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1.0 Introduction 
Dillon Consulting Limited (‘Dillon’) was retained by the City of Belleville (‘the City’) to 
prepare a planning rationale for the proposed Zoning By-law Amendment (‘Z.B.A.’) and 
Official Plan Amendment (‘O.P.A.’) to support the development of the southern portion 
of the Ben Bleecker property (also referred to as ‘the subject property’). The subject 
property (refer to Figure 1 for a location map) is owned by the Municipality, and Council 
has designated the property as surplus land for redevelopment. The Municipality has 
conditionally sold the subject property and is obligated, as the seller, to rezone it.  This 
Planning Rationale describes the proposed O.P.A/Z.B.A. in consideration of the 
proposed development and how to appropriately integrate it with nearby development 
and constraints.  This nearby development includes existing low-density residential uses 
to the east and north of Yeomans Street and Catharine Street, respectively, and 
constraints include contamination that may require remediation, or a risk assessment 
and risk management plan. 

The purchaser of the subject property provided a conceptual site plan for the 
development of the site and a public meeting was held on July 5th, 2021. Further 
refinements to the proposed development were made in response to input received by 
community members. 

Original Proposed Development: 

The total proposed development of this approximately 4.4 acre site would include 246 
residential units, comprised of two (2) apartment buildings and thirty-six (36) 
townhouse dwelling units.  

Revised Proposed Development: 

The total proposed development of this approximately 4.4 acre site would include 137 
residential units, comprised of one (1) apartment building and thirty-seven (37) 
townhouse dwelling units.  

The purpose of this report is to: 

• Address the revised proposed development’s conformity to the Official Plan 
(‘O.P.’); 
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• Review the need for a Z.B.A.; 
• Address issues raised during pre-consultation; 
• Provide a zoning examination; and, 
• Provide recommendations for policies and zoning provisions. 

It should be noted that the City is progressing with a New O.P. and New Z.B.L. but both 
are still in progress, so this report is prepared with reference to the currently in-force 
O.P. and Z.B.L. 

1.1 Existing Conditions 

1.1.1 Subject Site 

The property (Figure 1) is a 7.8-acre parcel of land that is bounded by Sidney Street, 
Catharine Street, Yeomans Street, and Bridge Street West and commonly known as the 
Ben Bleecker property. A separate consent process will create two separate sites for 
development. This report concerns the northern portion of the site (‘subject site’), 
which is approximately 4.4 acres and is bound by Sidney Street, Catharine Street, and 
Yeomans Street (see Figure 2). 
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Figure 1: Location Map of Ben Bleecker Property (red dashed outline) 
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Figure 2: Location of Subject Site (red dashed outline) 

 

1.1.2 Surrounding Land Uses 

The land uses and designations surrounding the property are varied (see Figure 3). 
Based on a desktop analysis, existing uses are described as follows: 

• North: 

o Existing Residential Uses (i.e., single-detached dwellings, low-rise apartment 
buildings); 

o Utilities (i.e., electrical substation, natural gas gate station); and, 
o A labour union building. 
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• East: 

o Existing Residential Uses (i.e., single-detached dwellings, low-rise apartment 
buildings) 

• South: 

o Various Commercial Uses, including but not limited to: 

• Tim Horton’s;  
• Shoppers Drug Mart;  
• Giant Tiger; and, 

o Open Space Use, specifically Sir MacKenzie Bowell Park. 

