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1. INTRODUCTION
1.1 The 466A Airport Parkway Project
RFA Planning Consultant Inc. was retained by Mr. Brian Reid to provide
professional planning services for the approval of a site-specific Zoning By-law
Amendment for lands located at 466A Airport Parkway. More specifically these
lands are identified as Part of Lots 20 & 21, Concession 1, Township of Thurlow,
now in the City of Belleville, County of Hastings.
This Planning Justification Report has been prepared in support of the amendment
and submitted concurrently with the rezoning application and other supporting
documentation to the City of Belleville.
The subject land is situated on the south side of Airport Parkway east of Elmwood
Drive as shown on Figure 1 – Location Map on the following page. The site has
823 m of frontage along the south side of the Canadian National Railway which
separates the subject lands from Airport Parkway. Access to the subject lands
and the abutting lands to the south is provided by a fully signalized level crossing
with lights, bells and barriers.
This 23-hectare parcel of land consists of a medium-sized farm with farmhouse,
barn, outbuilding, hen house, horses, poultry, paddocks and fields.
Brian Reid proposes to supplement the activity of the farm with three (3) ancillary
uses, these being:
1. A depot for a property maintenance business;
2. 10 mini-lock storage units in the form of metal containers, and;
3. The sale of bulk materials found at a garden centre (i.e. mulch, topsoil, etc.).
The property maintenance business will operate from the north end of the subject
property, between the existing barn and farmhouse by utilizing an existing
garage/storage building. This building will house yard maintenance equipment
such as lawnmowers, weed whippers and hand tools, etc.
Five (5) pickup trucks with trailers, as shown on APPENDIX 1 attached, will be
parked beside the garage and will leave each morning to undertake property
maintenance and return at the end of the day.
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The ten (10) storage containers, as shown on APPENDIX 1 attached, will be
placed at the south-west corner of the property and not be visible from Airport
Parkway or from the adjacent property to the south because of an extensive
hedgerow. These containers would be rented out and only accessed on a very
limited basis.
The sale of bulk materials typically found at a garden centre (i.e. mulch, topsoil, etc.),
as shown on APPENDIX 1 attached, would be on a seasonal basis and essentially in
the late spring/early summer. This would create relatively low volumes of traffic
consisting of customers with pickups or cars with small trailers. The materials would
be stored in in open bins on the ground and are located adjacent to the aforementioned
storage containers.
FIGURE 1: LOCATION MAP
Subject Property outlined in red.
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1.2 Site Location & Context
Legal Description:
The subject property is described as Part of Lots 20 & 21, Concession 1, Township
of Thurlow, now in the City of Belleville, County of Hastings.
Site Area and Frontage:
The site has an area of 23 hectares and has 823 m of frontage along the south
side of the Canadian National Railway and Airport Parkway.
Surrounding Land Uses:
The subject property is located within the designated “rural area” of the City of
Belleville and is currently an active farm.
The surrounding land uses are as follows:
To the east:
To the north:
To the west:
To the south:

vacant rural land (i.e. fields and vegetation);
Canadian National Railway and Airport Parkway;
vacant rural land (i.e. fields and vegetation);
small airstrip and single detached dwelling.

Site Context:
The site is located in a rural portion of the municipality with relatively little
residential and commercial activity.
Although there is linear residential
development along the north side of Airport Parkway, the predominant land use in
this area is agricultural in nature. Crops in fields with a scattering of barns.
Because of the abutting railway and pattern of the existing land use, the subject
land is relatively separated from nearby residential uses.
The one exception is the land immediately to the south which has a unique history
in that it is shown on the City’s Official Plan as the “Belleville Airport”. The grass
landing strip is still in use and there are several accessory storage buildings.
There is also a newer single detached dwelling located beside the air strip.
As shown in APPENDIX 2 attached, is an air photo of the airfield from 2002. At
that time, the air strip was much more heavily used. This photo also highlights that
vehicles using the air strip primarily used an access road curving to the east and
around the subject lands.
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In addition, because of the air strip, Canadian National Railway ensured that the
crossing of the three rail lines providing access to the subject lands and the air
strip was installed with a non-residential or commercial type level crossing with
barrier arms in addition to lights and bells.
The site is shown in the photos below and on the following pages.

