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1.0 BACKGROUND 

The following Planning Justification Report (PJR) is being submitted in support of an application for a 

Zoning By-law Amendment (ZBA) affecting the subject lands, known legally as 317 Front Street, City of 

Belleville (Figure 1 – Site Location). The property owner, Ali Omar, is proposing to add five (5) additional 

one-bedroom units and one (1) studio unit, for a total of six (6) residential units, to an existing three-

storey, heritage-listed building with a commercial space at grade and ten (10) residential units on the 

second and third storeys of the existing structure. 

A ZBA is required to permit for the creation of one (1) one-bedroom residential unit and one (1) studio 

residential unit, at grade, and to provide relief from parking and minimum unit size requirements. This 

report will provide details of the site characteristics, a summary of the proposed development, and an 

explanation of how the ZBA for the subject lands is consistent with, and conforms to, the applicable 

Provincial and local land use planning documents. 

1.1 Description of Subject Property and Surrounding Lands 

The subject property is located at 317 Front Street, a municipal arterial road, within downtown (City 

Centre) Belleville. The total lot area of the property is approximately 670 square metres (0.17 acres) with 

approximately 13.2 metres of frontage onto Front Street. The surrounding lands are all comprised of 

mixed-use, commercial/residential areas and all lands within the immediate vicinity of the proposed 

development are within the C2 General Commercial Zone. The building is bound by: 

• Front Street to the west;  

• an alleyway/laneway approximately 3.5 metres wide that runs east-west along the 

northern side of the building – this separates the three-storey structure from 321 Front 

Street (The Empire Theatre) to the north and leads to parking at the rear of the property 

(east); 

• another laneway (~25 ft / 7.6 m wide) running north/south that connects to other 

neighbouring properties, including 16 Victoria Avenue as well as 314 and 322 Pinnacle 

Street; and 
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• 313 Front Street to the south, another three-storey building with the same zone category 

(C2-3 Zone). 

The property currently contains a three-storey mixed-use commercial/apartment building, with associated 

parking. The off-street parking area is accessed via the aforementioned laneway/alleyway entrance from 

Front Street to the north of the building that connects to the rear of the building and to 16 Victoria Avenue, 

as well as 314 and 322 Pinnacle Street. 

The subject property is currently zoned the General Commercial Zone with Special Provision Three (C2-

3) Zone. Under the C2-3 Zone, dwelling units are permitted above the first floor of commercial uses and 

there is a minimum gross floor area for a 1-bedroom unit of 42.0 square metres. Furthermore, parking 

requirements “shall be in accordance with the requirements of Part C, Section 14 of The City of Belleville 

Zoning By-law Number 10245, as amended.” 
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1.2 Description of the Development and Reasons for Amendment 

The proposed development is shown in Figure 2 (Concept Plan) and Appendix C (Floor Plans). As 

noted above, the proposed development will result in an addition to the existing building (eastern side) to 

create six additional residential units. Specifically, this will include: 

1. two (2) residential dwelling units, at grade, within the eastern portion of the existing structure 

(unless demolition is required), and 

2. a two-storey addition onto the eastern single-storey portion of the building, containing two (2) 

additional one-bedroom residential units on each of the second and third storeys.  

The proposed additional units are to be self-contained 1-bedroom residential apartment units with the 

following estimated Gross Floor Area (GFA) sizes: 

• Unit 101 (first floor): 667.4 sq ft / 62 sq m 

• Unit 102 (first floor): 354.1 sq ft / 32.9 sq m 

• Unit 1 (second floor): 510 sq ft / 47.4 sq m 

• Unit 2 (second floor): 412 sq ft / 38.3 sq m 

• Unit 3 (third floor): 625 sq ft / 58.1 sq m 

• Unit 4 (third floor): 418 sq ft / 38.8 sq m 

The current commercial unit at the front of the property (at grade) is to remain as a commercial unit, with 

separate residential units proposed at the rear. There is a single-storey addition currently at the rear of 

the property which may require demolition to construct the proposed additional residential units. The 

subject property is a structure listed within the City’s heritage registry, but it is not designated under the 

Ontario Heritage Act. As such, should demolition be proposed of the single-storey addition, a demolition 

permit will be required outside of this application process. Additionally, the owner seeks to keep the 

existing five (5) parking spaces at the eastern (rear) portion of the subject lands. However, due to site 

constraints, additional parking spaces at grade cannot be provided. As such, the proposed development 

seeks to retain the current number of five parking spaces. 
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Given the nature of the proposed development, the current ZBA application will amend the C2-3 Zone to 

permit:  

• 2 dwelling units at grade,  

• reduced 1-bedroom GFA requirements – two (2) of the six (6) proposed units do not meet the 

minimum 42 square metre GFA for 1-bedroom residential dwelling units, and  

• relief from minimum parking requirements – there are currently five (5) parking spaces where 

20 parking spaces are required.  

1.3 Pre-consultation and Supplemental Information 

A pre-consultation meeting was attended by the property owner and staff from the City of Belleville on 

November 16, 2021. Follow-up correspondences were undertaken by EcoVue to clarify requirements 

after this meeting. Specifically, in an email between EcoVue and City of Belleville Planning Staff on March 

4, 2022 (see Appendix D), it was communicated,  

“the proposed number of dwelling unit [sic] will push the required number of parking spaces over 

the required number of parking spaces; zoning relief is needed, accordingly. Furthermore, 

dwelling units on the ground floor would not be permitted under the current zoning. If they are 

work-live dwelling units (i.e. associated directly to a permitted non-residential use), relief can be 

pursued through a minor variance. However, I believe that the dwelling units were proposed as 

independent uses and a rezoning would be more appropriate.” 

In addition to the above, City of Belleville Staff also clarified via email what was required for a complete 

ZBA Application, as shown in Appendix D: 

• Planning Justification Report 
• Proposed Zoning By-law Amendment – Enclosed as Appendix A 
• Parcel Register – Enclosed as Appendix B 

• Site Plan Drawing/Sketch of Proposal – Enclosed as Figure 2 and Appendix C (Floor Plans) 

It is our opinion that the inclusion of the above materials with this submission satisfies the requirements 

for a complete application under Section 34(10.1) of the Planning Act. 
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2.0 POLICY REVIEW 

Land use policies and regulations at the provincial level that affect the subject lands include the 2020 

Provincial Policy Statement (PPS). At the municipal level, the City of Belleville Official Plan and Zoning 

By-law 10245 affect the subject lands. In this section of the report, the proposed ZBA will be reviewed in 

the context of the policies and provisions contained in these documents.  

2.1 Provincial Policy Statement (2020) 

The 2020 Provincial Policy Statement (PPS) came into effect on May 1, 2020 and provides policy 

direction on matters of provincial interest as they are related to land use planning. All planning 

applications that are made after that date are subject to the provisions of the PPS. The PPS is issued by 

the Province under Section 3 of the Planning Act and it is required that all decisions affecting planning 

matters “shall be consistent with” policy statements issued under the Act. Consideration has been given 

to the relevant provisions of the PPS with respect to the subject planning application. 

2.1.1 Managing and Directing Land Use to Achieve Efficient and Resilient Development and 
Land Use Patterns 

Section 1.0 of the PPS contains policies designed to build strong and healthy communities in the Province 

of Ontario. According to Section 1.1.1 of the PPS, “[h]ealthy, liveable and safe communities are sustained 

by: 

a) promoting efficient development and land use patterns which sustain the financial well-being of 

the Province and municipalities over the long term; 

b) accommodating an appropriate range and mix of residential …, employment …, institutional …, 

recreation, park and open space, and other uses to meet long-term needs; 

c) avoiding development and land use patterns which may cause environmental or public health and 

safety concerns; … 

i. promoting cost-effective development patterns and standards to minimize land consumption 

and servicing costs; …” 
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The subject lands are located within the downtown area of Belleville and the proposed intensification will 

provide much-needed additional rental housing within that portion of the community. The proposed 

additional units, although located at grade, will be separated from the commercial use at the front of the 

building, and will have separate entrances to the rear of the property. 

The development will not take place in an area containing sensitive environmental features and 

represents an efficient and cost-effective development pattern: a higher number of units on lands within 

an existing built-up area that will not require the extension of municipal services. It is our opinion that the 

subject lands represent an ideal site for the proposed development and is consistent with Section 1.1.1 

of the PPS. 

2.1.2 Settlement Areas 

The subject lands are located within the settlement area of the City of Belleville and are therefore subject 

to Section 1.1.3 of the PPS. Section 1.1.3.1 states, “[s]ettlement areas shall be the focus of growth and 

development, and their vitality and regeneration shall be promoted”. Additionally, Section 1.1.3.2 of the 

PPS states that “[l]and use patterns within settlement areas shall be based on densities and a mix of land 

uses which: efficiently use land and resources [and] are appropriate for, and efficiently use, the 

infrastructure and public service facilities which are planned or available, and avoid the need for their 

unjustified and/or uneconomical expansion”. Further, the land use patterns in settlement areas shall also 

be based on “…opportunities for intensification”.  

The proposed ZBA will result in an increase in both supply and diversity of dwelling units available within 

the City of Belleville, contributing to the growth and overall vitality of the municipality. The development 

is proposed for an existing building in the downtown area of the City. The addition of these proposed 

residential units represents intensification and will increase the residential density and diversity in the 

area. Furthermore, the proposed development does not require an extension of municipal infrastructure. 

Therefore, the development proposal on the subject lands is consistent with Section 1.1.3 of the PPS.  

2.1.3 Housing 

Section 1.4 of the PPS describes policies related to housing. According to Section 1.4.1, planning 

authorities (in this case, the City of Belleville) are required to “maintain at all times the ability to 

accommodate residential growth for a minimum of 15 years through residential intensification and 
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redevelopment … and, if necessary, lands which are designated and available for residential 

development”. Furthermore, Section 1.4.3 states that planning authorities are required to provide an 

appropriate range and mix of housing types and densities by permitting and facilitating “all housing 

options required to meet the social, health and well-being requirements of current and future residents” 

and “all types of residential intensification, including additional residential units”.  

Planning authorities must also direct development of new housing to locations where there are 

appropriate levels of infrastructure.  

As noted, the proposed development will contribute to an increase of diversity of housing typology within 

the City of Belleville. The development represents intensification on lands that are served by existing 

municipal infrastructure. The proposed development is consistent with Section 1.4 of the PPS. 

2.1.4 Sewage, Water and Stormwater 

Section 1.6 of the PPS speaks to Infrastructure and Public Service Facilities. More specifically, Section 

1.6.6 speaks to Sewage, Water and Stormwater, which is relevant to the proposed development. 

Section 1.6.6.2 of the PPS advises that “within settlement areas with existing municipal sewage services 

and municipal water services, intensification and redevelopment shall be promoted wherever feasible to 

optimize the use of the services.” 

The proposed development represents gentle intensification within a built-up area that will optimize 

existing municipal servicing and is consistent with Section 1.6 of the PPS. 