• West: 

o Community Facility Uses, including: 

• The Quinte Curling Club; 
• The Quinte Exhibition & Raceway; and, 

o Employment Uses (northwest of the subject property), including but not 
limited to: 

• Avaya Canada; 
• County Courier; and, 
• Enrichment Centre for Mental Health. 
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Figure 3: Land Use Designations Surrounding Entire Property (red dashed outline) 

 

Nearby amenities within a 5-minute (400-metre) walk (Figure 4) include: 

• Tim Horton’s, on the southeast corner of the Bridge Street/Sidney Street 
intersection; 

• Shoppers Drug Mart (with a Canada Post in the same building);  
• Giant Tiger; and 
• Sir Mackenzie Bowell Park, a public park immediately southwest of Shoppers Drug 

Mart. 
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Figure 4: Amenities within a 400-metre Radius of Entire Property (white dashed 
outline) 

 

1.1.3 Transportation 

The subject property is bounded by Sidney Street, an arterial road, Catharine Street and 
Yeomans Street, local roads. According to the O.P., arterial roads constitute the main 
transportation links between different areas or neighbourhoods of the City, or between 
neighbourhoods and highways and expressways leading out of the City.  Local roads 
carry low volumes of traffic from individual properties within neighbourhoods to minor 
collectors, major collectors and arterials. 

Bridge Street West, a collector road, is also located south of the site. The City’s collector 
roads are intended to carry moderate to high volumes of traffic, linking neighbourhoods 
to arterial roads.  Given the function of Sidney Street, and nearby Bridge Street West, 
the subject site is well-connected to the larger transportation networks of the City and 
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the region. Additionally, the City is currently undertaking a Municipal Class 
Environmental Assessment related to planned improvements along Bridge Street West 
between Sidney Street and Yeomans Street, including the two intersections. 

The subject property is also supported by the public transit network, with Routes 5, 6, 7 
(evenings/Saturday), and 10 within a 400-metre walking distance (see Figure 5).  

With regard to active transportation (i.e., walking and cycling), the streets that border 
the subject property already have sidewalks on at least one side of the street. 
Therefore, any development configuration for the subject property could easily 
integrate itself into the larger active transportation network. Further, the T.M.P. 
identifies Yeomans Street as part of the City’s Ultimate Cycling Network (see Figure 6). 

Figure 5: Entire Property Including Subject Site on the Belleville Transit Map 

 
 

Ben Bleecker Property 
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Figure 6: Entire Property Including Subject Site within Ultimate Cycling Network (blue 
dashed outline) 
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2.0 Proposed Development 
The proposed development of the 4.4 acre site would include townhouses and 
apartment buildings (see Figure 7). Table 1 provides a summary of the total number of 
proposed residential units by unit type. 

Table 1: Summary of Proposed Residential Units 

Type of Unit No. of Units Density 
Townhouse Units 37 Medium 
Apartment Units 100 High 
Total 137  

The original proposed development, which was submitted to the City in June 2021, 
included townhouses located along the northern and eastern side of the subject site, 
along Catharine Street and Yeomans Street. It also included two apartment buildings 
located south of the townhouse units along Catharine Street, and west of those along 
Yeomans Street. The apartment building closest to Sidney Street (‘Apartment Building 
A’) was 12-storeys, and the apartment building to the east (‘Apartment Building B’) was 
8-storeys. Site access is on Catharine Street and Yeomans Street.  The total number of 
residential units was 246.  

This was supported by 58 surface parking spaces; 22 spaces located south of the 
townhouses along Catharine Street, and north of Apartment Building B, and 36 spaces 
were located alongside the townhouse units and accessed from internal circulation 
networks. 248 parking spaces were provided in underground parking. 306 parking 
spaces were provided in total. 

The revised proposed development replaces the originally proposed 8-storey 
apartment building with townhouses located along internal lanes (Arabella Lane and 
Maple Lane). Further, the apartment building along Sidney Street has been reduced to 
10-storeys. Site access remains on Catharine Street and Yeomans Street. There are 95 
surface parking spaces located along internal lanes, 62 of the parking spaces serve the 
townhouse units and 33 are for visitor parking.  There are 100 parking spaces provided 
in underground parking (see Figure 8). 195 parking spaces are provided in total. 

