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PLANNING JUSTIFICATION REPORT
6612 Highway 62 Rezoning Application

6612 Highway 62 Rezoning Application

In support of an application for a zoning by-law amendment submitted to the
City of Belleville for the property municipally known as 6612 Highway 62, the

following Planning Justification Report has been prepared on behalf of the
Owner Mineral Road Properties Inc.

The subject property is located on the southeast corner of Highway 62 and

Maitland Drive and also has frontage on Mineral Drive, as shown on Figure 1
below.
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Figure 1: Location Map - Subject Property is outlined in red
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Currently on the subject property is a one-unit detached dwelling and small
barn, as shown on APPENDIX 1.

Pictures of the subject property are provided in APPENDIX 2.

PROPERTY STATISTICS

The subject property currently has a lot area of 15,575m? (1.56 ha.) with a
frontage on the east side of Highway 62 of 77.4m, a frontage on the south
side of Maitland Drive of 108.4m and a frontage on the west side of Mineral
Drive of 67.0m.

This property is irregular in shape and is an extremely large, underutilized lot
for one dwelling and barn.

The property is essentially flat and largely open space with relatively few
bushes, shrubs and small trees.

SURROUNDING USES

The site and surrounding land uses are depicted in the photos provided in
APPENDICES 1 and 2.

In general, the subject property is located in a highway commercial area at
the intersection of a major arterial road and collector road.

This is an area in transition from an industrial area for the former Township of
Thurlow to a highway commercial area for the City of Belleville fronting on
Highway 62 northward from Highway 401 to Vermilyea Road.

The surrounding land uses are indicated below:

To the north: Maitland Drive and pre-cast concrete manufacturer on lands
designated commercial land use;

To the east: Mineral Drive, small commercial plaza and motor vehicle
repair shop;

To the south: asphalt plant, ready mix concrete plant and outdoor storage
on lands designated commercial land use;

To the west: Highway 62 and vacant land designated for commercial land
use.
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REZONING REQUESTED

This application for a zoning by-law amendment for the subject property is to
change the existing zoning from the IN2 - Service Industrial Zone to the C3
- Regional Commercial Zone.

A map showing the existing is shown on APPENDIX 3 attached.

The requested C3 Zone permits a range of commercial uses including a Motor
Vehicle Dealership.

As shown on APPENDIX 4 attached is a proposed site plan for the subject
property indicating the new motor vehicle dealership.

Access to this new commercial use will be from Maitland Drive.
The existing 1-unit dwelling and barn on this parcel would be demolished.

Outlined in Figure 2: Zoning Matrix for Subject Lands on Page 15 is
a zoning matrix showing how the proposed use would meet all the
zoning standards for the C3 Zone and no site specific zoning standards are
required.

SECTION 2 OF THE PLANNING ACT, RSO 1990, CHAPTER P.13

In Section 2 of the Planning Act, the Province sets out the Provincial
Interests that a municipality in carrying out their responsibilities under
the Planning Act, shall have regard to.

These interests are as follows:

(a) the protection of ecological systems, including natural areas, features and
functions; The proposed land use is outside a protected natural
area.

(b) the protection of the agricultural resources of the Province; The
proposed land use is within a desighated settlement area.

(c) the conservation and management of natural resources and the mineral
resource base; Not Impacted.

(d) the conservation of features of significant architectural, cultural,
historical, archaeological or scientific interest; Not Impacted.
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(e)

(f)

(9)
(h)

the supply, efficient use and conservation of energy and water; The
proposed land use is within a designated settlement area where
infrastructure is available and growth has been designated and
planned for.

the adequate provision and efficient use of communication,
transportation, sewage and water services and waste management
systems; The proposed land use is within a designated settlement
area where infrastructure is available.

the minimization of waste; Not Impacted.

the orderly development of safe and healthy communities; The
proposed land use is within a desighated settlement area.

(h.1) the accessibility for persons with disabilities to all facilities, services and

()

()

(k)

(1

matters to which this Act applies; Design and construction of the
proposed new use will meet all requirements for accessibility for
persons with disabilities.

the adequate provision and distribution of educational, health, social,
cultural and recreational facilities; Not Impacted.

the adequate provision of a full range of housing, including affordable
housing; Not directly impacted but employment opportunities and
housing requirements are complementary.

the adequate provision of employment opportunities; The proposed
land use helps increase the opportunities for employment.

the protection of the financial and economic well-being of the Province
and its municipalities; The proposed land use helps support the
financial and economic well-being of the municipality.

