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1. Call to Order

2. Roll Call

3. Closed Session
Resolution to move to Closed Session to deal with one (1) Proposed or Pending
Acquisition or Disposition of Land Matters regarding Carina Drive, Hanmer, in
accordance with Municipal Act, 2001, par 239 (2)(c).

4. Recess

5. Open Session

6. Roll Call

7. Declarations of Pecuniary Interest and the General Nature Thereof

8. Public Hearings

8.1 15 Levesque Street, Sudbury 5
This report provides a recommendation regarding an application for rezoning to
“R3(S)” Medium Density Residential Special, to permit the development of
three street townhouse dwelling units.

This report is presented by Wendy Kaufman, Senior Planner.

8.2 3891 Hydro Road, Hanmer 24
This report provides a recommendation regarding an application for Official
Plan Amendment in order to create two (2) additional lots in the Rural
designation where three (3) lots have already been created from the parent
parcel since the adoption date of the Official Plan.

This report is presented by Eric Taylor, Senior Planner.

8.3 250 Billiard’s Way, Sudbury 66
This report provides a recommendation regarding an application to amend the
“H40” – Holding Zone to permit an additional 19 units prior to construction of a
public road connection to Maurice Street or Tuscany Trail, to enable the
development of 20 row dwelling units.

This report is presented by Wendy Kaufman, Senior Planner.

- Letter(s) of concern from concerned citizen(s).

9. Matters Arising from the Closed Session
At this point in the meeting, the Chair of the Closed Session, will rise and report. The
Committee will then consider any resolution(s) emanating from the Closed Session.
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10. Consent Agenda
For the purpose of convenience and for expediting meetings, matters of business of
repetitive or routine nature are included in the Consent Agenda, and all such matters
of business contained in the Consent Agenda are voted on collectively.

A particular matter of business may be singled out from the Consent Agenda for
debate or for a separate vote upon the request of any Councillor. In the case of a
separate vote, the excluded matter of business is severed from the Consent
Agenda, and only the remaining matters of business contained in the Consent
Agenda are voted on collectively.

Each and every matter of business contained in the Consent Agenda is recorded
separately in the minutes of the meeting.

10.1 Routine Management Reports

10.1.1 Silver Hills Subdivision, Sudbury Extension of Draft Plan Approval 80
This report provides a recommendation regarding an application for an
extension to the draft plan of subdivision approval for the subject lands
(File #780-6/11004) for a period of three years until March 27, 2027.

10.1.2 Failed Tax Sale Properties - Vesting 95
This report provides a recommendation to vest two vacant properties.

10.1.3 Street Renaming – Sanitary Landfill Road to Northern Road 100
This report provides a recommendation regarding a request to rename
Sanitary Landfill Road to Northern Road as a result of two new
residences being built on rural lots severed from 500 Gravel Drive with
their frontage being on Sanitary Landfill Road. 

11. Managers' Reports

11.1 Strategic Core Areas Community Improvement Plan – 96 Larch Street 104
This report provides a recommendation regarding an application received
under the Strategic Core Areas Community Improvement Plan.

12. Members' Motions

12.1 Request for Review of Community Improvement Plans Program
As presented by Councillors Fortin and Cormier:

WHEREAS The City’s 2019-2027 Strategic Plan includes a goal to revitalize
Greater Sudbury’s Downtown and Town Centres with public investment that
supports private investment;

AND WHEREAS it is a goal of the Strategic Plan to demonstrate the creative
use of Community Improvement Plans (CIPs) to incentivize economic growth;
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AND WHEREAS the Strategic Plan seeks to evaluate the potential to partner
with private sector developers through CIPs or directly to increase or
accelerate mixed-use rental housing projects;

AND WHEREAS The City regularly conducts service reviews to examine
options for improving service levels and/or reducing the City’s net costs;

NOW THEREFORE BE IT RESOLVED that staff be directed to return with a
report by the end of Q2, 2024 outlining policy options, including but not limited
to, the following parameters of the Strategic Core Areas Community
Improvement Plan:
•    Non-Commercial Façade Improvements
•    Concurrent applications per property (owner and tenant)
•    Business Improvement Areas Tenant Attraction (Loan) program

AND BE IT FURTHER RESOLVED THAT effective March 1, 2024, those
portions of new applications to CIP programs which include non-commercial
façade improvements, the loan program, or concurrent applications involving
both an owner and tenant on the same property, will not be accepted by the
City pending further direction from Council;

AND BE IT FURTHER RESOLVED THAT all other applications or portions of
applications which do not include the above elements will be considered by
the City per established processes.  

13. Addendum

14. Civic Petitions 

15. Question Period

16. Adjournment
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15 Levesque Street, Sudbury 

 

 

 

Report Summary 
 

This report provides a recommendation regarding an application for rezoning to “R3(S)” Medium Density 
Residential Special, to permit the development of three street townhouse dwelling units.  
 
This report is presented by Wendy Kaufman, Senior Planner. 

 

Resolution 
 
THAT the City of Greater Sudbury approves the application by Barne Building and Construction Inc. to 
amend Zoning By-law 2010-100Z by changing the zoning classification from “R1-5”, Low Density Residential 
One, to “R3(S)” Medium Density Residential Special, on lands described as PIN 73575-0152, Parcel 34438, 
Part 5, Plan SR 1772, Except Part 1, Plan 53R7534, Lot 9, Concession 3, Township of Neelon, as outlined in 
the report entitled “15 Levesque Street, Sudbury”, from the General Manager of Growth and Infrastructure, 
presented at the Planning Committee meeting on February 26, 2024 subject to the following conditions: 

 
1. That the amending zoning by-law include the following site-specific provision: 

 
a) That a minimum lot depth of 25 m be permitted. 

 

Relationship to the Strategic Plan, Health Impact Assessment and Community 
Energy & Emissions Plan (CEEP) 
 
The application to amend the Zoning By-law is an operational matter under the Planning Act to which the City 
is responding. The application contributes to the 2019-2027 City of Greater Sudbury Strategic Plan goals 
related to housing by adding to the range and mix of housing available in this area. The application aligns 
with the Community Energy and Emissions Plan by supporting the strategy of creating compact, complete 
communities. 
 
 
 
 
 

Presented To: Planning Committee 

Meeting Date: February 26, 2024 

Type: Public Hearing 

Prepared by: Wendy Kaufman 

Planning Services 

Recommended by: General Manager of 
Growth and Infrastructure 

File Number: 751-6/23-19 
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Financial Implications 
 
If approved, staff estimates approximately $12,300 in taxation revenue, based on the assumption of 3 
townhouse dwelling units based on an estimated assessed value of $275,000 at the 2023 property tax rates. 
If there is additional taxation revenue, it will only occur in the supplemental tax year.  Any taxation revenue 
generated from new development is part of the supplemental taxation in its first year.  Therefore, the City 
does not receive additional taxation revenue in future years from new development, as the tax levy amount to 
be collected as determined from the budget process, is spread out over all properties within the City.  
The amount of development charges will be based on final review of the property by the Building Services 
department, as well as eligibility of reductions through Bill 23. 
 

Report Overview: 
 
An application for rezoning has been submitted to permit the development of three street townhouse dwelling 
units. The subject land is designated as Living Area 1 in the Official Plan and zoned “R1-5”, Low Density 
Residential One. 
 
Staff recommends approval of the application as described in the Resolution section on the basis that it is 
consistent with the Provincial Policy Statement, conforms to the Growth Plan for Northern Ontario, the 
Official Plan for the City of Greater Sudbury, has regard for matters of provincial interest and represents good 
planning. 
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Staff Report 
 
Proposal: 
 
The application proposes to amend By-law 2010-100Z being the Zoning By-law for the City of Greater 
Sudbury to permit the development of three street townhouse dwelling units.  
 
The applicant’s concept plan illustrates the three proposed street townhouse units and driveways. Each unit 
has an attached garage for parking. The application also includes floor plans, conceptual building elevations, 
and a sewer and water capacity assessment.   
 
Existing Zoning: “R1-5”, Low Density Residential One 
 
The R1-5 Zone permits a single detached dwelling, a home daycare, group home (type 1), and a bed and 
breakfast establishment.  
 
Requested Zoning: R3(S), Medium Density Residential Special 
 
The R3 zone permits all the uses in the R1-5 zone, as well as a duplex dwelling, semi-detached dwelling, 
multiple dwelling, row dwelling, and street townhouse. 
 
Site specific relief is required for a reduced lot depth of 25 metres whereas the By-law requires a minimum lot 
depth of 30 metres. 
 
Location and Site Description: 
 
The subject property is described as PIN 73575-0152, Parcel 34438, Part 5, Plan SR 1772 Except Part 1, 
Plan 53R7534, Lot 9, Concession 3, Township of Neelon (15 Levesque Street, Sudbury). The subject lands 
are located on the west side of Levesque Street approximately 36 m north of Bancroft Drive. The lands to be 
rezoned have an area of approximately 1008 square metres with approximately 33 m of frontage on 
Levesque Street.  The single detached dwelling located on the property is to be demolished. Levesque Street 
is a local road and is serviced with municipal water and sanitary sewer.  The closest transit stop is located on 
Levesque Steet in front of the subject lands (GOVA Route 10) and the next closest is located at the north 
east corner of the Bancroft Drive and Levesque intersection (GOVA Routes 10 and 103) approximately 90 m 
to the southeast.   
 
Surrounding Land Uses: 
 
The area surrounding the site includes low density residential uses.  
 
North: low density residential uses zoned “R1-5”, Low Density Residential One.  
 
South:            low density residential uses zoned “R1-5”, Low Density Residential One and Bancroft Drive 
 
East: low density residential uses zoned “R1-5”, Low Density Residential One 
  
West: vacant lands zoned “R3” Medium Density Residential and a building zoned “I(34)” Institutional 

Special, permitting institutional uses and a business office use. 
 
The existing zoning & location map, indicates the location of the subject lands to be rezoned and the zoning 
in the immediate area. 
 
Site photos show the uses in this area.  
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Public Consultation: 

 
The statutory notice of the application was provided by newspaper along with a courtesy mail-out to 
surrounding property owners and tenants within 122 m of the property on November 27, 2023. The statutory 
notice of the public hearing was provided by newspaper on February 3, 2024, and courtesy mail-out on 
February 1, 2024. The owner erected a sign on the property indicating that the property is the subject of a 
rezoning application directing inquiries to a dedicated website. The owner indicated that depending on the 
inquiries generated the owner would arrange a public meeting with the ward councillor. At the time of writing 
this report, no phone calls and no written submissions with respect to this application have been received by 
the Planning Services Division. 
 
Policy & Regulatory Framework: 
 

The property is subject to the following policy and regulatory framework: 
 

 2020 Provincial Policy Statement  

 2011 Growth Plan for Northern Ontario 

 Official Plan for the City of Greater Sudbury, 2006 

 Zoning By-law 2010-100Z 
 

Provincial Policy Statements and geographically specific Provincial Plans, along with municipal Official Plans, 
provide a policy framework for planning and development in the Province. This framework is implemented 
through a range of land use controls such as zoning by-laws, plans of subdivision and site plans. 
 
Provincial Policy Statement:  
 
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 Provincial Policy Statement (PPS). 
 
Several sections of the PPS are relevant to the application.  
 
Policy 1.1.3.1 identifies that settlement areas are to be the focus of growth and their vitality and regeneration 
is to be promoted, and policy 1.1.3.2 requires densities which efficiently use land, resources and 
infrastructure and avoid the need for their unjustified and/or uneconomical expansion. Development in this 
manner is intended to minimize impacts to air quality and climate change and promote energy efficiency, 
while supporting the use of active transportation and public transit.  
 
Policy 1.1.3.4 states that appropriate development standards should be promoted which facilitate 
intensification and compact form, and policy .1.4.3(f) directs the establishment of development standards for 
residential intensification which minimize the cost of housing and facility compact form while maintaining 
appropriate levels of public health and safety. 
 