2.1.5 Transportation Systems 

Section 1.6.7.4 of the PPS stipulates that, “[a] land use pattern, density and mix of uses should be 

promoted that minimize the length and number of vehicle trips and support current and future use of 

transit and active transportation.” The subject lands are served by five (5) Belleville Transit routes and 

the proposed development promotes density that increases access to public and active transportation, 

reducing automotive dependency.  
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2.1.6 Cultural Heritage and Archaeology 

Section 2.6 of the PPS provides that, “significant built heritage resources and significant cultural heritage 

landscapes shall be conserved…Planning authorities shall not permit development and site alteration on 

adjacent lands to protected heritage property except where the proposed development and site alteration 

has been evaluated and it has been demonstrated that the heritage attributes of the protected heritage 

property will be conserved.” The proposed development will take place within a heritage listed (but not 

designated under the Ontario Heritage Act) property within the City of Belleville. The proposed 

development will result in an addition onto the exterior of the existing heritage building. Should any 

demolition take place, it will be limited to the first-storey addition at the rear of the original structure, as 

previously discussed with municipal planning staff. The original heritage structure will be conserved, and 

façade improvements are to be made to the subject property.  

Therefore, the proposed development is consistent with Section 2.6 of the PPS. 

2.2 City of Belleville Official Plan 

The City of Belleville Official Plan (CBOP) provides goals, objectives, and policies for the municipality. 

The purpose of this document is to establish the municipality’s vision for growth and development within 

the City. All lands within the City are identified with a land use designation which corresponds with a set 

of policies describing how lands within the designation may be developed. There are also general policies 

within the Official Plan that apply to all areas of the municipality which must be adhered to. 

Section 2.2.4 (Settlement Patterns) of the CBOP states that the urban service area of Belleville will be 

the “focus of the majority of future residential growth and non-residential development”. 

Redevelopment activities in the City will result in the on-going restoration of the historic building 

stock and there will be more emphasis on architecturally blending the new to reflect the old when 

developing new projects, where necessary. Opportunities for intensification and redevelopment 

will be encouraged and promoted through… the development of vacant and/or underutilized lots 

within previously developed areas; infill development; the expansion or conversion of existing 

buildings… 
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The proposed development, as noted above, will take place within an addition to an historic building, but 

will not impact the overall character or architectural integrity of the existing building on the subject lands. 

The additional units will represent intensification within an expansion of an existing building, which 

conforms to Section 2.2.4. 

2.2.1 City Centre Designation 

Section 3.8 of the CBOP includes the policies that apply to land use designation of City Centre. In order 

to attract new investment opportunities, medium and high density residential uses are permitted within 

mixed use developments in the City Centre designation. 

City Centre is targeted as a residential intensification area, with General Development Policies outlined 

in Section 3.8.2 that provide overall guidance for development within this designation. Applicable policies 

are outlined and reviewed below. 

a) Many sites in the City Centre are vacant or under-developed and are expected to redevelop during 

the course of this Plan for commercial, residential and employment uses. The details of this 

planned intensification are set out in the Special Policies of Section 4.6 and are based on the City 

Centre Intensification Plan. The intensification of these sites will support the character and 

function of the City Centre and are intended to have reasonable flexibility to avoid discouraging 

investment in the City Centre. 

The proposed development represents an under-developed property given that the existing structure is 

three-storeys, one storey lower than what is currently permitted within the Zoning By-law. In addition, the 

rear addition to the existing building is currently only one-storey in height while the remainder of the 

structure is three-storeys in height. The subject lands can physically support six (6) residential units, 

which matches the density and massing of neighbouring properties. The Special Policies of Section 4.6 

of the CBOP are further reviewed in Section 2.2.2 of this report. 

b) Residential uses on lands designated City Centre may be permitted in mixed use developments 

or as a primary single use on a lot, generally consisting of a medium and high density projects. 

Medium and high density residential uses as defined in Section 3.10 of this Plan are allowed 

throughout the City Centre according to the Special Policies of Section 4.6 of the Plan. 
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Section 3.10 of the CBOP permits low, medium and high residential densities under various forms of 

tenure such as freehold, rental, cooperation, and condominium. With the additional units, the total density 

on the subject property will be 239 units per hectare, higher than the 115 units per hectare provided within 

Section 3.10. However, Section 3.10 further states that 

Standards set out in these definitions should not be considered firm; circumstances or conditions 

will exist where the number of dwelling units permitted for a given area of land should be either 

higher or lower than defined in order to address other policies of this Plan. 

It is our opinion that this policy provides relief from the numerical limit imposed within the Official Plan to 

permit for development that is otherwise in alignment with the intent, purpose, and policies of the Official 

Plan. Given the conformity with all other applicable policies of the CBOP, it is our opinion that the 

increased density is appropriate on the subject lands. 

Furthermore, residential uses are permitted within a mixed-use development. It is the intention of the 

landowner to retain the existing commercial use at the front of the first storey of the property. The 

commercial footprint at grade would be reduced for the purpose of the increased residential use.  

c) This Plan encourages compact, intense development of lands designated City Centre in order to 

ensure that the core area remains a key focal point in the City. To achieve this objective, buildings 

that maximize land utility should be encouraged. 

The proposed development encourages compact development of lands within City Centre and maximizes 

land utility while respecting existing zoning height requirements and setbacks, as demonstrated in 

Section 2.3 of this report. 

d) Where practical, the massing and height of buildings should respect the heritage value of the 

immediate areas, and a balance between intensity and scale needs to be achieved in many parts 

of the City Centre. 

The proposed development represents compact infilling of lands within the City Centre while respecting 

the massing, height and heritage value of neighbouring properties. As noted, the proposed addition at 

the rear of 317 Front Street will not result in any changes to the streetscape, nor to the façade of the front 

of the building. The building footprint will remain the same and the massing and density is in keeping with 
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the surrounding built form. Overall, the existing building will be largely unchanged when viewed from the 

public realm. 

e) This Plan encourages the development of strong links of the City Centre to the waterfront and 

other commercial areas of the City. The Municipality will strive to create gateways to the City core 

at main vehicular and pedestrian access points. 

The subject property is within 150 metres of the Riverfront Trail of the Moira River in the downtown core. 

Providing more residential units within close proximity to commercial, recreational, and transit 

opportunities via active transportation and transit reduces automotive dependence and provides more 

linkages to various modes of transit, encouraging gateways within the core. 

f) Due to the intensity of development desired for the City Centre, developments should be designed 

to minimize land use conflict between uses (i.e. noise, lighting, air emissions, activity patterns, 

character of use, location of outdoor facilities, and scale of buildings). The Municipality may 

employ the mechanisms outlined in Section 8 of this Plan to help manage potential conflicts. 

The proposed development does not result in land use conflicts, as both commercial and residential uses 

are currently permitted and can function within the same building. The principle of use will not change, 

and the scale and massing of the building will continue to blend with the surrounding built form. Therefore, 

there will be no negative impacts related to the additional residential use. Section 8 of the CBOP is 

reviewed within Sections 2.2.8 and 2.2.9 of this report. 

g) Site specific urban design studies may be required as part of any development proposal to ensure 

a design that is compatible with surrounding uses, pedestrians, and character. 

The proposed development will not exceed the approved building height within the City Centre on 

Schedule ‘D2’ and as provided in Section 4.6.6 of the CBOP. As such, it is our opinion that an urban 

design study is not required. (Please see Section 2.2.2 of this report for policies within Section 4.6 of the 

CBOP.) 

Section 3.8.3 of the CBOP provides for general heritage policies within City Centre. Specifically, this 

section states, “[t]he historic architecture in the City Centre will be maintained by preserving, rehabilitating 

and restoring existing heritage buildings. Development or redevelopment of lands should be encouraged 
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to reflect the heritage characteristics of the immediate area wherever possible in accordance with the 

heritage conservation policies of this Plan.” The applicant is currently working on façade improvements 

to the subject property.. Heritage conservation policies of the CBOP are reviewed in Section 2.2.5 of this 

report. 

Additionally, Section 3.8.3 of the CBOP states, “[w]here demolition of significant heritage buildings is 

proposed, alternatives that avoid demolition should be investigated by the Municipality with the owner, 

the Belleville Downtown Improvement Area (BDIA), Heritage Belleville and other interested parties.” 

As previously stated, there is potential for demolition of the first storey addition to permit for the 

construction of the proposed six (6) residential units. The first storey addition is not a part of the original 

heritage listed building. City of Belleville planning staff noted through correspondence that “considering 

what is proposed to be removed [from the building], [we] do not believe there would be any concerns.” 

Please see Appendix E for record of this correspondence. 

Section 3.8.4 of the CBOP provides parking strategies for City Centre: 

In recognition of the concentration of uses and the frequency of multi-purpose trips to the 

City’s core, parking standards in some parts of the City Centre may be reduced… it may not 

always be practical or appropriate to provide on-site parking due to location or access 

concerns; in such instances, the cash-in-lieu provisions as set out in Section 8.1.5 b) of this 

Plan may be employed at the discretion of the Municipality. 

The owner seeks a reduction in required parking spaces for the proposed development. Per Section 3.8.4 

c) of the CBOP, new parking structures are to be located along Pinnacle Street. This policy is reflected 

by the presence of two municipally owned parking lots adjacent to Pinnacle Street: the Pinnacle Lot and 

the Riggs Lot. In addition, there are four other municipally-owned parking lots within approximately 500 

metres of the subject lands. Access to these parking lots should alleviate the need for additional parking 

at 317 Front Street, as reflected in Section 2.3.1 of this report. 

Lastly, policies in 3.8.7 of the CBOP pertain to urban design guidelines within the City Centre designation 

that should be taken into consideration, in addition to the Urban Design policies set out in Section 7.6 of 

the CBOP. Applicable guidelines are summarized below: 
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• building setbacks from public roads should be minimized except where lands are required for 

sidewalks, road widening, or landscaping; 

• rooftop mechanical equipment should be screened with architectural features; 

• large exposed blank walls should be avoided. All visible sides of a building should be finished and 

treated similarly to the front. 

• rooftop mechanical equipment should be screened with architectural features; 

• major parking and delivery areas should be confined to the rear or side of buildings. Loading and 

garbage enclosure areas are to be screened from public view; 

• parking lots should be properly demarcated, landscaped and lighted; 

• laneways providing access to parking lots should be well lighted and landscaped where feasible; 

For the purpose of public safety, appropriate lighting is recommended along the alleyway, in addition to 

the rear of the building. The mechanical equipment, which is to be situated on the roof of the three-storey 

structure, is to be screened. It is understood that the treatment of the rear and sides of the existing 

structure are to be treated similarly to the front. We defer to the municipality to provide additional urban 

design requirements to be incorporated at the detailed design phase. 

2.2.2 Special Policy Area #6: City Centre Planning Area  

According to Schedule ‘B’ to the CBOP, the subject property is located within Special Policy Area #6, 

which is identified as the City Centre Planning Area (see Figure 3 – City of Belleville Official Plan 
Schedule ‘B’).  