(m) the co-ordination of planning activities of public bodies; The proposed

land use is in conformity with the municipality’s planning
documents and policies.

(n) the resolution of planning conflicts involving public and private interests;

(o)
(p)

(q)

Not Impacted.
the protection of public health and safety; Not Impacted.

the appropriate location of growth and development; The proposed
land use is within a desighated settlement area where
infrastructure is available and growth has been designated and
planned for

the promotion of development that is designed to be sustainable, to
support public transit and to be oriented to pedestrians; Not applicable.
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(r) the promotion of built form that,
(i) is well-designed,
(i) encourages a sense of place, and
(iii) provides for public spaces that are of high quality, safe, accessible,
attractive and vibrant; The design and construction of
the proposed new use will meet the highest design

standards possible and will help to create a sense of
place at a very important intersection in the municipality.

(s) the mitigation of greenhouse gas emissions and adaptation to a changing
climate. Design and construction of the proposed new use will
meet all requirements for mitigating green house emissions.

PROVINCIAL POLICY STATEMENT

The 2024 Provincial Policy Statement (PPS) came into effect on October 20,
2024 and replaced an earlier version of the PPS. The Planning Act requires
that decisions affecting planning matters shall be consistent with the PPS.

This application for a zoning by-law amendment for the subject property is
consistent with the PPS.

Specifically, Policy 2.1 - Planning for People and Homes
Subsection 6,

“Planning authorities should support the achievement of complete
communities by:

a) accommodating an appropriate range and mix of land uses, housing options,
transportation options with multimodal access, employment, public service
facilities and other institutional uses (including schools and associated child
care facilities, long term care facilities, places of worship and cemeteries),
recreation, parks and open space, and other uses to meet long-term needs;”

A complete community needs a range of land uses including for employment.
This application helps provide additional employment in the municipality.
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In Policy 2.3.1 - General Policies for Settlement Areas
Subsection 1,
"1. Settlement areas shall be the focus of growth and development.”

The subject property is located within the Urban Serviced Area of the
municipality as indicated on Schedule “B” of the Official Plan and this site is
serviced by existing municipal infrastructure including roads, water and
sanitary sewer.

In Policy 2.8 - Employment
Subsection 2.8.1 Supporting a Modern Economy,

"1. Planning authorities shall promote economic development and competitiveness
by:

a) providing for an appropriate mix and range of employment, institutional,
and broader mixed uses to meet long-term needs; This proposal helps
provide a mix of employment uses to meet long-term needs
in the municipality.

b) providing opportunities for a diversified economic base, including
maintaining a range and choice of suitable sites for employment uses which
support a wide range of economic activities and ancillary uses, and take
into account the needs of existing and future businesses; This proposal
helps provide a diversified economic base by adding new
commercial land for immediate development.

c) identifying strategic sites for investment, monitoring the availability and
suitability of employment sites, including market-ready sites, and seeking
to address potential barriers to investment; This proposal is situated
on land that with this rezoning will be market ready for
development.

d) encouraging intensification of employment uses and compatible, compact,
mixed-use development to support the achievement of complete
communities; and This proposal helps to begin to fill in the
municipality’s goal of creating a corridor for commercial uses
on both sides of Highway 62 from Highway 401 northward
to Vermilyea Road.

e) addressing land use compatibility adjacent to employment areas by
providing an appropriate transition to sensitive land uses.” This proposal
is compatible with all adjacent land uses and can operate
along side the heavier industrial uses to the south of the
subject lands.
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CITY OF BELLEVILLE OFFICIAL PLAN

The subject property is designated Commercial Land Use on Schedule “B” -
Land Use Plan - Urban Serviced Area of the City of Belleville Official Plan as
shown on APPENDIX 5 attached.

The subject property is located within the special Cannifton Planning Area on
Schedule “"E” - Detailed Planning Areas of the City of Belleville Official Plan as
shown on APPENDIX 5 attached.

The subject property is located at the intersection of an Arterial Road
(highway) and Collector Road on Schedule "C” - Road System Plan of the City
of Belleville Official Plan as shown on APPENDIX 5 attached.