Looking west along Airport Parkway.
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Looking south to Subject Property across railway crossing.

Looking north from Subject Property across railway crossing.
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Barn and adjacent paddock.

East paddock.

NOVEMBER 27, 2020

PLANNING JUSTIFICATION REPORT
466A AIRPORT PARKWAY

Office/storage building.

Looking east along southern property line.
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Looking along southern property line.

2. PROPOSED SITE PLAN
Figure 2 – Land Use Site Plan, on the following page, was prepared by the Ainley
Group to indicate how it is proposed that the subject lands would be developed.
In essence, the use of the subject lands is not going to change very much. There
will still be the existing farmhouse, barn, hen house, paddocks and fields.
However, in the northeast corner of the property an existing garage, adjacent to
the farmhouse, will be used as the depot and staging area for the proposed
property maintenance business. Sufficient parking will be provided for Staff
vehicles and the five (5) trucks and trailers used in the business.
Then to the south and west of the property will be located ten (10) storage
containers.
Adjacent to, and just to the east of the storage containers, will be eleven (11)
storage bins for landscape materials formed by large cinder barriers.
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It is noted that currently located adjacent to the storage containers is the storage
area for rolls of hay and also a manure pile.
Along the adjacent southern property is a well-developed hedgerow with a
scattering of trees and bushes to screen the adjacent property to the south and
screen the storage containers and storage bins from view.
Arguably the proposed additional uses shown on the site plan are activities that
normally might be considered and found on a farm. This would include different
types of storage facilities and piles of organic material. As well, a range of vehicles
and mechanized equipment are commonly found on a farm such as tractor and
trailers and pickups and hay wagons, etc.
Lastly, it is noted that the abutting property to the south is zoned PA-1 Zone with
the following special provision “On lands designated PA-1 in part of Lots 20, 21
and 22, Concession 1 an airport together with its ancillary buildings and uses shall
be a permitted use.” Consequently, the abutting property has a significant nonresidential component attached to it which can create at time, noises and nonresidential activity.

3. TECHNICAL SUPPORT FOR THIS PROJECT
Because of the low impact nature of the three (3) proposed additional uses for the
subject lands, technical documentation in the form of a servicing review,
stormwater management report and an environmental constraints review were
deemed not necessary.
However, because access to the subject lands is across three (3) railway lines, a
Traffic Impact Study was prepared by Ainley Graham & Associates. In doing so,
train data was acquired from Canadian National Railway.
This document has been submitted under separate cover.
The conclusion of the study was that the existing road network and level crossing
could adequately hand the additional traffic created by the three new uses.
However, an east-bound taper lane was suggested for those occasions when a
vehicle could not make a right turn into the subject lands because a train was
passing through.
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4. PROVINCIAL POLICY STATEMENT
Provincial Policy Statement (PPS) 2020 took effect on May 1, 2020. In accordance
with Section 3 of the Planning Act, all decisions affecting land use planning matters
made after May 1, 2020, shall be consistent with the PPS 2020.
The application to amend Zoning By-Law 3014 for the subject lands is consistent
with the PPS as outlined below.
In saying so, it is important to note that the underlying use of the subject property
is not going to change because of this application. The request is to maintain the
agricultural activity on the subject lands and supplement it with three
complementary uses to help sustain the farm.
The City of Belleville Official Plan and the PPS places the subject lands in the “rural
area” which is defined as “a system of lands within municipalities that may include
rural settlement areas, rural lands, prime agricultural areas, natural heritage
features and areas, and resource areas.”
According to Section 1.1.5 of the PPS the following policies apply to Rural Lands
in Municipalities”
1.1.5.2