Section 1.4.1 requires municipalities to provide an appropriate range and mix of housing types and densities 
to meet the needs of current and future residents. Forms of housing which meet social, health and well-being 
needs are to be encouraged. 
 
Growth Plan for Northern Ontario:  
 
Municipalities in the Province of Ontario are required under Section 3 of the Planning Act to ensure that 
decisions affecting planning matters conform with the Growth Plan for Northern Ontario. Staff is satisfied that 
the application conforms to the Growth Plan. 
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Official Plan for the City of Greater Sudbury: 
 
The subject property is designated as Living Area 1 in the City of Greater Sudbury Official Plan. 
 
Section 2.3 of the Official Plan regarding reinforcement of the urban structure states that growth must 
continue to be directed to capitalize on existing investments, make the most efficient use of existing 
infrastructure and public service facilities, protect our rural and agricultural assets and preserve our natural 
features and areas. Reinforcing the urban structure also creates a more energy efficient land use pattern and 
supports climate change mitigation. Section 2.3.2 directs that settlement area land use patterns will be based 
on densities and land uses that make the most efficient use of land, resources, infrastructure and public 
service facilities, minimize negative impacts on air quality and climate change, promote energy efficiency and 
support public transit, active transportation and the efficient movement of goods. 
 
Section 2.3.3 encourages all forms of intensification and establishes a 20% residential intensification target. 
Intensification applications are to be evaluated with respect to criteria including site suitability, compatibility 
with neighbourhood character and proposed mitigation measures, availability of infrastructure and public 
service facilities, and traffic impacts.   
 
Policies 3.2(3) and 3.2.1(5) state that sites should be of a suitable size to provide adequate landscaping and 
amenity features, and that new residential development must be compatible with the existing physical 
character of established neighbourhoods, with consideration given to the size and configuration of lots, 
predominant built form, building setbacks, building heights and other provisions applied to nearby properties 
under the Zoning By-law.   
 
Policies 3.2.1(6) establishes the following criteria to be considered when rezoning lands in the Living Area 1 
designation:  
 

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. 

 
Section 17 identifies a key housing goal is to maintain a balanced mix of ownership and rental housing, and 
to encourage a greater mix of housing types and tenure, including encouraging the production of smaller 
(one and two bedroom) units to accommodate the growing number of smaller households.  The Official Plan 
is intended to provide direction as to how housing needs and issues can be addressed in concert with the 
CGS Housing and Homelessness Plan. 
 
Zoning By-law 2010-100Z: 
 
The development standards for the requested zone require a maximum height of 11 m.  The minimum 
required front yard is 6.0 m, rear yard is 7.5 m and interior side yard is 1.8 m (two-storey).  The maximum lot 
coverage is 40%.  The general provisions of the zoning by-law require a minimum of 30% of the lot area to 
be maintained as landscaped open space. Parking provisions for the proposed street townhouse dwelling 
units require 1 space per unit, for a total of 3 spaces. Required parking is not permitted in the required 6 m 
front yard.  A planting strip is required to be provided along the northerly and southerly lot lines adjacent to 
the “R1-5”, Low Density Residential One zone. Accessory structures less than 2.5 m in height are required to 
be located no closer than 0.6 m from the rear or side lot line. 
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Site Plan Control: 
 
A Site Plan Control Application is not required for the proposed development. 
 
Department/Agency Review:  
 

The application has been circulated to all appropriate agencies and City divisions. Responses received have 
been used to assist in evaluating the application and to formulate appropriate zoning by-law standards. 
Comments have been addressed to the satisfaction of reviewing department and agencies. 
 
The lands are within a Source Water Protection Area, specifically the Ramsey Lake Intake Protection Zone 3 
with a Vulnerability Score of 9. The Risk Management Official for the Greater Sudbury Source Protection 
Plan has advised that no activities are proposed that are considered to be significant drinking water threats.   
 
No concerns were raised by Transit or Infrastructure Capital Planning Services.  
 
Development Engineering has reviewed the above noted application. We have no objection to this change 
from R1-5, Low Density Residential One to “R3(S)”, Medium Density Residential Special. Please be advised 
that at the building permit stage, a lot grading plan for this development will be required. 
 
Building Services advises that a building permit and permit documents are to be submitted to the satisfaction 
of the Chief Building Official for the proposed construction.  
 

 
Planning Analysis: 
 
Planning staff circulated the development application to internal departments and external agencies. The 
PPS (2020), the Growth Plan (2011), and Greater Sudbury Official Plan, and other relevant policies and 
supporting guidelines were reviewed in their entirety. The following section provides a planning analysis of 
the application in respect of the applicable policies, including issues raised through agency circulation. 
 
The application proposes the development of three street townhouse dwelling units.  The existing single 
detached dwelling is to be demolished.  Site specific relief is required for the minimum required lot depth. 
Staff recommends that this application is consistent with and conforms to the PPS and Official Plan direction 
to direct development to fully serviced settlement areas, and to enable densities that make the most efficient 
use of land, resources, infrastructure and public service facilities, minimize negative impacts on air quality 
and climate change, promote energy efficiency and support public transit, active transportation and the 
efficient movement of goods. The Official Plan encourages all forms of intensification and approval of this 
application will help to achieve the City’s 20% intensification target. 
 
Both the PPS and the Official Plan encourage municipalities to provide a range and mix of housing types and 
densities. The Official Plan identifies a key housing goal is to maintain a balanced mix of ownership and 
rental housing, and to encourage a greater mix of housing types and tenure. The proposal represents an 
opportunity to provide additional rental units, and staff recommends that this proposal is consistent with and 
conforms to these policies.  Further, this proposal supports the City’s Municipal Housing Pledge to achieve 
the target of 3800 new homes constructed by 2031.  The City’s Housing Supply and Demand Analysis (N. 
Barry Lyon Consultants Ltd., 2023) identified the most significant housing gaps are observed in the rental 
market. There is an immediate need for 470 additional rental units to achieve a vacancy rate of 5%, and an 
average of 66 additional rental units per year for the next 30 years to meet anticipated demand.  The City’s 
Populations Projections Report (Hemson, 2023) forecasts that over the next 30 years, over 10% of all 
housing unit growth will be in the form of row housing.  This is a significant shift; in the last 15 years row 
housing growth accounted for less than 5% of all new units. 
The Official Plan requires consideration of infrastructure, services, and amenities that are available to future 
residents.  There are full municipal services with adequate capacity available in the Levesque Street road 
allowance. Levesque Street has a public transit route located on it (GOVA Route #1, Minnow Lake), with a 
stop in front of the subject lands. A second GOVA Route #103 Coniston, is in proximity with a transit stop 
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approximately 90 m from the property. With transit routes linking to the downtown Transit Hub and to the 
New Sudbury Transit Hub, access is available to employment opportunities, commercial areas, and 
community services in the Downtown and New Sudbury. The Dorset Tot Lot located approximately 400 m to 
the south-west and the East End Playground approximately 390 m to the north, provide open space areas 
within walking distance to the property. Traffic is not expected to be impacted by this proposal. Staff 
recommends the subject property is an appropriate location for the proposed street townhouse dwellings. 
 
The proposed three units would result in a net density of approximately 29 units per hectare, which is below 
the threshold for low density development (<36 units per ha).  The rezoning will enable the proposed street 
townhouse dwelling built form, which is not permitted in the R1-5 zone, and represents small-scale 
intensification.  The Official Plan requires consideration of the compatibility of the proposal with the 
surrounding residential neighbourhood. The maximum height permitted in the requested R3 zone is the same 
as the current R1-5 zone, being 11 m. The elevation plans show the street townhouse units as being two 
storeys. Given the mix of uses in the area and the existing physical character, staff is of the opinion that the 
existing building’s scale, massing, height, siting and setbacks of the are similar to and compatible with the 
surrounding neighbourhood. Staff have not recommended restricting building height nor built form through 
the site-specific zoning, which will enable future flexibility in the development of the site. 
 
The PPS states that development standards to promote intensification are to be encouraged. The Official 
Plan establishes criteria for intensification and for rezoning lands within the Living Area 1 designation, 
including site suitability. In terms of the suitability of the site to accommodate the additional density and built 
form, the applicant’s concept plan demonstrates compliance with the majority of the development standards 
applicable to street townhouse dwellings.  The proposed lots meet the minimum lot area and dimensions 
required by the zoning by-law with the exception of minimum lot depth of 30 m. The proposed lots have 
depths of 25.8 m, 27.6 m and 29.4 m. The applicant’s site plan shows rear yard amenity areas for each yard 
that exceed the minimum 7.5 m rear yard required by the By-law. The minimum front and interior side yards 
required by the By-law can also accommodated by the applicant’s plan. The required 1 parking space per 
unit can be accommodated in each of the dwelling units garages. Planting strips abutting the R1-5 zoned lots 
to the north and south with a minimum width of 3 metres (which can be reduced to 1.8 m where an opaque 
fence is provided), can be accommodated by the proposed layout on the site plan. Staff recommends the site 
is suitable and can accommodate the three dwelling units as proposed and also recommends the exception 
for a 25 m lot depth. 
 
 

Conclusion: 
 
The Planning Division undertook a circulation of the application to ensure that all technical and planning 
matters have been satisfactorily addressed. 
 
The following are the principles of the proposed site specific zoning by-law:  
 

 To rezone the lands from R1-5 to R3(S) to permit the development of three street townhouse 
units. 
 

The development of the subject lands achieves a number of policy directives related to intensification and the 
provision of a range and mix of housing types. Staff has considered, amongst other matters, a full range of 
factors through a detailed review when forming the recommendation of approval for this application.   
Staff is satisfied that the application is consistent with the PPS and conforms to the Growth Plan and the 
Official Plan. Staff is of the opinion that the proposed zoning by-law amendment is appropriate based on the 
following: 
 

 The proposed street townhouse dwellings will contribute to the range and mix of housing available in 
the area.  

 The site is suitable for the proposed density and building form. 
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 The proposal has been evaluated in the context of the surrounding and future land uses and is 
considered appropriate. 

 Adequate parking, landscaping and amenity areas can be provided. 

 The impact on local streets will be minimal. 

 The sewer and water services are adequate for the site. 
 
 
Staff recommends approval of the application as described in the Resolution section on the basis that it is 
consistent with the Provincial Policy Statement, conforms to the Growth Plan for Northern Ontario, the 
Official Plan for the City of Greater Sudbury, has regard for matters of provincial interest and represents good 
planning.   
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zone R3 |unit |lotl |lot2 |lot3 Combined lot 1 unit
minimum lot area 150 m2 333.83 278.66 395.66 1008.15 m2
minimum lot frontage 6 m 10.92 9.82 10.71 31.45 m
minimum lot depth 30 m 25.85 27.63 29.46 25.85 m
minimum required front yard 6 m 6 6 6 6 m
minimum required rear yard 7.5 m 7.85 8.72 10.14 7.85 m
minimum required interior side yard 1.8 m 1.81 0 1.81 1.81 m
minimum required corner side yard 4.5 m n/a n/a n/a n/a
Buidling coverage 123.03 126.77 127.9 377.7 sqm
maximum lot coverage 50 % 36.85 45.49 32.33 37.46 %
minimum Landscaped Open Space 10 % 63.15 54.51 67.67 62.54 %
maximum height 11 m 10 10 10 10 m
parking 1 per unit 1 1 1 3
residential unit 1 1 1 1 3
planting strip 3 m 1.81 m

l^esque street-
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Photo 1.  Subject lands, 15 Levesque Street, facing west.  Photo taken November 24, 2023.  CGS File 751-

6/23-19.  

Photo 2.  Subject lands, 15 Levesque Street, showing accessory structures in the rear yard and the 

institutional building to the west, facing southwest.  Photo taken November 24, 2023.  CGS File 751-

6/23-19. 
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Photo 3.  Low density residential use to the north of the subject lands, facing west.  Photo taken 

November 24, 2023.  CGS File 751-6/23-19. 