The development will be on full municipal water and sanitary sewer servicing.  
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Figure 7: Concept Plan 
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Figure 8: Concept Plan - Underground Parking 
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2.1 Official Plan Conformity 

The subject property currently falls under the Community Facility designation. 
Permitted uses are those “which exist for the benefit of the residents of the community 
and which are operated for the most part by the City, senior levels of government, 
school boards, non-profit organizations such as church groups and public service 
agencies” (O.P. Policy 3.11.1). Such uses include “education facilities including schools 
(including staff and student housing), churches, cemeteries, hospitals, fire halls, day 
nurseries, police stations, libraries, museums, galleries, theatres, community centres, 
service clubs, nursing homes, homes-for-the-aged, parks and playgrounds, and similar 
uses”. 

The O.P. goes on to mention this property specifically (emphasis added): 

3.11.2 f) The exhibition grounds located north of Bridge Street along Sidney 
Street have potential for redevelopment. The size of this site restricts expansion 
of large scale exhibition and similar activities, and relocation of the exhibition 
grounds to larger and more appropriate lands is supported by this Plan. 

Based on the above policies, the proposed use of the subject property would be not be 
permitted without an amendment to the O.P., and the site’s redevelopment is 
supported by the Plan. 

With regard to the redesignating Community Facility lands, the 2019 Municipal 
Comprehensive Review indicates that: “the City has a significant supply of vacant 
designated community facility lands.  As such, the reduction of designated community 
facility lands is expected to have minimal impact.” 
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2.2 Zoning By-law Conformity 

Zoning By-law 10245 is the by-law which implements the Official Plan on the subject 
site. 

Figure 9: Entire Property Including Subject Site on the Zoning Map 

 

Figure 9 provides a visual representation of the current zoning context for the area. The 
subject property is zoned Community Facility, with uses that include the following: 

• Permitted Uses: arena; armoury; art gallery; board of education administration 
building; church and/or religious institution; community centre; day nursery; fire 
hall; government administration building; library; museum; police station; public 
hospital; public, separate or private school, or college; and public use. 



2.0    Proposed Development    15 

City of Belleville 
Planning Rationale - 40 Yeomans Street (Ben Bleecker 
Property) - Residential Development 
September 2021 (Rev.1) - 20-3840 

• Main Residential Uses: student housing in the form of an apartment dwelling or 
as dwelling units which are an integral part of the community facility building; a 
detached one family dwelling which is associated with a church or religious 
institution; and transition home. 

• Accessory Uses, Buildings or Structures: Any use, building or structure, which is 
subordinate and customarily incidental to a main use of the building. 

Requirements for buildings, yards, and lots (excluding Day Nurseries) in Community 
Facility Zones are as follows: 

• Minimum Front/Rear/Side Yard Depth: 7.5 m, or one-half the height of the 
building, whichever is the greater 

• Maximum Lot Coverage: 33% 

Zone requirements for residential uses are as follows (emphasis added): 

(1) Where student housing is in the form of an apartment dwelling, such dwelling 
shall comply with the provisions of Part J. 

(2) Where the dwelling units are an integral part of the community facility building, 
each dwelling unit shall comply with the following minimum gross floor area 
requirements: 

i. a) bachelor     28.0 sq. m. 
ii. b) 1 bedroom     42.0 sq. m. 

iii. c) 2 bedrooms     55.5 sq. m. 
iv. d) 3 bedrooms     69.5 sq. m. 
v. e) 4 bedrooms     79.0 sq. m. 
vi. f) for each additional bedroom  9.3 sq. m. 

Based on the above permitted uses and other zoning provisions, the proposed 
development would be not be permitted without an amendment to the Z.B.L. 
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2.3 Environmental Site Constraints 

A Phase Two ESA for the subject property has revealed that a portion of the Ben 
Bleecker property may be contaminated beyond the Ministry of the Environment and 
Climate Change (MOECC) Table 7 Quality Standards, which impacts its redevelopment 
potential. The subject property may therefore require remediation, or a risk assessment 
and risk management plan. 

Given that the contaminants may be most concentrated on the northwest corner of the 
property, the development of medium- to high-density residential uses on this subject 
site would be an appropriate approach to help offset the potentially high remediation 
costs. 

