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Executive Summary & 

Conclusions 
Tate Economic Research Inc. (“TER”) has been retained by Nautical Lands 

Group (“Nautical”) to prepare a Commercial Land Impact Assessment as part of 

an application to permit a proposed mixed-use seniors development at the 

southeast corner of Bell Boulevard and Sidney Street, in the City of Belleville 

(“Site” or “Subject Site”).  

Background and Development Concept 

The Subject Site is 11.8 acres and is designated Commercial in the City of 

Belleville Official Plan. Nautical is proposing to develop the Subject Site as a 

mixed-use development with seniors residences and retail commercial uses. An 

Official Plan and Zoning By-law amendment is required to permit the proposed 

development. 

Development Concept 

Source: Tate Economic Research Inc.; Basemap: ESRI 

ArcGIS. 
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The Subject Site is owned by Choice Properties REIT (“Choice Properties”) and 

will be developed by Nautical. The development concept for the Subject Site 

contemplates 163 seniors oriented rental units and a commercial block. 

The proposed residential component comprises a four storey building with 74 

residential units in the northwest quadrant of the Site and 89 townhomes located 

on the southern portion of the Site. The proposed commercial block is located at 

the northeast quadrant of the Site and is 1.4 acres in size. The initial concept for 

the commercial block indicates two free standing retail buildings that will be 

accessible to the public.  

This Commercial Land Impact Assessment has been prepared as part of the 

application to permit the proposed development. This report examines the 

potential impact of reducing the commercial land supply in Belleville by permitting 

seniors residential uses on the Subject Site. 

Summary and Conclusion 

The proposed development is consistent with the intended function of the 

Site in the Official Plan. 

• The Bell Boulevard Corridor is intended to function as a major focus of 

employment and retail activity in the region.  

• The Bell Boulevard Corridor includes destination retail uses such as the 

Quinte Mall and large format retailers such as Canadian Tire and The 

Home Depot. 

• The Subject Site is designated ‘Commercial’ and was originally 

contemplated as a single level retail commercial centre. The proposed 

development represents the intensification of the original use 

contemplated for the Subject Site with seniors housing and retail 

commercial space. 

• The proposed development concept will generate over 30 full and part 

time jobs. 

• In the new, draft Official Plan, the Site is located within an ‘Additional 

Intensification Area’.  Additional Intensification Areas include provisions for 

mixed-use development consisting of residential and commercial uses.  

The development concept is consistent with the type of development 

envisioned in Additional Intensification Areas.    
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The location and access characteristics of the Subject Site are supportive 

of a wide range of uses. 

• The size of the Site, at approximately 12 acres, allows for the development 

of a wide range of uses. 

• The Subject Site is located in a commercial node with retail and residential 

uses in the surrounding area. 

• The Subject Site is located on a corner lot and provides the opportunity for 

multiple access points. 

• The proposed location of the commercial block at the northeast corner of 

the Site will create synergies with, and function as part of, the existing 

retail commercial uses to the east, including the No Frills. 

• The northeast corner of the Site is preferable for retail commercial uses as 

it is situated close to Bell Boulevard and adjacent to the existing retail 

commercial uses to the east.  

The supply of vacant commercial land in the City exceeds forecasted 

demand. 

• A Municipal Comprehensive Review report was prepared for the City in 

2019.  It includes forecasts of demand for commercial space to the 

year 2038.   

• Overall, the Municipal Comprehensive Review forecasts demand for 35 

acres of vacant commercial land by 2038. 

• It is estimated that there is 578 acres of net developable commercial land 

in the City. As such, there is a surplus of 543 acres of commercial land in 

the City. 

• Therefore, the Site is not required to meet the commercial land needs of 

the City. 

The proposed development will ensure Bell Boulevard’s continued function 

as a focus of employment and retail activity in the region. 

• Bell Boulevard is a major retail commercial area in the City.  
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• Additional retail commercial space is planned for Bell Boulevard.  There 

are three retail developments under construction and / or proposed on Bell 

Boulevard, representing 403,900 square feet of space. 

• One of these retail development proposals includes a Costco warehouse 

membership club adjacent the TownePlace Suites by Marriott.   

• There are additional vacant commercial lands in the Bell Boulevard 

Corridor that can accommodate future retail commercial space. 

• The retail commercial focus of Bell Boulevard will not be significantly 

impacted by the proposed development. 

The proposed development concept is viable from the perspective of 

market demand. 

• The aging population of the City will generate demand for different types of 

seniors housing. 

• Over the next two decades, the proportion of the population aged 75 and 

up in the City is forecast to increase from 11.6% to 22.1%. 