Specifically, Policy 3.9 Commercial Land Use states:

"The purpose of the Commercial Land Use designation as illustrated on the land use
schedules is to recognize and encourage the concentration of commercial uses into
nodes or areas of commercial activity defined by size, function and/or intended
market. While there are a number of areas designated Commercial Land Use
throughout the City, there are four distinct areas of major commercial activity located
generally within the urban serviced area outside of the City Centre where specific
policies are required, as follows:

Bell Boulevard Corridor
Bayview Mall/Dundas Street East Corridor
Dundas Street West Corridor

North Front/Highway 62 Corridor

This Plan recognizes 3 categories of commercial activity in the City, which are
differentiated by the role, function, location and intended market of the commercial
use:

e Uses intended to serve the neighbourhood within which they are located are
referred to as neighbourhood commercial uses;

e commercial uses intended to serve the City as a whole are referred to as
community commercial;

e large commercial developments or clusters intended to serve an entire region are
referred to as regional commercial uses."

The proposed use of the subject property is commercial and intended to serve
the City.
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3.9.1 Policies Applicable to All Lands Designated Commercial Land Use

a)

b)

Commercial development is dependent upon vehicular access. Points of
ingress and egress should be established to ensure safe movement of:

e vehicular traffic on the public street;
e vehicular traffic on the subject and adjoining lands; and
e pedestrian and cyclist traffic along the street.

The proposed access point to the subject property is off of a “side”
road and not Highway 62 (arterial road) and is located a sufficient
distance from a signalized intersection to provide safe movement.

Further, commercial development should have sufficient parking on-site
to meet the needs of customers and staff.

The proposed use of the subject property has sufficient on-site
parking.

The following design and built form policies should be applied to all
commercial development:

i. Outdoor storage areas for garbage should be fenced or screened
from adjacent uses and preferably located away from the public
street.

ii.  The appearance of parking lots, loading facilities and service areas
should be enhanced through appropriate landscaping, with
appropriate lighting of such areas to ensure public safety, which
should be oriented away from nearby residential properties and not
interfere with visibility on public streets.

iii. Loading facilities, parking lots and service areas should be located so
as to minimize the effects of noise and fumes on any adjacent
residential properties, and where possible, such facilities should be
located in a yard that does not immediately abut a residential
property, and where they do, measures to mitigate the impact of
such a location by fencing or plantings, berming and buffer strips, or
increased setbacks should be employed as required.

iv.  Facilities for safe pedestrian access and circulation on-site should be
provided.

v. Where two commercial lands share an adjoining lot line, the
municipality may require an easement between the two commercial
land uses as a condition of development approval to improve
circulation where street access is limited.

The proposed rezoning of the subject property and subsequent Site
Plan application will ensure all these criteria will be met.
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c)

d)

Developments adjacent to Highway 401 should ensure that the side of the
property facing the highway are developed with a high standard of urban
design. Open storage areas and parking and loading areas shall be
prohibited from areas facing the highway unless it can be demonstrated
that appropriate landscaping and screening to shield the open storage
area will not detract from the intended character. All
industrial/commercial activities shall be encouraged to locate within
enclosed buildings unless it is essential for an activity to locate outdoors,
in which case the industrial/commercial use will be suitably screened and
buffered from the highway. Not applicable.

This Plan encourages the consolidation of small lots with poorly organized
buildings and parking areas into larger more efficient development parcels
to enable developments to more easily and effectively achieve the policies
set out in this Plan for commercial areas; however, this policy is not
intended to suggest that the consolidation of these lots is intended for the
sole purpose of creating large format retail stores. Not applicable.

In some instances, particularly in the vicinity of residential areas, existing
Municipal transit routes, and community services, mixed use development
consisting of residential and commercial uses may be appropriate.
However, not every property designated Commercial Land Use is suitable
for mixed use development. Mixed use development should take into
account the site location and compatibility with adjacent land uses. When
considering mixed use development consisting of residential uses, the
policies of Section 3.10.2 shall apply. Priority for mixed use development
shall be given to areas within the City Centre Intensification Area as
identified in Schedule 'E’ and the Additional Intensification Areas as
identified in Appendix 'A’. Mixed use development along the Bell
Boulevard Corridor as defined in Section 3.9.2 of this Plan shall not be
permitted until a study is completed to determine servicing feasibility for
mixed use development. Not applicable.