Photo 4.  Low density residential use to the east of the subject lands, facing east.  Photo taken 

November 24, 2023.  CGS File 751-6/23-19. 
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3891 Hydro Road, Hanmer 

 

 

 

Report Summary 
 

This report provides a recommendation regarding an application for Official Plan Amendment in order to 
create two (2) additional lots in the Rural designation where three (3) lots have already been created from the 
parent parcel since the adoption date of the Official Plan.  
 
This report is presented by Eric Taylor, Senior Planner. 

 

Resolution 
 

THAT the City of Greater Sudbury denies the application by Nicole Doyon to amend the City of Greater 
Sudbury Official Plan in order to provide site-specific exceptions to the rural lot creation policies of Section 
5.2.2 on lands described as  PIN 73508-1381, Lot 11, Concession 1, Township of Capreol as outlined in the 
report entitled “3891 Hydro Road, Hanmer”, from the General Manager of Growth and Infrastructure, 
presented at the Planning Committee meeting on February 26, 2024. 
 

Relationship to the Strategic Plan, Health Impact Assessment and Community 
Energy & Emissions Plan (CEEP) 
 
The application to amend the Official Plan is an operational matter under the Planning Act to which the City is 
responding.  
 
The application is not consistent with the Community Energy & Emissions Plan (CEEP). The proposal to 
create unserviced estate lots located outside of the urban area undermines a key objective of the Plan to 
create compact, complete communities.  
 

Financial Implications 
 
There are no financial implications for this report, as staff recommends that the application be denied. 
 
 
 
 

Presented To: Planning Committee 

Meeting Date: February 26, 2024 

Type: Public Hearing 

Prepared by: Eric Taylor 

Planning Services 

Recommended by: General Manager of 
Growth and Infrastructure 

File Number: 701-7/23-01 
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Report Overview: 
 
An application for Official Plan Amendment (OPA) has been submitted for a rural parcel containing a 
dwelling and accessory structures located on the west side of Hydro Road near to the community of Hanmer. 
The lands are not serviced by water or sanitary sewers. 
 
The owners are proposing the severance of two (2) additional lots in the Rural designation, where three (3) 
lots have already been severed from the parent parcel since the date of the adoption of the Official Plan 
(June 14, 2006). Site-specific exceptions to the lot creation policies of the Section 5.2.2 are required.  
 
Planning Services cannot support the Official Plan amendment, as there is no demonstrated need to 
increase the supply of non-waterfront rural lots beyond what is achievable under current policies.    
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Staff Report 
 
Proposal: 
 
A site-specific application for an Official Plan amendment has been received as follows: 
 
To amend the city of Greater Sudbury Official Plan in order to provide site-specific exceptions to the lot 
creation policies of Section 5.2.2.  The draft OPA and Schedule A are attached.  
 
The application has been submitted in order to permit the severance of two (2) additional lots in the Rural 
designation, where three (3) lots have already been severed from the parent parcel sine the adoption date of 
the Official Plan. The amendment would therefore result in a total of five (5) lots severed from the parent 
parcel where a maximum of three (3) lots are permitted based on the effective date of June 14, 2006. 
 
The proposed lots would need to be developed on wells and septic systems. 
 
As required under Section 5.2.2 of the Official Plan, the owner provided a Planning Justification Report in 
support of the proposal (John Jackson – June 2023). 
 
Existing Land Use Designation:  
 
“Rural” 
 
Requested Land Use Designation:  
 
The owners are not seeking to redesignate the subject lands. Site-specific exceptions to the above noted 
policies are requested in order to create two (2) additional lots in the Rural designation, where three (3) lots 
have already been severed from the parent parcel since the date of the adoption of the Official Plan. 
 
The owners would also require a consent referral to allow the lot creation to proceed by way of consent, as 
historically there have been at least 3 severances from the parent parcel. 
 
Location and Site Description: 
 
The subject property is described as PIN 73508-1381, Lot 11, Concession 1, Township of Capreol, 3891 
Hydro Road, Sudbury. The subject lands are located on the west side of Hydro Road approximately 180 m 
south of Guenette Road. The lands to be rezoned have an area of approximately 6.2 ha square metres with 
approximately 293 m of frontage on Hydro Road. The lands are not serviced with municipal water and 
sanitary sewer. A dwelling and accessory structures are located on the property to be retained.  A 100 m2 

(1080 sq. ft.) steel framed structure bolted to cement blocks with a tarp covering is located on the most 
northerly lot to be severed. The structure has been built without the benefit of a building permit having been 
applied for or issued by the City. 
 
Surrounding Land Uses: 
 
Rural residential uses are located to the north, south and east. The CN Railway Line abuts the property to 
the west.  
 
North: rural residential lots  
 
East: rural residential lots 
  
South: rural residential lots 
 
West: CN Railway Line, rural lands beyond 
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The existing zoning & location map, indicates the location of the subject lands to be rezoned and the zoning 
in the immediate area. 
 
Site photos show the uses in this area.  
 

Related Applications: 

 

There have been three (3) previous consents from the original parent parcel. The consent file number and 

resulting Reference Plan and Part, current address for each are below: 

 

B123/2009 Parts 1 & 2, Plan 53R19183 (3695 Hydro Road) 

B124/2009 Parts 17 & 22 Plan 53R-19499 (vacant) 

B125/2009 Part 19 & 20 Plan 53R-19499 (3895 Hydro Road) 

 

Public Consultation: 

 
The statutory notice of the application was provided by newspaper September 23, 2023, along with a 
courtesy mail-out to surrounding property owners and tenants within 240 m of the property on September 13, 
2023. The statutory notice of the public hearing was provided by newspaper on February 3, 2024, and 
courtesy mail-out on February 1, 2024.  
 
The owner was advised of the City’s policy recommending that applicants consult with their neighbours, 
Ward Councillor and key stakeholders to inform area residents on the application prior to the public hearing. 
The application form included that the owner would be relying upon the notices provided by the City and the 
public meeting as the methods of consulting with the public. At the time of writing this report, no phone calls 
and no written submissions with respect to this application have been received by the Planning Services 
Division.   
 
Policy & Regulatory Framework: 
 

The property is subject to the following policy and regulatory framework: 
 

 2020 Provincial Policy Statement  

 2011 Growth Plan for Northern Ontario 

 Official Plan for the City of Greater Sudbury, 2006 

 Zoning By-law 2010-100Z 
 

 
Provincial Policy Statements and geographically specific Provincial Plans, along with municipal Official Plans, 
provide a policy framework for planning and development in the Province. This framework is implemented 
through a range of land use controls such as zoning by-laws, plans of subdivision and site plans. 
 
Provincial Policy Statement:  
 
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 Provincial Policy Statement (PPS). 
 
The subject lands are defined as rural lands under the PPS, meaning lands which are located outside 
settlement areas and prime agricultural areas. Growth and development may be directed to rural lands in 
accordance with Policy 1.1.5 as follows: 
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1.1.5.1 When directing development on rural lands, a planning authority shall apply the relevant 
policies of Section 1: Building Strong Healthy Communities, as well as the policies of Section 
2: Wise Use and Management of Resources and Section 3: Protecting Public Health and 
Safety. 

 
1.1.5.2 On rural lands locate in municipalities, permitted uses are: 
 

a) The management or use of resources; 
b) Resource-based recreational uses(including recreational dwellings); 
c) Residential development, including lot creation, that is locally appropriate; 
d) Agricultural uses, agriculture-related uses, on-farm diversified uses and normal farm 

practices, in accordance with provincial standards; 
e) Home occupations and home industries; 
f) Cemeteries; and, 
g) Other rural land uses. 

 
1.1.5.3  Recreational, tourism and other economic opportunities should be promoted. 
 
1.1.5.4 Development that is compatible with the rural landscape and can be sustained by rural service 

levels should be promoted. 
 
1.1.5.5 Development shall be appropriate to the infrastructure which is planned or available, and 

avoid the need for the unjustified and/or uneconomical expansion of this infrastructure. 
 
1.1.5.6 Opportunities should be retained to locate new or expanded land uses that require separation 

from other uses. 
 
1.1.5.7 Opportunities to support a diversified rural economy should be promoted by protecting 

agricultural and other resource-related uses ad directing non-related development to areas 
where it will minimize constraints on these uses. 

 
1.1.5.8 New land uses, including the creation of lots, and new or expanding livestock facilities, shall 

comply with the minimum distance separation formulae. 
 
As indicated above in Section 1.1.5.1, the relevant policies of Sections 1, 2 and 3 of the PPS shall also be 
applied. Most notably, Sections 1.1.1 and 1.1.3 address the importance of concentrating development within 
settlement areas and promoting efficient land use patterns for the long-term sustainability of the municipality, 
including intensification within fully serviced urban boundaries. 
 
1.1 Managing and Directing Land Use to Achieve Efficient and Resilient Development and Land Use 
Patterns 
 
1.1.1 Healthy, liveable and safe communities are sustained by: 

a)  promoting efficient development and land use patterns which sustain the financial well-being 
of the Province and municipalities over the long term; 

b)  accommodating an appropriate affordable and market-based range and mix of residential 
types (including single-detached, additional residential units, multi-unit housing, affordable 
housing and housing for older persons), employment (including industrial and commercial), 
institutional (including places of worship, cemeteries and long-term care homes), recreation, 
park and open space, and other uses to meet long-term needs; 

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

d)  avoiding development and land use patterns that would prevent the efficient expansion of 
settlement areas in those areas which are adjacent or close to settlement areas; 
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e)  promoting the integration of land use planning, growth management, transit-supportive 
development, intensification and infrastructure planning to achieve cost-effective development 
patterns, optimization of transit investments, and standards to minimize land consumption and 
servicing costs; 

 f)  improving accessibility for persons with disabilities and older persons by addressing land use 
barriers which restrict their full participation in society; 

g)  ensuring that necessary infrastructure and public service facilities are or will be available to 
meet current and projected needs;  

h)  promoting development and land use patterns that conserve biodiversity; and 
 i)  preparing for the regional and local impacts of a changing climate. 
 

1.1.3 Settlement Areas 
 
The vitality and regeneration of settlement areas is critical to the long-term economic prosperity of our 
communities. Development pressures and land use change will vary across Ontario. It is in the interest of all 
communities to use land and resources wisely, to promote efficient development patterns, protect resources, 
promote green spaces, ensure effective use of infrastructure and public service facilities and minimize 
unnecessary public expenditures. 
 
 1.1.3.1  Settlement areas shall be the focus of growth and development. 
 
1.1.3.2  Land use patterns within settlement areas shall be based on densities and a mix of land uses 

which:  
 a)  efficiently use land and resources; 
 b)  are appropriate for, and efficiently use, the infrastructure and public service facilities 

which are planned or available, and avoid the need for their unjustified and/or 
uneconomical expansion; 

 c) minimize negative impacts to air quality and climate change, and promote energy 
efficiency; 

 d)  prepare for the impacts of a changing climate; 
 e)  support active transportation; 
 f)  are transit-supportive, where transit is planned, exists or may be developed; and 
 g) are freight-supportive. 
 
Land use patterns within settlement areas shall also be based on a range of uses and 
opportunities for intensification and redevelopment in accordance with the criteria in policy 
1.1.3.3, where this can be accommodated. 
 

1.1.3.3  Planning authorities shall identify appropriate locations and promote opportunities for transit-
supportive development, accommodating a significant supply and range of housing options 
through intensification and redevelopment where this can be accommodated taking into 
account existing building stock or areas, including brownfield sites, and the availability of 
suitable existing or planned infrastructure and public service facilities required to 
accommodate projected needs. 

 
 1.1.3.4  Appropriate development standards should be promoted which facilitate intensification, 

redevelopment and compact form, while avoiding or mitigating risks to public health and 
safety. 

