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Recommendation
Recommendation #1 

THAT the City of Greater Sudbury approves the application by
1721074 Ontario Inc. to change the zoning classification from
"FD", Future Development to “R1-3(S)", Low Density Residential
One Special, “R3", Medium Density Residential, “R3(S)”,
Medium Density Residential Special, “P”, Park and “OSC”, Open
Space Conservation Zones in order to permit the development of
a 54 lot single detached residential subdivision and three (3)
multiple dwelling blocks with 93 multiple dwelling units (147 units
total) on those lands described as PIN 73592-0421, Parcel
23065A, Parts 1 to 6, 53R-18857, Lot 1 Concession 2, Township
of McKim subject to the following conditions: 

1. That the applicant provide the Development Approvals Section
with a registered survey plan outlining the lands to be rezoned to
enable the preparation of an amending zoning by-law. 

2. That the lands on the draft plan of subdivision be rezoned as
follows: 

i) Lots 1 to 56 excluding Lots 20 and 21 be zoned “R1-3(S)”, Low
Density Residential One Special; 

ii) That Blocks C, D and E be zoned “R3(S), Medium Density
Residential Special; 

iii) That Block B and Lots 20 and 21 be zoned “P”, Park; and 

iv) That Blocks A, F, G and H be zoned “OSC”, Open Space Conservation. 

3. That the amending by-law for the lands to be zoned R1-3 Special include the following site-specific
provisions: 
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i) That the minimum lot frontage shall be 23 metres; 

ii) That a shoreline buffer area extending a distance of 30 metres from the high water mark shall be
maintained in a natural vegetative state; 

iii) That the clearance of natural vegetation within the shoreline buffer area shall be limited to a maximum
width of 3 metres; 

iv) That a maximum building setback be established for lots 7 to 17, lots 26 to 29, and lots 54 and 55, being
35 metres from the front lot line; 

v) That no buildings or structures shall be permitted on lots 7 to 17 between the shoreline buffer area and
the maximum building setback; 

vi) That no buildings or structures shall be permitted on lots 26 to 29, 54 and 55 beyond the maximum
building setback; 

vii) That all lots are designated as an area of “Site Plan Control” pursuant to Section 41 of the Planning Act,
RSO 1990, Chapter P.13. 

4. That the amending by-law for the lands to be zoned R3 Special (Blocks C, D and E on the draft plan)
include the following site-specific provisions: 

i) That a maximum of 34 dwelling units shall be permitted on Block C and a maximum of 34 dwelling units on
Block D and a maximum of 25 dwelling units on Block E; and, 

ii) That the maximum building height on Blocks C and D shall not exceed five (5) storeys, and shall be
limited to three (3) storeys of dwelling units over two (2) storeys of structured parking; 

Recommendation #2 

THAT the City of Greater Sudbury Council’s delegated official be directed to issue the draft approval for the
subject plan of subdivision not sooner than fourteen (14) days following the date of the public meeting in
accordance with the requirements of Section 51 (20) of the Planning Act, and subject to the following
conditions: 

1. That this draft approval applies to the draft plan of subdivision of PIN 73592-0421, Parcel 23065A, Parts 1
to 6, 53R-18857, Lot 1 Concession 2, Township of McKim as shown on a plan of subdivision prepared by S.
A. Kirchhefer Limited and dated March 20, 2015. 

2. That the final plan to be submitted for registration shall be revised to the satisfaction of the Director of
Planning Services as follows: 

i) That the western boundary of Lot 56 be revised to limit the area of the lot in the floodplain. 

3. Final approval for registration may be issued in phases to the satisfaction of the Director of Planning
provided that: 

i) Phasing is proposed in an orderly progression, in consideration of such matters as the timing of road
improvements, infrastructure and other essential services; and 

ii) All agencies agree to registration by phases and provide clearances, as required, for each phase. 

4. That the owner shall have completed all major outstanding infrastructure deficiencies that are critical to
the overall function of the subdivision in previous phases of the plan that have been registered, or have
made arrangements for their completion, prior to registering a new phase of the plan, to the satisfaction of
the General Manager of Growth and Development and the General Manager of Infrastructure Services. 



5. That the street(s) shall be named to the satisfaction of the Municipality. 

6. That any dead-ends or open sides of road allowances created by this plan of subdivision shall be
terminated in 0.3 metre reserves, to be conveyed to the Municipality and held in trust by the Municipality
until required for future road allowances or the development of adjacent land. 

7. That prior to the signing of the final plan, the Planning Services Division shall be advised by the Ontario
Land Surveyor responsible for preparation of the final plan, that the lot areas, frontages and depths
appearing on the final plan do not violate the requirements of the Restricted Area By-laws of the Municipality
in effect at the time such plan is presented for approval. 

8. That the subdivision agreement be registered by the Municipality against the land to which it applies, prior
to any encumbrances. 

9. That such easements as may be required for utility or drainage purposes shall be granted to the
appropriate authority. 

10. That the owner agrees in writing to satisfy all the requirements, financial and otherwise, of the City of
Greater Sudbury, concerning the provision of roads, walkways, street lighting, sanitary sewers, watermains,
storm sewers and surface drainage facilities. 

11. That the subdivision agreement contain provisions whereby the owner agrees that all the requirements
of the subdivision agreement including installation of required services be completed within 3 years after
registration. 

12. Draft approval does not guarantee an allocation of sewer or water capacity. Prior to the signing of the
final plan, the Director of Planning Services is to be advised by the General Manager of Infrastructure
Services that sufficient sewage treatment capacity and water capacity exist to service the development. 

13. That this draft approval shall lapse three (3) years from the date of the draft approval. 

14. The final plan shall be integrated with the City of Greater Sudbury Control Network to the satisfaction of
the Coordinator of the Surveying and Mapping Services. The survey shall be referenced to NAD83 (CSRS)
with grid coordinates expressed in UTM Zone 17 projection and connected to two (2) nearby City of Greater
Sudbury Control Network monuments. The survey plan must be submitted in an AutoCAD compatible digital
format. The submission shall be the final plan in content, form and format and properly geo-referenced. 

15. That Blocks B, F, G, H and Lots 20 and 21, as generally indicated on the plan, be dedicated to the City
of Greater Sudbury for municipal parks purposes in accordance with Section 51.1 (1) of The Planning Act,
to the satisfaction of the Director of Planning Services, Director of Leisure Services, and the City Solicitor. 

16. That Block A, as generally indicated on the draft plan as being largely within the flood plain, along with
the area indicated for storm water treatment be dedicated to the City of Greater Sudbury for open space and
stormwater management purposes to the satisfaction of the General Manager of Growth and Development
and the City Solicitor. 

17. Prior to any site alteration or construction on the subject lands, the owner shall demonstrate to the
satisfaction of the Director of Planning Services that all requirements set out by the Ministry of Natural
Resources under the Endangered Species Act have been satisfied. 

18. That the owner shall, to the satisfaction of the Director of Planning Services, replace the 2,500 (total)
seedlings of jack pine and red pine, as required by policy 9.4.2 of the City’s Official Plan, that were planted
on the subject lands by the City’s Regreening Program in 1999. 

19. The owner shall finalize the Traffic Impact Study by Tranplan Associates to the satisfaction of the
Director of Roads and Transportation to address the total number of dwelling units approved, and a traffic



Director of Roads and Transportation to address the total number of dwelling units approved, and a traffic
signal warrant analysis and a roundabout analysis at the intersection of South Bay Road and Ramsey Lake
Road. 

20. The owner shall be required to participate in the cost of any improvements identified in the final
approved Traffic Impact Study, to improve level of service, to the satisfaction of the General Manager of
Infrastructure Services. 

21. The owner shall contribute $42,000 towards the completion of a Class Environmental Assessment to
review possible alternatives for traffic improvements to the satisfaction of the General Manager of
Infrastructure Services. 

22. Prior to the submission of servicing plans, the owner shall, to the satisfaction of the Director of Planning
Services, provide an updated geotechnical report prepared, signed, sealed, and dated by a geotechnical
engineer licensed in the Province of Ontario. Said report shall, as a minimum, provide factual information on
the soils and groundwater conditions including an elevation of the water table within the proposed
development. Also, the report should include design information and recommend construction procedures
for storm and sanitary sewers, stormwater management facilities, watermains, roads to a twenty (20) year
design life, the mass filling of land, surface drainage works, erosion control, slope stability, slope treatment
and building foundations. The geotechnical information on building foundations shall be to the satisfaction of
the Chief Building Official and Director of Planning Services. 

23. The owner shall provide a detailed lot grading plan prepared, signed, sealed, and dated by a
professional civil engineer with a valid certificate of authorization for the proposed lots as part of the
submission of servicing plans. This plan must show finished grades around building envelopes, retaining
walls, swales, slopes and lot corners. The plan must show sufficient grades on boundary properties to mesh
the lot grading of the new site to existing properties. 