3.0 Aligning with the Overarching Vision for 
Belleville 
While the parcel is currently designated and zoned Community Facility, its surrounding 
land uses are supportive of a development with residential uses. The site provides direct 
access to the existing transportation network, including sidewalks and the future cycling 
network. As an arterial road, there is an opportunity for Sidney Street to be supportive 
of a greater intensity of uses. Further, the Bell Boulevard is targeted to be a major 
commercial corridor and gateway to the community (O.P. Policy 3.9.2) and the 
redevelopment of the Ben Bleecker site may help the Bridge Street West/Sidney Street 
intersection become a key node along the corridor and connect with the Bell 
Boulevard/Sidney Street intersection further north. 
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Additionally, the proposed development is consistent with the Provincial Policy 
Statement (‘P.P.S.’ 2020). The P.P.S. is issued by the provincial government under 
Section 3 of the Planning Act and provides direction on matters of provincial interest 
related to land use planning and development. The most recent version of the PPS has 
been in effect since May 1, 2020. This document is meant to be considered by planning 
authorities when making land use decisions, including in review of development 
proposals and in creating official plans. 

The proposed development is consistent with the P.P.S. (2020). The proposed 
development represents an efficient use of land and services (Section 1.1.3.6) and 
supports the Settlement Area as the focus of growth (Section 1.1.3.1). In particular, this 
development: 

• Provides a range and mix of residential uses to meet the long term needs of 
residents (Section 1.1.1(b)); 

• Represents the intensification of an underutilized property and contributes to 
achieving cost-effective development patterns (Section 1.1.1(e)); 

The Proposed Development Meets the Objectives of the City of Belleville Official 
Plan. In particular, the proposed development: 

• Is located in an area specifically identified for redevelopment (3.11.2 (f)); 
• Provides a mixture of dwelling types at different densities to ensure a full range 

of housing forms at different sizes and styles that meets the needs of residents 
and contributing to the character of the City (3.10.2(a) and (b)); 

• Provides for the intensification and infill of an underutilized lot (7.15.4 (a)); 
• Is located in a preferred location for high density residential development, in 

close proximity to current and future commercial uses, schools, parks and 
churches (3.10.2 (d)(v)); 

• Provides the preferred housing form to be established abutting a high traffic 
corridor with immediate access to an arterial road (3.10.2 (d)(i) and(vi)); 

• The site layout provides an appropriate form and density of development and 
considers the character of existing neighbourhoods (3.10.2 (g) and 7.14.4 (b)); 
and, 

• It supports the efficient use of existing serviced land (Section 2.2.3); 
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• Provides new housing at a density which efficiently uses land and infrastructure 
(1.4.3 (c) and (d)); 

• Provides for the redevelopment of a brownfield site (1.7.1 (f)); 
• Makes efficient use of land and existing and planned infrastructure (Section 

1.1.3.2(a)); and, 
• Is transit-supportive (Section 1.1.3.2(f)). 

4.0 Issues Raised During Pre-Consultation  
The following considerations were brought up during pre-consultation and are 
addressed in the section that follow: 

1. Compatibility with the adjacent, low-density neighbourhoods that are not destined 
to be redeveloped; and, 

2. The orientation of major built form along Sidney Street. 

4.1 Existing Nearby Residential Uses 

The subject property is located near established low-density residential neighbourhoods 
(single-detached dwellings, row houses, 3-storey apartments, etc.) immediately north 
and east of the subject property. O.P. Policy 7.15.4 b) discusses this type of 
consideration related to the configuration of the subject site (emphasis added): 

 

Further, O.P. Policy 3.10.2 (d), provides additional direction for considerations for the 
siting of high density uses (emphasis added): 

 

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. 