 
 1.1.3.5  Planning authorities shall establish and implement minimum targets for intensification and 

redevelopment within built-up areas, based on local conditions. However, where provincial 
targets are established through provincial plans, the provincial target shall represent the 
minimum target for affected areas.  
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1.1.3.6  New development taking place in designated growth areas should occur adjacent to the 
existing built-up area and should have a compact form, mix of uses and densities that allow 
for the efficient use of land, infrastructure and public service facilities.  

 
1.1.3.7  Planning authorities should establish and implement phasing policies to ensure: 

a)  that specified targets for intensification and redevelopment are achieved prior to, or 
concurrent with, new development within designated growth areas; and 

b)  the orderly progression of development within designated growth areas and the timely 
provision of the infrastructure and public service facilities required to meet current and 
projected needs. 

 
Growth Plan for Northern Ontario:  
 
Municipalities in the Province of Ontario are required under Section 3 of the Planning Act to ensure that 
decisions affecting planning matters conform with the Growth Plan for Northern Ontario (GPNO).  
 
The applicable land use policies are outlined under Chapter 4 of the GPNO, which places a general 
emphasis on residential intensification in urban areas including existing downtown areas, intensification 
corridors, brownfield sites and strategic core areas. 
 
Under Section 4.3.3, economic and service hubs shall maintain updated official plans and develop other 
supporting documents which include strategies for: 
 

 developing a diverse mix of land uses, an appropriate range of housing types, and high quality 
public spaces; and providing easy access to stores, services and recreational opportunities, 
and 

 encouraging a significant portion of future residential and employment to locate in existing 
downtown areas, intensification corridors, brownfield sites, and strategic core areas. 

 
Intensification corridors are defined as areas along major roads, arterials or transit corridors that have the 
potential to provide a focus for higher density mixed-use development.  Under the City’s Official Plan, 
strategic core areas are identified as the Downtown, the Town Centres, the Regional Centres and the major 
public institutions listed in Section 4.4. 
 
Official Plan for the City of Greater Sudbury: 
 
The City’s lot creation policies for the Rural designation are contained in Section 5.2.2 of the Official Plan 
which includes in part the following. 
 
1.  New lot creation for rural residential development is not permitted on those lands restricted by: 
 

a. the Mining/Mineral Reserve; 
  

b. the Aggregate Reserve;  
 

c. the Flood Plain; or  
 

d.   significant natural features and areas. 
 

2.  The City will monitor the supply and demand of rural lots with a goal of avoiding an oversupply of rural 
lots. The policy of this plan will be reviewed and revised if it has been demonstrated that the existing 
policies have not had the effect of aligning the supply of rural lots not on a waterbody or watercourse 
with projected need. For new rural lots not on a waterbody or watercourse, the following lot creation 
policies apply: 
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a. The severed parcel and the parcel remaining must have a minimum size of 2 hectares (5 
acres) and a minimum public road frontage of 90 metres (295 feet).  
 

b. Regardless of the size and frontage of the parent parcel, no more than three (3) new lots may 
be created from a single parent rural parcel *based on the date of the adoption of this Plan in 
existence as of June 14, 2006. 

 
3.  Where an official plan amendment is requested for lot creation in excess of the permitted three 

severed lots plus a retained, a planning report shall be submitted which demonstrates conformity with 
the Official Plan and consistency with the Provincial Policy Statement, and which demonstrates that: 

 
a. That the application will not exacerbate the existing supply of available vacant rural lots. 

 
 b.  That there is a need for the proposed new lot(s) in order to accommodate projected rural unit 

growth over the life of the plan.  
 
c.  Additional studies required by the Official Plan to address any negative cumulative impacts 

(e.g., servicing) may also be required. 
 

For any official plan amendment to permit additional rural lots not on a waterbody or 
watercourse, the severed and retained parcels must meet the minimum lot size referred to in 
Policy 2. 
 

B. Subdivision of land  
 
Under Section 19.4.1 concerning the subdivision of land, it is the policy of the Official Plan to: 
 

a. require that all proposals which have the effect of creating more than three new lots be 
processed as applications for a Plan of Subdivision, unless in The City’s opinion a Plan of 
Subdivision is not necessary for the proper development of the area; and,  
 

b.  require that proposals which would create less than four new lots to be considered as 
Applications for Consent to be dealt with by the Consent Official. 

 
Zoning By-law 2010-100Z: 
 
Zoning relief is not required for the proposed rural lots, which will retain “RU”, Rural zoning and comply with 
the minimum zone standards. 
 
Site Plan Control: 
 
Site plan control is not applied to rural residential uses. 
 
Department/Agency Review:  
 
Development Engineering advised that the lands are not serviced with municipal water or sanitary sewer. 
 
Roads, Transportation and Innovation, Active Transportation, Roads Operations and Drainage all advised 
that they had no concerns. 
 
Conservation Sudbury advised that the property contains man-made features such as ponds and canals and 
that development must be directed outside of these features and a permit may be required from 
Conservation Sudbury. 
 
Building Services has advised that there appears to be several man-made ponds on the property and that 
there are no records of a site alteration permit where one would be required. 
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For information purposes, Strategic and Environmental Planning has advised that the owners are solely 
responsible for ensuring that vegetation removal, site alteration, and development undertaken does not result 
in a contravention of the provincial Endangered Species Act and the federal Migratory Birds Convention Act. 
In addition, the southernmost portion of the parcel to be severed and part of the northernmost parcel to be 
retained are wetlands. These wetlands and the area within 30 metres of the wetlands are considered 
Category 2 Blanding’s Turtle habitat, a species protected by the Endangered Species Act. 
 

 
Planning Analysis: 
 
As outlined in this report there have been three previous consent applications submitted to the City in 2009 
from the parent parcel since the adoption of the Official Plan in 2006. 
 
With respect to the Official Plan, it is noted that the subject lands are not located with the mining/mineral 
reserve or aggregate reserve areas. Conservation Sudbury has indicated that permits may be required from 
them in the future. Strategic and Environmental Planning has noted that the wetland areas on the northerly 
retained lot and the most southerly lot to be severed are considered Category 2 Blandings Turtle habitat and 
the owners are responsible for ensuring that site alteration does not contravene the Endangered Species 
Act. 
 
The Planning Justification Report (PJR) submitted by the proponents responds to the policy of not 
exacerbating the supply of vacant rural lots by stating that, “this policy was struck long before the current 
demand for new homes and new lots” and that “the demand seems to far exceed the current supply.” The 
PJR also goes onto say that, “this understanding is based upon real estate trends, listing and the general 
population growth.  Planning Services Staff notes that the PJR does not include any analysis of the current 
supply or demand for vacant lots or real estate data to support their understanding. 
The northerly lot to be severed contains a trailer and a 100 m2 (1080 sq. ft.) building which has been 
constructed recently without the benefit of a building permit on the most northerly lot to be severed. In the 
event that Committee were to support the application, a condition should be imposed requiring that all 
buildings and structures including trailers be removed from the lands to be severed prior to the passing of the 
by-law adopting the Official Plan Amendment. 
 
2020 Provincial Policy Statement 
 
In the opinion of Staff, the proposal is not consistent with the Provincial Policy Statement: 
 

 The development is not consistent with the settlement area policies of Section 1.1.3 whereby 
settlement areas shall be the focus of growth and development.  

 
2011 Growth Plan for Northern Ontario 
 
Although the Growth Plan encourages diversification of the housing supply and identifies areas intended 
To be the focus of intensification, it is less specific on matters related to development on rural lands and 
settlement areas. However, the proposal does not provide easy access to stores services and recreational 
opportunities given the lack of active transportation in the immediate area. 
 
City of Greater Sudbury Official Plan 
 

 Planning Staff is satisfied that there is an adequate supply of potential lots under current Official Plan 
policies to satisfy demand for non-waterfront rural properties. A report to Planning Committee on 
November 2, 2013 indicated a 29 year supply of rural lots under the existing Official Plan policies. A 
report to Planning Committee on April 8, 2018 respecting Rural Consents, outlined that over the 
period from 2008 to 2016, an average of 48 rural lots were created per year through consent with only 
an average of 21 lots or 37 percent proceeding to build a dwelling unit on them. The 2018 Rural 
Consent report noted that the City’s supply was more than adequate to meet the anticipated demand 
under the severance framework in the Official Plan.  
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 The creation of addition rural estate lots on private services beyond that permitted by the current 
policies of the Official Plan, does not align with the policy objectives of creating complete, compact 
communities.  

 
 

Conclusion: 
 
Planning Services cannot support the proposed Official Plan Amendment and recommends that the 
application be denied. 
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Photo 1: 3891 Hydro Road, Hanmer 

View of dwelling on lands to be retained from Hydro Road 

File 701-7/23-01 Photography:  December 6, 2023 

Photo 2:  3891 Hydro Road, Hanmer 

View of northerly lot to be severed with existing accessory structure & trailer, from Hydro Road 

File 701-7/23-01 Photography:  December 6, 2023 
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Photo 3:  3891 Hydro Road, Hanmer 

View of southerly lot to be severed from Hydro Road  

File 701-7/23-01 Photography:  December 6, 2023 

Photo 4:  3891 Hydro Road, Hanmer 

View of 3820 Hydro Road, across the street from the northerly lot to be severed from Hydro 

Road 

File 701-7/23-01 Photography:  December 6, 2023 
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AMENDMENT NUMBER 126 

TO THE CITY OF GREATER SUDBURY OFFICIAL PLAN 

Components of 
the Amendment: 

Part A, the Preamble, does not constitute part of this Amendment. 

Part B, the Amendment, which consists of the following map entitled 
Schedule “A”, constitutes Amendment 126 to the City of Greater 
Sudbury Official Plan. 

PART A – THE PREAMBLE

Purpose of the 
Amendment: 

The proposed amendment is intended to provide for a site-specific 
exception under Section 5.2.2 of the City’s Official Plan in order to 
facilitate the creation of one new rural lot within the Rural land use 
designation having frontage on Hydro Road.

Location: PIN 73508-1381, Lot 11, Concession 1, Township of Capreol

Basis: The application for Official Plan Amendment (File # 701-7/23-1) has 
been submitted for consideration by the City’s Planning Committee 
and Council in order to provide for an exception from the rural lot 
creation policies within the Rural land use designation by facilitating 
the creation of two new rural lots whereas three rural lots have 
previously been created from the single parent parcel of land since 
June 14, 2006. 

PART B – THE AMENDMENT 

1) By adding to Part 21, Site Specific Policies the following: 

21.XX Notwithstanding anything to the contrary on those 
lands described as PIN 73508-1381, Lot 11, 
Concession 1, Township of Capreol, City of 
Greater Sudbury, the creation of two additional 
rural lots shall be permitted with both new lots 
having frontage on Hydro Road; and, 

2) Schedule 2c Site Specific Policies of the Official Plan for the 
City of Greater Sudbury is hereby amended by adding a site-
specific policy 21.XX on PIN 73508-1381, Lot 11, Concession 
1, Township of Capreol, City of Greater Sudbury as shown on 
Schedule “A” attached to this amendment.
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PLANNING REPORT IN SUPPORT OF A SITE-SPECIFIC OFFICIAL PLAN AMENDMENT 
 
PART OF LOT 11, CONCESSION 1 
 
GEOGRAPHIC TOWNSHIP OF CAPREOL 
 
3891 HYDRO ROAD, HANMER 
 
OWNER: Nicole Doyon 
 
June 20, 2023 
 
BACKGROUND/PURPOSE 
 
John Jackson Planner Inc. has been requested by D.S. Dorland O.L.S. (agent) to provide 
planning justification for a consent to create two new rural lots in the City of Greater Sudbury. 
 
Almost two years previously (September 22, 2021), a preconsultation meeting with City of 
Sudbury planning staff prepared a summary of items that needed to be completed. (see 
Appendix). 
 