24. Prior to the submission of servicing plans, the owner shall have a stormwater management report and
plan prepared, signed, sealed, and dated by a professional engineer with a valid certificate of authorization.
Said report shall establish how the quantity and quality of stormwater will be managed for the subdivision
development and assess the impact of stormwater runoff from this developed subdivision on abutting lands,
on the downstream storm sewer outlet systems and on downstream water courses. The report shall
specifically establish how the quality of storm water generated within the subdivision will be controlled to
achieve 85% total suspended solids removal of the 50 micron particle size for a 1 in 2 year storm event. The
stormwater treatment facility shall have approved pretreatment devices for petroleum and floatable
interception. The owner shall be required to submit a comprehensive drainage plan of the subject property,
and any upstream areas draining through the subdivision. The regional storm overland flow route must be
clearly delineated on the plan(s). The regional storm overland flow for the subdivision is to remain within
City road allowances and City drainage blocks and the plans) must show the overland flow outlets to the
lake. The civil engineering consultant shall meet with the Development Approvals Section prior to
commencing the stormwater management report. 

25. The owner shall prepare a stormwater conveyance report and plans to demonstrate how the upstream
major storm drainage area can be routed from Block F across the future road and across Keast Drive to
Ramsey Lake. Said report shall detail the installation of regional storm culverts across the future road and
across Keast Drive at the intersection of Keast Drive and South Bay Road. 

26. The owner shall be required to have all stormwater management facilities constructed and approved by
the City prior to initial acceptance of roads and sewers or at such time as the Director of Planning Services
may direct. The owner shall provide lands for said facilities as required by the City. 

27. The proposed internal subdivision roadways are to be built to urban standards, including curbs, gutters,



storm sewers, maximum 8% road grades and related appurtenances to the City of Greater Sudbury
Engineering Standards at the time of submission. 

28. As part of the submission of servicing plans, the owner shall have rear yard slope treatments designed
by a geotechnical engineer licensed in the Province of Ontario incorporated in to the lot grading plans if
noted as required at locations required by the Director of Planning Services. Suitable provisions shall be
incorporated into the Subdivision Agreement to ensure that the treatment is undertaken to the satisfaction of
the Director of Planning Services. 

29. The owner agrees to provide the required soils report, stormwater, water, sanitary sewer and lot grading
master planning reports and plans to the Director of Planning Services prior to the submission of servicing
plans for any phase of the subdivision. 

30. Streetlights for this subdivision will be designed and constructed by Greater Sudbury Hydro Plus Inc. at
the cost of the owner. 

31. The owner will be required to ensure that the corner radius for all intersecting streets is to be 9.0m. 

32. The owner shall provide a utilities servicing plan showing the location of all utilities including City
services, Greater Sudbury Hydro Plus or Hydro One, Bell, Union Gas, and Eastlink. This plan must be to the
satisfaction of the Director of Planning Services and must be provided prior to construction for any individual
phase. 

33. The owner shall provide proof of sufficient fire flow in conjunction with the submission of construction
drawings for each phase of construction. All costs associated with upgrading the existing distribution system
to service this subdivision will be borne totally by the owner. 

34. The owner shall provide proof of sufficient sanitary sewer capacity in conjunction with the submission of
construction drawings for each phase of construction. A Sanitary Sewer Design Report must be provided
prior to the submission of servicing plans from the owner’s engineer to confirm pipe sizing, lift station sizing
and the required lift station capacity. This report must detail the amount of sewage that will be generated
from this development to be discharged into the existing system. Any downstream improvements that must
be made to accommodate sewage flows from this development will be borne totally by the owner. 

35. The applicant/owner shall provide to the City, as part of the submission of servicing plans a Siltation
Control Plan detailing the location and types of sediment and erosion control measures to be implemented
during the construction of each phase of the project. Said plan shall be to the satisfaction of the General
Manager of Growth and Development and the Nickel District Conservation Authority. The siltation control
shall remain in place until all disturbed areas have been stabilized. All sediment and erosion control
measures shall be inspected daily to ensure that they are functioning properly and are maintained and/or
updated as required. If the sediment and erosion control measures are not functioning properly, no further
work shall occur until the sediment and/or erosion problem is addressed. 

36. That sidewalks be constructed on one (1) side of the entire length of Streets A and B to the satisfaction
of the Director of Planning Services. 

37. That the owner shall construct a paved shoulder on the north side of Keast Drive and South Bay Road
across the frontage of the property to the satisfaction of the Director of Planning Services. 

38. That the stormwater master plan and lot grading plan be reviewed and approved by Conservation
Sudbury (Nickel District Conservation Authority). 

39. That prior to the signing of the final plan, the owner shall satisfy Canada Post with respect to mail
delivery facilities for the site. 



40. A soils report prepared by a qualified geotechnical professional shall be submitted for review to the
satisfaction of the Chief Building Official documenting construction parameters for the residential structures
such as soil bearing capacity, frost cover for foundations and groundwater table characteristics effecting
sub-soil foundation drainage and sump pump design. 

41. That the development shall require a Subdivision Agreement and during that process, based on
anticipated quantities of removal of rock through blasting, the following conditions will be imposed: 

a. The owner/developer will be required to provide a geotechnical report on how the work related to blasting
shall be undertaken safely to protect adjoining structures and other infrastructure. The geotechnical report
shall be undertaken by a blasting consultant defined as a professional engineer licensed in the Province of
Ontario with a minimum of five (5) years experience related to blasting. 

b. The blasting consultant shall be retained by the developer and shall be independent of the contractor and
any subcontractor doing blasting work. The blasting consultant shall be required to complete specified
monitoring recommended in the report of vibration levels and provide a report detailing those recorded
vibration levels. Copies of the recorded ground vibration documents shall be provided to the contractor and
contract administration weekly or upon request for this specific project. 

c. The geotechnical report will provide recommendations and specifications on the following activity as a
minimum but not limited to: 

i. Pre-blast survey of surface structures and infrastructure within affected area; ii.Trial blast activities;
iii.Procedures during blasting; iv.Procedures for addressing blasting damage complaints; v.Blast notification
mechanism to adjoining residences; and, vi.Structural stability of exposed rock faces. 

d. The above report shall be submitted for review to the satisfaction of the Chief Building Official prior to the
commencement of any removal of rock by blasting. 

e. Should the developer’s schedule require to commence blasting and rock removal prior to the subdivision
agreement having been signed, a site alteration permit shall be required under the City of Greater Sudbury’s
By-law #2009-170 and shall require a similar geotechnical report as a minimum prior to its issuance. 

CHRONOLOGY OF PROPOSAL 

March 2011, Original Application: 

67 single detached lots

24 multiple units in two 3 storey buildings

91 total units 

February 2013, Stage 1 Public Hearing: 

63 single detached lots

72 multiple units in one 3 storey building and two 5 storey buildings

        135 total units 

April 10, 2015, Revised Application: 

56 single detached lots

115 multiple units in one 3 storey building and two 7 storey buildings



171 total units 

June 2015, Stage 2 Public Hearing Staff Recommendation: 

In this report, staff is recommending that the total number of units be reduced from 171 to 147, reflecting a
net density of 10 dwelling units per hectare consistent with the Official Plan Policies for the South Peninsula
of the Ramsey Lake Policy Area. Staff is also recommending that the height of the proposed multiple
dwelling buildings on Blocks “C” and “D” be reduced from seven to five storeys in height.  Proposed Lots 20
and 21 are recommended to be transferred to the City as part of the parkland dedication reducing the
number of single detached lots from 56 to 54. 

54 single detached lots

93 multiple units in one 3 storey building and two 5 storey buildings

         147 total units 

STAFF REPORT 

Applicant: 

1721074 Ontario Inc. 

Location: 

PIN 73592-0421, Parcel 23065A, Parts 1 to 6, 53R-18857, Lot 1 Concession 2, Township of McKim, Keast
Drive, Sudbury 

Application: 

1.  To amend By-law 2010-100Z being the Zoning By-law for the City of Greater Sudbury by changing the
zoning classification from “FD", Future Development to “R1-4", Low Density Residential One,  “R3", Medium
Density Residential, “R3(S)”, Medium Density Residential Special, “P”, Park and “OSC”, Open Space
Conservation Zones in order to permit the development of a 56 lot single detached residential subdivision
and three (3) multiple dwelling blocks with 115 multiple dwelling units. 

2.  To subdivide the subject property into 56 lots, three (3) blocks for multiple residential dwellings, and open
space and park blocks. 

Public Consultation: 

A notice of complete application was mailed to property owners and tenants within the surrounding area on
August 1, 2012.  The statutory notice of the public hearing was provided by newspaper along with a
courtesy mail out to property owners and tenants within a minimum of 120 metres of the property. The
applicant held neighbourhood information meetings on November 21, 2012 and on May 1, 2014 at the
Living with Lakes Centre. 