As the potential impact of high density residential uses on adjacent or nearby 
residential uses can be significant, care should be exercised when determining 
building heights, setbacks, buffering, and building orientation (fenestrations) to 
ensure the impact of such development on residential areas of lower density is 
minimized; 
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With consideration for the above, the original proposed development was oriented so 
that it complemented the existing adjacent low-rise residential uses by stepping down 
the height of development from Sidney Street to Yeomans Street. The tallest apartment 
building (12 storeys) was located along the western portion of the property, given its 
frontage on an arterial road, and the future redevelopment of the Quinte Exhibition & 
Raceway that is west of Sidney Street and north of Bridge Street. The next tallest 
apartment building (at 8 storeys) was located slightly east-of-centre on the lot to 
support a transition of height from west to east; the side of this building faced Yeomans 
Street, thereby reducing the overall exposure and minimizing the number of overlooking 
windows to the existing residential neighbourhood to the east.  Low-rise (2-storey) 
residential use in the form of stacked townhouses provided a transition between the 
two apartment buildings and the existing land uses on both Catharine Street and 
Yeomans Street. This orientation of the built form provided a transition to the low-rise 
neighbourhood that helps this development integrate effectively with the existing 
residential neighbourhood. 

In order to respond to comments received from the community. The size of the 
apartment building along Sidney Street was reduced to 10-storeys, and the 8-storey 
apartment building was replaced with townhouse units. This provides an even larger 
buffer between the apartment building and the existing residential neighbourhood. 

Given that the subject property is targeted for redevelopment, is already near an 
established residential neighbourhood, and is connected to the rest of the City by key 
transportation networks, then the site is well-suited to support significant density 
overall with built form organized to achieve a transition across the site. Policies that 
further support high-density development in this area are found under O.P. Policy 
3.10.2(d)(i) through (iii), as follows (emphasis added): 
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4.2 Orienting Major Built Form along Sidney Street 

As previously stated, the exhibition grounds located north of Bridge Street along Sidney 
Street have been identified as having redevelopment potential (O.P. policy 3.11.2 f)). 
Further, Sidney Street will be improved in the future, thereby accommodating higher 
traffic volumes, and could be supportive of significant, intensified development.  In 
support of these considerations, the most substantial building proposed is oriented to 
the Sidney Street frontage so that the built form can frame the street, promoting a 
strong frontage and visual presence for the development. Further, redevelopment of 
the subject property will need to integrate with future improvements to the road right-
of-way and the public realm (e.g., future on-road cycling infrastructure, public transit 
infrastructure).  

When allocating or determining the preferred locations for high density residential 
development, Council should be guided by the following principles: 

(i) The lands should have direct frontage on or immediate access3 to 
arterial or major collector roads; developments with access only to 
collector streets should generally be smaller scale. 

(ii) The main access routes to such developments should not be through 
areas of low density residential development. 

(iii) The preferred locations for large scale high density residential 
developments would be along major arterial roads or at major 
intersections where access to two or more major transportation 
corridors is available. 

3Fronts onto a local street which leads directly to a collector or arterial street but 
which does not run through significant areas of sensitive land uses leading to the 
collector or arterial street (i.e. significant areas of low density residential uses). 
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5.0 Recommendations 
In order to address the City’s requirements, issues raised during pre-consultation and at 
the public meeting, and good planning, the following sections provide recommendations 
for the O.P.A. and Z.B.A.  These recommendations are based on the concept plan 
provided with the expectation that appropriate elevation drawings will come forward as 
part of site plan approval application. 

5.1 Official Plan Amendment 

Text Amendment 1: 

3.10.2 k) The development of the subject site shall conform to the policies set out 
below: 

1. The lands shall generally develop in accordance with the site concept plan, as 
shown in Figure ‘X’; 

 

Figure ‘X’: Site Concept Plan for the subject site (Image Source: Alexander Wilson 
Architect Inc.) 
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2. The design of the subject property shall be context-sensitive, in consideration of 
the adjacent low-rise residential neighbourhood to the east; 