On rural lands located in municipalities, permitted uses are:
a)
b)
c)
d)

the management or use of resources;
resource-based recreational uses (including recreational dwellings);
residential development, including lot creation, that is locally appropriate;
agricultural uses, agriculture-related uses, on-farm diversified uses and
normal farm practices, in accordance with provincial standards;
e) home occupations and home industries;
f) cemeteries; and
g) other rural land uses.
[“On-farm diversified uses” are defined as “uses that are secondary to the
principal agricultural use of the property, and are limited in area. On-farm
diversified uses include, but are not limited to, home occupations, home
industries, agri-tourism uses, and uses that produce value-added agricultural
products. Ground-mounted solar facilities are permitted in prime agricultural
areas, including specialty crop areas, only as on-farm diversified uses.”]

The primary use of the subject lands will remain agricultural while
it is proposed to add three secondary uses, that will be limited in
nature, and will help financially support the main agricultural use.
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Furthermore, the proposed uses are similar in nature and activity
to what would normally occur on a farm. Storage buildings,
storage of materials and supplies and the use of a range of
equipment, trucks and trailers.
1.1.5.3

Recreational, tourism and other economic opportunities should be promoted.

It is proposed to add limited economic activities to the subject
lands that are complementary and ancillary to the main farming
use.
1.1.5.4

Development that is compatible with the rural landscape and can be sustained
by rural service levels should be promoted.

The proposed uses are limited in nature and will put no demand on
existing rural services.
1.1.5.5

Development shall be appropriate to the infrastructure which is planned or
available, and avoid the need for the unjustified and/or uneconomical
expansion of this infrastructure.

The proposed uses are limited in impact and will put no demand
on, and are appropriate for the existing municipal infrastructure.
1.1.5.6

Opportunities should be retained to locate new or expanding land uses that
require separation from other uses.

Arguably locating the proposed additional uses on the subject
lands is more appropriate than in another area of the municipality
such as on highway commercial or industrially zoned lands.
1.1.5.7

Opportunities to support a diversified rural economy should be promoted by
protecting agricultural and other resource-related uses and directing nonrelated development to areas where it will minimize constraints on these uses.

The proposed uses on the subject lands do not limit or impose any
constraints on the basic underlying agricultural use of this
property. In terms of area and impact, these uses are negligible on
the overall farming operation.
1.1.5.8

New land uses, including the creation of lots, and new or expanding livestock
facilities, shall comply with the minimum distance separation formulae.

N/A
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5. CONFORMITY TO THE POLICIES OF THE
BELLEVILLE OFFICIAL PLAN
The City of Belleville adopted an Official Plan in June, 2001; this document was
approved by the Ministry of Municipal Affairs and Housing in January, 2002. The
subject land is designated “Recreation Commercial Land Use” on Schedule “A” Land Use Plan – Rural Area of the Belleville Official Plan as shown on Figure 3
below.
FIGURE 3: EXTRACT FROM SCHEDULE “A” OF
CITY OF BELLEVILLE OFFICIAL PLAN
Subject Property Outlined in Red

No Official Plan Amendment is requested or required because of the three
proposed additional uses being added to the subject lands. These uses are minor
in nature and in no way alter the established and long-standing use of the subject
lands.
In saying so, it is noted that the current Official Plan designation of the subject
lands is possibly outdated and could be amended as part of the City’s current
Official Plan update.
As noted on the Official Plan map, the subject lands and abutting lands to the
south, are labelled Belleville Airport and designated for recreation commercial land
NOVEMBER 27, 2020
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use. While there is still an air strip on the abutting property it would appear that
the commercial and recreational use of this airfield is now greatly reduced from
what it once was. This begs the question, is the recreation commercial land use
designation still appropriate for the future?
For the record, there are only two properties in the City of Belleville designated
recreation commercial land use, these being the aforementioned lands and the two
golf courses on Harmony Road.
Section 3.4 of the Official Plan outlines the policies for the Recreation Commercial
Land Use as follows:
“Lands as shown on the land use schedules as Recreation Commercial land use are
intended to be used for large scale or space extensive developments and land uses which
are geared primarily towards providing recreation or tourism services and resources to
visitors to the region, as well as local residents. As the City of Belleville has natural
resources and amenities that lend themselves to such development, and since this form
of land use can have significant economic benefits for the region, this Plan supports
recreation commercial uses outside of the urban serviced area provided natural systems
are adequate to support such developments.
3.4.1