The first public hearing on the application was held before the Planning Committee on February 11, 2013. 
The staff report considered at the first public hearing is attached for the Committee’s reference along with
the minutes of the meeting. At the first public hearing eleven (11) members of the public spoke on the
application.  Concerns raised by the public included potential environmental impacts to Ramsey Lake,
development in natural wetlands and floodplains, and traffic. 

At the first public hearing, the Planning Committee resolved: 

“THAT the City of Greater Sudbury receive the comments and submissions made at the public hearing on
Files 751-6/11-6 and 780-6/11003; 



AND THAT staff complete their review of files 751-6/11-6 and 780-6/11003 by 1721074 Ontario Inc. and
schedule a second public hearing on this matter before the Planning Committee, when complete.” 

Since the first public hearing, the applicant submitted a revised proposal to the City.  The original and
revised proposals are described in the following section of this report. 

First Public Hearing Proposal:

The applicant’s original proposal included the development of a subdivision with 63 single family lots and
three multi-family blocks for 72 condominium units (135 units total).  Two of the proposed condominiums
(Blocks C and D) were proposed to have 30 units each, on five (5) floors, and the third (Block E) was
proposed to have 12 units on three (3) floors.  Three blocks for parkland, trails, and stormwater
management were proposed. 

Stormwater management was proposed to be located entirely within the floodplain, and seven (7) waterfront
lots on the north end of the plan extended across the Creighton Fault.  Eight (8) lots at the south east corner
of the plan, lots 1 to 7 on the internal street and lot 62 on Keast Drive, were substantially located within the
floodplain. 

Access to the site was proposed via frontage on South Bay Road and a roadway running north from Keast
Drive, east of South Bay Road, with connections to undeveloped streets, Arcadia Terrace and Arlington
Boulevard, in an undeveloped plan of subdivision, Plan M-423. 

Current Proposal:

Following the first public hearing, the applicant revised their proposal.  The current proposal increases the
total amount of open space proposed with additional open space proposed at the southern end of the plan,
at the west side of the plan at the property’s highest elevations, and the majority of the Ramsey Lake
waterfront north of the Creighton Fault.  The plan revises the location of the stormwater treatment area,
moving it to the west and partially out of the floodplain, and provides for an additional road connection at
Arbour Court/South Bay Road. 

The number of dwelling units proposed has increased from 135 units (63 single family lots and 72
condominium units) to 171 units (56 single family lots and 115 condominium units).  The condominium
buildings proposed for Blocks C and D have increased in height from five (5) floors in the original proposal
to seven (7) floors with two floors proposed for use as structured parking. 

The revised proposal includes 29.4 percent of the site as open space in comparison to 12.9 percent in the
first public hearing proposal. 

The applicant submitted a planning rationale in support of the application which also proposes the following
development restrictions: 

Establishing a shoreline and vegetation buffer area of 30 metres from the high water mark for lots 7 to
16, wherein development and vegetation clearing will be prohibited and where the shoreline
disturbance area will be limited a 3 metre width on the lot; 

1.

Establishing a maximum building envelope setback of 35 metres from the street line for lots 7 to 17,
lots 26 to 29, and lots 54 and 55; and 

2.

Establishing no-build areas on lots 7 to 17 between the shoreline buffer area and the maximum
building envelope setback; 

3.

Establishing no-build areas on lots 26 to 29, 54 and 55 beyond the maximum building envelope
setback; and 

4.



Limiting vegetation clearance beyond the regulatory front yard setback for all other lots. 5.

The applicant has submitted the following reports in support of the application which have been reviewed by
staff at the City and other agencies: 

Ramsey Estate Subdivision Development On Keast Street at South Bay Road Traffic Impact Study
City of Greater Sudbury (November 2012) prepared by Tranplan Associates. 
Final Report on Stage 1 and Stage 2 Archaeological Assessment of the Ramsey Estates Subdivision
on Ramsey Lake, City of Greater Sudbury (January 19, 2012) prepared by P. Julig. 
Species-at-Risk Inventory and Amphibian Survey, University Park, Keast Drive (July, 2013) prepared
by exp Services Inc. 
Environmental Impact Study, Proposed University Park Subdivision, Sudbury, Ontario (October,
2013) prepared by DST Consulting Engineers Inc. 
University Park Subdivision – Keast Drive – Response to Comments on DST Consulting Engineers’
Environmental Impact Study (December 6, 2013) prepared by DST Consulting Engineers Inc. 
Environmental Impact Study (EIS), Proposed University Park Subdivision, Sudbury, Ontario –
Addendum #1 – Wetland Delineation, Shoreline Walkthrough and Whip-poor-will Survey (July 18,
2014) prepared by DST Consulting Engineers Inc. 
Proposed Ramsey Estates Subdivision Supplemental Information in Support of a New Subdivision
under a Comprehensive Planned Unit Development (November 26, 2012) prepared by DST
Consulting Engineers Inc.  
Planning Rationale: Comprehensive Planned Unit Development and Zoning By-law Amendment,
University Park, Keast Drive, Sudbury, ON (October 2, 2014) prepared by J.L. Richards & Associates
Limited and the accompanying University Park Development Proposed Residential Development plan
(May 10, 2014) prepared by S. A. Kirchhefer Limited. 
University Park Development Proposed Residential Development plan (March 20, 2015) prepared by
S. A. Kirchhefer Limited. 
Correspondence to the Nickel District Conservation Authority in support of a Section 28 Application
(August 31, 2013) including a Stormwater Management Plan prepared by S. A. Kirchhefer Limited
(August 21, 2013). 

Site Description and Surrounding Land Uses 

The subject lands are approximately 19.34 ha (47.79 acres) in size with 491.59 m (1,6129 ft.) frontage on
South Bay Road and Keast Drive and about 696 m (2,283 ft.) of water frontage on Lake Ramsey.  The
subject property is mostly forested, and the topography is comprised of a series of bedrock hills and valleys
and a lowland area in the vicinity of Block A, which is mostly flood plain.  The Creighton Fault runs across
the north of the property with an approximate 22 m drop to the shore of Lake Ramsey. All of the lands are
currently undeveloped. 

Existing waterfront lots along Keast Drive, east of the subject property and along the South Bay of Lake
Ramsey (south of the subject property) contain single detached dwellings.  West of the subject property
there is undeveloped land, most of which forms part of a registered plan of subdivision (Plan M-423) as
seen on the attached zone map. 

Official Plan

Living Area 1

The Official Plan for the City of Greater Sudbury designates the site “Living Area I”. 

Living Area I permits low, medium and high density developments in forms ranging from single detached
dwellings to apartment buildings.  Section 3.2.1 provides that rezoning applications in Living Area I
communities shall be considered based on the following criteria:



communities shall be considered based on the following criteria:

a.     the site is suitable in terms of size and shape to accommodate the proposed density and building form; 

b.     the proposed development is compatible with the surrounding neighbourhood in terms of scale,
massing, height, siting, setbacks, and the location of parking and amenity areas; 

c.     adequate on-site parking, lighting, landscaping and amenity areas are provided; and, 

d.     the impact of traffic on local streets is minimal. 

The Living Area I designation also has the following phasing policies in Section 3.2.2: 

1.     New development in Living Area I will occur adjacent to existing built-up urban areas. Emphasis shall
be placed on achieving a mix of uses and densities that allow for the efficient use of land, infrastructure and
public service facilities.

2.     Where expansion onto vacant undeveloped lands is proposed, the following phasing policies shall be
considered at the time of application review: 

a.    the proposed development represents a contiguous expansion within the Living Area I designation; 

b.    the proposed development represents a logical utilization of existing municipal and social infrastructure; 

c.    the proposed development completes or rounds out existing neighbourhood plans with respect to road
connections, waterline looping, and public service facilities such as schools and recreation facilities; and, 

d.   the area is experiencing growth pressure as evidenced by adjoining development and the available
supply of lots/units in existing registered and draft approved plans of subdivision/condominium. 

South Peninsula of the Ramsey Lake Policy Area

The subject lands are within the South Peninsula of the Ramsey Lake Policy Area, Section 21.5 of the
Official Plan.  This section of the Official Plan indicates, in part, that: 

1.     Notwithstanding the policies of this Plan, the following special policies shall apply to lands designated
as Living Area I on the South Peninsula of Ramsey Lake (i.e., all those Living Area I lands on Ramsey Lake
Road, the Bethel Peninsula including all lands lying north and south of Bethel Lake, with the exception of
lands along South Bay Road and Keast Drive that are designated as Living Area II): 

a.     In order to protect Ramsey Lake as a municipal water supply, no severances or subdivisions are
permitted until municipal sewer and water services are available. 

b.      In order to preserve the open space character of the neighbourhood, the net density for the South
Peninsula shall not exceed 10 units/hectare (equivalent to 1,000 m² or 10,764 ft² of land per unit) even after
sewer and water services are available.  