The preconsultation understanding established the need for a site-specific official plan 
amendment because of a conflict with the city’s Rural policies. 
 
PROPERTY DESCRIPTION 
 
The subject lands are located at 3891 Hydro Road on the outskirts of the village of Hanmer. 
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The lands are described in Survey Plan 53R-19499 as Parts 18 and 21 subject to a 
hydro easement along the road. 
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The P.I.N. of the property is 73508-1381 (L.T.). 
 
The lands have 6.335 hectares with 293 metres of frontage on Hydro Road. 
 
The property is used for a dwelling, a number of outbuildings and man made ponds and 
canals on the west side adjacent to the rail line. The lands have had an extensive 
amount of site alterations and where there have been no disturbances, the lands are 
heavily forested. 
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PROPOSED CONSENT 
 
Ms. Doyon is proposing to create two new lots from the existing parcel. 

 
 
The proposed lots will have the following frontages and areas. 
 

 Lot Area (Ha) Lot Frontage (M) 

Retain 2.27 110 

Sever 1 2.025 93 

Sever 2 2.04 90 
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The history of the previous consent certainly on the subject property are illustrated on 
the P.I.N. mapping below. 
 

 
OFFICIAL PLAN 
 
The subject lands are designated Rural in Sudbury’s official plan. 
 

 
 
In general terms, the proposed consent easily complies with local policy, provincial 
policy and Planning Act provisions. The only policy violation is the number of consents 
that have been previously approved on the parent parcel of the subject parcel. It is the 
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opinion of the writer, that all other principles and objectives for the Rural area are 
achieved. 
 

“5.0 Rural Areas 
 

The intent of this designation is to accommodate a variety of land uses that are 
appropriate for a rural location, especially those that provide rural economic benefits 
that are balanced with protection of the natural environment and the agricultural 
resource base. Intensive development of these lands is not desired, as more suitable 
locations within Communities have been identified for urban growth. Rural Areas are 
shown on Schedules 1a, 1b and 1c, Land Use Map.” 
 

The proposed lot creation will maintain the current character of the rural area serving as 
a part of a rural hamlet outside the village of Hanmer. 

 
“5.1 OBJECTIVES 
 
It is the objective of the Rural Area policies to: 
 

a. provide an efficient and orderly pattern of land use in Rural Areas, reducing 
land use conflicts and requiring minimal municipal services; 

 
b. ensure that all development is adequately serviced and does not negatively 

impact the environment; 
 

c. encourage a strong rural economy with a range of rural uses and activities; 
 
d. recognize the importance of agriculture, silviculture and other rural land uses 

to the economy; and, 
 
e. preserve the cultural and historical attributes of rural areas. 
 
f. promote opportunities to support a diversified rural economy by protecting 

agricultural and other resource-related uses and directing non-related 
development to areas where it will minimize constraints on these uses. 

 

The proposed consents are in conformity with the Rural Objectives listed above. 
 

• The pattern of existing development is maintained; 

• The lots are large enough to accommodate private services; 

• There is a strong demand for new rural lots; 

• Construction of new rural homes will have a positive impact on the economy; 

• There will be no adverse impacts on the rural character; and 

• The historical lots in the neighbourhood have been an asset to the community. 
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“5.2 RURAL AREA DESIGNATION 
 
Rural Areas contain a variety of land uses, such as farms, woodlots and forests, small 
industry, and clusters of rural residential development. These areas also provide for 
outdoor recreation opportunities such as snowmobiling, skiing, hiking, canoeing, and 
other activities in natural areas. 
 
Policies 
 
1. The following uses are permitted within the Rural Areas designation: 

 
a. residential uses; 
 
b. agricultural uses, agriculture-related uses and on-farm diversified uses; 
 
c. conservation, open space and natural resource management activities; 
 
d. mineral exploration; 
 
e. rural industrial/commercial uses; 
 
f. resort and shoreline commercial uses; 
 
g. public uses including hydroelectric generation and associated facilities; 

and 
 

h. community hubs. 

 
New residential uses are permitted in this designation. 
 

“5.2.1 Rural Residential 
 
Residential uses in Rural Areas typically take the form of rural strip development along 
municipal roads, as well as permanent and seasonal waterfront residences located 
along the shorelines of non-urban waterbodies and watercourses. Although some linear 
residential development along municipal roads is partially serviced by municipal water, 
most households are not connected to municipal services. 
 
Policies 
 
1. Rural residential development compatible with the character of surrounding 

existing uses is permitted, provided no additional public services, including the 
extension of existing or creation of new partial services would be required. 

 
2. One single detached dwelling is permitted on any existing lot, provided that it 

fronts onto a public road that is maintained year-round. The lot must also have 
the capability to provide an individual on-site sewage disposal system and water 
supply with both quantity and quality suitable for domestic uses. 
 

The proposed consents are in accord with these policies. 
 

5.2.2 Rural and Waterfront Lot Creation 
 
Policies on lot creation in Rural Areas are required to mitigate the pressures inherent 
to unserviced development and the environmental impact of private septic systems. 
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Consistent with the objective to concentrate development within fully serviced 
Communities, limits on the location, size and number of lot severances in Rural Areas 
are established. 
 
Policies 
 
1. New lot creation for rural residential development is not permitted on those 

lands restricted by: 
 

a. the Mining/Mineral Reserve; 
b. the Aggregate Reserve; 
c. the Flood Plain; or 
d. significant natural features and areas. 
 

2. The City will monitor the supply and demand of rural lots with a 
goal of avoiding an oversupply of rural lots. The policy of this plan will be 
reviewed and revised if it has been demonstrated that the existing policies have 
not had the effect of aligning the supply of rural lots not on a waterbody or 
watercourse with projected need. For new rural lots not on a waterbody or 
watercourse, the following lot creation policies apply:*(2019 MMAH Mod #2a) 

 
a. The severed parcel and the parcel remaining must have a minimum size 

of 2 hectares (5 acres) and a minimum public road frontage of 90 metres 
(295 feet). 
 

b. Regardless of the size and frontage of the parent parcel, no more than 
three (3) new lots may be created from a single parent rural parcel  
in existence as of June 14, 2006*. (2019 MMAH Mod #2b) 

 
3. *Where an official plan amendment is requested for lot creation in excess of 

the permitted three severed lots plus a retained, a planning report shall be 
submitted which demonstrates conformity with the Official Plan and consistency 
with the Provincial Policy Statement, and which demonstrates that: 

 
a. That the application will not exacerbate the existing supply of available 

vacant rural lots. 
 
b. That there is a need for the proposed new lot(s) in order to accommodate 

projected rural unit growth over the life of the plan. 
 
c. Additional studies required by the Official Plan to address any negative 

cumulative impacts (e.g., servicing) may also be required. 
 

For any official plan amendment to permit additional rural lots not on a 
waterbody or watercourse, the severed and retained parcels must meet 
the minimum lot size referred to in Policy 2.* (2019 MMAH Mod #2c) 

 

As indicated in the discussion above, the proposed lots will satisfy the Rural Lot 
Creation policies aside from the limits of three lots from the parent parcel. (5.2.2.(2) (6)). 
 
In terms of “exacerbating” the supply of rural lots, this policy was struck long before the 
current demand for new homes and new lots. The demand seems to far exceed the 
current supply. 
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This understanding is based upon real estate trends, listings and the general population 
growth. 
 
As indicated in the policy, some variations are expected so long as a planning report is 
able to be filed with sufficient bases to support a site-specific amendment. 
 
GROWTH PLAN FOR NORTHERN ONTARIO 
 
The Growth Plan for Northern Ontario has been prepared under the Places to Grow Act, 
2005. 
 
The northern part of Ontario has been under steady decline for a number of decades 
and the basis for the Growth Plan is to reverse this decline. 
 
The purposes of the Growth Pan are set out a broad set of principles in an attempt to 
reverse the trend. 
 

a. To enable decisions about growth in ways that sustain a roust economy, build 
strong communities and promote a healthy environment and a culture of 
conservation; 
 

b. To promote a rationale and balanced approach to decisions about growth that 
builds on community priorities, strengths and opportunities and makes efficient 
use of infrastructure; 
 

c. To enable planning for growth in a manner that reflects a broad geographical 
perspective….; and 
 

d. To ensure that a long term vision and long term goals guide decision making 
about growth and provide for the coordination of growth policies among all levels 
of government. 

 
There are six themes that form the foundation for the Growth Plan. Some of these 
include: 
 

• Economy 

• People 

• Communities 

• Infrastructure 

• Environment 
 
Fundamentally, the Growth Plan for Northern Ontario is to support growth so long as 
there is no detrimental impacts on the environment or on community efficiencies. 
 
The Growth Plan is primarily focused to build a strong economy in a variety of ways. 
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Creating new rural residential property opportunities on private services on existing 
public roads where no further burden is anticipated on municipal services will have a 
small, but positive contribution to the economy. There will be construction opportunities, 
added housing stock and enhanced tax base. 
 
The Growth Plan directs that new development be sustainable and is achieved through 
sound environmental practises. 
 
Based on a preliminary vetting of the circumstances and conditions of the proposed 
consent, there would not appear to be any adverse impacts on any natural heritage 
features. 
 
Generally, the proposed consents that will occur on Hydro Road can be described as in-
fill in a hamlet area next to the village of Hanmer. The proposed consents conform to 
the Growth Plan of Northern Ontario. 
 
PROVINCIAL POLICY STATEMENT (P.P.S.) 
 
Municipal approval authorities are required to make decisions that are consistent with 
Provincial Policy Statements (P.P.S.). The P.P.S. provide a series of policies that are 
prescribed to ensure that land use planning decisions are in accord with matters of 
provincial interest. 
 
The P.P.S. are to be considered in their entirety and only those policies that are 
considered relevant are to be applied to any given situation. 
 
The subject lands are considered as Rural Areas, Section 1.1.4. 
 

 1.1.4 Rural Areas in Municipalities  
 
Rural areas are important to the economic success of the Province and our quality of 
life. Rural areas are a system of lands that may include rural settlement areas, rural 
lands, prime agricultural areas, natural heritage features and areas, and other resource 
areas. Rural areas and urban areas are interdependent in terms of markets, resources 
and amenities. It is important to leverage rural assets and amenities and protect the 
environment as a foundation for a sustainable economy.  

 
Ontario’s rural areas have diverse population levels, natural resources, geographies 
and physical characteristics, and economies. Across rural Ontario, local 
circumstances vary by region. For example, northern Ontario’s natural environment 
and vast geography offer different opportunities than the predominately agricultural 
areas of southern regions of the Province. 

 
1.1.4.1 Healthy, integrated and viable rural areas should be supported by: 
 

a) building upon rural character, and leveraging rural amenities and assets; 
 
c) accommodating an appropriate range and mix of housing in rural 

settlement areas; 
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d) encouraging the conservation and redevelopment of existing rural 
housing stock on rural lands;  

 
e) using rural infrastructure and public service facilities efficiently;   
 
f) promoting diversification of the economic base and employment 

opportunities through goods and services, including value-added 
products and the sustainable management or use of resources; 

 
1.1.4.2 In rural areas, rural settlement areas shall be the focus of growth and 

development and their vitality and regeneration shall be promoted. 
 
1.1.4.3 When directing development in rural settlement areas in accordance with 

policy 1.1.3, planning authorities shall give consideration to rural 
characteristics, the scale of development and the provision of appropriate 
service levels. 

 
1.1.4.4 Growth and development may be directed to rural lands in accordance with 

policy 1.1.5, including where a municipality does not have a settlement 
area. 

 

The proposed consent will result in new development that is consistent with these 
general Rural Area Policies. 
 
The new lots will build upon the existing rural character, make efficient use of existing 
roads and utilities, add housing opportunities and add to the local economy. The new 
lots will complement existing rural uses. 
 