The property is identified within the “Downtown” district of the City Centre, according to Schedule ‘D1’ to 

the CBOP (see Figure 4 – City of Belleville Official Plan Schedule ‘D1’). Lands within Special Policy 

Area #6 are subject to the Special Land Use Policies of Section 4.6 of the CBOP, which are based on 

the City Centre Intensification Plan. 
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The subject lands have also be identified within the City Centre Intensification Plan (Schedule ‘D2’ of the 

CBOP). “The intent of Schedule D2 is to actively encourage the intensification and redevelopment of 

these lands within the City Centre.” 

According to Section 4.6.3, the intensification target for the Downtown district is 350 additional units within 

the area by 2030. The proposed additional six (6) units will contribute to meeting this intensification target. 

Furthermore, Section 4.6.5 states that 

[t]he Municipality will encourage development of these properties provided that the 

development proposal meets the policies of the Official Plan and relevant design guidelines; 

there is sufficient municipal servicing capacity available, planning for pedestrian and 

community needs has been taken into account; and all environmental matters related to flood 

proofing, soils, noise impact or traffic safety have been addressed. 

It is our understanding that there is sufficient municipal servicing capacity and adequate soils to 

accommodate the additional units given the previous development on the subject lands. The existing 

apartment building and site layout can accommodate pedestrian traffic with an abundance of pedestrian 

accesses to adjacent streets and alleyways. Furthermore, the needs of the community are addressed by 

providing needed housing. The subject property is not located within a floodplain and is within a built-up 

area with existing multiple residential units on site. As such, there will be no additional noise 

impacts/conflicts resulting from the establishment of the additional units. Lastly, it is not anticipated that 

the additional units will add a significant amount of traffic to the existing road network, particularly given 

the application for zoning relief from parking requirements. 

Section 4.6.6 provides for limitations on building heights. Given that the proposed intensification of the 

subject lands will be located at the rear of the existing structure, the proposed height of the building will 

remain the same, with the exception of the addition of a screened mechanical system on the rooftop. As 

a result, a site-specific urban design study is not required, and the proposed development will not block 

important view corridors. 

In addition to the above, Section 4.6.11 speaks to policies that are specific to the Downtown district. 

Relevant policies are addressed below. 
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a) Intensification in Downtown must ensure that: 

• New buildings are of a scale and massing that is complementary to buildings in the 

surrounding area; 

• Historic facades are to be preserved and restored during intensification; and 

• In order to encourage increased pedestrian activity and to maintain a traditional streetscape, 

mixed use development on Front Street between Dundas Street and the Sagonaska Bridge 

should provide for non-residential uses at street level with residential uses directed to upper 

floors. 

The proposed intensification provides for a scale and massing that is complementary to buildings in the 

surrounding area. The proposed development will only take place at the rear of the property, and as such, 

does not affect the historical façade of the front of the property, nor the streetscape, although the rear 

historic façade affected by the proposed development will be preserved and restored. While the proposed 

development is to add two residential units at grade along Front Street between Dundas Street and the 

Sagonaska Bridge, the commercial use will be retained at the street level, conforming to the purpose and 

intent of policy 4.6.11 a) of the Official Plan, which is to encourage increased pedestrian activity and to 

maintain a traditional streetscape. 

b) General intensification opportunities in Downtown are: 

• Infill on smaller vacant lots along Front Street for commercial ground floor uses and residential 

units on upper floors; 

• The new infill buildings should be consistent with the massing and heights of adjacent 

buildings. They should be built at the street edge or align with the facade of the adjoining 

building; and 

• Conversion of the upper floors of existing commercial buildings to residential apartments is 

encouraged wherever proper access, amenity area and parking can be provided. 

The proposed development represents intensification within the footprint of an existing 

commercial/residential building. The addition will be consistent with the massing and heights of 
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surrounding buildings. The proposed addition on the subject lands does not represent the conversion of 

the upper floors or existing commercial spaces to residential use. The proposed development is to be 

built in alignment with the façade of the existing building.  

The proposed additional units will contribute to the increased density and intensification of the subject 

property that fronts onto Front Street. It is our opinion that the proposed development is in keeping with 

the intent and purpose of the policies applicable to the Downtown district and Section 4.6.11 of the Official 

Plan.  
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2.2.3 Servicing Requirements 

Section 5 of the CBOP outlines requirements for municipal servicing within the City of Belleville. More 

specifically, Section 5.1 of the CBOP states that  

[all] new development should have frontage on and direct access to an improved public road 

which is maintained on a year round basis by the Municipality or the Ministry of Transportation, 

with sufficient capacity to accommodate traffic generated by new development. Exceptions to 

the above-noted policy will be allowed for:… individual units within condominium developments 

provided the development as a whole has access to a public road.   

As noted, the commercial entrance and front lobby for the current units of the subject property fronts onto 

Front Street, a municipally-maintained, arterial road. All units can be accessed directly from this road, 

either through the main entrances at the front of the building, or through the proposed entrances at the 

back of the building, which are accessible via an alleyway from Front Street directly north of the building. 

The other four (4) proposed residential units on the second and third storeys will be accessible via the 

stairwell and common corridors of their respective floors. While not proposed to be a condominium (rental 

units are contemplated), the building as a whole has direct access to a public road. 

Front street, an arterial road, can accommodate the anticipated increase in pedestrian and vehicular 

traffic generated by the proposed additional units, particularly given that no new parking is proposed, 

indicating that limited vehicular traffic will be produced from the development proposal. 

Furthermore, Section 5.2 of the CBOP states that: “Development should not be permitted within the urban 

serviced area identified on Schedule ‘B’ of this Plan unless adequate municipal water and sewer services 

are available, except as may otherwise be permitted by specific policies of this Plan”. As discussed, the 

proposed development should not require an extension or construction of additional municipal servicing 

infrastructure.  

Section 5.5 of the CBOP pertains to Stormwater Management (SWM). As the overall building footprint 

remains the same, there will be no changes to existing stormwater attenuation on site. We understand 

this to be the position of the municipality as well, as a SWM report was not listed as a requirement within 

the reporting comments.  
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Finally, in Section 5.10, the CBOP provides that, “Development should be encouraged in areas where 

other municipal services (public roads, garbage collection, fire and police protection services, transit 

services, and parks) are already available or can be readily protected.” The proposed development is 

within a location where all of these services are currently available. 

2.2.4 Cultural Heritage Resources 

Section 7.4 recognizes the importance of cultural heritage resources. 7.4.1 “encourages all new 

development to be planned in a manner that enhances the context in which significant cultural heritage 

resources are situated.” Furthermore, 7.4.1 b) provides that, “as an alternative to designation, Council 

may recognize properties by resolution or by maintaining a list of significant properties that are worthy of 

recognition, and place a plaque on such properties accordingly; prior to alteration of such properties, 

LACAC should endeavour to assist the owner in developing plans sympathetic to the architectural or 

historical conditions.” While the subject property is listed on the municipal heritage register by the Local 

Architectural Conservation Advisory Committee (LACAC / Heritage Belleville), it is not designated as a 

significant heritage property under the Ontario Heritage Act. It is understood that the building designs are 

required to be sympathetic to the architectural and historical conditions and that specific design 

requirements may be required to address cultural heritage. We defer to the municipality to provide 

Heritage preservation requirements to be incorporated at the detailed design phase.  

2.2.5 Housing 

Section 7.15 of the CBOP “provides guidance on the provision of housing to meet the needs of current 

and future residents of the City.” As stated in Section 7.15.3 of the CBOP, “This Plan encourages the 

creation of sufficient affordable and special needs housing to meet the current and future needs of the 

community”.  

It is further stated in 7.15.2 a) that to achieve this objective, Council should “endeavour to increase 

awareness of innovative approaches to housing to foster exceptional solutions to the City’s housing 

needs.” In this instance, the addition of six (6) residential units as infill development demonstrates an 

innovative approach to add housing stock to the City Centre while respecting the character, heritage and 

streetscape of the neighbourhood. Overall, the proposal is a privately initiated development that 

contributes to the City’s housing goals and objectives.  



    
 

23 

 

Section 7.15.4 states that “This Plan supports compatible housing intensification and infill development 

such as: infilling on existing lots of record and maximizing use of underutilized lots”, and “conversion of 

non-residential buildings to residential use in appropriate areas”. Section 7.15.4 permits for the potential 

conversion of non-residential to residential use. However, in this case, the proposed development retains 

the commercial use at grade while expanding residential use on an underutilized lot. Finally, Section 

7.15.4 b) stipulates that, “The impact of intensification on the character of existing neighbourhoods should 

be considered, along with the availability and adequacy of existing municipal infrastructure to service the 

increased density”. The additional residential units will not result in substantial changes to the appearance 

of the existing mixed-use building, particularly to the front façade and streetscape. Furthermore, there is 

sufficient municipal infrastructure capacity to service the increased density. 

2.2.6 Summary of Official Plan  

The subject development will contribute to the City meeting the social, housing, intensification, and 

redevelopment goals and objectives of the CBOP.  

2.3 Adopted City of Belleville Official Plan (2021) 

It should be noted that a new City of Belleville Official Plan, adopted by Council on November 8, 2021, 

has not yet been approved by the Ministry of Municipal Affairs and Housing and is not yet in effect. 

Notwithstanding, an analysis of the new CBOP is provided below in order to demonstrate that the 

proposed development will conform to the adopted plan. 

The new Official Plan has introduced three new sections within the Interpretation of the Vision Statement 

that relating to sustainability, housing, and mixed use.  

First, within Section 2.2.11, the City of Belleville promotes sustainability though the encouragement of 

transit-supportive development and intensification in transit areas and “supports sustainable 

development of a compact, efficient, urban area… that optimize the efficient use of land.”  

Second, Section 2.2.12 introduces the term, ‘high rise’ to the Official Plan, as it was not previously 

included.  
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The Municipality supports intensification as a means of achieving an efficient use of land and 

infrastructure, curbing urban sprawl, and creating more walkable neighbourhoods, while also 

meeting the projected needs of the City. The City Centre area is expected to accommodate a 

range of intensification types, including mid to high rise buildings, infill, adaptive reuse and 

redevelopment and live-work buildings. 

While the new Official Plan permits for high rise buildings, it is not accompanied by an increase in its 

definition of high density which remains at “up to 115 units per hectare net residential density.” The new 

OP, however, continues to include the provision that “standards set out in these definitions should not be 

considered firm; circumstances or conditions will exist where the number of dwelling units permitted for 

a given area of land should be either higher or lower than defined in order to address other policies of 

this Plan.” 

Third, within Section 2.2.13 it is stated that, “The Municipality encourages mixed use developments that 

supports live/work opportunities and contributes to the creation of liveable, vibrant and resilient 

communities.” 

The proposed development represents strategic infill that is in alignment with the Interpretation of the 

Vision Statement of the new OP. 

Overall, it is our opinion that the proposed ZBA affecting the subject property conforms to the new City 

of Belleville Official Plan.  