There are no current prospects for developing the entirety of the Subject 

Site for retail commercial uses as envisioned by the existing planning 

permissions.   

• The Subject Site is owned by Choice Properties. Choice Properties is a 

leading developer and operator of shopping centres in Canada.  

• The retail commercial environment is undergoing a paradigm shift 

reflecting the increased role of e-commerce which has resulted in less 

physical space being developed. 

• Choice Properties has been unable to market the Subject Site for retail 

commercial uses. As such, the development of the Subject Site, as 

proposed, will transform underutilized land into a functioning component of 

the broader community. 

• The proposed development anticipates the challenges of the retail 

environment and includes a development concept that will provide an 

active and animated street frontage, enhancing the long term viability of 

the corridor. 
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There are a number of benefits associated with the proposed mixed-use 

seniors development. 

• The proposed development will generate employment opportunities and 

financial benefits including construction costs, development charges and 

tax revenues. 

• The proposed development of the Subject Site will support retail 

commercial space in the surrounding area by including a 

residential component.   

• There will be compatibility and potentially synergies with proposed 

residential uses to the south and west of the Subject Site. 

• The proposed development is a new concept in the Belleville market, as it 

combines rental housing that caters to senior residents with a full amenity 

offering and retail commercial space. 

It is the professional opinion of Tate Economic Research Inc. that the 

proposed development will not inhibit the ability of the City to provide 

sufficient commercial lands over the planning horizon. Additionally, the 

proposed development will not impact the planned function of the Bell 

Boulevard Corridor.  Furthermore, the proposed development will support 

the ability of the City to serve its aging population. 
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 1 Introduction & 

Background 
Tate Economic Research Inc. (“TER”) has been retained by Nautical Lands 

Group (“Nautical”) to prepare a Commercial Land Impact Assessment as part of 

an application to permit a proposed mixed-use seniors development at the 

southeast corner of Bell Boulevard and Sidney Street, in the City of Belleville 

(“Site” or “Subject Site”).  

1.1 Background 

The Subject Site is 11.8 acres and is designated Commercial in the City of 

Belleville Official Plan. Nautical is proposing to develop the Subject Site as a 

mixed-use project with seniors residences in the form of townhomes and a four 

storey apartment building, as well as retail commercial uses. An Official Plan and 

Zoning By-law amendment is required to permit the proposed development.  

Figure 1-1: Development Concept 

Source: Tate Economic Research Inc.; Basemap: ESRI 

ArcGIS. 
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The Subject Site is owned by Choice Properties REIT (“Choice Properties”) and 

will be developed by Nautical. The development concept for the Subject Site 

contemplates 163 seniors oriented rental units and a commercial block. 

This Commercial Land Impact Assessment has been prepared as part of an 

application to permit the proposed development. This report examines the 

potential impact of permitting seniors residential uses on the Subject Site, 

thereby reducing the amount of commercial space that could be developed. 

1.2 Development Concept 

Nautical is proposing to develop the Subject Site as a ‘Wellings Community’. The 

Wellings Community concept is a vibrant active lifestyle community for adults 

(55+) wanting a balanced, simplified way of life. The Wellings Community 

concept is explored in greater detail in the following section of the report. 

The proposed residential component comprises a mid-rise, four storey building 

with 74 residential units fronting onto Bell Boulevard, in the northeast quadrant of 

the Subject Site, and 89 

townhomes located on the southern 

portion of the Site. The proposed 

commercial block is located at the 

northeast quadrant of the Site and 

is 1.4 acres in size. The initial 

concept for the commercial block 

indicates two free standing retail 

buildings that will be accessible to 

the public. 

The mid-rise building will include a 

comprehensive amenity offering 

that serves residents of the building 

and townhomes. The amenity 

offering is anticipated to be similar 

to other Wellings Communities 

which are discussed in the following 

section. 

Wellings of Stittsville, Ottawa 

Wellings of Stittsville Salon, Ottawa 
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1.3 Wellings Community Concept 

The Subject Site is being developed by Nautical Lands Group. Nautical is an 

established developer with over 30 years of experience building and operating 

retirement communities across Ontario. Nautical has designed, built and 

managed over 20 communities and continues to innovate and transform the 

retirement living model. 

The Subject Site will be developed as a Wellings Community. Nautical currently 

operates five Wellings Communities, with two more under construction. Wellings 

Communities are targeted towards active lifestyle adults, aged 55+. They operate 

with a 100% rental model with optional services for residents. 

While the amenity offering varies based on the Wellings Community, the 

following section provides a general description of the amenity offerings.  