The proposed new rural lots are consistent with servicing, housing and economic 
prosperity policies. 
 
There are no known natural heritage features on the subject lands (section 2.0 of the 
P.P.S.). 
 
There are no significant wetlands. There are a number of man made ponds on the 
subject lands however, these disturbances are not believed to impact the proposed 
transaction. 
 
The extent of the site alterations that have occurred historically would not contribute to 
any natural heritage features or associated concerns. 
 
Any potential threatened or endangered species concerns would be dealt with at the 
time of construction. 
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ZONING BY-LAW 
 
The subject lands are zoned Rural (RU). 
 

 
 
The proposed lots will all meet the minimum standards of 90 metres frontage and 2.0 
hectares. 
 
There are no Minimum Distance Separation concerns. 
 
The development of future homes are likely to focus on the Hydro Road side of the lots 
negating any concerns over noise and vibration from the rail line. 
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SECTION 51 (24) OF THE PLANNING ACT 
 
When considering a consent, the approval authority shall have regard to the following 
criteria. 
 

a)  Matters of Provincial Interest. 
 

The consent must have regard to any relevant matters of provincial interest 
pursuant to Section 2. These include: 

 

• Protection of natural features; 

• Conservation of natural resources; 

• Conservation of archeological resources; 

• Water conservation; 

• Efficient use of services; 

• Waste management; 

• Safety and health considerations; 

• Protection of the economy; 

• Housing; 

• Employment; 

• Growth. 
 
The proposed consent has no conflict with any matters of provincial interest. 
 
b) Whether the consent is premature or in the public interest. 
 

Prematurity is based upon the absence of needed municipal services. No 
extension of any municipal services are required. Public interest relates to the 
need for new rural lots. There is a strong demand for new lots throughout the 
city. 

 
c) Does the consent conform to the official plan and adjacent plans of subdivision? 
 

The previous discussion has indicated conformity with the official plan apart 
from the limit of 3 lots from a parent parcel. In the opinion of the writer, this 
policy criteria is not particularly important especially when the availability of a 
variance to this criteria is permitted subject to a planning report. 

 
It is also recognized that this consent will create new lots similar to nearby lots 
and has an infilling nature. 

 
d)  Suitability of the land 
 

There are no constraints to the development of the proposed lots. The lots are 
large in area and are typical for the area with private wells and septics. 

e) Adequacy of Roadways 
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Hydro Road is a public street and with 90 metres of frontage for the lots, there 
are no traffic issues on good site lines. 

 
f)  Dimension and Shape of the Lots 
 

The lots each have a typical regular rectangle shape. There are no lot 
configuration issues. 

 
g)  Restrictions 
 

The lots will be regulated by the requirements of the zoning By-Law. None of 
these restrictions will be problematic. 

 
h)  Conservation and Flood Control 
 

There are no conservation issues. 
 
i)  Adequacy of Municipal services 
 

There will be no needed additional municipal services. 
 

The proposed consent will comply with the criteria set out in section 51(24) of the 
Planning Act. 
 
PRECONSULTATION SUMMARY 
 

Planning Report Enclosed 

Public Consultation Council, planning committee members and neighbours consulted 

Concept Plan Enclosed 

Survey Draft included 

Conservation Consultation To be done. Permit may be required 

Building Services To follow. Private services 

Drainage No concerns 

Environmental Impacts No concerns 

Fire Department No concerns 

Traffic No concerns 

 
The proposed consent has been reviewed by all relevant departments and agencies. 
The only outstanding matter is the planning report as prescribed by the official plan. 
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PLANNING ANALYSIS 
 

1. The proposed consent for the creation of two new rural lots at 3891 Hydro Road by 
Nicole Doyon is in conformity with the Sudbury official plan. 
 

2. The Sudbury official plan contemplates new rural lots beyond the limit of three 
provided a planning justification report is prepared. 
 

3. The proposed consent creates new lots that meet the performance standards set 
out in the official plan. 
 

4. The proposed consent is in conformity with the Growth Plan for Northern Ontario. 
 

5. The proposed consent is consistent with the Provincial Policy Statement. 
 

6. The proposed lots will conform to the Rural Zoning requirements. 
 

7. The proposed consent meets the criteria set out in Section 51 (24) of the Planning 
Act. 
 

8. There is a strong demand for all types of lots in Sudbury including new rural lots. 
 

9. There are no constraints to the development of the three lots on the subject lands. 
 

10. The preconsultation for the application demonstrated that there are no fatal issues 
with the application. 
 

11. There are a number of instances where the city has approved new rural lots beyond 
the 3 lot limit prescribed in the official plan. 
 

12. The subject transaction reflects infilling similar to other lots in the vicinity. 
 

13. The applicant has canvassed neighbours and representatives from the planning 
committee and council that have indicated support for the application. 

 
RECOMMENDATION 
 
That the council of the City of Sudbury deem the site specific official plan amendment complete 
and process it to the next available planning committee meeting. 
 
Respectfully submitted, 

 

 
 

John Jackson, M.C.I.P., R.P.P. 

JJ;jc  
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250 Billiard’s Way, Sudbury 

 

 

 

Report Summary 
 

This report provides a recommendation regarding an application to amend the “H40” – Holding Zone to 
permit an additional 19 units prior to construction of a public road connection to Maurice Street or Tuscany 
Trail, to enable the development of 20 row dwelling units.  
 
This report is presented by Wendy Kaufman, Senior Planner. 
 
- Letter(s) of concern from concerned citizen(s). 

 

Resolution 
 
THAT the City of Greater Sudbury approves the application by Dalron Construction Limited to amend Zoning 
By-law 2010-100Z by amending the “H40” – Holding Zone to permit an additional 19 units prior to 
construction of a public road connection to Maurice Street or Tuscany Trail, on lands described as PIN 
73478-1214, 53R-20418, Parts 8, 9 & 11-13, Lot 4, Concession 5, Township of Broder, as outlined in the 
report entitled “250 Billiard’s Way, Sudbury”, from the General Manager of Growth and Infrastructure, 
presented at the Planning Committee meeting on February 26, 2024. 
 

Relationship to the Strategic Plan, Health Impact Assessment and Community 
Energy & Emissions Plan (CEEP) 
 
The application to amend the Zoning By-law is an operational matter under the Planning Act to which the City 
is responding. The application contributes to the 2019-2027 City of Greater Sudbury Strategic Plan goals 
related to housing by adding to the range and mix of housing available in this area. The application aligns 
with the Community Energy and Emissions Plan by supporting the strategy of creating compact, complete 
communities. 
 

Financial Implications 
 
If approved, staff estimates approximately $78,000 in taxation revenue, based on the assumption of 
additional 19 row dwelling units based on an estimated assessed value of $275,000 at the 2023 property tax 
rates. 

Presented To: Planning Committee 

Meeting Date: February 26, 2024 

Type: Public Hearing 

Prepared by: Wendy Kaufman 

Planning Services 

Recommended by: General Manager of 
Growth and Infrastructure 

File Number: 751-6/23-18 
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If there is additional taxation revenue, it will only occur in the supplemental tax year.  Any taxation revenue 
generated from new development is part of the supplemental taxation in its first year.   
 
Therefore, the City does not receive additional taxation revenue in future years from new development, as 
the tax levy amount to be collected as determined from the budget process, is spread out over all properties 
within the City.  
 
The amount of development charges will be based on final review of the property by the Building Services 
department, as well as eligibility of reductions through Bill 23. 
 

Report Overview: 
 
An application for zoning by-law amendment has been submitted to enable the development of 20 row 
dwelling units. The subject land is designated as Living Area 1 in the Official Plan and zoned “H40R3-1(23)”, 
Medium Density Residential Special – Holding, “H40R3-1”, Medium Density Residential – Holding, and “P”, 
Park. 
 
Staff recommends approval of the application as described in the Resolution section on the basis that it is 
consistent with the Provincial Policy Statement, conforms to the Growth Plan for Northern Ontario, the 
Official Plan for the City of Greater Sudbury, has regard for matters of provincial interest and represents good 
planning. 
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Staff Report 
 
Proposal: 
 
The application proposes to amend By-law 2010-100Z being the Zoning By-law for the City of Greater 
Sudbury to permit an additional 19 units prior to construction of a public road connection to Maurice Street or 
Tuscany Trail, to enable the development of 20 row dwelling units. 
 
The application would enable 20 row dwelling units to be added to the existing Billiard’s Green development 
known municipally as 250 Billiard’s Way, for a total of 64 row dwelling units. A total of 74 units would be 
permitted in the entire area affected by the H40 Holding Zone where 55 are currently permitted, since there 
are 10 existing privately-owned semi-detached dwellings located in this area. 
 
The applicant’s concept plan illustrates the existing Billiard’s Green development, and the 20 additional row 
dwelling units labelled 45-64. A large stormwater retention pond is shown to the east, and a wetland is 
labelled to the south with a 12 m offset shown. The application also included a copy of survey plan 53R-
20418.   
 
The subject lands are also subject to a conditionally-approved plan of subdivision (CGS File 780-6/12002).  A 
portion of these land, being the lands shown for additional development as well as the existing stormwater 
management, are proposed to be added to the existing Billiard’s Green development through a consent for 
lot addition. The applicant has not, at this time, provided a revised development concept for the remaining 
lands within the conditionally-approved plan of subdivision. 
 
The lands zoned “P” are currently part of the subject lands, and are intended to be transferred to the City for 
park purposes. 
 
Existing Zoning: “H40R3-1(23), Medium Density Residential Special – Holding, “H40R3-1”, Medium Density 
Residential – Holding, and “P”, Park 
 
The R3-1(23) zone permits duplex, single detached, and semi-detached dwellings, along with accessory 
uses and uses permitted in all zones under Section 4.40 of the Zoning By-law. The R3-1 zone additionally 
permits a full range of medium density residential and accessory uses including multiple and row dwellings.  
 

The “H40” Holding Zone applies to Parts 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11 and 12 Plan 53R-20418, Lot 4, 
Concession 5, Township of Border, and lands zoned H40R2-2, H40R3-1, and H40R3-1(23). 
 

Requested Zoning: A zoning by-law amendment is requested to amend the “H40” – Holding Zone to permit 
an additional 19 units prior to construction of a public road connection to Maurice Street or Tuscany Trail. 
 
Location and Site Description: 
 
The subject property is described as PIN 73478-1214, 53R-20418, Parts 8, 9 & 11-13, Lot 4, Concession 5, 
Township of Broder, which comprise the undeveloped lands in this area and are approximately 4.8 ha in size. 
The subject lands are located south of the existing Billiard’s Green development known municipally as 250 
Billiard’s Way south of Algonquin Road and north of Highway 17. The lands are currently vacant with the 
exception of the stormwater management pond. The lands are to be accessed and serviced through the 
existing Billiard’s Green development. The closest transit stop is located on Algonquin Road  approximately 
470 m to the north. The lands subject to the H40 Holding Zone to be rezoned have an area of approximately 
7.9 ha in size.   
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Surrounding Land Uses: 
 
The area surrounding the site includes residential and institutional uses.  
 
North: medium density residential use known as the Billiard’s Green development  
 
South:            vacant lands, Highway 17 
 
East: running track or vacant lands zoned ‘I’, Institutional and associated with either St. Benedict 

Catholic Secondary School or Holy Cross Catholic Elementary School  
  
West: vacant lands zoned for low density residential use 
 
The existing zoning & location map, indicates the location of the subject lands to be rezoned and the zoning 
in the immediate area. 
 
Site photos show the uses in this area.  
 

Public Consultation: 

 
The statutory notice of the application was provided by newspaper along with a courtesy mail-out to 
surrounding property owners and tenants within 122 m of the property on December 19, 2023. The statutory 
notice of the public hearing was provided by newspaper on February 3, 2024, and courtesy mail-out on 
February 1, 2024. The applicant was advised of the City’s policy recommending that applicants consult with 
their neighbours, ward councillor and key stakeholders to inform area residents on the application prior to the 
public hearing. At the time of writing this report, staff had received one question from the public pertaining to 
the location of access for the new units. 
 