3. In addition to any other application requirements for a site plan approval, the 
proponent shall undertake a site-specific Urban Design Brief, in accordance with 
Policy 3.8.2(g) of this Plan, to demonstrate how: 

a. The development is compatible with surrounding uses and character, and 
creates a pedestrian-friendly environment; 

b. The height of the apartment building is appropriately transitioned from 
the existing low-rise dwellings on the east side of Yeomans Street; and, 

c. The main entrances of low-rise housing units are oriented to local streets. 
4. Outdoor amenity area for each residential unit shall be required and the size of 

the required outdoor amenity area shall be tailored to the particular 
requirements and needs of the residents of the proposed development, in 
accordance with Policy 7.11.3(b) of this Plan (e.g., a townhouse unit would have a 
functional private yard and an apartment would have a functional balcony); 

5. In addition to any other application requirements for a site plan approval, the 
proponent shall undertake, either separately or through a single report: 

a. A Traffic Impact Study, to determine: the impact of future development on 
the existing and future road network, including Catharine Street and 
Yeomans Street; 

b. A report by a qualified professional to demonstrate how there will be 
adequate protection and functionality of the on-site monitoring wells that 
are part of an active groundwater monitoring program; 

c. A functional servicing report to demonstrate adequate water and 
wastewater servicing capacity to support the proposed development; and, 

d. A stormwater management report demonstrating adequate onsite 
retention, and quality control. 

Text Amendment 2: 

Notwithstanding 3.10.2 d) ii) the main access route may be through low density areas 
should no other option be feasible. 
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Amendment to Schedule B – Land Use Plan – Urban Serviced Area 

Change subject site from blue (i.e., Community Facility) to orange (i.e. Residential Land 
Use). 

5.2 Proposed Zoning 

5.2.1 Zoning Examination 

A site-specific Residential Eighth Density Zone (R8) with a holding (H) provision is 
proposed for this development as permitted uses in the R8 zone include one or more 
apartment buildings. 

Table 2: Residential Eighth Density Zone - R8 

Zone Provision Required Proposed Meets 
Requirements 

Lot Frontage 
(minimum) 

61.0 m. 107.65 m.  YES 

Lot Area per Dwelling 
Unit (minimum) 

40.5 sq. m. 128.77 sq. m.  YES 

Front Yard Depth 
(minimum) 

10.6 m. 3.83 m. NO 

Interior Side Yard 
Width and Rear Yard 
Depth (minimum) 

7.5 m. or one-half the height 
of the main building, 
whichever is the greater. 

Interior Side: 
1.19 m 

Rear: 1.18 m 

NO 

Gross Floor Area 
(minimum per 
dwelling unit) 

a. Bachelor: 28.0 sq. m. 
b. 1 Bedroom: 42.0 sq. m. 
c. 2 Bedrooms: 55.5 sq. m. 
d. 3 Bedrooms: 69.5 sq. m. 
e. 4 Bedrooms: 79.0 sq. m. 
f. for each additional Bedroom 

9.3 sq. m 

Estimates for 
apartment 
units1: Avg. 
105.57 sq. m. 

YES 

Distance Between 
Dwellings 

Where a lot contains two or 
more dwellings, the distance 
between each of such 
dwellings shall be the average 

n/a NO 

                                                  
1Estimated using total building footprint of each apartment building multiplied by the number of floors, excluding 
the main floor, which is assumed to be composed at least partially of common space or other non-dwelling space. 



5.0    Recommendations    24 

City of Belleville 
Planning Rationale - 40 Yeomans Street (Ben Bleecker 
Property) - Residential Development 
September 2021 (Rev.1) - 20-3840 

Zone Provision Required Proposed Meets 
Requirements 

of the combined heights of 
such dwellings. 

General Provision 14: 
Off-street Parking: all 
other dwellings not 
listed in this schedule 

1.25 / dwelling unit for other 
dwellings: 171.25 spaces 

195 spaces (95 
surface, 100 

underground) 

YES 

Distance between off-
street parking areas  

6.0 m. from any street line 1.5 
m. from any side or rear lot 
line, except that where the 
land abutting an area zoned 
R8, is used, or zoned, for 
detached one family 
dwellings, or is in an RH Zone, 
any parking area or internal 
driveway shall be separated 
from such abutting lot line by 
a strip of land not less than 
3.0 m. in width. Such strip of 
land shall be reserved for 
landscaping purposes and 
shall contain at least one row 
of hardy shrubs, not less than 
1.5 m. in height and shall be 
maintained in a healthy 
growing condition, except for 
points of ingress and egress. 