2.4 City of Belleville Zoning By-law (10245) Urban Area (CBZBL) 

The subject property is zoned the General Commercial Three (C2-3) Zone, according to Schedule ‘A’ to 

the City of Belleville Zoning By-law 10245 (Figure 5 – City of Belleville Zoning By-law 10245 Schedule 
‘A’). The C2-3 Zone is an area-specific zone that applies to much of the City Centre/Downtown. Within 

the C2-3 Zone, “the minimum height shall be 3 storeys or 10.6 m. whichever is the greater, and the 

maximum height shall be 4 storeys.”  

All uses that are permitted within the General Commercial (C2) Zone are permitted within the C2-3 Zone, 

which includes various commercial uses with “[D]welling units above the first floor of commercial uses 
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other than motor vehicle body shops, motor vehicles sales rooms and lots and/or motor vehicle repair 

garages.” 

The proposed development includes the addition of two (2) residential units on the first floor, separate 

from the commercial use which is to be retained at the front of the building. Please refer to Section 2.3.3 

of this report for a justification of this proposed change of use at grade. 

Below is a table (Table 1) outlining the current provisions of the C2-3 Zone, in comparison to the proposed 

use on the subject property, which will now include ten (10) additional residential units (non-conformance 

is shown in bold and italics). 
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Table 1 – Table of Zone Requirements (Lot Regulations) 
of the C2-3 Zone and Proposed Development 

Lot Regulation (C2-
3 Zone) Required Existing Proposed 

ZONE REQUIREMENTS FOR COMMERCIAL USES 
Height (minimum) 3-storeys or 10.6 m.,  

whichever is greater 
3-storeys 3-storeys 

Height (maximum) 4-storeys 3-storeys 3-storeys 
+ screened mechanical 

on roof  
≤ 4 storeys 

Parking Existing Commercial GFA  
~431.2 sq. m. – 371.6 sq. m 

~59.6 sq m. 
 

Part C, Section 14: 
For every building or structure not 

specified above: 
1 parking space for every 

28 sq. m. of GFA 
 

= 59.6 / 28 
= 2.13 x 90%* 

= 1.9 
2 parking spaces* 

 

0 parking spaces 3084.8 sq ft  
= 286.6 sq m 

 
0 parking spaces* 

ZONE REQUIREMENTS FOR RESIDENTIAL USES 
Gross Floor Area  
Minimum Per 
Dwelling Unit for a 1 
Bedroom Unit 
 
 
Gross Floor Area 
Minimum Per 
Dwelling Unit for a 
Bachelor/Studio 

 
42.0 sq m 

 

 

 

 

28.0 sq m  

 Unit 101: 62.0 sq m 
Unit 1: 47.4 sq m 
Unit 2: 38.3 sq m 
Unit 3: 58.1 sq m 
Unit 4: 38.8 sq m 
 
Unit 102: 32.9 sq m 

Parking  
Current (non-compliance) 

= 10 residential units * 1.25 
spaces/unit = 12.5 = 13 spaces 

 
Proposed = 16 residential units * 

1.25 spaces/unit = 20 spaces 

5 parking spaces 5 parking spaces 

*By-law 12698: Part C, Subsection 15 (4) of CBZBL: 

a) Notwithstanding the requirements of Part C, Section 14, of this By-Law, within the areas zoned C2 and located 
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within the boundary formed by the following, off-street parking shall be provided in accordance with the 

requirements of Subsection 15.(4)b) of this Part C:… b) For every building or structure erected, altered or 

enlarged after the passing of this By-Law within the area identified in Subsection 15(4)a) of this Part C, there shall 

be provided and maintained off-street parking in conformity with the requirements of Part C, Section 14, with the 

exception that for the first 371.6 sq. m. of gross floor area of the building or structure no parking spaces shall be 

provided, and for the total gross floor area of the building or structure in excess of 371.6 sq. m., the total number 

of parking spaces required to be provided for one or more permitted main commercial uses or main community 

facility uses shall be reduced by 10% in total. 

1. The proposed development will not meet the required number of off-street parking spaces 
required within the C2-3 Zone.  

2. Two (2) of the six (6) proposed one-bedroom units do not meet the minimum size requirement 
(GFA) within the ZBL for units within the C2 Zone.  

3. The applicant seeks permission to develop two (2) apartment dwelling units at grade, 
separate from the commercial unit at the front of the property at grade, which is to remain 

as a commercial unit. 

It is our opinion that relief from these provisions is necessary to facilitate the appropriate development of 

the subject lands. The reasons for the exceptions sought through this application are as follows: 

2.4.1 Minimum Number of Parking Spaces – Residential  

At present, the ZBL provides that ten (10) residential units would require thirteen (13) parking spaces. 

The existing building/uses on the property currently do not comply with the CBZBL, as only five (5) parking 

spaces are provided on site. The proposed addition of six (6) additional residential units to the mixed-use 

building at 317 Front Street would result in a requirement of twenty (20) parking spaces (at a rate of 1.25 

parking spaces per unit).  

The owner is seeking a reduction in parking requirements for the proposed development. A reduction in 

parking spaces is appropriate for the following reasons: 

1. As mentioned in Section 2.1.5 of this report, the subject lands are directly served by five (5) 

Belleville Transit (bus) routes that connect with the Belleville Bus Terminal, approximately 650 



    
 

29 

 

metres away, providing access across the City of Belleville. In addition, access to Via Rail is 

provided via the Route 3 bus. The proposed development promotes density within the City Centre 

that increases access to public and active transportation (via Riverfront Trail), thereby reducing 

automotive dependency. The increase in units can be accommodated by existing municipal 

infrastructure, including public transit. 

2. An increased parking area on the subject lands would decrease potential space for additional 

buildings/additions that could accommodate additional residential units within the City Centre of 

Belleville. Site constraints do not permit for additional parking on site and intensification is one of 

the primary objectives of the CBOP housing policies.  

3. Multiple adjacent and neighbouring buildings do not provide any on-site parking, demonstrating 

that the area can accommodate units/uses without typical parking standards. 

4. There are six (6) municipally owned parking lots within approximately 500 metres of the subject 

lands: Riverside – North, Riverside – Central, Riverside – South, Victoria, Pinnacle, and Riggs. In 

particular, the Riverside – North Parking Lot is located across the street from the subject lands. 

Should new residents require parking, monthly parking permits can be purchased, based on 

availability. There are also multiple on-street parking spaces within metres of the subject lands. 

In Part C, General Provisions, of the CBZBL, 15 (1) c) stipulates, “Ingress and egress directly to and from 

any off-street parking spaces shall be by means of a hard-surfaced aisle having a width of at least 3.9m.” 

The width of the existing alleyway/laneway that connects to the rear parking lot at 317 Front Street is only 

3.5 metres in width. Requiring additional parking would involve the use of an existing laneway/alleyway 

that is not in compliance with the City’s Zoning By-law requirements for ingress and egress. Per Section 

3.8.4 of the CBOP, parking standards within parts of the City Centre may be reduced if it is not practical 

to provide on-site parking due to existing buildings and streetscape. Should City staff request additional 

parking, the applicant can provide cash-in-lieu of parking spaces to the City of Belleville that would 

contribute to a municipal fund used for the development/maintenance of other municipal parking areas 

within the downtown. 
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2.4.2 Minimum GFA Requirements for 1 Bedroom Dwelling Units 

The CBZBL regulates the height, bulk, location, size, floor area, spacing, character, and use of buildings 

or structures. The CBZBL provides that one-bedroom residential units to be developed in the C2 Zone 

are to have a minimum Gross Floor Area (GFA) of 42.0 square metres. Two of the six proposed new 

one-bedroom residential dwelling units do not meet the minimum GFA, as stipulated in the ZBL. Unit 2, 

on the second floor, is proposed to have a GFA of 38.3 square metres (412 square feet), and Unit 4, on 

the third floor, is proposed to have a GFA of 38.8 square metres (418 square feet). 

These deviations are minor in nature and do not reflect a change in the general intent or purpose of the 

CBZBL or CBOP. It is our understanding that the intent of minimum size (GFA) standards within the 

Zoning By-law is to provide an adequate standard of living space, supplementing the Ontario Building 

Code. Given that the CBZBL was originally approved by Council prior to July 18, 1977, and that the first 

Ontario Building Code came into force on December 31, 1975, it can be inferred that standards have 

since changed and evolved to reflect the current standards of the time. Through a review of municipal 

Zoning By-laws in other municipalities within Ontario, a diverse range of 35m2 - 70m2 was found for 

minimum 1-bedroom dwelling unit sizes when in combination with a permitted non-residential use within 

commercial zones. The Ontario Building Code now provides for minimum standards, including room 

sizes.  

2.4.3 Addition of Residential Dwelling Units at Grade 

As previously stated, within the General Commercial (C2) Zone, various commercial uses are permitted, 

with “[D]welling units above the first floor of commercial uses other than motor vehicle body shops, motor 

vehicles sales rooms and lots and/or motor vehicle repair garages.” This is also reflected within the 

Downtown District Policies of the CBOP: “In order to encourage increased pedestrian activity and to 

maintain a traditional streetscape, mixed use development on Front Street between Dundas Street and 

the Sagonaska Bridge should provide for non-residential uses at street level with residential uses 

directed to upper floors.” This language provides for some degree of flexibility within the application of 

the policy. 
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Within the City Centre, “[R]esidential uses on lands designated City Centre may be permitted in mixed 

use developments or as a primary single use on a lot, generally consisting of a [sic] medium and high 

density projects. Medium and high density residential uses… are allowed throughout the City Centre.”  

While residential uses are recommended to be above non-residential uses, they are not required to be. 

It is our understanding that the intent of such policies is to preserve commercial space within the 

downtown core of Belleville, while providing for “the development of vacant or underutilized properties; 

infill development; and the expansion or conversion of existing buildings within the City Centre at a higher 

density than currently exists. The intent of Schedule D2 is to actively encourage the intensification and 

redevelopment of these lands within the City Centre.” 

The proposed additional dwelling units are to remain separate from the commercial use, which will be 

preserved at the front of the existing building, maintaining the existing character of the façade and the 

streetscape at the front of the building. 

As noted herein, the proposed additional dwelling units will require an amendment to the existing C2-3 

Zone to permit for dwelling units at grade, as provided within Appendix A.  

As previously noted in Section 2.2.3 of this report, the commercial entrance and front lobby for the current 

units of the subject property fronts onto Front Street, a municipally-maintained, arterial road. All units can 

be accessed directly from this road, either through the main entrances at the front of the building, or 

through the proposed entrances at the back of the building, which are accessible via the 

alleyway/laneway from Front Street directly north of the building. The building, as a whole, has direct 

access direct to a public road. Given that the residential use will remain separate from the commercial 

use, which will remain at grade, it is our opinion that the proposed modified provisions maintain the intent 

of the City of Belleville Zoning By-law and City of Belleville Official Plan and are appropriate for the subject 

lands.  