Policy & Regulatory Framework: 
 

The property is subject to the following policy and regulatory framework: 
 

 2020 Provincial Policy Statement  

 2011 Growth Plan for Northern Ontario 

 Official Plan for the City of Greater Sudbury, 2006 

 Zoning By-law 2010-100Z 
 

Provincial Policy Statements and geographically specific Provincial Plans, along with municipal Official Plans, 
provide a policy framework for planning and development in the Province. This framework is implemented 
through a range of land use controls such as zoning by-laws, plans of subdivision and site plans. 
 
Provincial Policy Statement:  
 
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 Provincial Policy Statement (PPS). 
 
Several sections of the PPS are relevant to the application.  
 
Policy 1.1.3.1 identifies that settlement areas are to be the focus of growth and their vitality and regeneration 
is to be promoted, and policy 1.1.3.2 requires densities which efficiently use land, resources and 
infrastructure and avoid the need for their unjustified and/or uneconomical expansion. Development in this 
manner is intended to minimize impacts to air quality and climate change and promote energy efficiency, 
while supporting the use of active transportation and public transit.  
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Section 1.4.1 requires municipalities to provide an appropriate range and mix of housing types and densities 
to meet the needs of current and future residents. Forms of housing which meet social, health and well-being 
needs are to be encouraged. 
 
Growth Plan for Northern Ontario:  
 
Municipalities in the Province of Ontario are required under Section 3 of the Planning Act to ensure that 
decisions affecting planning matters conform with the Growth Plan for Northern Ontario. Staff is satisfied that 
the application conforms to the Growth Plan. 
 
Official Plan for the City of Greater Sudbury: 
 
The subject property is designated as Living Area 1 in the City of Greater Sudbury Official Plan. 
 
Section 2.3 of the Official Plan regarding reinforcement of the urban structure states that growth must 
continue to be directed to capitalize on existing investments, make the most efficient use of existing 
infrastructure and public service facilities, protect our rural and agricultural assets and preserve our natural 
features and areas. Reinforcing the urban structure also creates a more energy efficient land use pattern and 
supports climate change mitigation. Section 2.3.2 directs that settlement area land use patterns will be based 
on densities and land uses that make the most efficient use of land, resources, infrastructure and public 
service facilities, minimize negative impacts on air quality and climate change, promote energy efficiency and 
support public transit, active transportation and the efficient movement of goods. 
 
Section 17 identifies a key housing goal is to maintain a balanced mix of ownership and rental housing, and 
to encourage a greater mix of housing types and tenure, including encouraging the production of smaller 
(one and two bedroom) units to accommodate the growing number of smaller households. The Official Plan 
is intended to provide direction as to how housing needs and issues can be addressed in concert with the 
CGS Housing and Homelessness Plan. 
 
Zoning By-law 2010-100Z: 
 
A zoning by-law amendment is requested to amend the “H40” – Holding Zone to permit an additional 19 units 
prior to construction of a public road connection to Maurice Street or Tuscany Trail. No changes to the 
underlying zones are being requested. 
 
The development standards for the R3-1 zone require a maximum height of 11 m for a row dwelling.  The 
minimum required front yard is 6.0 m, rear yard is 7.5 m and interior side yard is 1.8 m (two-storey) for a row 
dwelling. A minimum privacy yard depth of 7.5 m shall be provided abutting the full length of at least one 
exterior wall of each row dwelling unit. The maximum lot coverage is 40%. The general provisions of the 
zoning by-law require a minimum of 30% of the lot area to be maintained as landscaped open space. Parking 
provisions for the proposed row dwelling units require 1.5 spaces per unit.  
 
Site Plan Control: 
 
A Site Plan Control Application has been submitted for the proposed development. 
 
Previous Application 
 

The subject lands were part of previous Rezoning & Plan of Subdivision Applications 751-6/12-04 & 780-
6/12002, were approved to enable the development of a total of 154 residential units consisting of 32 semi-
detached dwellings and 122 row dwellings. At that time, staff recommended that a maximum of 55 dwelling 
units be permitted prior to a secondary access being constructed. Based on this condition, roads did not 
request a Traffic Impact Study.  
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Department/Agency Review:  
 

The application has been circulated to all appropriate agencies and City divisions. Responses received have 
been used to assist in evaluating the application and to formulate appropriate zoning by-law standards. 
Comments have been addressed to the satisfaction of reviewing department and agencies. 
 
Transit Services advises they have no comments on this application. 
 
Building Services has no concerns with this application, and advises the applicant that they reserve further 
comment until the time of Site Plan Agreement, Building Permit Application and Plans Examination when 
additional detailed information is available. 
 
Conservation Sudbury has no objection to the above listed rezoning. The subject parcel is located adjacent 
to identified wetlands associated with the Algonquin watershed. Conservation Sudbury is providing 
comments with regards to the development through the Site Plan Control Agreement process. 
 
Strategic & Environmental Planning Initiatives advises that this application involves development that does 
not pose an elevated risk to species protected by the Endangered Species Act or to their habitat. The 
proposed development is anticipated to either have only minor negative effects on the overall natural 
environment or to have potential negative effects that are adequately mitigated as indicated on the relevant 
site plans and sketches. As such, specific environmental studies are not required beyond those that may 
have been requested previously.  The owners are solely responsible for ensuring that vegetation removal, 
site alteration, and development undertaken on the subject lands do not result in a contravention of the 
provincial Endangered Species Act and the federal Migratory Birds Convention Act. 
 
Infrastructure Capital Planning Services has no concerns with the proposed amendment to the holding zone 
to allow the additional units to be built prior to the construction of the future road connection. 
 
Development Engineering has no concerns with the proposal provided the development proceeds through 
the Site Plan Control Agreement process, and advises that sewer and water capacity have been confirmed. 

 
Planning Analysis: 
 
Planning staff circulated the development application to internal departments and external agencies. The 
PPS (2020), the Growth Plan (2011), and Greater Sudbury Official Plan, and other relevant policies and 
supporting guidelines were reviewed in their entirety. The following section provides a planning analysis of 
the application in respect of the applicable policies, including issues raised through agency circulation. 
 
The application would enable 20 row dwelling units to be added to the existing Billiard’s Green development 
known municipally as 250 Billiard’s Way, for a total of 64 row dwelling units. A total of 74 units would be 
permitted in the entire area affected by the H40 Holding Zone where 55 are currently permitted, since there 
are 10 existing privately-owned semi-detached dwellings located in this area. No changes to the underlying 
zones are being requested. 
 
Staff acknowledges that the principle for development of these lands has previously been established 
through approval of site-specific rezoning application (CGS File 751-6/12-04).  At that time, staff 
recommended that a maximum of 55 dwelling units be permitted prior to a secondary access being 
constructed to the west.  Based on this condition, roads did not request a Traffic Impact Study. The roads to 
the west where the connection would have been provided (to Maurice Street or Tuscany Trail) remain 
undeveloped. Infrastructure Capital Planning Services has indicated they have no concerns with the 
proposed amendment to the holding zone to allow the additional units to be built prior to the construction of 
the future road connection.  Staff recommend that the road connection is not required prior to the 
construction of the proposed additional units.  
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Development of additional row dwellings in this area continues to be consistent with and conform to the PPS 
and Official Plan policies that are established to direct development to fully serviced settlement areas, and to 
enable densities that make the most efficient use of land, resources, infrastructure and public service 
facilities, minimize negative impacts on air quality and climate change, promote energy efficiency and 
support public transit, active transportation and the efficient movement of goods. The Official Plan 
encourages all forms of intensification and approval of this application will help to achieve the City’s 20% 
intensification target. 
 
Additional row dwellings in this area also continues to align with PPS and the Official Plan policies that 
encourage municipalities to provide a range and mix of housing types and densities. The proposal represents 
an opportunity to provide additional rental units, and staff recommends that this proposal is consistent with 
and conforms to these policies. Further, this proposal supports the City’s Municipal Housing Pledge to 
achieve the target of 3800 new homes constructed by 2031.  The City’s Housing Supply and Demand 
Analysis (N. Barry Lyon Consultants Ltd., 2023) identified the most significant housing gaps are observed in 
the rental market. There is an immediate need for 470 additional rental units to achieve a vacancy rate of 
5%, and an average of 66 additional rental units per year for the next 30 years to meet anticipated demand.  
The City’s Populations Projections Report (Hemson, 2023) forecasts that over the next 30 years, over 10% of 
all housing unit growth will be in the form of row housing. This is a significant shift; in the last 15 years row 
housing growth accounted for less than 5% of all new units. 
 
Staff is not concerned with the availability of infrastructure, services, and amenities in this area, and staff 
continues to recommend the subject property is an appropriate location for the proposed development. 
 
Further to comments from Development Engineering regarding the need for a site plan control agreement, an 
application for site plan control is required prior to development of the lands, and the review of the applicant’s 
third submission is currently underway. The site plan cannot be approved until the related consent for lot 
addition is approved to consolidate the subject lands with the abutting lands known as Billiard’s Green at 250 
Billiards Way. Matters related to site design, such as stormwater management and site servicing, will be 
addressed through this process. 
 

Conclusion: 
 
The Planning Division undertook a circulation of the application to ensure that all technical and planning 
matters have been satisfactorily addressed. 
 
The following are the principles of the proposed site specific zoning by-law:  
 

 To amend the “H40” – Holding Zone to permit an additional 19 units prior to construction of a 
public road connection to Maurice Street or Tuscany Trail 

 
The development of the subject lands achieves a number of policy directives related to intensification and the 
provision of a range and mix of housing types. Staff has considered, amongst other matters, a full range of 
factors through a detailed review when forming the recommendation of approval for this application.   
 
Staff is satisfied that the application is consistent with the PPS and conforms to the Growth Plan and the 
Official Plan. Staff is of the opinion that the proposed zoning by-law amendment is appropriate based on the 
following: 
 

 The proposed street townhouse dwellings will contribute to the range and mix of housing available in 
the area.  

 The site is suitable for the proposed development. 

 Adequate parking, landscaping and amenity areas can be provided. 

 The impact on local streets will be minimal. 

 The sewer and water services are adequate for the site. 
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Staff recommends approval of the application as described in the Resolution section on the basis that it is 
consistent with the Provincial Policy Statement, conforms to the Growth Plan for Northern Ontario, the 
Official Plan for the City of Greater Sudbury, has regard for matters of provincial interest and represents good 
planning.   
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Photo 1.  Subject lands, south of 250 Billiard’s Way, facing south, with the stormwater pond on the left 

and Highway 17 in the distance.  Photo taken January 22 , 2024.  CGS File 751-6/23-18. 

Photo 2.  Subject lands, south of 250 Billiard’s Way, facing south, showing unit #45 and #44 in the 

foreground (labelled as #44 and #43 on the concept plan).  Photo taken January 22 , 2024.  CGS File 751-

6/23-18.
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Photo 3.  Subject lands, south of 250 Billiard’s Way, facing south, showing unit #36 in the foreground 

(labelled as #33 on the concept plan).  Photo taken January 22 , 2024.  CGS File 751-6/23-18.  

Photo 2.  Subject lands, south of 250 Billiard’s Way, facing southeast, showing the rear of unit #45 and 

#44 in the foreground (labelled as #44 and 43 on the concept plan).  Photo taken January 22 , 2024.  CGS 

File 751-6/23-18. 
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You don't often get email from . Learn why this is important

Brittany Olivier --------------------------------- ’ RECEIVED
From:
Sent:
To:

Monday, December 25, 2023 11:14 AM 03 21)24
Alex Singbush

Subject: Files:# 751-6/23-18 PLANNING SERVICES

Good morning

I would like to know where the access to these additional dwelling units will be provided “prior to construction 
of a public road connection to Maurice Street or Tuscany Trail”.
Will it be by an extension of Billiards Way past the residences numbered 273 and 269 I

Thank you.