Whether apartment, 

townhome or single 

detached, Wellings units 

include full sized kitchens 

and in-suite laundry. 

These facilities provide 

residents the option to live 

independently.  

Wellings Communities 

offer amenities such as 

24-hour concierge, fitness 

centre, restaurant dining, 

private dining room, 

licensed bar and parking. 

Food and beverage 

offerings are prepared in 

house under the guidance 

of an executive chef. 

As an example, the 

amenity offering at the 

recently opened Wellings 

of Stittsville includes an 

8,400 square foot atrium, 

fully licensed pub and 24-
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hour bistro, outdoor patio with BBQ, car 

and pet washing station, private dining 

room, games area, theatre area, wellness 

gym and fitness centre, daily concierge, 

furnished guest suite and various outdoor 

areas and trails. 

Similar to the Subject Site, many of the 

Wellings developments involve the 

intensification of existing retail centres, as 

described below: 

• Wellings of Calgary, which is 

currently under construction, is 

located directly adjacent an 

exisiting retail centre anchored by 

Save-On-Foods; 

• Wellings of Whitby, which is 

currently under construction, is 

located within the 500,000 square 

foot Taunton Gardens shopping 

centre; 

• Wellings of Stittsville is located 

adjacent The Keg Steakhouse and 

Bar and the Shoppes at Fairwinds, 

a 300,000 square foot shopping 

centre; and, 

• Wellings of Corunna is located 

adjacent a No Frills supermarket, 

and other retail uses such as The 

Beer Store. 

1.4 Mandate and Scope of Work 

In order to permit the proposed mixed-use 

development on the Subject Site, Nautical 

is seeking an Official Plan and Zoning By-

law Amendment. Section 8.12.3 of the 

City of Bellville Official Plan (“Official 

Wellings of Whitby, Whitby 

Wellings of Calgary, Calgary 

Wellings of Stittsville, Ottawa 

Wellings of Corunna, St. Clair 
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Plan”) states that the municipality may require the applicant submit a “market and 

needs survey” as a pre-requisite to the consideration of any application to amend 

the Official Plan. 

TER notes that the City is currently in the process of finalizing the draft Official 

Plan dated October 2021 (“Draft Official Plan”). As such, this report examines the 

Official Plan and Draft Official Plan policies. Section 8.12.3 of the Draft Official 

Plan states that the Municipality may require a “market study”. The Official Plan 

and Draft Official Plan do not include detailed criteria for the required 

components of a “market and needs survey” or a “market study.” As such, TER 

has prepared the following mandate and scope of work based on our experience 

in municipalities throughout the Province. 

This Commercial Land Impact Assessment addresses the requirements of the 

Official Plan and Draft Official Plan. It examines the potential impact of permitting 

seniors residential uses on the Subject Site, thereby reducing the amount of 

commercial space that could be built in the City. In order to examine the potential 

impact of the proposed development, TER has conducted the following research 

and analysis: 

• Planning policy review; 

• Review of location and access characteristics; 

• Population and demographic analysis; 

• Demand and supply analysis; 

• Review of development applications; and, 

• Viability and benefit assessment. 

1.5 Basic Assumptions 

The report and its recommendations should be reviewed in light of the basic 

assumptions, which are outlined below: 

• All proposed and under construction developments have been recognized 

in the TER analysis. This information was provided by the City of 

Belleville;  

 

• The findings and conclusions of the City of Belleville 2018 Municipal 

Comprehensive Review of Urban Serviced Area, dated April 11, 2019, 
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prepared by Watson & Associates Economists Ltd. are considered 

reliable; and, 

 

• This report is being prepared during the Covid-19 Pandemic. We 

recognize that this pandemic will result in changes to the industry. These 

changes, as forecast in the context of current information, are reflected in 

our analysis. Overall, it is the opinion of TER that the analysis in this report 

remains appropriate during pandemic conditions primarily due to its longer 

term approach to market demand. 
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 2 Planning Policy Review 
The following section of the report examines the relevant Official Plan and Draft 

Official Plan policies and the planned function of the Subject Site within this 

context.  

2.1 City of Belleville Commercial Hierarchy  

The Subject Site is located within the Urban Serviced Area. Retail uses are 

permitted within the City Centre and Commercial land use designations. There 

are four distinct areas of major commercial activity in the City:  

• Bell Boulevard Corridor; 

• Bayview Mall and Dundas Street Corridor; 

Figure 2-1: Official Plan Land Use 

Source: Tate Economic Research Inc.; Basemap: ESRI AcrGIS. 
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• Dundas Street West Corridor; and, 

• North Front Street and Highway 62 Corridor. 