3.9.5 North Front/Highway 62 Corridor

a)

The North Front/Highway 62 Corridor represents the major existing and
developing arterial commercial strip that is intended to serve regional
and local markets, as well as provide specialty services for the tourism
sector. A variety of commercial land uses, ranging from highway
commercial to general commercial and non-retail uses are located in
this area.

The proposed use of the subject property would be considered a
highway commercial use that will serve local and regional
markets.
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b)

d)

As the major arterial entrance to the City from the north, it is important
that the North Front/ Highway 62 Corridor be as attractive and
accessible as possible to both the citizens of Belleville and the traveling
public. Therefore, development and redevelopment of this area should
focus not only on future land use but also on relevant urban design
policies that address issues such as road width, intersection
improvements, ingress and egress, landscaping, signage and services.

The proposed rezoning of the subject property and subsequent
Site Plan application will ensure all these criteria will be met.

The uses permitted on lands designated Commercial in the North
Front/Highway 62 Corridor shall include those commercial
establishments offering goods and services which primarily serve the
whole of the community’s market area, including business and
professional offices, retail commercial uses, assembly halls, places of
entertainment, restaurants, hotels and motels, automotive sales and
service, personal service uses, day cares, community facilities, public
uses, recreational uses, either in the form of individual stores or in
plazas or clusters.

The proposed rezoning of the subject property will add automotive
sales and service as specified.

It is important that the Municipality undertake a corridor study as soon
as possible for the North Front/Highway 62 corridor to address issues
pertaining to land use, traffic flow, servicing of the north end of the
corridor, and the manner by which private developments occur along
the corridor to ensure the corridor is developed in a safe, attractive and
functional manner. This study may be completed in two parts (one south
of Highway 401 and one north of Highway 401) due to the different
physical characteristics of these areas.

Not applicable to current application.

Developments should be co-ordinated as much as possible with adjacent
uses and those on the opposite side of the street in order to limit the
number of and establish effective locations for accesses onto the
roadway to ensure safe traffic flow and to promote efficient traffic
circulation between uses.

This standard has been taken into account and planned for in this
proposed development.
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e)

f)

g)

h)

Where possible, parking areas should be located in the rear or side yards
in an attempt to improve the visual appearance of the corridor from the
street.

The proposed commercial use involves the sale of motor vehicles
which will be on display. That is the nature of a motor vehicle
dealership.

Outdoor storage areas should be limited primarily to sales and display
areas,; where general storage areas are required, such areas should be
adequately screened from the public street.

No outdoor storage areas proposed except for the display of motor
vehicles.

While the entire corridor is to be fully serviced in time, the northerly
portion of the corridor is not currently serviced with sewer and water.
Some limited development may be permitted in the northerly portion of
this corridor without connection to full services provided that natural
systems can adequately address the needs of such uses. Care should be
exercised to ensure provision is made to connect such uses to full
services when available. If any development is required to be on
individual on-site sewage and individual on-site water services, the
development must be capable of accommodating such services for the
long-term with no negative consequences. If any development on
individual on-site sewage and individual on-site water services is within
a settlement area, it may only be used for infilling and minor rounding
out of existing development.

Not applicable. Full municipal services are available.

The existing industrial use (ready-mix plant) located at the north-east
corner of the intersection of Highway 62 and Cloverleaf Drive should be
recognized as a permitted use, and the policies of this Plan should not
apply to prevent its continuation or future expansion and improvement.

Acknowledged. Not an issue.

Parts of this corridor are under the jurisdiction of the Ministry of
Transportation. Within such areas, development shall take place in
accordance with Ministry policies and standards, and developers shall
obtain approval prior to development projects being initiated.

It is acknowledged that an MTO Permit will be required.
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4.5

4.5.3

J)

k)

Notwithstanding the policies of Subsection 3.9.5 b) for the parcel
described as 7-9 Evans Street and comprising an area of 0.5 hectares,
residential uses shall be permitted in addition to the permitted uses of
Subsection 3.9.5 b).

Not relevant.

Mixed use development may be permitted in accordance with the
policies of Section 3.9.1 e) of this Plan.