Permitted Uses

Uses permitted in areas designated Recreation Commercial land use include golf courses,
sports and recreation clubs (i.e. tennis resorts, hunt clubs, soaring clubs, yacht clubs),
large-scale campgrounds and recreation parks, theme parks, and other recreation or
entertainment uses which are noisy or otherwise could have significant off-site impacts.
Residential or hotel developments in combination with and generally ancillary to such uses
may be permitted. Resort communities or complexes developed at low densities (in
individual or clustered configurations) in concert with significant recreational facilities for
residents of the complex would be permitted. Uses permitted in the Rural designation
would be permitted within areas designated Recreation Commercial.”

At best, the current use of the subject lands could be considered as “legal nonconforming” to the aforementioned policies.

6. ZONING BY-LAW #3014, AS AMENDED
As shown on Figure 4 on the following page, the subject property is currently
placed within the “PA - Prime Agriculture” Zone on Map A3, of Zoning By-Law
Number 3014, as amended. The PA Zone permits a single-family dwelling, a farm,
a home occupation, a farm produce outlet and accessory uses.
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The main and existing use of the subject lands is in conformity to the current
zoning. However, it is proposed to add three ancillary uses to the property.
FIGURE 4: EXTRACT FROM THURLOW ZONING MAP A3
Subject Property Outlined in Red

To reiterate, the proposed additional uses are:
1. A depot for a property maintenance business;
2. 10 mini-lock storage units in the form of metal containers, and;
3. The sale of bulk materials found at a garden centre (i.e. mulch, topsoil, etc.).
As shown on Table 1 below, the proposed rezoning would be in accordance with
the current status of the subject lands or all of the standard zone requirements
found in Section 6.15 “PA – Prime Agriculture” Zone of Zoning By-law 3014.
Table 1: PA Prime Agriculture Zone Analysis
Zoning Regulations
Minimum Lot Area
Minimum Lot Frontage
Maximum Lot Coverage
Maximum Building Height
Minimum Landscaped Open Space
Minimum Front Yard Depth
Minimum Interior Side Yard Depth
Minimum Rear Yard Depth

PA Zone
25 ha
100m
n/a
15m
n/a
15m
7.5m
7.5m

Proposed
23 ha (A)
0m (A)
n/a
A
n/a
A
50m
20m

A = Existing situation and/or not impacted by proposed rezoning.
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Thus, no special zoning standards are requested or required because of this
rezoning application. Furthermore, it is suggested that the three (3) additional
uses are complementary to, and similar to uses that would be normally found
on a typical farm in the City of Belleville.

7. PLANNING OPINION AND CONCLUSION
This Planning Justification Report was prepared in support of an application by
Brian Reid for a Zoning By-law Amendment for a parcel of land situated at 466A
Airport Parkway. This 23-hectare parcel of land is currently farmed. It is proposed
that three (3) low-activity ancillary uses be permitted to supplement the farming
activity on the subject lands.
As such, it is our professional opinion that the application for approval of the Zoning
By-law Amendment for the subject lands is:





consistent with the policies of the 2020 Provincial Policy Statement;
consistent with the policies contained in the Belleville Official Plan;
in conformity with the PA Zone requirements of Zoning By-law 3014, and;
represents good planning.

8. REPORT SIGNATURE
Yours truly,

Spencer Hutchison, MCIP, RPP
Senior Associate Planner
RFA Planning Consultant Inc.
Encl.
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APPENDIX 1: Proposed Uses

Truck and Trailer

Example of Storage Containers
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Examples of Landscape Materials
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APPENDIX 2: 2002 Air Photo of Subject Lands
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