2.5 Summary of Policy Considerations 

Given the above, it is our opinion that the amendment of the C2-3 Zone to permit six (6) residential units 

is consistent with the provisions set out in the policy and regulations affecting the subject lands, including 

the Planning Act, R.S.O. 1990, as amended, the Provincial Policy Statement (2020) and the City of 

Belleville Official Plan and Zoning By-law.  
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3.0 SUMMARY 

This planning report describes the proposed addition of six (6) residential dwelling units and provides an 

analysis of the application in the context of the Provincial Policy Statement, the City of Belleville Official 

Plan (CBOP), and the City of Belleville Zoning By-law (10245). 

Based on the foregoing, it is the opinion of the author that: 

• The proposed intensification is consistent with the applicable policies of the Provincial Policy 

Statement, 2020. 

• The proposed intensification conforms to the applicable policies of the City of Belleville Official 

Plan. 

• An amendment to the City’s Zoning By-law will be required to permit the proposed residential 

units. This Planning Report sets out the details of the proposed Zoning By-law amendment. 

• The proposed development represents good planning and is in the public interest. 

• The application for Zoning By-law Amendment should be approved. 

Respectfully submitted, 

 

 
ECOVUE CONSULTING SERVICES INC. 
 
 

J. Kent Randall B.E.S., MCIP, RPP 
Principal Planner 
 



    
 

 

 

 

 

 
 
 
 
 
 

Appendix  A 
Proposed Zoning By-law Amendment Text 

EcoVue Consulting Services Inc. 
 

 

 

  



THE CORPORATION OF THE CITY OF BELLEVILLE BY-LAW NUMBER 20__-___ 

 

A BY-LAW TO AMEND CITY OF BELLEVILLE COMPREHENSIVE ZONING BY-LAW NUMBER 

10245, AS AMENDED  

THE COUNCIL OF THE CORPORATION OF THE CITY OF BELLEVILLE ENACTS AS 

FOLLOWS:  

1. Subsection 8 of Part N of By-law Number 10245, as amended, is hereby further amended 

by adding the following subsection (54): 

 

“(54) Notwithstanding the provisions of Subsections 1.(1), and 1.(3) of this Part N, within 

the area zoned C2-53, two (2) residential apartments are permitted at-grade, but 

shall be located at the rear of the building. 

  

 Notwithstanding the provisions of Subsections 3.(1), the minimum Gross Floor 

Area (minimum per dwelling unit) for a 1 Bedroom dwelling unit shall be 35.0 

square metres. 

 

 Notwithstanding the provisions of Subsection 3.(2) of this Part N, a minimum of 

five (5) parking spaces shall be provided. 

 

2. THIS BY-LAW shall come into force and effect upon final passing hereof, subject to the 

provisions of the Planning Act, R.S.O. 1990, c.P.12.  

 

Read a first time this ___ day of _______, 20__.  

Read a second time this ___ day of ________, 20__.  

Read a third time and finally passed this ___ day of __________, 20__.  

 
 
 

____________________________ 
MITCH PANCIUK, MAYOR  

 
________________________________ 
MATT MACDONALD, CITY CLERK 



    
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix  B 
Parcel Register 

Service Ontario 
 

  



 

 

 
 

 

 

REGISTRY ACT/LAND TITLES ACT 
LOI SUR L’ENREGISTREMENT DES ACTES/ 
LOI SUR L’ENREGISTREMENT DES DROITS 

IMMOBILIERS 
 

CERTIFICATE 
CERTIFICAT 

 Clause 27 (1) (c) of the Land Registration Reform Act (electronic format)  
 Clause 27 (1) (c ) de la loi portant reforme de l’enregistrement immobilier(sous forme 
électronique)  
 
 Clause 165 (2) of the Land Titles Act  
 Clause 165 (2) de la loi sur l’enregistrement des droits immobiliers  
 Clause 15(4) (c) of the Registry Act  
 Clause 15 (4) (c ) de la loi sur l’enregistrement des actes  
 

 

CERTIFIED to be a true copy of: ……………………………………  
          (Instrument or deposit number)  

COPIE CERTIFIÉE conforme de: (numéro de document ou de dépôt)  
 
 
If record, add: ………….…………………………………………….  
     (Year, month, day, time) 
Pour relevé, ajouter:                     (année, mois, jour, heure) 
 
 
Land Registry Office: …………..……………………  
     (Number) 
Bureaux d’enregistrement immobilier (numéro) 
 
 

………………………………………………………  
REPRESENTATIVE FOR THE LAND REGISTRAR  

REPRESENTANT (E) DU REGISTRATEUR 

 

Ministry of Public and 
Business Service Delivery 
ServiceOntario  
Land Registry Offices  
 

Ministère des Services au 
public et aux entreprises 
ServiceOntario  
Bureaux d’enregistrement 
immobilier  
 

2022/08/31 AT 11:56:31

40475-0049 (LT)
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LT 1-2 PL 21 THURLOW; BELLEVILLE ; COUNTY OF HASTINGS

 
PROPERTY REMARKS:

ESTATE/QUALIFIER:
FEE SIMPLE
LT CONVERSION QUALIFIED

FIRST CONVERSION FROM BOOK 2004/11/22

OWNERS' NAMES CAPACITY SHARE
AO FRONT STREET INC. ROWN

CERT/
REG. NUM. DATE INSTRUMENT TYPE AMOUNT PARTIES FROM PARTIES TO CHKD

** PRINTOUT INCLUDES ALL DOCUMENT TYPES AND DELETED INSTRUMENTS SINCE: 2004/11/19 **

**SUBJECT, ON FIRST REGISTRATION UNDER THE LAND TITLES ACT, TO:

**         SUBSECTION 44(1) OF THE LAND TITLES ACT, EXCEPT PARAGRAPH 11, PARAGRAPH 14, PROVINCIAL SUCCESSION DUTIES  *

**         AND ESCHEATS OR FORFEITURE TO THE CROWN.

**         THE RIGHTS OF ANY PERSON WHO WOULD, BUT FOR THE LAND TITLES ACT, BE ENTITLED TO THE LAND OR ANY PART OF

**         IT THROUGH LENGTH OF ADVERSE POSSESSION, PRESCRIPTION, MISDESCRIPTION OR BOUNDARIES SETTLED BY

**         CONVENTION.

**         ANY LEASE TO WHICH THE SUBSECTION 70(2) OF THE REGISTRY ACT APPLIES.

**DATE OF CONVERSION TO LAND TITLES: 2004/11/22 **

21R8031 1985/02/14 PLAN REFERENCE C

QR607805 2002/04/19 CHARGE *** COMPLETELY DELETED *** 1311347 ONTARIO INC.

QR642486 2004/05/05 TRANSFER *** COMPLETELY DELETED *** 4047931 CANADA INC.

QR648514 2004/08/16 CHARGE *** COMPLETELY DELETED *** DAVIAU, MAURICE
DAVIAU, MONICA

HT33557 2007/06/15 CONSTRUCTION LIEN *** COMPLETELY DELETED ***
1576534 ONTARIO LTD.

HT35394 2007/07/18 CERTIFICATE *** COMPLETELY DELETED *** 4047931 CANADA INC.
1576534 ONTARIO LTD.

REMARKS: HT33557

HT94794 2010/10/06 APL (GENERAL) *** COMPLETELY DELETED ***
4047931 CANADA INC.

REMARKS: DELETES HT35394, HT33557

PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER
LAND

REGISTRY
OFFICE #21 40475-0049 (LT)

PAGE 1 OF 3

PREPARED FOR LRO Staff
ON 2022/08/31 AT 11:56:31

* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT *

PROPERTY DESCRIPTION:

ESTATE/QUALIFIER:RECENTLY:

RECENTLY:

PIN CREATION DATE:

PIN CREATION DATE:

** PRINTOUT INCLUDES ALL DOCUMENT TYPES AND DELETED INSTRUMENTS SINCE: 2004/11/19 ****SUBJECT, ON FIRST REGISTRATION UNDER THE LAND TITLES ACT, TO:**         SUBSECTION 44(1) OF THE LAND TITLES ACT, EXCEPT PARAGRAPH 11, PARAGRAPH 14, PROVINCIAL SUCCESSION DUTIES  ***         AND ESCHEATS OR FORFEITURE TO THE CROWN.**         THE RIGHTS OF ANY PERSON WHO WOULD, BUT FOR THE LAND TITLES ACT, BE ENTITLED TO THE LAND OR ANY PART OF**         IT THROUGH LENGTH OF ADVERSE POSSESSION, PRESCRIPTION, MISDESCRIPTION OR BOUNDARIES SETTLED BY**         CONVENTION.**         ANY LEASE TO WHICH THE SUBSECTION 70(2) OF THE REGISTRY ACT APPLIES.**DATE OF CONVERSION TO LAND TITLES: 2004/11/22 **

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES, IF ANY, WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY.
NOTE: ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP.



CERT/
REG. NUM. DATE INSTRUMENT TYPE AMOUNT PARTIES FROM PARTIES TO CHKD

HT95145 2010/10/14 TRANSFER *** COMPLETELY DELETED *** M & R RASHOTTE HOLDINGS LIMITED
4047931 CANADA INC.

REMARKS: PLANNING ACT STATEMENTS

HT95146 2010/10/14 CHARGE *** COMPLETELY DELETED *** BANK OF MONTREAL
M & R RASHOTTE HOLDINGS LIMITED

HT95147 2010/10/14 NO ASSGN RENT GEN *** COMPLETELY DELETED *** BANK OF MONTREAL
M & R RASHOTTE HOLDINGS LIMITED

REMARKS: HT95146

HT95337 2010/10/18 APL CH NAME INST *** COMPLETELY DELETED *** 1652557 ONTARIO INC.
1311347 ONTARIO INC.

REMARKS: QR607805.

HT95338 2010/10/18 DISCH OF CHARGE *** COMPLETELY DELETED ***
1652557 ONTARIO INC.

REMARKS: QR607805.

HT119943 2012/03/09 DISCH OF CHARGE *** COMPLETELY DELETED ***
DAVIAU, MAURICE
DAVIAU, MONICA

REMARKS: QR648514.

HT172841 2015/06/16 TRANSFER *** COMPLETELY DELETED *** 2466006 ONTARIO INC.
M & R RASHOTTE HOLDINGS LIMITED

HT172842 2015/06/16 CHARGE *** COMPLETELY DELETED *** BANK OF MONTREAL
2466006 ONTARIO INC.

HT173008 2015/06/18 DISCH OF CHARGE *** COMPLETELY DELETED ***
BANK OF MONTREAL

REMARKS: HT95146.

HT177780 2015/09/11 NO ASSGN RENT GEN *** COMPLETELY DELETED *** BANK OF MONTREAL
2466006 ONTARIO INC.

REMARKS: HT172842

HT293204 2021/08/03 TRANSFER $1,175,000 2466006 ONTARIO INC. AO FRONT STREET INC. C
REMARKS: PLANNING ACT STATEMENTS.

HT293205 2021/08/03 CHARGE $950,000 AO FRONT STREET INC. BANK OF MONTREAL C

PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER
LAND PAGE 2 OF 3

REGISTRY PREPARED FOR LRO Staff
OFFICE #21 40475-0049 (LT) ON 2022/08/31 AT 11:56:31

* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT *

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES, IF ANY, WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY.
NOTE: ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP.