The Subject Site is located within the Bell Boulevard Corridor and is designated 

Commercial. The Commercial designation is intended to “encourage the 

concentration of commercial uses into nodes or areas of commercial activity 

defined by size, function and/or intended market.” 

Generally, lands designated Commercial in the Bell Boulevard Corridor permit a 

wide range of commercial uses and are intended to serve a regional market. With 

respect to the Bell Boulevard Corridor Section 3.9.2 of the Official Plan and Draft 

Official Plan states: 

a) Lands designated Commercial land use in the Bell Boulevard corridor are 

suitable for commercial uses that serve the regional and community 

markets. As such, it is important that development of these lands be 

guided by appropriate land use policies to avoid future land use conflicts, 

traffic congestion and servicing problems, ensuring ease of access and 

maximizing development potential. The Bell Boulevard corridor’s role as a 

major focus of employment and retail activity within the region would be 

enhanced through development of retail, highway commercial and 

recreational commercial uses. As a gateway to the community, the image 

of the Bell Boulevard corridor should be enhanced through policies 

emphasizing a high level of urban design, co-ordination of separate 

developments to function cooperatively, landscaping and efficient traffic 

circulation. 

 

b) Uses permitted on lands designated Commercial land use in the Bell 

Boulevard corridor should include a wide array of commercial uses, 

including motels/hotels, conference facilities, restaurants, retail stores, 

personal service uses, day cares, automotive service uses, business, 

professional and administrative offices, recreational uses, places of 

entertainment, private clubs, theatres and all types of commercial services 

and parking lots, which may be developed either in clusters (such as 

plazas or malls) or on a standalone basis… 

In addition to the excerpts noted above, the Draft Official Plan indicates that the 

Subject Site is located within an Additional Intensification Area, as identified in 

Appendix A of the Official Plan. Section 3.9.1 of the Official Plan contemplates 

mixed-use development on lands designated Commercial in Additional 

Intensification Areas: 
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e) In some instances, particularly in the vicinity of residential areas, existing 

Municipal transit routes, and community services, mixed use development 

consisting of residential and commercial uses may be appropriate. 

However, not every property designated Commercial land use is suitable 

for mixed use development. Mixed use development should take into 

account the site location and compatibility with adjacent land uses. Priority 

for mixed use development shall be given to areas within the City Centre 

Intensification Area as identified in Schedule E2 and the Additional 

Intensification Areas as identified in Appendix A. Mixed use development 

along the Bell Boulevard Corridor as defined in Section 3.9.2 of this Plan 

shall not be permitted until a study is completed to determine servicing 

feasibility for mixed use development… 

2.2 Bell Boulevard Commercial Function 

The following section of the report examines the Bell Boulevard Corridor in the 

context of its planned function. The retail commercial competition on the Bell 

Boulevard Corridor is illustrated in Figures 2-3 and 2-4, which follow. The 

following observations are made with respect to Figures 2-3 and 2-4: 

Source: Tate Economic Research Inc.; Basemap: Draft Official Plan Appendix A. 

Figure 2-2: Draft Official Plan Additional Intensification Areas 



  

Tate Economic Research Inc. | 15 

 

P
la

n
n

in
g

 P
o

li
c

y
 R

e
v

ie
w

 

• The Bell Boulevard Corridor includes regional, neighbourhood and 

convenience oriented retail shopping centres; 

• The Bell Boulevard Corridor is anchored by the 634,000 square foot 

Quinte Mall, as well as large format retailers such as Canadian Tire and 

The Home Depot. Quinte Mall and the large format retailers serve a broad 

regional market; and, 

Figure 2-3: Bell Boulevard Shopping Centres / Major Retailers 

Source: Tate Economic Research Inc.; Basemap: ESRI AcrGIS. 

Figure 2-4: Bell Boulevard Major Tenants 

Source: Tate Economic Research Inc.; Basemap: ESRI AcrGIS. 
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• There is a No Frills supermarket, located adjacent the Subject Site, which 

serves day-to-day shopping needs of local residents. 

2.3 Planning Policy Review Conclusion 

The Subject Site is located within the Bell Boulevard Corridor and is designated 

Commercial. The Bell Boulevard Corridor is intended to function as a major focus 

of employment and retail activity in the region. The Subject Site is also located 

within an Additional Intensification Area which contemplates the development of 

“residential and commercial uses” such as the proposed development concept. 

The Bell Boulevard Corridor is anchored by Quinte Mall and includes a variety of 

large format retailers serving a regional market. The Bell Boulevard Corridor 

serves the intended function of the Official Plan. 
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 3 Location and Access 

This section of the report examines the location and access characteristics of the 

Site from the perspective of suitability for the proposed mixed-use development. 