2.     To maintain the open space character of the south shore of the Ramsey Lake neighbourhood,
waterfront lots created by severance on the South Peninsula shall have minimum road and water frontages
of 30 metres (100 feet). Backshore lots created by severance shall also have road frontage of 30 metres.
For plans of subdivision developed under the provisions of Comprehensive Planned Unit Development, road
or water frontage requirement(s) of 30 metres may be reduced provided that the development provides
significant public amenities to further the achievement of the goals and objectives of this Plan and the
Ramsey Lake Community Improvement Plan. As a general principle, frontages should not be less than 23
metres (75 feet) and a minimum lot area of 1,000 m² (10,764 ft²). In evaluating such proposals, the following
criteria shall be considered in addition to the normal evaluation criteria applicable to Comprehensive
Planned Unit Development: 



a.     that public open space be provided beyond what is normally required under parkland dedication; 

b.     that the development is sensitive to the terrain and the microecology of the area such that natural
drainage courses, natural vegetation, natural features such as unique rock formations, and wildlife habitats
are preserved; 

c.      that the visual quality of higher elevations of the area from the lake are preserved and enhanced; and, 

d.     that private and public open spaces are linked and integrated such that trail systems could be
developed easily. 

3.     Comprehensive Planned Unit Development provisions shall apply only when municipal services are
available for that area. 

Other policies of the Official Plan that are relevant to the application are those respecting: 

Parks and Open Space (Section 7.2.1)

The Official Plan includes policies requiring the dedication of land for park or other recreational purposes as
a condition to the approval of a residential subdivision or consent at five (5) percent of the land area or
cash-in-lieu of accepting the conveyance.  All lands conveyed as part of parkland dedication must be
suitable for recreation purposes and acceptable to the City. 

In order to ensure that public access is available on waterbodies in the City, subdividers of shoreline
property shall be required to convey lands which encompass at least five percent of the useable shoreline. 
Further, the plan indicates that special consideration shall be given to those developments that convey more
than five percent of the shoreline for public use.

Stormwater (Section 8.6)

The Official Plan recognizes the need to control the quality of storm water runoff to reduce erosion and
flooding and to improve the quality of runoff to streams, rivers, lakes, groundwater and the City’s drinking
water resources.  A storm water report will be required as a part of the subdivision agreement for the
development.  The details of the stormwater management plan for the site and the maintenance protocol will
be finalized as a part of the subdivision agreement and subsequent site plan control agreements.

Natural Environment (Section 9.0)

It is the objective of the Official Plan’s Natural Environment policies to achieve a balanced relationship
between development and the natural environment by preserving natural features and areas. 
Environmental Impact Studies are required to demonstrate that proposed developments will not negatively
impact significant natural heritage features and areas or ecological functions present on or adjacent to
proposed development sites. 

The applicant submitted a Species at Risk Inventory and Amphibian Survey on August 15, 2013 and an
Environmental Impact Study on October 21, 2013. Detailed comments from the City’s Manager of
Environmental Planning Initiatives are set out later in this report. 

Road Improvements (Section 11.2.2)

The City’s Official Plan recognizes that sidewalks, bike lanes, and paths, and walking trails need to be fully
integrated components of the overall transportation system along with public transit facilities including
stopping bays.  New developments that may affect the function of municipal roads may require traffic impact
studies to assess such impacts and to propose mitigating measures. 

The applicant submitted a traffic impact study for the development on November 20, 2012.  Detailed



comments from the City’s Roads and Transportation Section are set out later in this report.

Sewer and Water (Section 12.2)

The Official Plan includes policies addressing the requirement that water and sewer capacity are adequate
to service the development and that proponents of developments will upgrade, at their own expense, the
existing sewage and water systems to ensure adequate delivery and treatment facilities consistent with City
standards, including the adequacy of fire flows.  Development Engineering has advised that the provision of
municipal water and sewer to serve the site will be borne by the owner, in accordance with the Official
Plan.

Community Design (Section 14.2)

The Official Plan includes policies to promote a high standard of community design.  Wherever possible,
natural features and functions should be integrated into the urban landscape in order to preserve and
promote the City’s natural beauty and ecology.

Built Heritage and Natural Environment Feature Integration (Section 14.4)

The Official Plan includes policies with respect to the integration of new development and redevelopment
with existing built form and natural features to ensure the cohesiveness of neighbourhoods and the integrity
of streetscapes. Natural features are to be retained and integrated into proposed developments. 

Urban landform features such as rock outcrops and hilltops provide visual assets that contribute to defining
the image of Greater Sudbury. New developments that are proposed on or near an urban landform feature
are to ensure, to the satisfaction of Council, that there will be no significant change to the visual asset
provided by the landform feature.

Housing (Section 18)

The Official Plan recognizes that adequate and affordable housing for all residents is a fundamental
component of Greater Sudbury’s Healthy Community approach to growth and development.  Official Plan
policies are designed to improve the availability of housing for all current and future residents of the City. 

The plan encourages a diverse supply of housing types and tenures by promoting a full range of housing
types including smaller units to accommodate the growing number of smaller households; and to promote a
range of housing types suitable to the needs of seniors. 

The Official Plan suggests that the types of housing to be developed should be comprised of a mix of single
detached dwellings, semi-detached dwellings and apartment dwellings.  The proposal would assist the City
in achieving its suggested target for apartment units in the future.

Comprehensive Planned Unit Development (Section 20.7)

In order to take advantage of the development potential of difficult sites, encourage infilling, and promote
innovative development that might not be otherwise permitted under the Zoning By-law, a Comprehensive
Planned Unit Development (CPUD) provision is established by the Official Plan. 

In considering an application under the CPUD provision, the Official Plan indicates that Council shall have
regard to the following factors beyond the normal rezoning criteria: 

1.     The use of the CPUD approach enables the preservation of unique environmental features, natural
landscape, natural vegetation and topography on the site; 

2.     The CPUD approach complements the natural character and built form of the surrounding area; and, 

3.     The CPUD approach shall provide the opportunity for dedicating a significant public parks and open



space allotment beyond the required minimum. 

Further, through rezoning, Council may impose conditions or permit exemptions deemed appropriate in
accordance with detailed development plans that do not necessarily conform to the provisions of a standard
zoning district of the Zoning By-law.  Council may also pass a by-law under the Planning Act authorizing
increases in the height and density of development otherwise permitted by the by-law that will be permitted
in return for the provision of such facilities, services or matters as are set out in the by-law. 

CPUD developments are subject to site plan control in order to implement the design criteria for the
proposed CPUD. Urban design principles central to the intent of the CPUD approach include: 

1. The built form shall complement and blend with the natural topography. The design of the built form and
its associated open space should be sensitive to the terrain and micro-ecology of the area such that natural
drainage courses, natural vegetation, natural features such as unique rock formations, and wildlife habitats
are preserved. 

2. Significant viewpoints and the visual quality of higher elevations of the area are to be preserved and
enhanced. 

3. The design and construction techniques used for development on slopes and higher elevations shall have
regard for the natural terrain by minimizing the need for blasting and rock removal or the use of rock walls to
stabilize the slope of a site. Site designs that respect natural slope contours and existing natural features,
and utilize landform modifications that blend with the natural topography are encouraged. 

4. The public and private open space elements shall be linked and integrated such that pedestrian walkway
and bicycle trail systems linking streets, activity centres and open space systems could be easily
developed. 

5. Where incompatible land uses are found on abutting properties, the landscape plan shall illustrate how
vegetation, berms or natural features will be used to buffer abutting sites. 

Ramsey Lake Community Improvement Plan 

The Ramsey Lake Community Improvement Plan, adopted by the Regional Municipality in 1992,
established a long term vision for the Ramsey Lake Area and proposed a set of programmes and
development projects to guide future development in the plan area.  The Ramsey Lake Community
Improvement Plan, in part, was incorporated into the current Official Plan’s policies with respect to the
South Peninsula of the Ramsey Lake Policy Area, Section 21.5 of the Official Plan. 

The Community Improvement Plan indicates intent to secure portions of the subject lands, referred to as
Parcel 23065-A, for public use. 

The policies of the plan indicate that in the areas designated for comprehensive planned unit development
in the Arlington Area, which include the subject lands, the density limit of 8 units/gross hectare, equivalent to
10 units/net hectare, is not to be exceeded and that no building shall exceed three stories in height.  The
Plan’s policies also indicate that for plans of subdivision proposed to be developed under the provisions of
CPUD that road or water frontages of not less than 23 metres may be permitted provided that the
development provided significant public amenities to further the goals and objectives of the plan.  As a
general principle, the Plan indicates that within CPUDs frontages should not be less than 23 metres (75 feet)
and minimum lot areas shall be 1000 m² (10,764 sq. feet.). 