CERT/
REG. NUM. DATE INSTRUMENT TYPE AMOUNT PARTIES FROM PARTIES TO CHKD

HT293206 2021/08/03 NO ASSGN RENT GEN AO FRONT STREET INC. BANK OF MONTREAL C
REMARKS: RENTS HT293205

HT294748 2021/08/25 DISCH OF CHARGE *** COMPLETELY DELETED ***
BANK OF MONTREAL

REMARKS: HT172842.

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES, IF ANY, WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY.
NOTE: ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP.

PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER
LAND PAGE 3 OF 3

REGISTRY PREPARED FOR LRO Staff
OFFICE #21 40475-0049 (LT) ON 2022/08/31 AT 11:56:31

* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT *



    
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix  C 
Proposed Floor Plans 

Alexander Wilson Architect, Inc. 
  







    
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix  D 
Email Correspondence with City of Belleville Planning 

Staff Regarding Pre-Consultation 
March 4, 2022 
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Derek Pokora

From: Chan, Andrew <achan@belleville.ca>
Sent: March 4, 2022 10:57 AM
To: Derek Pokora
Cc: Ali Omar
Subject: RE: Justification Brief 317 Front Street

Derek, 
 
You can take my email as the reporting letter. 
 
Andrew Chan 
Policy Planner, Policy Planning 
Engineering and Development Services 
Corporation of the City of Belleville 
 

 
City Hall, 169 Front Street  
Belleville, ON K8N 2Y8 
613-967-3242 
achan@belleville.ca 

 
NOTE: Regarding COVID -19 and impact on Policy Planning Section delivery of services: 
Please note that at this time the City of Belleville Engineering and Development Services Department is continuing to provide services 
to our clientele however several of our typical methods of doing business have been modified.  We have taken several steps to 
protect the health and safety of the public, vendors and our staff, and to help stop local transmission of the COVID-19 virus. City Hall 
and our offices are currently open to the public by appointment.  You can book an appointment through Engineering and 
Development Services Staff.  Contact information for all staff remains unchanged. Please feel free to contact us directly via phone or 
email if you have any questions. 
 

From: Derek Pokora [mailto:dpokora@ecovueconsulting.com]  
Sent: Friday, March 04, 2022 10:37 AM 
To: Chan, Andrew 
Cc: Ali Omar 
Subject: RE: Justification Brief 317 Front Street 
 

CAUTION: This email is NOT from the city of Belleville. Do NOT click links or open attachments 
unless you recognize the sender and know the content is safe! 
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Hi Andrew, 
 
My apologies, I should have asked in my previous email. When can Mr. Omar expect to receive a copy of the 
City’s pre-consultation reporting letter and attachments to be provided following the pre-consultation meeting? 
 
Thanks and best, 
Derek 
 
Derek Pokora, B.URPl. 
Planner 

 
EcoVue Consulting Services Inc. 
311 George Street North 
Suite 200 
Peterborough, Ontario K9J3H3 
705.876.8340 bus 
705.742.8343 fax 
877.652.1466 toll free 
www.ecovueconsulting.com  
 
 
 

From: Derek Pokora  
Sent: March 4, 2022 10:23 AM 
To: 'Chan, Andrew' <achan@belleville.ca> 
Cc: Ali Omar <317frontrentals@gmail.com> 
Subject: RE: Justification Brief 317 Front Street 
 
Hi Andrew, 
 
Thank you so much for these notes. 
 
Have a great day, 
Derek 
 
Derek Pokora, B.URPl. 
Planner 
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EcoVue Consulting Services Inc. 
311 George Street North 
Suite 200 
Peterborough, Ontario K9J3H3 
705.876.8340 bus 
705.742.8343 fax 
877.652.1466 toll free 
www.ecovueconsulting.com  
 
 
 

From: Chan, Andrew <achan@belleville.ca>  
Sent: March 4, 2022 10:15 AM 
To: Derek Pokora <dpokora@ecovueconsulting.com> 
Cc: Ali Omar <317frontrentals@gmail.com> 
Subject: RE: Justification Brief 317 Front Street 
 
Hi Derek, 
 
Apologies for the late reply. The email was not released in my drafts folder. 
 
It’s my understanding that the proposed number of dwelling unit will push the required number of parking 
spaces over the required number of parking spaces; zoning relief is needed, accordingly. 
 
Furthermore, dwelling units on the ground floor would not be permitted under the current zoning. If they are 
work-live dwelling units (i.e. associated directly to a permitted non-residential use), relief can be pursued 
through a minor variance. However, I believe that the dwelling units were proposed as independent uses and  a 
rezoning would be more appropriate. 
 
For a rezoning application, we will require the following: 

 Parcel Register 
 Sketch showing existing parking (how it can or cannot meet zoning) 
 Planning Justification Brief 

 
Andrew Chan 
Policy Planner, Policy Planning 
Engineering and Development Services 
Corporation of the City of Belleville 
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City Hall, 169 Front Street  
Belleville, ON K8N 2Y8 
613-967-3242 
achan@belleville.ca 

 
NOTE: Regarding COVID -19 and impact on Policy Planning Section delivery of services: 
Please note that at this time the City of Belleville Engineering and Development Services Department is continuing to 
provide services to our clientele however several of our typical methods of doing business have been modified.  We have 
taken several steps to protect the health and safety of the public, vendors and our staff, and to help stop local transmission 
of the COVID-19 virus. City Hall and our offices are currently open to the public by appointment.  You can book an 
appointment through Engineering and Development Services Staff.  Contact information for all staff remains unchanged. 
Please feel free to contact us directly via phone or email if you have any questions. 
 

From: Derek Pokora [mailto:dpokora@ecovueconsulting.com]  
Sent: Friday, February 18, 2022 1:48 PM 
To: Chan, Andrew 
Cc: Ali Omar 
Subject: RE: Justification Brief 317 Front Street 
 

CAUTION: This email is NOT from the city of Belleville. Do NOT click links or open 
attachments unless you recognize the sender and know the content is safe! 

 

 
Good afternoon Andrew, 
 
My name is Derek Pokora, and I am a planner with EcoVue Consulting. I have been informed that you 
have had a pre-consultation meeting with Mr. Omar regarding a proposed infill development project at 
317 Front Street. Would you be able to provide us with the pre-consultation comments from that 
meeting? 
 
Thanks and best, 
Derek 
 
Derek Pokora, B.URPl. 
Planner 
 
EcoVue Consulting Services Inc. 
311 George Street North 
Suite 200 
Peterborough, Ontario K9J3H3 
705.876.8340 bus 
705.742.8343 fax 
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877.652.1466 toll free 
www.ecovueconsulting.com  
 
 
 

From: Ali Omar <317frontrentals@gmail.com>  
Sent: February 17, 2022 4:27 PM 
To: Derek Pokora <dpokora@ecovueconsulting.com> 
Subject: Re: Justification Brief 317 Front Street 
 
Hi Derek, 
 
Pleasure speaking with you today. Here is the contact info for the pre consultation at the town of 
Belleville. Please call Thomas to confirm the requirements. 
 

Thomas Deming 

Principal Planner 

Engineering and Development Services Department 

City of Belleville 

City Hall, 169 Front Street Belleville, Ontario  K8N 2Y8 

613-967-3234 

 

 

Andrew Chan 

Policy Planner, Policy Planning 

Engineering and Development Services 

Corporation of the City of Belleville 
City Hall, 169 Front Street 
Belleville, ON K8N 2Y8 
613-967-3242 
achan@belleville.ca 

  

 
On Thu, Feb 17, 2022 at 10:42 AM Derek Pokora <dpokora@ecovueconsulting.com> wrote: 

Hi Ali, 
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I’ll give you a call on your cell at 4pm. 

  

Talk soon, 

Derek 

  

Derek Pokora, B.URPl. 

Planner 

EcoVue Consulting Services Inc. 

311 George Street North 

Suite 200 

Peterborough, Ontario K9J3H3 

705.876.8340 bus 

705.742.8343 fax 

877.652.1466 toll free 

www.ecovueconsulting.com  

  

  

  

From: Ali Omar <317frontrentals@gmail.com>  
Sent: February 17, 2022 9:30 AM 
To: Derek Pokora <dpokora@ecovueconsulting.com> 
Subject: Re: Justification Brief 317 Front Street 

  

Good morning Derek, 

Sure you can call me on my cell 416-561-0321 Between 11AM and 2.30PM or after 4PM. 

Thanks,  
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On Thu, Feb 17, 2022 at 8:52 AM Derek Pokora <dpokora@ecovueconsulting.com> wrote: 

Good morning Ali, 

  

I was wondering if I could give you a quick call to review a few of the details of the proposed 
additional residential units at 317 Front Street, Belleville. I have some availability this afternoon. 
Please let me know when is a good time for you. 

  

Thanks and best, 

Derek 

  

  

Derek Pokora, B.URPl. 

Planner 

EcoVue Consulting Services Inc. 

311 George Street North 

Suite 200 

Peterborough, Ontario K9J3H3 

705.876.8340 bus 

705.742.8343 fax 

877.652.1466 toll free 

www.ecovueconsulting.com  

  

  

  

From: Kent Randall <KRandall@ecovueconsulting.com>  
Sent: February 16, 2022 3:06 PM 
To: Derek Pokora <dpokora@ecovueconsulting.com> 
Subject: FW: Justification Brief 317 Front Street 
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From: Jordan Jones | Alexander Wilson Architect <jordan@awarchitect.ca>  
Sent: Monday, January 24, 2022 10:46 AM 
To: Kent Randall <KRandall@ecovueconsulting.com> 
Subject: Justification Brief 317 Front Street 

  

Hey Kent 

  

My Client is planning on adding a residential unit on the first floor currently zoned for commercial and 
added 4 units (2 second floor & 2 3rd floor to his building) 

  

City is request a justification brief.  

  

Regards 

  

Jordan  

  

From: Jordan Jones | Alexander Wilson Architect  
Sent: November 23, 2021 10:28 AM 
To: KRandall@ecovueconsulting.com 
Cc: 317frontrentals@gmail.com 
Subject: Justification Brief 317 Front Street 

  

Hi Kent 

  

My client Ali Omar (attached) just had a site down with the city to see what he would require if he 
added a couple units to his 317 Front Street Belleville property.  
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The city said he would require a justification brief so I am reaching out to  you to make the connection 
now.  

  

We are early in the stages, no official plans have been created yet so I want to reach out now. 

  

Regards 

  

  

Jordan Jones | DIPL. ARCH. TECH | Branch Manager 

  

Alexander Wilson Architect Inc 

Belleville Office 

139 Front Street 

Belleville Ontario, K8N 2Y6 

t: 613.545.3744 ext. 209 

f: 613.545.1411 

  

  

 
 

  

--  

Regards, 

  

Ali Omar 

416-561-0321 
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--  
Regards, 
 
Ali Omar 
416-561-0321 

City Hall is currently open to the public from 9 a.m. to 3 p.m., Monday through Friday. You are encouraged to 
call 613-968-6481 before visiting a City facility to confirm its hours of operation and whether an appointment is 
required.  
 