3.1 Subject Site Location 

The Subject Site is located at the southeast corner of Bell Boulevard and Sidney 

Street, in the Urban Serviced Area of the City of Belleville. The location 

characteristics of the Subject Site are indicated in Figure 3-1, below, and 

summarized as follows: 

• The Subject Site is located in the City of Bellville. Belleville is located on 

the north shore of the Bay of Quinte, approximately halfway between 

Toronto and Ottawa and is approximately 80 kilometres west of Kingston; 

Figure 3-1: Locational Attributes 

Source: Tate Economic Research Inc.; Basemap: ESRI AcrGIS. 
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• The City, with a population of 54,200 persons, is a hub for a regional 

population of over 200,000 persons. As a regional hub, the City provides 

access to arts and culture, education, healthcare, recreation and 

shopping;  

• The Subject Site is located on Bell Boulevard, a major commercial node in 

the City. The lands surrounding the Subject Site are designated 

Commercial in the Official Plan and are primarily occupied by retail 

commercial uses; and, 

• There are retail commercial uses located to the east, north and west of the 

Subject Site. There are low and medium density residential uses located 

south of the Subject Site. 

3.2 Access Characteristics  

Figure 3-2, below, illustrates the access characteristics of the Subject Site.  

Figure 3-2: Access Characteristics 

Source: Tate Economic Research Inc.; Basemap: ESRI AcrGIS. 
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The following observations are made with respect to Figure 3-2: 

• The Subject Site is located on a corner lot with approximately 700 feet of 

frontage onto Bell Boulevard and 700 feet of frontage onto Sidney Street; 

• The corner location of the Site provides visibility to pass-by traffic and the 

opportunity for multiple access points; 

• Bell Boulevard is classified as a Collector Road and Sidney Street is 

classified as an Arterial Road; and, 

• The Subject Site is located approximately 1.5 kilometres west of the North 

Front Street Highway 401 interchange. 

3.3 Development Concept Access Characteristics 

Figure 3-3, below, indicates the access characteristics of the development 

concept proposed for the Subject Site.  

Source: Tate Economic Research Inc.; Basemap: ESRI AcrGIS. 

Figure 3-3: Development Access Characteristics 
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The following observations are made with respect to Figure 3-3: 

• The proposed development will have two access points from Sidney 

Street, one access point from Bell Boulevard and one access points from 

the private drive that is currently used to access the adjacent No Frills 

supermarket; 

• The proposed development will have an internal road network that 

connects the high and medium density residential uses; 

• The proposed seniors residential uses will have access to surface 

level parking;  

• The retail commercial block and four storey seniors residential building will 

be located on Bell Boulevard. These uses will support the animation of 

Bell Boulevard and provide a transition to the proposed townhomes; and, 

• The proposed location of the commercial block at the northeast corner of 

the Site will create synergies with, and function as part of the existing retail 

commercial uses to the east, including the No Frills. 

3.4 Location and Access Conclusion 

The location and access characteristics of the Subject Site are supportive of a 

wide range of uses. The proposed mixed-use development will be integrated with 

commercial and residential uses in the surrounding area and create new 

synergies with existing uses.  
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4 Population and 

Demographics 
The following section of the report examines the existing and future population 

and demographic characteristics of the City. 

4.1 Demographic Composition 

Figure 4-1 summarizes the demographic 

composition of the City. The following 

observations are made with respect to 

Figure 4-1: 

• The 2020 population of the City is 

55,200 persons with an average 

annual household income of 

$84,100. This is approximately 25% 

lower than the average annual 

household income for the Province; 

• The average age of residents in the 

City is 43.4 years;  

• Prizm5 is a segmentation tool which 

classifies Canada’s neighbourhoods 

into 67 unique lifestyle types by 

integrating geographic, demographic 

and psychographic data. This tool 

creates a comprehensive picture of 

residents and customers according 

to their shared demographic, lifestyle 

and behavioural traits;  

• There is a significant component of 

the population in Belleville that would 

be potential residents at the Site.  