In evaluating CPUD proposals, the plan indicates that: 

a) That public open space be provided beyond what is normally required under parkland dedication; 

b) That the development is sensitive to the terrain and microecology of the area such that natural drainage



b) That the development is sensitive to the terrain and microecology of the area such that natural drainage
courses, natural vegetation, natural features such as unique rock formations, and wildlife habitats are
preserved; 

c) That the visual quality of higher elevations of the area from the lake are preserved and enhanced; 

d) That private and public open spaces are linked and integrated such that trail systems could be developed
easily;

Final Report of the Green Space Advisory Panel, 2010 

The Green Space Advisory Panel’s mandate included identifying natural areas in need of municipal
protection.  The Panel developed a rating system to assist Council in establishing acquisition priorities for
parks and open space. The Panel’s final report identified the Keast (Creighton) Fault Zone, located on the
subject lands, as a waterfront/fault feature in private ownership with a high conservation value, a moderate
recreation value, as lands zoned for development, and as a high acquisition priority for the City.

Provincial Policy Statement, 2014

The Provincial Policy Statement (PPS) provides direction on matters of provincial interest related to land
use planning and development.  Municipalities in the Province of Ontario are required under Section 3 of the
Planning Act to ensure that decisions affecting planning matters are consistent with the PPS.  Since the first
public hearing on this application in 2013 a new Provincial Policy Statement has come into effect and the
2014 Provincial Policy Statement applies. 

The following polices of the PPS are relevant to the application: 

Policy 1.1.1 relating to sustaining healthy, liveable and safe communities; 

Policy 1.1.2 relating to land availability; 

Policy 1.1.3 relating to settlement areas; 

Policy 1.4 relating to housing; 

Policy 1.5 relating to public spaces, parks and open spaces; 

Policy 1.6 relating to infrastructure and public service facilities; 

Policy 2.1 relating to natural heritage; 

Policy 2.2 relating to water; 

Policy 2.6 relating to Cultural Heritage and Archaeology; and 

Policy 3.1 relating to Natural Hazards. 

Staff has reviewed the proposed development with respect to the above policies and is satisfied that it is
consistent with the Provincial Policy Statement. 

Growth Plan for Northern Ontario 

The Growth Plan for Northern Ontario, approved under the Places to Grow Act in March 2011, establishes a
strategic policy framework to guide decision-making and investment planning in Northern Ontario.  Part 4 of
the Plan, Communities, focuses on how communities are planned and sets out general policies for
economic and service hubs and strategic core areas, which the City of Greater Sudbury has been identified
as containing.  The proposed development will assist in providing a range of housing types to support future
growth.  Staff is satisfied that the application conforms with the Growth Plan for Northern Ontario. 



Departmental and Agency Comments

Nickel District Conservation Authority 

The Nickel District Conservation Authority has reviewed the above noted zoning-bylaw amendment
application for conformity with the Provincial Policy Statement under the Planning Act, and Ontario
Regulation 156/06 under the Conservation Authorities Act.  A minimum 30 metre buffer from the high water
mark of Lake Ramsey has been shown on the plan.  Therefore we have no objection to this rezoning
application. 

This property is partially located within a designated floodplain and regulated area of the Conservation
Authority.  Any proposed works within the regulated area will require a permit under Ontario Regulation
156/06.  Upon receipt of additional information regarding the stormwater management plan and the cut and
fill calculations, we will review the application further.

Building Services

Building Services has the following comment: 

The property will require a subdivision agreement and BLOCKS C, D, & E will require a site plan control
agreement.  During that process, we will require the following: 

a. Pursuant to CGS Zoning By-law 2010-100Z, provide parking for the condominiums at 1.5 spaces per unit. 

b. Based on anticipated quantities of removal of rock through blasting, the following conditions apply: 

i.  The developer will be required to provide a geotechnical report on how the work related to blasting
shall be undertaken safely to protect adjoining structures and other infrastructure.  The geotechnical
report shall be undertaken by a blasting consultant defined as a professional engineer licensed in the
Province of Ontario with a minimum of five (5) years experience related to blasting. 

ii. The blasting consultant shall be retained by the developer and shall be independent of the
contractor and any subcontractor doing blasting work.  The blasting consultant shall be required to
complete specified monitoring recommended in his report of vibration levels and provide a report
detailing those recorded vibration levels.  Copies of the recorded ground vibration documents shall be
provided to the contractor and contract administration weekly or upon request for this specific
project. 

iii. The geotechnical report will provide recommendations and specifications on the following activity
as a minimum but not limited to: 

a.     Pre-blast survey of surface structures and infrastructure within affected area

b.     Trial blast activities

c.     Procedures during blasting

d.     Procedures for addressing blasting damage complaints

e.     Blast notification mechanism to adjoining residences

f.      Structural stability of exposed rock faces 

iv.       The above report shall be submitted for review to the satisfaction of the Chief Building Official
prior to the commencement of any removal of rock by blasting. 

v. Should the developer’s schedule require to commence blasting and rock removal prior to the



subdivision agreement having been signed, a site alteration permit shall be required under the City of
Greater Sudbury’s By-law #2009-170 and shall require a similar geotechnical report as a minimum
prior to its issuance.

Development Engineering: 

Development Engineering has reviewed the above application and has the following comments and
conditions:

A 300mm diameter water distribution main is located on South Bay Road, west of Arlington Blvd., and would
have to be extended approximately 1,000 meters easterly in order to service this development.  Further to
this, it appears that the water supplied from this source would not provide sufficient fire flows using the
minimum size of watermains.  For example, Block ‘E’ does not achieve the minimum fire flow of 100 l/s
required for R3 development.  The developer must provide sufficient fire flow for their development.  There
is opportunity to construct a larger diameter watermain from the connection point through to Block B that
would then provide sufficient fire flow throughout the development.  As the increased size of watermain is
required to provide the necessary fire flow, all costs associated with the sizing of the main will be at the
developer’s expense.  Stubs must be provided at all road connections to allow for future connections and
looping of the system.  Details of the water distribution system will be reviewed at each phase of the
subdivision. 

There currently is no existing municipal gravity sanitary system in the subject area.  It is required that
sanitary sewer be extended easterly along South Bay Road to the proposed subdivision.  The developer
has proposed the installation of a sewage lift station to address the sanitary sewer requirements for this
development.  As part of the sanitary sewer design, the Development Engineering Section will require a
Sanitary Sewer Design Report from the developer’s engineer to confirm pipe sizing, lift station sizing and the
required lift station capacity.  The developer’s engineer must submit a report calculating the amount of
sewage that will be generated from this development to be discharged into the existing system for the City to
determine what, if any, downstream improvements must be made to accommodate sewage flows from this
development.

As a condition of approval, the owner shall be responsible to have a storm water management report
prepared to assess how the quality and quantity of storm water will be managed for the subdivision
development, in addition to any flows generated from any upstream lands.  The report shall specifically
establish how the quality of storm water generated within the subdivision will be controlled to achieve 85%
total suspended solids removal of the 50 micron particle size for a 1 in 2 year storm event as has been
provided at the Lake Nepahwin treatment facilities.  The owner shall be required to submit a comprehensive
drainage plan of the subject property, and any upstream areas draining through the subdivision and details
of the required quality treatment facilities.  It is noted that the proposed residential development plan created
by S.A. Kirchhefer Limited revised on February 18, 2015 shows an open ditch/drop structure north of Block
C (within Block G on the most recent plan).  This open storm sewer is not acceptable to the City as it is not
a water feature that would be flowing on a regular basis, but a storm sewer that would be directing street
drainage from Street B through to the stormwater management area.  

The Development Engineering Section will require a comprehensive geotechnical report including a
pavement design for 20 year life subdivision roads, and shall include but not be limited to a detailed review
of soil types, bedding materials for pipework, pipework backfill, and details for subgrade preparation. The
geotechnical report and comments on infrastructure construction for this subdivision must be submitted in
conjunction with or prior to the submission of engineering drawings. All roadways within the proposed
subdivision are to be built to City urban standards using concrete rolled curb and gutter.  The official plan
shall be taken into consideration when designing the location of the proposed roadways and sidewalks.
Please note that the maximum grade for residential roads is 8.0%. 



The following draft plan conditions apply: 

1)     Prior to the submission of servicing plans, the owner shall, to the satisfaction of the Director of Planning
Services, provide an updated geotechnical report prepared, signed, sealed, and dated by a geotechnical
engineer licensed in the Province of Ontario.  Said report shall, as a minimum, provide factual information
on the soils and groundwater conditions including an elevation of the water table within the proposed
development. Also, the report should include design information and recommend construction procedures
for storm and sanitary sewers, stormwater management facilities, watermains, roads to a 20 year design life,
the mass filling of land, surface drainage works, erosion control, slope stability, slope treatment and building
foundations.  The geotechnical information on building foundations shall be to the satisfaction of the Chief
Building Official and Director of Planning Services.   

