61-25 Blessington Rd
75 Blessington Rd
86 Blessington Rd
87 Blessington Rd
98 Blessington Rd
101 Blessington Rd
107 Blessington Rd
129 Blessington Rd
579 Cannifton Rd N
571 Cannifton Rd N
514 - 542 Cannifton Rd N
3 - 65 Joy Ct
Undeveloped Lot East of Proposed Development

UTM Easting

UTM Northing

309980
310090
310150
310119
310184
310145
310181
310231
309780
309757
309668
309548
310160

4899220
4899360
4899381
4899407
4899412
4899441
4899511
4899578
4898941
4898926
4898733
4899543
4899243

Approximate Distance
Within MOECC D-6 Minimum Within MOECC D-6 Potential
from Site (Property-Line to
Separation Distance of 20m
Area of Influence of 70m
Property-Line)
(m)
(m)
(m)
20
No
Yes
40
No
Yes
20
No
Yes
82
No
No
25
No
Yes
112
No
No
170
No
No
231
No
No
145
No
No
168
No
No
>290
No
No
>514
No
No
0
Yes
Yes