These include:  

Figure 4-1: Demographics 

Source: Tate Economic Research Inc. 
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 o ‘Slow-Lane Suburbs’ Prizm5 profile represents 11% of households 

in the City. Prizm5 describes Slow-Lane Suburbs as: a mix of older 

and mature singles and couples living in the suburbs of midsize 

cities. Most maintainers are over 55, yield middle incomes and own 

inexpensive single-detached houses.  They enjoy outdoor activities 

such as fishing, hunting and camping and many have time on their 

hands to go to casinos, community theatres and beer, food and 

wine festivals; 

o The ‘Country Traditions’ Prizm5 profile represents 10% of 

households in the City. Prizm5 describes Country Traditions as: 

middle-aged and older couples and families who work at well 

paying blue-collar and service sector jobs. Half of the maintainers 

are over 55 and enjoy activities such as gardening, boating, fishing, 

camping and swimming; and, 

o The ‘Silver Flats’ Prizm5 profile represents 9% of households in the 

City. Prizm5 describes Silver Flats as: the oldest segment, half of 

the maintainer population is over 65 years old, and two thirds are 

retired. While incomes are modest, many Silver Flats households 

are financially sound thanks to modest pensions and government 

transfers. In their apartments and condos, they take pleasure in 

quiet pursuits like reading, crafts and watching TV. However, they 

enjoy walking, visiting gardens and playing bingo. Price sensitive, 

many shop at discount supermarkets and dollar stores.  

4.2 Population Forecast 

Figure 4-2, on the following page, summarizes population forecasts prepared by 

Watson & Associates Economists Ltd. as part of the City of Belleville 2018 

Municipal Comprehensive Review of Urban Serviced Area, dated April 11, 2019 

(“MCR”). The following observations are made with respect to Figure 4-2: 

• In 2021, the population of the City is estimated to be 54,200 persons; 

• Over the past two decades, the population of the City has grown by 

approximately 6,500 residents, or 13.5%; 

• The population of the City is forecast to increase to 57,100 persons by 

2031, and further to 58,300 persons by 2041. This represents growth of 

4,100 persons over the next two decades, or 7.5%; and, 
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 • The addition of 4,100 persons over the next two decades will support 

demand for additional residential and retail commercial space in the City. 

4.3 Population and Demographics Conclusion 

The City is forecast to experience population growth of 4,100 persons over the 

next two decades, or 205 residents per year. This will support demand for 

additional residential and retail commercial uses in the City. 

2001 2011 2021 2031 2041

2001 to 

2021

2021 to 

2041

City of Belleville 47,760 50,710 54,210 57,100 58,300 

Periodic Increase (#) 2,950   3,500   2,890   1,200   6,450 4,090 

Periodic Increase (%) 6.2% 6.9% 5.3% 2.1% 13.5% 7.5%

Annual Increase (#) 295      350      289      120      323    205    

Annual Increase (%) 0.6% 0.7% 0.5% 0.2% 0.7% 0.4%

Figure 4-2: Historic and Forecast Population 

Source: Tate Economic Research Inc. based on MCR Figure D-1. 
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 5 Commercial Land 

Analysis  
This section of the report examines demand for, and availability of, commercial 

land in the City and specifically within the Bell Boulevard Corridor. 

5.1 Demand for Commercial Land 

This section of the report summarizes the market demand analysis presented in 

the MCR. The MCR includes an inventory of retail commercial space in the City 

and an assessment of trade area market demand. This analysis is summarized in 

Figure 5-1. The following observations are made with respect to Figure 5-1: 

• As of 2018, it is estimated that there is approximately 4.1 million square 

feet of retail commercial space in the City; 

• Collectively, the Bell Boulevard and Millennium Parkway retail areas 

represent 46% of the total retail space in the City;  

• Approximately 8% of retail commercial space in the City is vacant. This 

level is slightly above a balanced range for a healthy market, which 

typically ranges from 5.0%-7.5%; 

• The vacancy rate in Downtown Belleville is 15% which is considered 

above a balanced market;  

Figure 5-1: Commercial Demand Analysis 

Source: Tate Economic Research Inc. based on MCR Figures 75 and 76. 

2018-2023 2018-2028 2018-2033 2018-2038

Retail Demand (Sf) 131,000    246,000    329,000    380,000    

Not Accommodated on Commercial Land 13,000      37,000      33,000      30,000      

Accommodated on Commercial Land 118,000    209,000    296,000    350,000    

Accommodated on Occupied Commercial Lands 35,000      63,000      89,000      105,000    

Accommodated on Vacant Commercial Land 83,000      146,000    207,000    245,000    

Required Vacant Commercial Land Area (Ac) 12 22 29 35

Retail Land Area 8 13 19 23

Institutional and Office Land Area 4 8 10 12
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• The MCR forecasts demand for an additional 380,000 square feet of retail 

commercial space over the 2018 to 2038 period;  

• After adjusting for intensification potential, there is demand for 

approximately 23 acres of vacant commercial land by 2038; and, 

• Factoring in office and institutional demand that is forecast to occur on 

designated commercial land, total vacant commercial land need by 2038 is 

35 acres. 