From street line: 
1.18 m. 

From side/rear 
lot line: 3.62 m 

NO 

The minimum distance 
between a driveway 
and/or parking area, 
and the exterior wall 
of the main building 
on the lot 

Where there are windows to 
habitable rooms: 7.5 m. 
 
Where there are no windows 
to habitable rooms: 1.5 m. 

n/a2 n/a 

Width of Driveways 
(minimum) 

One-way driveway: 3.0 m. 
Two-way driveway: 5.5 m 

6.1 m (internal 
circulation 

routes) 

YES 

                                                  
2 To be confirmed through Site Plan Approval Process 
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5.2.2 Recommended Zoning Amendment 

Proposed zoning for the subject property, is R8-2, to be implemented through an 
amendment to Z.B.L. 10245: 

Special Provisions: 

1. Notwithstanding the provisions of this of By-law, the front lot line is the lot line 
along Sidney Street. 

2. Notwithstanding the provisions of Subsections 1, 2, and 5 of this Part K and 
Subsections 14 of Part C, within the area zoned R8-2, one (1) apartment building, 
thirty-seven (37) horizontal multiple attached dwelling units, comprising a total 
of 137 dwelling units, shall be permitted subject to the following provisions: 

vii. Front Yard Depth (minimum): 3.83 m. 
viii. Interior Side Yard Width (minimum): 1.19 m. 

ix. Rear Yard Depth (minimum): 1.18 m. 
x. Exterior Side Yard Depth (minimum): 1.73 m. 
xi. Amenity Area Per Dwelling Unit (minimum): 6 sq. m. 

xii. Distance Between Dwellings (minimum): no requirement. 
xiii. Apartment Building Height (maximum): 32.0 m 
xiv. Horizontal Multiple Attached Dwelling Building Height (maximum): 6.2 m 
xv. Landscaped Area (minimum): 35% 

xvi. Distance Between Off-street Parking Areas and Street Line (minimum): 
1.18 m. 

xvii. Parking Spaces Required (minimum): 195 
xviii. Bicycle Parking Spaces Required (minimum): 50 spaces 

Further, through the site plan and building permit process, the following will be 
completed, to the satisfaction of the City: 

1. a traffic impact study has been completed; 
2. the required Environmental Site Assessments have been conducted; 
3. the environmental remediation has been completed and a Record of Site 

Condition has been filed; 
4. any existing and unused monitoring wells are decommissioned in accordance 

with O.Reg 903; 
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5. it has been demonstrated that adequate municipal water and sanitary sewer 
capacity is available; 

6. an urban design brief has been completed; 
7. an illumination plan has been completed; 
8. a stormwater management plan has been completed; 
9. adequate pedestrian access is shown on the site plan; and, 
10. site plan control approval has been obtained. 

6.0 Conclusion 
This report was prepared to assess the appropriateness of the development proposed 
for the subject site, including addressing the revised proposed development’s 
conformity to the O.P., reviewing the need for a Z.B.A., addressing issues raised during 
pre-consultation, and providing recommendations for policies and zoning provisions.  
Accordingly, we have assessed the proposed development based on the information 
provided by the developer, as well as based on our understanding of the policy 
framework and planning goals as established by the City of Belleville, and furthermore 
with an understanding of the future studies required to permit the ultimate 
development approval of the site. It is our independent professional opinion that the 
revised proposed development of the subject site represents good planning, is in the 
public interest, and should be approved. 

  
Monica Belliveau, M.C.I.P., R.R.P. 
Principal Planner & Associate 
Dillon Consulting Limited 

Rory Baksh, M.C.I.P., R.R.P. 
Partner 
Dillon Consulting Limited 
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