All visitors are now required to provide personal identification and proof of COVID-19 vaccination each time 
they seek entry to a City building. Those entering must wear a non-medical mask or face covering and maintain 
safe physical distances. Those unable to enter are asked to do business online or by phone.  
 
Please stay home if you are feeling ill or have been exposed to someone with COVID-19.  
 
This e-mail and any attachments may contain confidential and 
privileged information. If you are not the intended recipient, 
please notify the sender immediately by return e-mail, delete this 
e-mail and destroy any copies. Any dissemination or use of this 
information by a person other than the intended recipient is 
unauthorized and may be illegal. 

City Hall is currently open to the public from 9 a.m. to 3 p.m., Monday through Friday. You are encouraged to call 613-
968-6481 before visiting a City facility to confirm its hours of operation and whether an appointment is required.  
 
All visitors are now required to provide personal identification and proof of COVID-19 vaccination each time they seek 
entry to a City building. Those entering must wear a non-medical mask or face covering and maintain safe physical 
distances. Those unable to enter are asked to do business online or by phone.  
 
Please stay home if you are feeling ill or have been exposed to someone with COVID-19.  
 
This e-mail and any attachments may contain confidential and 
privileged information. If you are not the intended recipient, 
please notify the sender immediately by return e-mail, delete this 
e-mail and destroy any copies. Any dissemination or use of this 
information by a person other than the intended recipient is 
unauthorized and may be illegal. 



    
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix  E  
Email Correspondence with City of Belleville Planning 

Staff Regarding Heritage Listing & First-Storey Addition 
at 317 Front Street 

June 13, 2022 
  



From: Deming, Thomas
To: Derek Pokora
Cc: Chan, Andrew
Subject: RE: 317 Front Street - EcoVue Ref# 22-2344 - Heritage listing
Date: June 13, 2022 2:29:28 PM
Attachments: image005.png

image007.png
image008.png

Hi Derek,
 
If it comes to demolition of that back portion we can address it at that time but considering what is proposed to be removed I do not believe there would be any concerns.
 
Thanks,
 
Thomas Deming, CPT
Principal Planner, Policy Planning
Engineering and Development Services
Corporation of the City of Belleville

City Hall, 169 Front Street 
Belleville, ON K8N 2Y8
613-967-3234
tdeming@belleville.ca 
belleville.ca

 
From: Derek Pokora [mailto:dpokora@ecovueconsulting.com] 
Sent: Friday, 10 June 2022 10:04 AM
To: Deming, Thomas
Cc: Chan, Andrew
Subject: RE: 317 Front Street - EcoVue Ref# 22-2344 - Heritage listing
 

CAUTION: This email is NOT from the city of Belleville. Do NOT click links or open attachments unless you recognize the sender and know the content is safe!

 

 
Good morning Thomas,
 
Thank you for following up to confirm. My understanding is that, at present, there is no intention of demolition of any portion of the building, although the existing mechanical systems would certainly
need to be relocated. The details of this will need to be reviewed and confirmed with the Architect. I will be sure to follow up with Mr. Omar, as well as the Architect to confirm plans with you.
 
To answer your question, yes, the portion that you have outlined is the area that I was inquiring about.
 
Please let us know if demolition would be problematic for this portion of the existing building, or if the addition would not be considered as part of the heritage listing, given that one could ascertain
that it is an addition to the original heritage listed building.
 
Thanks and best,
Derek
 
Derek Pokora, B.URPl.
Planner

EcoVue Consulting Services Inc.
311 George Street North
Suite 200
Peterborough, Ontario K9J3H3
705.482.9837 direct line
705.876.8340 main office
705.742.8343 fax
877.652.1466 toll free
www.ecovueconsulting.com
 
 
 

From: Deming, Thomas <tdeming@belleville.ca> 
Sent: June 10, 2022 9:46 AM
To: Derek Pokora <dpokora@ecovueconsulting.com>
Cc: Chan, Andrew <achan@belleville.ca>
Subject: RE: 317 Front Street - EcoVue Ref# 22-2344 - Heritage listing
 
Hi Derek,
 
Is the portion that may need to be demolished the portion I have shown here outlined in red?
 

mailto:tdeming@belleville.ca
mailto:dpokora@ecovueconsulting.com
mailto:achan@belleville.ca
mailto:tdeming@city.belleville.on.ca
http://www.belleville.ca/
http://www.ecovueconsulting.com/





 
Thomas Deming, CPT
Principal Planner, Policy Planning
Engineering and Development Services
Corporation of the City of Belleville

City Hall, 169 Front Street 
Belleville, ON K8N 2Y8
613-967-3234
tdeming@belleville.ca 
belleville.ca

 
From: Derek Pokora [mailto:dpokora@ecovueconsulting.com] 
Sent: Tuesday, June 07, 2022 3:56 PM
To: Deming, Thomas
Cc: Chan, Andrew
Subject: RE: 317 Front Street - EcoVue Ref# 22-2344 - Heritage listing
 

CAUTION: This email is NOT from the city of Belleville. Do NOT click links or open attachments unless you recognize the sender and know the content is safe!

 

 
For the sake of disclosure, and in an effort to help save you some time/effort, please see the following photos taken during a site visit May 25.
 
These are in a Google Photos folder, so I’m hoping you will be able to view.
 
https://photos.google.com/share/AF1QipM4FpcqZxlqNhqiBkRPAp1GKAp9BIwLXouuh8jVqZ8lZs0J6sKLWDD07qy0pEBG7g?pli=1&key=Mlo0eXpJcGhHcGxjd0xjdEtYa2d2aW92eWFXRGZB
 
 
 

From: Deming, Thomas <tdeming@belleville.ca> 
Sent: June 7, 2022 3:29 PM
To: Derek Pokora <dpokora@ecovueconsulting.com>
Cc: Chan, Andrew <achan@belleville.ca>
Subject: RE: 317 Front Street - EcoVue Ref# 22-2344 - Heritage listing
 
Hi Derek,
 

mailto:tdeming@city.belleville.on.ca
http://www.belleville.ca/
mailto:dpokora@ecovueconsulting.com
https://photos.google.com/share/AF1QipM4FpcqZxlqNhqiBkRPAp1GKAp9BIwLXouuh8jVqZ8lZs0J6sKLWDD07qy0pEBG7g?pli=1&key=Mlo0eXpJcGhHcGxjd0xjdEtYa2d2aW92eWFXRGZB
mailto:tdeming@belleville.ca
mailto:dpokora@ecovueconsulting.com
mailto:achan@belleville.ca


I am going to walk the property on Thursday. I’ll get back to you after with some more information.
 
Thanks,
 
Thomas Deming, CPT
Principal Planner, Policy Planning
Engineering and Development Services
Corporation of the City of Belleville

City Hall, 169 Front Street 
Belleville, ON K8N 2Y8
613-967-3234
tdeming@belleville.ca 
belleville.ca

 
From: Derek Pokora [mailto:dpokora@ecovueconsulting.com] 
Sent: Monday, June 06, 2022 2:24 PM
To: Deming, Thomas
Cc: Planning Mailbox; Chan, Andrew
Subject: 317 Front Street - EcoVue Ref# 22-2344 - Heritage listing
 

CAUTION: This email is NOT from the city of Belleville. Do NOT click links or open attachments unless you recognize the sender and know the content is safe!

 

 
Good afternoon Thomas,
 
Just following up on my voicemail from this morning. I spoke with Andrew Chan on this file earlier today and I wanted to touch base with you regarding the heritage listing of 317 Front Street and any
requirements prior to filing a Planning Act application.
 
During our firm’s policy review it was discovered that 317 Front Street is listed as a heritage building. https://heritageproperties.belleville.ca/ From what I understand from Andrew, this site is not
heritage designated, but it is listed.
 
Is a Heritage Permit required prior to filing an application for Minor Variances or for a Zoning By-Law Amendment? The rear portion of the building, where our client is seeking to build, appears to be
an addition (change in building material) from the original building itself.
 
Our client seeks to build out this extension further by adding two storeys to add four residential units (two units on each storey) to the overall footprint of the three-storey building.
 
I’m happy to review the file with you in further detail either via email, or by phone. I can be reached via mobile at 647-405-7536.
 
Thanks and best,
Derek
 
Derek Pokora, B.URPl.
Planner

EcoVue Consulting Services Inc.
311 George Street North
Suite 200
Peterborough, Ontario K9J3H3
705.876.8340 bus
705.742.8343 fax
877.652.1466 toll free
www.ecovueconsulting.com
 
 
 
 

From: Chan, Andrew <achan@belleville.ca> 
Sent: March 4, 2022 10:57 AM
To: Derek Pokora <dpokora@ecovueconsulting.com>
Cc: Ali Omar <317frontrentals@gmail.com>
Subject: RE: Justification Brief 317 Front Street
 
Derek,
 
You can take my email as the reporting letter.
 
Andrew Chan
Policy Planner, Policy Planning
Engineering and Development Services
Corporation of the City of Belleville

mailto:tdeming@city.belleville.on.ca
http://www.belleville.ca/
mailto:dpokora@ecovueconsulting.com
https://heritageproperties.belleville.ca/
http://www.ecovueconsulting.com/
mailto:achan@belleville.ca
mailto:dpokora@ecovueconsulting.com
mailto:317frontrentals@gmail.com


City Hall, 169 Front Street 
Belleville, ON K8N 2Y8
613-967-3242
achan@belleville.ca

 

NOTE: Regarding COVID -19 and impact on Policy Planning Section delivery of services:
Please note that at this time the City of Belleville Engineering and Development Services Department is continuing to provide services to our clientele however several of our typical methods of doing business have been modified.  We
have taken several steps to protect the health and safety of the public, vendors and our staff, and to help stop local transmission of the COVID-19 virus. City Hall and our offices are currently open to the public by appointment.  You
can book an appointment through Engineering and Development Services Staff.  Contact information for all staff remains unchanged. Please feel free to contact us directly via phone or email if you have any questions.
 

From: Derek Pokora [mailto:dpokora@ecovueconsulting.com] 
Sent: Friday, March 04, 2022 10:37 AM
To: Chan, Andrew
Cc: Ali Omar
Subject: RE: Justification Brief 317 Front Street
 

CAUTION: This email is NOT from the city of Belleville. Do NOT click links or open attachments unless you recognize the sender and know the content is safe!

 

 
Hi Andrew,
 
My apologies, I should have asked in my previous email. When can Mr. Omar expect to receive a copy of the City’s pre-consultation reporting letter and attachments to be provided following
the pre-consultation meeting?
 
Thanks and best,
Derek
 
Derek Pokora, B.URPl.
Planner

EcoVue Consulting Services Inc.
311 George Street North
Suite 200
Peterborough, Ontario K9J3H3
705.876.8340 bus
705.742.8343 fax
877.652.1466 toll free
www.ecovueconsulting.com
 
 
 

From: Derek Pokora 
Sent: March 4, 2022 10:23 AM
To: 'Chan, Andrew' <achan@belleville.ca>
Cc: Ali Omar <317frontrentals@gmail.com>
Subject: RE: Justification Brief 317 Front Street
 
Hi Andrew,
 
Thank you so much for these notes.
 