5.2 Commercial Land Supply 

The MCR includes an inventory of all designated commercial lands in the City. 

Figure 5-2, below, indicates the distribution of undeveloped commercial land in 

the City.  

Figure 5-2: Belleville Vacant Commercial Land 

Source: Tate Economic Research Inc. based on MCR Figure 41. 
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The following observations are made with respect to Figure 5-2: 

• Overall, there are 7,171 acres of gross undeveloped commercial lands in 

the City. Net developable commercial land is estimated at 578 acres;  

• Approximately half of the designated commercial land supply is located in 

the Loyalist Secondary Plan Area. Lands within the Loyalist Secondary 

Plan are designated Employment Area. The MCR includes these lands in 

the commercial land inventory and notes: “While these lands are included 

in the commercial vacant inventory, it is important to recognize that these 

lands will develop and function differently than other designated 

commercial lands in Belleville given these lands permit some industrial 

uses.”;  

• However, TER notes that the City is currently in the process of updating 

the Loyalist Secondary Plan, as well as preparing a Bell Boulevard / North 

Front Street Corridor Study. Once complete, these studies will result in 

new land uses within the Loyalist Secondary Plan Area. The Terms of 

Reference for the Bell Boulevard / North Front Street Corridor Study states 

that “The Bell Boulevard/North Front Street corridor is envisioned as a 

mixed use corridor”; and, 

• The Bell Boulevard Area is estimated to have 21 acres of net undeveloped 

commercial land. 

TER has conducted a more detailed review of retail commercial development 

potential in the Bell Boulevard Area. Figure 5-3, on the following page, indicates 

the location of undeveloped commercial lands, as well as intensification 

opportunities, in the Bell Boulevard Area.  

Overall, including intensification potential, TER estimates that there are 32 acres 

of developable commercial land in the Bell Boulevard Area. Using a standard 

coverage ratio of 25%, this equates to approximately 352,000 square feet of retail 

commercial space. 
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5.3 Proposed Retail Commercial Development 

The following section of the report examines proposed retail commercial 

developments along Bell Boulevard in the vicinity of the Subject Site.  

1. There are two retail buildings under 

construction at Centrepoint Plaza, 

located approximately 300 metres east 

of the Subject Site. These two buildings 

represent approximately 11,500 square 

feet of retail commercial space and are 

nearing completion. 

2. Quinte Crossroads, located on the 

north side of Bell Boulevard, in the 

vicinity of the Subject Site, has the 

Figure 5-3: Bell Boulevard Development Potential 

Source: Tate Economic Research Inc.; Basemap: ESRI AcrGIS. 

Centrepoint Plaza, Belleville 
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potential to build an additional 53,400 square feet of retail commercial 

space. The owners of Quinte Crossroads, Partners REIT, indicate there is 

the potential for three additional retail commercial buildings on the 

property.  

3. An application for Zoning By-law amendment was approved for a site on 

the north side of Bell Boulevard, immediately west of TownePlace Suites 

by Marriott, approximately 1 kilometre west of the Subject Site. The 

development is approved for 339,000 square feet of retail commercial 

space, comprising 14 buildings with a 155,000 square foot Costco 

warehouse membership club, gas bar, fitness centre, bank, restaurants 

and personal service shops. The application has not yet proceeded to the 

site plan application stage. 

Combined, these developments, when / if completed, would introduce an 

additional 403,900 square feet of retail commercial space into the Bell Boulevard 

area. The proposed retail commercial space is 23,900 square feet more than the 

demand that is forecast for the City to 2038. 

 

 

Figure 5-4: Quinte Crossroads Site Plan 

Source: Partners REIT Quinte Crossroads Site Plan. 
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5.4 Commercial Land Analysis Conclusion 

Overall, after factoring demand for 35 acres of commercial land as forecast in the 

MCR, there is a surplus of 543 acres of designated undeveloped commercial 

land in the City. The Subject Site is approximately 12 acres, representing 2% of 

undeveloped commercial land in the City.  

There are development opportunities on Bell Boulevard that will support its ability 

to continue to function as a focus of employment and retail activity in the future. 

The proposed and potential developments on Bell Boulevard represent 403,900 

square feet of retail commercial space and will extend the commercial node to 

the west.  

Figure 5-5: Bell Boulevard Conceptual Site Plan 

Source: Fotenn Bell Boulevard Planning Justification Report (2019.) 
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6 Viability and Benefit 

Assessment 
This section of the report examines the viability of the proposed development 

concept and the potential benefits it may generate for the City. 