2)   The owner shall provide a detailed lot grading plan prepared, signed, sealed, and dated by a
professional civil engineer with a valid certificate of authorization for the proposed lots as part of the
submission of servicing plans.  This plan must show finished grades around building envelopes, retaining
walls, swales, slopes and lot corners.  The plan must show sufficient grades on boundary properties to
mesh the lot grading of the new site to existing properties. 

3)  Prior to the submission of servicing plans, the owner shall have a stormwater management report and
plan prepared, signed, sealed, and dated by a professional engineer with a valid certificate of authorization. 
Said report shall establish how the quantity and quality of stormwater will be managed for the subdivision
development and assess the impact of stormwater runoff from this developed subdivision on abutting lands,
on the downstream storm sewer outlet systems and on downstream water courses.  The report shall
specifically establish how the quality of storm water generated within the subdivision will be controlled to
achieve 85% total suspended solids removal of the 50 micron particle size for a 1 in 2 year storm event. 
The owner shall be required to submit a comprehensive drainage plan of the subject property, and any
upstream areas draining through the subdivision.  The regional storm overland flow route must be clearly
delineated on the plan(s).  The regional storm overland flow for the subdivision is to remain within City road
allowances and City drainage blocks and the plans) must show the overland flow outlets to the lake.  The
civil engineering consultant shall meet with the Development Approvals Section prior to commencing the
stormwater management report. 

4)     The owner shall be required to have all stormwater management facilities constructed and approved by
the City prior to initial acceptance of roads and sewers or at such time as the Director of Planning Services
may direct.  The owner shall provide lands for said facilities as required by the City.

5)     The proposed internal subdivision roadways are to be built to urban standards, including curbs, gutters,
storm sewers, maximum 8% road grades and related appurtenances to the City of Greater Sudbury
Engineering Standards at the time of submission.

6)     As part of the submission of servicing plans, the owner shall have rear yard slope treatments designed
by a geotechnical engineer licensed in the Province of Ontario incorporated in to the lot grading plans if
noted as required at locations required by the Director of Planning Services. Suitable provisions shall be
incorporated into the Subdivision Agreement to ensure that the treatment is undertaken to the satisfaction of
the Director of Planning Services.

7)     The owner agrees to provide the required soils report, stormwater, water, sanitary sewer and lot
grading master planning reports and plans to the Director of Planning Services prior to the submission of
servicing plans for any phase of the subdivision.

8)     Streetlights for this subdivision will be designed and constructed by Greater Sudbury Hydro Plus Inc. at
the cost of the owner. 



9)     The owner will be required to ensure that the corner radius for all intersecting streets is to be 9.0m.

10)  The owner shall provide a utilities servicing plan showing the location of all utilities including City
services, Greater Sudbury Hydro Plus or Hydro One, Bell, Union Gas, and Eastlink.  This plan must be to
the satisfaction of the Director of Planning Services and must be provided prior to construction for any
individual phase.

11)  The owner shall provide proof of sufficient fire flow in conjunction with the submission of construction
drawings for each phase of construction.  All costs associated with upgrading the existing distribution
system to service this subdivision will be borne totally by the owner.

12)  The owner shall provide proof of sufficient sanitary sewer capacity in conjunction with the submission of
construction drawings for each phase of construction.  A Sanitary Sewer Design Report must be provided
prior to the submission of servicing plans from the owner’s engineer to confirm pipe sizing, lift station sizing
and the required lift station capacity.  This report must detail the amount of sewage that will be generated
from this development to be discharged into the existing system.  Any downstream improvements that must
be made to accommodate sewage flows from this development will be borne totally by the owner.

13)  The applicant/owner shall provide to the City, as part of the submission of servicing plans a Siltation
Control Plan detailing the location and types of sediment and erosion control measures to be implemented
during the construction of each phase of the project.  Said plan shall be to the satisfaction of the General
Manager of Growth and Development and the Nickel District Conservation Authority.  The siltation control
shall remain in place until all disturbed areas have been stabilized.  All sediment and erosion control
measures shall be inspected daily to ensure that they are functioning properly and are maintained and/or
updated as required.  If the sediment and erosion control measures are not functioning properly, no further
work shall occur until the sediment and/or erosion problem is addressed.

14)  That sidewalks be constructed consistent with Official Plan policies to the satisfaction of the Director of
Planning Services.

Environmental Planning Initiatives

The Manager of Environmental Planning Initiatives has advised that the following documents relating to this
file have been reviewed: 

Species-at-Risk Inventory and Amphibian Survey, University Park, Keast Drive (July, 2013) prepared
by exp Services Inc.
Environmental Impact Study, Proposed University Park Subdivision, Sudbury, Ontario (October,
2013) prepared by DST Consulting Engineers Inc.
University Park Subdivision – Keast Drive – Response to Comments on DST Consulting Engineers’
Environmental Impact Study (December 6, 2013) prepared by DST Consulting Engineers Inc. 
Environmental Impact Study (EIS), Proposed University Park Subdivision, Sudbury, Ontario –
Addendum #1 – Wetland Delineation, Shoreline Walkthrough and Whip-poor-will Survey (July 18,
2014) prepared by DST Consulting Engineers Inc. 
Planning Rationale: Comprehensive Planned Unit Development and Zoning By-law Amendment,
University Park, Keast Drive, Sudbury, ON (October 2, 2014) prepared by J.L. Richards & Associates
Limited and the accompanying University Park Development Proposed Residential Development plan
(May 10, 2014) prepared by S. A. Kirchhefer Limited.
University Park Development Proposed Residential Development plan (March 20, 2015) prepared by
S. A. Kirchhefer Limited.

Initial comments relating to this application (September 24, 2012) listed a number of environmental
concerns, including: 



Adjacency to Lake Ramsey – Phosphorus loading;
Fish Habitat;
Species at Risk;
Wetlands;
Tree Canopy Cover;
Green Space; and,
Environmental Impact Study. 

All of these concerns will be satisfactorily addressed through the various studies and plans submitted for
municipal review when the following additional matters are resolved and finalized: 

The J.L. Richards & Associates Limited report states that the process for obtaining an Overall Benefit
permit from the Ministry of Natural Resources and Forestry under the Endangered Species Act has
been initiated by the proponent. Site alteration and development on at least portions of the subject
lands are ultimately dependent on the proponent obtaining the Overall Benefit permit. 

1.

The matter of slope protection along the shoreline will be suitably addressed through site plan control
using wider vegetation buffers (no-build area) and a reduction of maximum shoreline disturbance
area being 3 metres wide. 

2.

Once the necessary site alteration activities are completed, the proponent will need to replace the
2500 (total) seedlings of jack pine and red pine, as required by policy 9.4.2 of the City’s Official Plan,
that were planted on the subject lands by the City’s Regreening Program in 1999. These seedlings
can be planted so as to supplement existing vegetation in the blocks to be left undeveloped as well
as the ‘no-build areas’ on the shoreline lots. 

3.

As a general consideration, site development should incur the least possible disturbance to the
lowland vegetation site identified as Block ‘A’. 

4.

Greater Sudbury Fire Services: 

No comments.

Greater Sudbury Hydro: 

Our office has no objections with the application.  However, please note in the future during the
development stage the Owner/Applicant will be responsible for meeting our easement requirements.  The
Owner/applicant will also be responsible for all legal and survey costs, along with all costs associated with
distribution installation.

Greater Sudbury Transit:

No comments.

Leisure Services: 

Within the proposal a substantial amount of property is offered as parkland and open space; however, much
of it is not usable or desirable land (Blocks A, F, G and H). While a significant amount of natural green
space is proposed (including Block B), little of it is suitable to be used for active or passive recreational
purposes by local residents. 

While Leisure will accept Blocks A, B, F, G and H as natural parkland we require more appropriate and
useable property to meet the neighbourhood parkland needs of the residents for this area. As such, Leisure
Services requests that the developer provide the access to Block B at the end of Street B as identified on the
plan; and further, Leisure Services requests that lots 20 and 21, which afford reasonable access to Block B,
be provided for usable parkland or this subdivision. 



be provided for usable parkland or this subdivision. 

Comments with respect to the application were also received from the Rainbow Routes Association who
provided comments with respect to active transportation and existing trail networks in the area.  Their
comments addressed the need for sidewalks to serve the project, and identified the existing Bethel Lake
Trail to the north and west of the subject lands.  These comments will be considered in the final design of the
sidewalk and pedestrian paths systems. 

Roads and Transportation Services:

Roads and Transportation 

Further to our previous comments dated November 15, 2012, regarding the above application, we have
reviewed the Traffic Impact Study dated November 2012, prepared by Tranplan Associates and offer the
following comments. 

The Traffic Impact Study has identified that the intersections of Paris Street at Ramsey Lake Road; Ramsey
Lake Road at the University entrance; and Ramsey Lake Road at South Bay Road are all currently operating
at capacity during the afternoon peak period.  Critical traffic movements at these intersections are operating
at Level of Service (LOS) ‘E’ and ‘F’.  Based on projected growth in background traffic, LOS, delay and
queue lengths will become even worse if mitigation measures are not implemented.