Not applicable in this location.

Specific Policy Area # 5 - Cannifton Planning Area

The Cannifton Planning Area, as identified in Schedule 'E’, is within the Urban
Area, north of Highway 401, bisected by Highways 62 and 37, and the Moira
River. It is approximately 1,215 hectares in size and includes the existing
settlement known as Cannifton. There are portions of this planning area that
are fully developed for urban uses, but significant development potential
exists for a variety of land uses throughout the planning area. This planning
area is intended to accommodate a significant portion of the City’s future
residential, commercial and industrial development.

Commercial and Employment Land Use Policies

a)

b)

Major commercial development would be permitted along the Highway
62 corridor and immediately north of Highway 401 in areas easily
accessible from Highway 401 interchanges. Uses permitted in such
areas would be as set out in Section 3.9.5 of this Plan.

The proposed rezoning of the subject property will add automotive
sales and service as specified.

Neighbourhood commercial uses would be permitted in areas designated
Residential Land Use in accordance with the policies of Section 3.10.3
a) of this Plan.

Not applicable.

Uses permitted in the area designated Employment Land Use in the
Maitland/Parks Drive area may include various types of industrial uses
but should generally be oriented to quasi-commercial and industrial
uses, such as contractors yards, discount retail outlets, equipment
rental establishments, truck terminals and depots, home improvement
businesses, and similar uses that often exhibit both industrial and
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d)

commercial characteristics. This area may be designated an enterprise
zone by Council due to the variety of land uses within this area.

In other areas designated Employment Land Use, development should
be established pursuant to the policies set out in Section 3.12 of this
Plan.

Not applicable.

While it is intended that in time all lands within this Planning Area would
be serviced with full municipal services, the policies of this Plan will
permit the lands designated Employment Land Use to be developed for
certain industrial uses without access to municipal water and sewer
services subject to the following criteria:

i. Such uses should have limited demand for services; natural
systems must be capable to managing the servicing demands of
the use for the long-term with no negative impacts.

ii. Adequate municipal road access is available.

iil. Provision is made for future servicing through the establishment
of servicing easements and/or agreements respecting payment
for municipal services and connection thereto whenever such
services are to be provided.

iv. The means to provide effective fire fighting services would be
available.

Not applicable.

6.1.3 Functional Road Classification

a)

Provincial Controlled Access Highways

Freeways and highways are intended to provide links between various
communities and the City of Belleville, or to provide links between
communities through the City. Generally, such highways carry very high
volumes of traffic at high speeds, with expressways carrying the
greatest amount of traffic.

Freeways are divided, usually with four to six travel lanes. Access to
such roads is strictly controlled, restricted to public grade-separated
interchanges with extensive acceleration and deceleration lanes. These
highways are intended to handle traffic at a constant high rate of speed
with minimal interference.

Highways are intended to carry lower volumes of traffic than
expressways and usually are designed to function at lower speeds.
Highways can be two to four travel lanes wide but generally are not
divided, and do not commonly have grade separated intersections or

MARCH 20, 2026



PLANNING JUSTIFICATION REPORT 14
6612 Highway 62 Rezoning Application

extensive acceleration and deceleration lanes. Entrances to provincially
controlled access highways will be subject to Ministry of Transportation
policies and standards to ensure public safety and protection of the
highway'’s function.

Highways perform an arterial road function as defined in this Plan.

The proposed use of the subject property and the proposed site
plan adhere and recognize this policy with no access to the subject
property provided from Highway 62.

b) Arterial Roads

These roads typically carry high volumes of traffic, constituting the main
transportation links between different areas or neighbourhoods of the
City, or between neighbourhoods and provincial controlled access
highways leading out of the City. The majority of traffic on such roads is
non-local. Typically, arterial roads carry in excess of 1,200 vehicles per
peak hour.

Please see comment above.

c) Collector Roads

i. A collector road is a roadway that collects traffic from local streets to
provide access to an arterial road. A collector provides a combination
of mobility and land access.

ii. A minor collector is a collector road typically with a right-of-way
width of between 20 metres and 26 metres, with permitted lot
frontage and direct access other than at major intersections where
approved urban design guidelines, traffic concerns, or safety
concerns require restrictions within 35 metres of the intersection.
Minor collectors typically carry moderate volumes of traffic linking
neighbourhoods to major collector and arterial roads. These roads
commonly carry only small amounts of non-local traffic. Typically
these roads carry between 300 to 500 vehicles per peak hour.