6.1 Demand for Seniors Housing 

This section of the report provides a high level assessment of demand for seniors 

housing in the City. Figure 6-1, below, indicates the population forecast for the 

City, by cohort age. The following observations are made with respect to Figure 

6-1: 

• The MCR states that Belleville’s population is older than the Provincial 

average and is aging at a faster rate than the Provincial average; 

• Over the past two decades, the majority of population growth in the City 

has been in the 55 to 74 and 75 and up age cohorts; 

• Over the past two decades, the City has experienced a decline in 

residents under the age of 55; and, 

• Over the next two decades, the majority of population growth in the City is 

forecast to occur within the 75 and up age cohort. The proportion of the 

population aged 75 and up is forecast to increase from 11.6% in 2021 to 

22.1% in 2041. 

Figure 6-1: Historic and Forecast Population by Age Cohort 

Source: Tate Economic Research Inc. based on MCR Figure D-1. 

Age Cohort 2001 2011 2021 2031 2041

2001 to 

2021

2021 to 

2041

0-19 11,580 11,148 11,068 10,592 10,193 -512 -875 

20-34 9,489   9,792   9,781   10,169 9,708   292 -73 

35-44 7,328   5,845   6,217   6,269   6,535   -1,111 318

45-54 6,491   7,747   6,131   6,352   6,339   -360 208

55-74 8,641   11,204 14,739 14,155 12,634 6,098 -2,105 

75+ 4,235   4,969   6,278   9,561   12,895 2,043 6,617

Total 47,760 50,710 54,210 57,100 58,300 6,450 4,090
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seniors housing, as stated in the MCR:  

“The aging of the City’s population is anticipated to drive the need for 

seniors’ housing and other housing forms geared to older adults (i.e. 

assisted living, affordable housing, adult lifestyle housing).” 

6.2 Synergies with Surrounding Uses 

As discussed earlier in this report, the Subject Site is located within a retail 

commercial node and there is a residential neighbourhood south of the Site. 

Figure 6-2, below, indicates the location of proposed residential developments 

surrounding the Site.  

 

Figure 6-2: Surrounding Proposed Residential 

Source: Tate Economic Research Inc.; Basemap: ESRI ArcGIS. 
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• Hawley Landing is a proposed 51 unit townhome development located on 

the vacant lot directly south of the Subject Site; and, 

• Sidney Street Apartments is a proposed 96 unit active adult community 

proposed on the west side of Sidney Street. The Sidney Street Apartments 

site was formerly designated for commercial uses. 

The proposed residential development to the south and west of the Subject Stie 

will create synergies with the proposed residential uses.  

6.3 Development Proposal Benefit Assessment 

The proposed development, as outlined in Section 1.1 of this report, will result in 

many benefits to the City and its residents and businesses. The following points 

examine some of the anticipated benefits of the proposed development of the 

Subject Site: 

• The proposed development is a new concept in the Belleville market, as it 

combines rental housing that caters to senior residents with a full amenity 

offering and retail commercial space. This type of development will 

support the growth and attractiveness of the City, converting vacant 

commercial lands into a functioning community;  

• The development of the Subject Site with residential uses will support 

retail commercial space in the surrounding node by introducing a local 

market and additional expenditures that can be captured by nearby 

retailers;  

• The proposed development will provide a positive contribution to the Bell 

Boulevard Corridor from an urban design perspective. The location of the 

mid-rise and retail commercial buildings on Bell Boulevard will animate the 

street, creating a more pedestrian friendly environment and improving the 

walkability of the corridor; and, 

• The Subject Site is owned by Choice Properties. Choice Properties is a 

leading developer and operator of shopping centres in Canada. The 

Choice Properties portfolio includes over 66 million square feet of gross 

leasable area and currently operates two shopping centres in the City. 

Choice Properties has been unable to market the Subject Site for 

commercial uses. As such, the development of the Subject Site, as 
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the broader community. 

In addition to the above, the proposed development will generate financial 

benefits to the City, which are examined below: 

• The operation of the multi-unit residence will result in approximately 30 full 

and part time employees;  

• Retail commercial uses on the future commercial block will result in 

additional employment on the Subject Site; 

• The construction of the proposed development will inject between $15 and 

$30 million into the local economy and will generate additional 

employment; 

• Based on the 2021 City of Belleville Development Charge Fees, the 

proposed development is anticipated to generate approximately $1.6 

million in development charges to the City; and, 

• There will be additional financial benefits in the form of cash in lieu of 

parkland as well as ongoing tax revenues. 

6.4 Development Concept Viability Assessment Conclusion 

The proposed development concept is considered viable from the perspective of 

market demand. It will serve a growing need for seniors oriented housing and will 

generate financial benefits for the City. 