The report recommends that the City undertake improvements at the intersections to add capacity to the
road network.  In addition to these localized improvements, the report indicates that the City should continue
to review the need for the road connection from South Bay Road to Regent Street as it will provide some
relief to the existing conditions and provide a much needed alternate access. 

The Traffic Impact Study is based on the creation of 135 dwelling units which can be expected to generate
more than 1,150 vehicle trips on an average weekday.  The traffic volumes generated by the development
will have a negative impact on the critical intersections within the Study area. 

The proposed development will have the greatest impact on the intersection of South Bay Road and
Ramsey Lake Road.  During the morning peak period, LOS will go from ‘C’ to ‘F’ for the northbound
movements on South Bay Road.  During the afternoon peak period LOS will go from ‘F’ with delays of 59
seconds to ‘F’ with delays of 288 seconds.  It is recommended that should the applications be approved, it
be conditional on the Traffic Impact Study being updated to include a traffic signal warrant analysis and a
roundabout analysis at the intersection of South Bay Road and Ramsey Lake Road.  The owner will be
required to participate in the cost of any improvements identified in the Traffic Impact Study, to improve level
of service, to the satisfaction of the General Manager of Infrastructure Services. 

As noted above, the Traffic Impact Study identifies traffic issues with the site that are attributed to both the
new development and background traffic.  The City is proposing to undertake a Class Environmental
Assessment to review possible alternatives for traffic improvements.  This Class Environmental Assessment
is expected to cost approximately $300,000.  As a stakeholder in these traffic improvements, the City
requires the applicant to contribute $42,000 towards the completion of the Class Environmental
Assessment. 

It is also recommended that the total number of dwelling units permitted be limited to a maximum of 135
units which is the number that the Traffic Impact Study was based on.

To accommodate pedestrian traffic, it is recommended that the owner construct a paved shoulder on the
north side of Keast Drive and South Bay Road across the frontage of the property.  It is also recommended
that a pedestrian connection be provided to Block “B”. 

Drainage



Roads and Transportation Services Drainage Section has reviewed the above application and can provide
the following comments. 

Lake Ramsey is an environmentally sensitive water body in the City of Greater Sudbury.  It is a drinking
water source and subject to source water protection concern and requirements. 

We require that the stormwater treatment system for this development be designed to the same high
standard as the Lake Nepahwin treatment stations to achieve 85 percent total suspended solids removal to
the 50 micron particle size for a 1 in 2 year storm event.  This standard is higher than the 2003 Ministry of
the Environment Stormwater Planning and Design Manual guidelines and reflects the importance of
protecting the Ramsey Lake water body. 

A stormwater quality control facility is proposed on the draft plan.  Given the close proximity to the lake, it is
necessary that a petroleum interception device such as Stormceptor or Vortech unit be installed upstream of
the control facility.  It may be necessary to utilize alternative stormwater quality control solutions. It is also
noted that there are substantial road grades and grade differentials between house lots and between house
lots and roads. 

We require the following conditions be imposed on the subdivision: 

1.  Onsite stormwater quality controls are required to achieve the net annual removal efficiency of 85
percent total suspended solids removal to the 50 micron particle size for the 1 in 2 year storm event.  The
owner shall be responsible for the supply of land necessary for the stormwater treatment facility, in addition
to the costs for the design and construction of the said facility.  The facility shall have approved pretreatment
devices for petroleum and floatable interception. 

2.  The Regional storm overland flow route for the subject property shall be clearly delineated on the
stormwater management and subdivision grading plans.  Major storm overland flow for the subdivision is to
remain within City road allowances and City drainage blocks.  The stormwater management report shall
indicate the overland flow outlets to the lake. 

3.     For the runoff watercourse on Block F a stormwater conveyance report (and plans) are required to
show how the upstream Major storm drainage area can be routed across the future road on the subject plan
and across Keast Drive to Ramsey Lake.  Said report shall detail the installation of regional storm culverts
across the future road and across Keast Drive at the intersection of Keast Drive and South Bay Road. 

4.    The owner shall include all off site upstream storm drainage areas into the design of stormwater
conveyance and treatment infrastructure. 

Planning Review and Considerations

The staff report considered at the February 11, 2013 Planning Committee meeting identified several matters
based on a preliminary review of the application at that time, that would be considered in greater detail at
the time of the second public hearing on the application.  These matters are reviewed below: 

Residential Density

The application currently requests a total of 171 units on a site with a gross area of 19.34 hectares.  The
Official Plan policies of the South Peninsula of the Ramsey Lake Policy Area indicates that the net density of
the South Peninsula shall not exceed 10 dwelling units per hectare and further indicate that minimum lot
areas for CPUD developments should not be less than of 1,000 m² which equates to 10 dwelling units per
hectare.  The net developable area of the site, that area of the site that is not occupied by roads (2.03 ha) or
floodplain (2.63 ha), is 14.68 ha.  The 171 units proposed represent a net density of 11.7 du/ha; whereas 10
du/ha would yield a maximum of 147 dwelling units on the subject lands. 



Staff recommends that the maximum number of units be limited to 147 dwelling units (24 units fewer than
proposed), consistent with the Official Plan policies of the South Peninsula of the Ramsey Lake Policy Area
and the Ramsey Lake Community Improvement Plan.  Staff recommends that the proposed number of
multiple dwelling units for Blocks ‘C’ and ‘D’ be reduced from a total of 90 units to 68 units to achieve the
recommended reduction in net site density. 

Housing

The application proposes 56 lots for single family development and three condominium buildings.  The
Living Area policies of the Official Plan places emphasis on achieving a mix of densities that allow for the
efficient use of land and the Housing policies encourage providing a diverse supply of housing types,
including smaller units.  The CPUD policies of the Official Plan indicate that the CPDU development option
can provide opportunities to promote the development of difficult sites.  The proposed condominium units
respond to these and other Official Plan policies and represent a form of development that affords
opportunities to provide a range of housing options on the subject lands. 

The relationship and interface between the development and Ramsey Lake 

The applicant has reduced the number of waterfront lots proposed from 15 to 9 and proposes the dedication
of the majority of the lands north of the Creighton Fault, including approximately 350 m of shoreline, to the
City. The Final Report of the Green Space Advisory Panel places the lands in Block ‘B’ in the highest priority
category for acquisition by the City.  The applicant’s planning rationale proposes the following development
restrictions: 

Establishing a shoreline and vegetation buffer area of 30 metres from the high water mark for lots 7 to
16, wherein development and vegetation clearing will be prohibited and where the shoreline
disturbance area will be limited to a width of 3 metres; 

1.

Establishing a maximum building setback of 35 metres from the street line for lots 7 to 17, lots 26 to
29, and lots 54 and 55; and 

2.

Establishing no-build areas on lots 7 to 17 between the shoreline buffer area and the maximum
building setback; 

3.

Establishing no-build areas on lots 26 to 29, 54 and 55 beyond the maximum building setback; and 4.

Limiting vegetation clearance beyond the regulatory front yard setback for all other lots. 5.

The proposed development restrictions, which will be implemented through site specific zoning conditions
and site plan control, are responsive to the preservation of the character of the subject lands. 

The relationship between the proposed development and policies respecting the natural environment 

The dedication of a significant portion of the site’s waterfront lands to the City for park purposes and the
proposed measures to provide a shoreline buffer area of 30 metres, 2.5 times the width of the minimum
buffer area of 12 metres as set out in the Official Plan and Zoning By-law, will preserve the natural open
space character of the site’s Ramsey Lake shoreline and is responsive to Official Plan policies respecting
the natural environment. 

The dedication of Blocks ‘A’, ‘C’, ‘D’ and ‘F’ to the City as lands proposed to be zoned Open Space –
Conservation, provides opportunities to preserve natural vegetation and natural features on the subject
lands.  Wetlands, wooded areas, and hilltops are proposed to be preserved in public ownership in order to
balance the relationship between the development proposal and the natural environment. 

The relationship between the development and surrounding neighbourhood



The application proposes to dedicate of a substantial portion of the site’s frontage on South Bay Road and
Keast Drive to the City for preservation as open space, which serves to limit the development’s visual
impact from the abutting roadways and preserves the character of the area. 

Conformity with CPUD policies

The Comprehensive Planned Unit Development policies of the Official Plan have been implemented in the
development proposal, ensuring the preservation of unique environmental features including the Creighton
Fault, preserving natural landscape and vegetation on the site through the dedication of open space beyond
the required minimum, and responding to the difficult topography of the site through the proposed mix of
housing forms and through the proposed development restrictions.  The condominium buildings on Blocks
‘C’ and ‘D’ are sited such that they can be integrated into the slope and minimize the footprint of the
development by proposing two levels of structured parking under the residential portion of the buildings. 