Have a great day,
Derek
 
Derek Pokora, B.URPl.
Planner

EcoVue Consulting Services Inc.
311 George Street North
Suite 200
Peterborough, Ontario K9J3H3
705.876.8340 bus
705.742.8343 fax
877.652.1466 toll free
www.ecovueconsulting.com
 
 

mailto:achan@belleville.ca
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From: Chan, Andrew <achan@belleville.ca> 
Sent: March 4, 2022 10:15 AM
To: Derek Pokora <dpokora@ecovueconsulting.com>
Cc: Ali Omar <317frontrentals@gmail.com>
Subject: RE: Justification Brief 317 Front Street
 
Hi Derek,
 
Apologies for the late reply. The email was not released in my drafts folder.
 
It’s my understanding that the proposed number of dwelling unit will push the required number of parking spaces over the required number of parking spaces; zoning relief is needed,
accordingly.

Furthermore, dwelling units on the ground floor would not be permitted under the current zoning. If they are work-live dwelling units (i.e. associated directly to a permitted non-residential
use), relief can be pursued through a minor variance. However, I believe that the dwelling units were proposed as independent uses and  a rezoning would be more appropriate.
 
For a rezoning application, we will require the following:

·        Parcel Register
·        Sketch showing existing parking (how it can or cannot meet zoning)
·        Planning Justification Brief

 
Andrew Chan
Policy Planner, Policy Planning
Engineering and Development Services
Corporation of the City of Belleville

City Hall, 169 Front Street 
Belleville, ON K8N 2Y8
613-967-3242
achan@belleville.ca

 

NOTE: Regarding COVID -19 and impact on Policy Planning Section delivery of services:
Please note that at this time the City of Belleville Engineering and Development Services Department is continuing to provide services to our clientele however several of our typical methods of doing business have been
modified.  We have taken several steps to protect the health and safety of the public, vendors and our staff, and to help stop local transmission of the COVID-19 virus. City Hall and our offices are currently open to the public
by appointment.  You can book an appointment through Engineering and Development Services Staff.  Contact information for all staff remains unchanged. Please feel free to contact us directly via phone or email if you
have any questions.
 

From: Derek Pokora [mailto:dpokora@ecovueconsulting.com] 
Sent: Friday, February 18, 2022 1:48 PM
To: Chan, Andrew
Cc: Ali Omar
Subject: RE: Justification Brief 317 Front Street
 

CAUTION: This email is NOT from the city of Belleville. Do NOT click links or open attachments unless you recognize the sender and know the content is safe!

 

 
Good afternoon Andrew,
 
My name is Derek Pokora, and I am a planner with EcoVue Consulting. I have been informed that you have had a pre-consultation meeting with Mr. Omar regarding a proposed infill
development project at 317 Front Street. Would you be able to provide us with the pre-consultation comments from that meeting?
 
Thanks and best,
Derek
 
Derek Pokora, B.URPl.
Planner
 
EcoVue Consulting Services Inc.
311 George Street North
Suite 200
Peterborough, Ontario K9J3H3
705.876.8340 bus
705.742.8343 fax
877.652.1466 toll free
www.ecovueconsulting.com
 
 
 

From: Ali Omar <317frontrentals@gmail.com> 
Sent: February 17, 2022 4:27 PM
To: Derek Pokora <dpokora@ecovueconsulting.com>
Subject: Re: Justification Brief 317 Front Street
 
Hi Derek,
 
Pleasure speaking with you today. Here is the contact info for the pre consultation at the town of Belleville. Please call Thomas to confirm the requirements.
 
Thomas Deming
Principal Planner

mailto:achan@belleville.ca
mailto:dpokora@ecovueconsulting.com
mailto:317frontrentals@gmail.com
mailto:achan@belleville.ca
mailto:dpokora@ecovueconsulting.com
http://www.ecovueconsulting.com/
mailto:317frontrentals@gmail.com
mailto:dpokora@ecovueconsulting.com


Engineering and Development Services Department
City of Belleville
City Hall, 169 Front Street Belleville, Ontario  K8N 2Y8
613-967-3234
 
 
Andrew Chan
Policy Planner, Policy Planning
Engineering and Development Services
Corporation of the City of Belleville
City Hall, 169 Front Street
Belleville, ON K8N 2Y8
613-967-3242
achan@belleville.ca

 
 
On Thu, Feb 17, 2022 at 10:42 AM Derek Pokora <dpokora@ecovueconsulting.com> wrote:

Hi Ali,
 
I’ll give you a call on your cell at 4pm.
 
Talk soon,
Derek
 
Derek Pokora, B.URPl.
Planner
EcoVue Consulting Services Inc.
311 George Street North
Suite 200
Peterborough, Ontario K9J3H3
705.876.8340 bus
705.742.8343 fax
877.652.1466 toll free
www.ecovueconsulting.com
 
 
 

From: Ali Omar <317frontrentals@gmail.com> 
Sent: February 17, 2022 9:30 AM
To: Derek Pokora <dpokora@ecovueconsulting.com>
Subject: Re: Justification Brief 317 Front Street
 
Good morning Derek,
Sure you can call me on my cell 416-561-0321 Between 11AM and 2.30PM or after 4PM.
Thanks, 
 
On Thu, Feb 17, 2022 at 8:52 AM Derek Pokora <dpokora@ecovueconsulting.com> wrote:

Good morning Ali,
 
I was wondering if I could give you a quick call to review a few of the details of the proposed additional residential units at 317 Front Street, Belleville. I have some availability this
afternoon. Please let me know when is a good time for you.
 
Thanks and best,
Derek
 
 
Derek Pokora, B.URPl.
Planner
EcoVue Consulting Services Inc.
311 George Street North
Suite 200
Peterborough, Ontario K9J3H3
705.876.8340 bus
705.742.8343 fax
877.652.1466 toll free
www.ecovueconsulting.com
 
 
 

From: Kent Randall <KRandall@ecovueconsulting.com> 
Sent: February 16, 2022 3:06 PM
To: Derek Pokora <dpokora@ecovueconsulting.com>
Subject: FW: Justification Brief 317 Front Street
 
 
 

From: Jordan Jones | Alexander Wilson Architect <jordan@awarchitect.ca> 
Sent: Monday, January 24, 2022 10:46 AM
To: Kent Randall <KRandall@ecovueconsulting.com>
Subject: Justification Brief 317 Front Street
 
Hey Kent
 

My Client is planning on adding a residential unit on the first floor currently zoned for commercial and added 4 units (2 second floor & 2 3rd floor to his building)
 
City is request a justification brief.
 
Regards
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Jordan
 

From: Jordan Jones | Alexander Wilson Architect 
Sent: November 23, 2021 10:28 AM
To: KRandall@ecovueconsulting.com
Cc: 317frontrentals@gmail.com
Subject: Justification Brief 317 Front Street
 
Hi Kent
 
My client Ali Omar (attached) just had a site down with the city to see what he would require if he added a couple units to his 317 Front Street Belleville property.
 
The city said he would require a justification brief so I am reaching out to  you to make the connection now.
 
We are early in the stages, no official plans have been created yet so I want to reach out now.
 
Regards
 
 
Jordan Jones | DIPL. ARCH. TECH | Branch Manager

 
Alexander Wilson Architect Inc
Belleville Office
139 Front Street
Belleville Ontario, K8N 2Y6
t: 613.545.3744 ext. 209
f: 613.545.1411
 
 

 
--
Regards,
 
Ali Omar
416-561-0321

 
--
Regards,
 
Ali Omar
416-561-0321

City Hall is currently open to the public from 9 a.m. to 3 p.m., Monday through Friday. You are encouraged to call 613-968-6481 before visiting a City facility to confirm its hours of operation
and whether an appointment is required. 

All visitors are now required to provide personal identification and proof of COVID-19 vaccination each time they seek entry to a City building. Those entering must wear a non-medical mask
or face covering and maintain safe physical distances. Those unable to enter are asked to do business online or by phone. 

Please stay home if you are feeling ill or have been exposed to someone with COVID-19.
 
This e-mail and any attachments may contain confidential and
privileged information. If you are not the intended recipient,
please notify the sender immediately by return e-mail, delete this
e-mail and destroy any copies. Any dissemination or use of this
information by a person other than the intended recipient is
unauthorized and may be illegal.

City Hall is currently open to the public from 9 a.m. to 3 p.m., Monday through Friday. You are encouraged to call 613-968-6481 before visiting a City facility to confirm its hours of operation and
whether an appointment is required. 

All visitors are now required to provide personal identification and proof of COVID-19 vaccination each time they seek entry to a City building. Those entering must wear a non-medical mask or face
covering and maintain safe physical distances. Those unable to enter are asked to do business online or by phone. 

Please stay home if you are feeling ill or have been exposed to someone with COVID-19.
 
This e-mail and any attachments may contain confidential and
privileged information. If you are not the intended recipient,
please notify the sender immediately by return e-mail, delete this
e-mail and destroy any copies. Any dissemination or use of this
information by a person other than the intended recipient is
unauthorized and may be illegal.

City Hall is currently open to the public from 8:30 a.m. to 4:30 p.m., Monday through Friday. You are encouraged to call 613-968-6481 before visiting a City facility to confirm its hours of operation and whether an appointment is
required. 

Please stay home if you are feeling ill or have been exposed to someone with COVID-19.

 
This e-mail and any attachments may contain confidential and
privileged information. If you are not the intended recipient,
please notify the sender immediately by return e-mail, delete this
e-mail and destroy any copies. Any dissemination or use of this
information by a person other than the intended recipient is
unauthorized and may be illegal.

City Hall is currently open to the public from 8:30 a.m. to 4:30 p.m., Monday through Friday. You are encouraged to call 613-968-6481 before visiting a City facility to confirm its hours of operation and whether an appointment is
required. 

Please stay home if you are feeling ill or have been exposed to someone with COVID-19.
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This e-mail and any attachments may contain confidential and
privileged information. If you are not the intended recipient,
please notify the sender immediately by return e-mail, delete this
e-mail and destroy any copies. Any dissemination or use of this
information by a person other than the intended recipient is
unauthorized and may be illegal.

City Hall is currently open to the public from 8:30 a.m. to 4:30 p.m., Monday through Friday. You are encouraged to call 613-
968-6481 before visiting a City facility to confirm its hours of operation and whether an appointment is required. 

Please stay home if you are feeling ill or have been exposed to someone with COVID-19.

This e-mail and any attachments may contain confidential and
privileged information. If you are not the intended recipient,
please notify the sender immediately by return e-mail, delete this
e-mail and destroy any copies. Any dissemination or use of this
information by a person other than the intended recipient is
unauthorized and may be illegal.



    
 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix  F  
Site Plan Concept 

EcoVue Consulting Services Inc.  
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