The City of Belleville re-designed and re-constructed Maitland Drive
not too long ago to function as a collector road and the proposed
site plan for the subject property reflects the criteria outlined
above.

The proposed rezoning of the subject property is in conformity with the
aforementioned Commercial Land Use policies as well as the Specific Policy
Area # 5 - Cannifton Planning Area policies set out by the City of Belleville
Official Plan and the road classification policies.
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CITY OF BELLEVILLE ZONING BY-LAW 2024-100

The subject property is currently zoned IN2 - Service Industrial Zone as shown
on an extract of the City’s zoning map as shown on APPENDIX 3 attached.

The IN2 Zones does not permit a motor vehicle dealership.

As a result, this zoning by-law amendment application has been submitted to
the City of Belleville to allow this use and other commercial uses on the subject
property as set out in the updated Official Plan commercial land use
designation of this property.

As shown on a Zoning Matrix for the subject property in Figure 2 below, the
proposed use of the subject property is in full conformity with the C3 Zone of
the City Of Belleville Zoning By-Law 2024-100 without any special regulations.

ZONING: C3 Regional Commercial (Zoning By-Law 2024-100)
Zoning Standards Required Provided
Lot Area (Min.) N/A 15,575m?2
Lot Frontage (Min) 30.0m 67.05m
Front Yard (Min) 7.5m 68.6m
Rear Yard (Min) 7.5m 30.8m
Interior Side Yard (Min) 4.5m 36.1m
Exterior Side Yard (Min) 7.5m 15.5m
Lot Coverage (Max) 50.0% 8%
Building Height (Max) 13.5m 7.7m
Parking — motor vehicle dealership 32 spaces 35 spaces
Parking - accessible 2 spaces 2 spaces
Bicycle Parking 1 space 1 space
Loading Zone 1 zone 1 zone

Note: The subject property is a corner lot and by definition, the shortest lot
line that is common with the street is considered the “front lot line”.
In this case, the Mineral Road frontage is technically considered the
front lot line.

Figure 2: Zoning Matrix for Subject Property
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PLANNING OPINION AND CONCLUSION

In support of this zoning by-law amendment application for the property
municipally known as 6612 Highway 62, the preceding Planning Justification
Report has been prepared on behalf of the Owner.

If approved, this application will allow for a more intensive and appropriate
use of the subject property by allowing a motor vehicle dealership to be
located at this highly visible and important intersection.

In summary, it is our opinion that this application:

¢ makes appropriate use of the land and represents appropriate development
of the commercially designated lands at the corner of Highway 62 and
Maitland Drive;

e has regard for the criteria of provincial interest as set out in Section 2 of
the Planning Act;
is consistent with the employment policies of the 2024 Provincial Policy;

e conforms to the general Commercial Land Use policies and the special
Specific Policy Area # 5 - Cannifton Planning Area policies of the City of
Belleville Official Plan;

e isin conformity with the intent of the City of Belleville Zoning By-law 2024-
100 and in particular the C3 - Regional Commercial Zone uses and
regulations, and;

e represents good planning.

If you have any questions about this information, please do not hesitate to
contact the undersigned.
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APPENDIX 1: Subject Property and Surrounding Uses

Google Earth

Air Photo of Surrounding Area
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APPENDIX 2: Photographs of Subject Property

Looking south from
Maitland Drive
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Looking southwest
from Maitland Drive
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Looking east
from Maitland
Drive
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Looking west from
Mineral Drive
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Looking southwest
from Mineral Drive
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APPENDIX 3: Zoning By-law Mapping of Subject Property

6612 Highway 62
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APPENDIX 4: Preliminary Site Plan for Subject Property
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APPENDIX 5: Official Plan Designation for Subject Property

Schedule B
Land Use Plan - Urban Serviced Area

Land Use Designations

City Centre
I Commercial Land Use

Community Facility

Employment Land Use

CASEY RD

i
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Schedule E
Detailed Planning Areas

Planning Areas
= Bayshore

S« East Bayshore Planning Sub-Area

= Cannifton

Corbyville Village
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Schedule C
Road System Plan
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