With respect to the Official Plan Policies for CPUD within the South Peninsula of the Ramsey Lake Policy
Area, the proposed lot frontages and areas appear to be in conformity with the guiding principle which
states that frontages should not be less than 23 metres (75 feet) and that minimum lot areas be 1,000 m². 

The proposed development provides 29.4% of the site area as public open space; substantially in excess of
the minimum 5% required under parkland dedication.  This percentage would be reduced 21.4% of the site
when Block ‘A’, which is substantially within the floodplain, is not included in the open space calculation. 
The proposed public open spaces on the west side of the site, Blocks ‘B’, ‘C’, ‘D’, and ‘F’,  provide
opportunities for future trail linkages through the site from north to south. 

The development proposal is sensitive to the terrain of the site and provides opportunities to preserve a
substantial portion of the site’s natural vegetation and natural features.  Blocks ‘G’ and ‘H’, which are
proposed to be dedicated to the City and the proposed restricted building envelope on lots 26 to 29, serve to
preserve the visual quality of higher elevations of the site.  The location and configuration of Blocks ‘C’ and
‘D’, proposed for condominium development, provide opportunities for development that can be integrated
into the terrain of the site to minimize their visual impact while limiting the footprint of development in order to
increase the amount of open space for the development as a whole. 

While the Ramsey Lake Community Improvement plan indicates that buildings should not exceed three
storeys in height that provision was not carried forward to the Official Plan’s South Peninsula of the Ramsey
Lake Policy Area considerations for CPUD development in the plan area.  The CPUD section of the Official
Plan indicates that through rezoning, Council may impose conditions or permit exemptions deemed
appropriate in accordance with detailed development plans that do not necessarily conform to the
provisions of a standard zoning district of the Zoning By-law.  

The proposed multiple family buildings on Blocks C and D are described as having two levels of structured
parking and five levels of living area (7 storeys total).  An exception to permit greater height has been
requested in order to reduce the footprint of the buildings and minimize the clearance of existing vegetation
while working with the topography of the site.  The proposal to have greater height than the 11 m permitted
in the R3 district is in keeping with the flexibility permitted for CPUDs and affords the opportunity to have the
built form complement the natural topography of the site.  However, staff recommends that the height of
these buildings be limited to three storeys of living area over two levels of parking above grade for a total
height of 5 storeys, in view of the reduction in the density of these blocks as proposed by staff in the density
discussion above.  

The impact on the proposed development on the transportation network

The Traffic Impact Study prepared by Tranplan has identified that the intersections of Paris Street at
Ramsey Lake Road; Ramsey Lake Road at the University entrance; and Ramsey Lake Road at South Bay



Road are all currently operating at capacity during the afternoon peak period. The report recommends that
the City undertake improvements at the intersections to add capacity to the road network. 

Roads and Transportation Services recommends that approval of the proposal be conditioned on the Traffic
Impact Study being updated to include additional analysis with respect to the intersection of South Bay
Road and Ramsey Lake Road and has indicated that the owner shall be required to participate in the cost of
any improvements identified in the study to improve levels of service. 

Roads and Transportation Services have advised that the City is proposing to undertake a Class
Environmental Assessment to review possible alternatives for traffic improvements and has recommended
that approval of the proposal be conditioned on the applicant contributing funds towards the completion of
the Class Environmental Assessment. 

The adequacy of municipal services

Development Engineering recommends that approval of the proposal be conditioned on the extension and
upgrading, as necessary, of municipal water and sewer service to serve this development.  These
improvements will be at the developer’s expense, consistent with Official Plan policies.  As the development
will be fully serviced, concerns regarding the impact of residential wastewater on Ramsey Lake will be
minimized. 

Information addressing the initial comments provided by the Manager of Environmental Planning Initiatives

The Manager of Environmental Planning Initiatives has indicated that the environmental concerns listed in
his initial comments on the application have been satisfactorily addressed through the studies and plans
submitted for municipal review.  The applicant is advised to continue to work with the Ministry of Natural
Resources and Forestry to obtain an Overall Benefit permit under the Endangered Species Act.  Conditions
with respect to requiring site plan control to implement the proposed shoreline buffers, no-build areas and
minimizing shoreline disturbance are proposed. Additionally, conditions addressing previous regreening of
the site and minimizing the disturbance of existing vegetation in Block ‘A” are proposed. 

The Archeological Assessment of the subject lands indicated that no previously recorded archaeological
sites will be impacted by the proposed development and no new sites were identified on the subject lands. 

Sourcewater Protection

The Greater Sudbury Source Protection Area Source Protection Plan was approved on September 19,
2014 and took effect on April 1, 2015; the application under consideration was commenced prior to the
effective date of the Source Protection Plan. 

The Plan sets out policies to protect sources of municipal residential drinking water against drinking water
threats.  The Ramsey Lake Issue Contributing Area is comprised of Intake Protection Zones 1, 2, and 3 with
threats primarily associated with phosphorus and sodium. 

The Clean Water Act is very specific about which activities are regulated under the Act. The development of
subdivisions is not a prescribed threat under the Act.  While the Source Protection Plan does include a
timeline requiring the development of watershed plans, no moratorium on subdivision development was
proposed pending the development of watershed plans.  Stormwater is not identified as a significant threat. 
Notwithstanding this, the recommended conditions of approval will require stormwater quality control.   

Zoning 

The application requests that the lands proposed for single family residential development be zoned “R1-4”,
Low Density Residential One.  The development standards for the R1-4 zone identify the minimum lot area
as 665.0 m² and require a minimum lot frontage of 18.0 m.  The development standards of the R1-3 zone



require minimum lot areas of 1000.0 m² and a minimum lot frontage of 30.0 m.  Staff propose that the lands
be zoned R1-3(S), Low Density Residential One Special permitting a minimum lot frontage of 23 m.  This
zoning designation would be consistent with the minimum 1000 m² lot area provisions contained in the
Official Plan and an exception to the minimum 30.0 m frontage of the R1-3 zone would address the South
Peninsula of the Ramsey Lake Policy Area principle that frontages should not be less than 23 m for plans of
subdivision developed under the provisions of Comprehensive Planned Unit Development. 

Block ‘E’, intended for a three storey condominium building, is proposed to be zoned “R3(S)”, Medium
Density Residential (Special).  The development standards for the R3 zone indicate that the maximum
height of buildings in the zone is 11.0 m (36 feet), than a maximum of 30 units are permitted in a building,
and requires a minimum lot area of 110 m² per unit.  The R3 zone appears to be appropriate to
accommodate the development proposed on this parcel with an exception on limiting the number of units to
the 25 that are proposed. 

Blocks ‘C’ and ‘D’, intended for seven (7) storey condominium buildings, are proposed to be zoned “R3(S)”,
Medium Density Residential Special with exceptions to permit the height, density and number of units
proposed per building.  As the density of the project is recommended by staff to be reduced, which will result
in fewer condominium units being permitted on the site, the development standards of the R3 zone appear
to be appropriate for these blocks.  Exceptions to permit buildings with two levels of parking and three
storeys of living area are proposed in addition to an exception to permit a maximum of 34 units on each
block. 

Summary 

Planning Staff is of the opinion that the application be approved with a reduction in the overall density and a
reduction in the proposed height of the multiple dwellings on the R3 zoned blocks.  With these revisions the
development would be consistent with the Provincial Policy Statement, and would conform to the City’s
Official Plan and the Growth Plan for Northern Ontario.  The development of these lands, located within the
Living Area I designation, addresses a number of official plan objectives and policies, including focusing
development within the Living Area I, and achieving a mix of densities and housing types. 

The proposed Comprehensive Planned Unit Development of the subject lands, with the reduction of density
proposed by staff, addresses the Official Plan’s South Peninsula of the Ramsey Lake Policy Area Policies
and the goals and objectives of this Plan and the Ramsey Lake Community Improvement Plan with respect
to preserving the open space character of the neighbourhood by limiting the density of the project to 10
units/net hectare with lot frontages that are not less than 23 m and minimum lot areas of 1,000 m².  The
CPUD proposal addresses the South Peninsula of the Ramsey Lake Policy Area and Ramsey Lake
Community Improvement Plan criteria for the evaluation of CPUDs by providing public open space beyond
what is normally required under parkland dedication; by being sensitive to the terrain of the area by
preserving natural vegetation and natural features, by preserving the visual quality of higher elevations of
the area as viewed from the lake, and by providing opens spaces that can be linked with public sidewalks to
provide for the future development of trail systems. 

The development has been designed to be compatible with the uses in the surrounding area with the
preservation of significant open space areas and proposes measures intended to preserve the natural
features of the site.  The final details respecting grading, storm water management, road improvements etc.
can be addressed through the review and finalization of a subdivision agreement, and subsequent site plan
control agreements, between the City and the owner. The exceptions to the R1-3 and R3 standards are
considered appropriate and are designed to ensure the implementation of the development as proposed. 
Should the Committee concur with the above, the recommendations in this report should be adopted.
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