250 Billiards Way Unit 10
Sudbury ON
Canada P3E 0E9

1
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Silver Hills Subdivision, Sudbury 
Extension of Draft Plan Approval 

 

 

 

Report Summary 
 

This report provides a recommendation regarding an application for an extension to the draft plan of 
subdivision approval for the subject lands (File #780-6/11004) for a period of three years until March 27, 
2027. 

 

Resolution 
 

THAT the City of Greater Sudbury’s delegated official be directed to amend the conditions of draft approval 
for a plan of subdivision on those lands described as PIN 73580-0576, Lot 1, Concession 4, Township of 
McKim, as outlined in the report entitled “Silver Hills Subdivision, Sudbury Extension of Draft Plan Approval”, 
from the General Manager of Growth and Infrastructure, presented at the Planning Committee meeting on 
February 26, 2024 as follows: 

 
1. Amending Condition 9 to: 

“That this draft approval shall lapse on March 27, 2027”. 

2. Deleting Condition 22 and replacing it with: 

“A stormwater management report and associated plans must be submitted by the Owner’s 
Consulting Engineer for approval by the City. The report must address the following requirements: 

a) The underground storm sewer system within the plan of subdivision must be designed to 
accommodate and/or convey the minor storm flow, that is, the rainfall runoff resulting from the 
subject site and any external tributary areas using the City’s 2-year design storm. The 
permissible minor storm discharge from the subject development must be limited to the 
existing pre-development site runoff resulting from a 2-year design storm. Any resulting post 
development runoff in excess of this permissible discharge rate must be controlled and 
detained within the plan of subdivision; 

b) b) The underground storm sewer system within future Silver Hills Drive right-of-way, within the 
plan of subdivision must be designed to accommodate and/or convey the minor storm flow, 
that is, the rainfall runoff resulting from the subject site and any external tributary areas using 
the City’s 5 year design storm; 

 

Presented To: Planning Committee 

Meeting Date: February 26, 2024 

Type: Routine Management 
Reports 

Prepared by: Bailey Chabot 

Planning Services 

Recommended by: General Manager of 
Growth and Infrastructure 

File Number: 780-6/11004 
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c) The overland flow system within the plan of subdivision must be designed to accommodate 
and/or convey the major storm flow, that is, the rainfall runoff resulting from the subject site 
and any external tributary areas using the City’s 100 year design storm or Regional storm 
event, whichever is greater, without causing damage to proposed and adjacent public and 
private properties. The permissible major storm discharge from the subject development must 
be limited to the existing pre-development runoff resulting from a 100 year design storm or 
Regional storm event, whichever is greater; 

d) A hierarchical approach to stormwater management must be followed as described by the 
Ministry of the Environment, Conservation and Parks and as amended by City of Greater 
Sudbury most recent Stormwater Management Guide and Engineering Design Standards; 

e) “Enhanced” level must be used for the design of stormwater quality controls as defined by the 
Ministry of the Environment, Conservation and Parks; 

f) Stormwater management must further follow the recommendations of the Ramsey Lake 
Subwatershed Study; 

g) The drainage catchment boundary including external tributary catchments and their respective 
area must be clearly indicated with any stormwater management plan; 

h) The final grading of the lands shall be such that the surface water originating on or tributary to 
the said lands, including roof water from buildings and surface water from paved areas, will be 
discharged in a manner satisfactory to the General Manager of Growth and Infrastructure; 

i) Minor storm drainage from the plan of subdivision shall not be drained overland onto adjacent 
properties; and, 

Existing drainage patterns on adjacent properties shall not be altered unless explicit permission is 
granted. The owner shall be responsible for the design and construction of any required 
stormwater management works to the satisfaction of the General Manager of Growth and 
Infrastructure as part of the servicing plans for the subdivision and the owner shall dedicate the 
lands for stormwater management works as a condition of this development.” 

 

Relationship to the Strategic Plan, Health Impact Assessment and Community 
Energy & Emissions Plan (CEEP) 
 
The application to extend this draft plan of subdivision approval is an operational matter under the Planning 
Act to which the City is responding. The application contributes to the 2019-2027 City of Greater Sudbury 
Strategic Plan goals related to housing by adding to the housing available in this area. The application aligns 
with the Community Energy and Emissions Plan (CEEP) by supporting the strategy of compact, complete 
communities. 
 

Financial Implications 
 
If approved, staff are unable to estimate taxation revenue as type of dwelling units and/or type of 
developments are not available at this time.  
 
Any additional taxation revenue will only occur in the supplemental tax year.  Any taxation revenue generated 
from new development is part of the supplemental taxation in its first year.  Therefore, the City does not 
receive additional taxation revenue in future years from new development, as the tax levy amount to be 
collected as determined from the budget process, is spread out over all properties within the City.  
 
The amount of development charges will be based on final review of the property by the Building Services 
department, as well as eligibility of reductions through Bill 23. 
 
 
Once development has occurred and the subdivision infrastructure has been transferred to the City, there will 
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be additional on-going costs for future annual maintenance and capital replacement of the related 
infrastructure (ie. roads, water/wastewater linear pipes, etc). 

 

Report Overview: 

The owner has requested an extension to the draft plan of subdivision approval for the subject lands (File 
780-6/11-004) in the community of Sudbury for a period of three years until March 27, 2027. The Planning 
Services Division is recommending approval of the application. 

The Planning Services Division has reviewed the request to extend the draft approval and has no objections 
to the requested extension for a period of three years. The request was also circulated to relevant agencies 
and departments for comment and no concerns were identified with respect to extending the draft approval. 
Amendments to the conditions of draft approval where necessary have been identified and are included in 
the Resolution section of the report.   
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Staff Report 
 
Applicant: 
 
1232252 ONTARIO INC 
 
Location: 
 
PIN 73580-0576, Lot 1, Concession 4, Township of McKim 
 
Application: 
 
To extend the draft approval conditions for a plan of subdivision which were approved initially by Council on 
June 25, 2012. The draft approval was most recently extended by Council on March 27, 2021, and is set to 
expire again on March 27, 2024.   
 
Proposal: 
 
The owner is requesting that the draft approval for the above noted lands be extended for a period of three 
years March 27, 2027. 
 
Background: 
 
The City received a request from ARGDevco, the parent company of 1232252 ONTARIO INC 
on November 5, 2023 to extend draft approval on a plan of subdivision for a period of three years on those 
lands described as PIN 73580-0576, Lot 1, Concession 4, Township of McKim.  
 
The plan of subdivision was draft approved initially on June 25, 2012. None of the lots had been 
registered at the time of writing this report. The most recent set of draft plan conditions are attached to this 
report, which are scheduled to expire on March 27, 2024.  
 
The lands are to be accessed via the extension of Silver Hills Drive to Barry Street. The lands within the 
plan of subdivision are designated Mixed Use Commercial (the northeastern portion) and Living Area 1 
(balance of the lands) in the Official Plan. The lands are currently zoned: 

 ‘R1-5’, Low Density Residential One; 

 ‘R2-2’, Low Density Residential Two; 

 ‘R3-1.D59’, Medium Density Residential (maximum density of 59 units per hectare); and, 

 ‘C2(117)’, General Commercial with Special Provisions. 
 
With the expiration date approaching, the landowner has made a request to extend the conditions of draft 
plan approval an additional three years. Following the owner’s request, staff has circulated the request to 
relevant agencies and departments and is now bringing forward this report to extend the draft approval to 
March 27, 2027. 
 
Owners are advised to contact the Planning Services Division a minimum of four months prior to the lapsing 
date in order to facilitate the processing time associated with draft plan of subdivision approval extension 
requests.  
 
Departmental & Agency Circulation: 
 
Building Services, Conservation Sudbury, Development Engineering, Strategic & Environmental Planning 
Initiatives, Transportation and Innovation Support, and Transit Services have each advised that they have no 
concerns from their respective areas of interest.  
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Infrastructure Capital Planning Services (Drainage Section) have requested updates to the conditions as 
described below. 
 
Planning Considerations: 
 
Official Plan 
 
Section 20.4.2 of the Official Plan for the City of Greater Sudbury addressing draft plan of subdivision 
approvals outlines that Council will not extend or recommend the extension of a draft plan approval, beyond 
the statutory limitation of three years, unless the owner has demonstrated to the satisfaction of Council that 
they are making a reasonable effort to proceed in meeting the conditions of draft approval. At the time of an 
extension request, Council is to review the draft plan conditions and may make appropriate modifications. 
 
The landowner has advised that the extension is needed to facilitate the finalization of cost sharing 
agreements associated with the proposed development. The additional three years is intended to allow the 
developer to complete the required cost-sharing agreements, construct a portion of Silver Hills Drive, and 
register a phase of development.   
 
Staff is satisfied that the owner is making reasonable efforts towards developing the subdivision. 
 
Draft Approval Conditions 
 
Condition 9 should be amended to reflect the new lapse date of March 27, 2027. 
 
Infrastructure and Capital Planning Services, Drainage Section has requested that Condition 22 be deleted 
and replace, with the recommended condition of approval to reference updated stormwater management 
practices and standards. 
 
The draft conditions are attached to this report along with the draft approved plan of subdivision for 
reference purposes. 
 
Summary: 
 
The Planning Services Division has reviewed the request to extend the subject draft approval and has no 
objections to the requested extension. The request was also circulated to relevant agencies and departments 
for comment. Appropriate changes, where identified, have been included in the Resolution section of this 
report and will now form part of the draft plan approval if approved by Council. The Planning Services 
Division therefore recommends that the application to extend the draft approval for the subject lands for a 
period of three years until March 27, 2027, be approved as outlined in the Resolution section of this report. 
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March 2021 
File:   780-6/11004 

1 

COUNCIL'S CONDITIONS APPLYING TO THE APPROVAL OF THE FINAL PLAN 
FOR REGISTRATION OF THE SUBJECT SUBDIVISION ARE AS FOLLOWS: 

1. That this draft approval applies to the draft plan of subdivision of PIN 73580-0576, 
Lot 1, Concession 4, Township of McKim, as shown on a plan of subdivision 
prepared by R.V. Anderson Associates Ltd. and dated December 6, 2016 and 
redlined as follows: 

a. That the location of Block 111 be finalized in a location and configuration 
to the satisfaction of the Directors of Leisure and Planning Services; 

b. That Lot 118 be revised to include a separate park block in a location and 
configuration that is to the satisfaction of Directors of Leisure and Planning 
Services; and, 

c. That Block 113 be revised to include the portion of the walking trail which 
is currently shown on Lot 115 to the satisfaction of the Directors of Leisure 
and Planning Services; and, 

d. That Block 114 be revised to include a separate block for storm water 
management purposes and for the portion of the walking trail which is 
currently shown at the south end of Block 114 to the satisfaction of the 
Directors of Leisure and Planning Services. 

e. That the plan be revised to include a pedestrian walkway block to be 
transferred to the City, extending from “Street C” to Lot 118 in a location 
and configuration to the satisfaction of the Director of Planning Services. 

2. 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. 

3. 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. 

4. That the subdivision agreement be registered by the Municipality against the land 
to which it applies, prior to any encumbrances. 
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March 2021 
File:   780-6/11004 

2 

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

6. That the owner/developer 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. 

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

8. 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 Growth and Infrastructure, that sufficient sewage 
treatment capacity and water capacity exists to service the development. 

9. That this draft approval shall lapse on March 27, 2024. 

10. 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. 

11. That the applicant finalize the Traffic Impact Study and agree to undertake any 
improvements on upgrading to the road network identified in the study to the 
satisfaction of the General Manager of Growth and Infrastructure. 

12. That Silver Hills Drive be constructed to a collector standard with an asphalt 
surface width of 11 metres and sidewalks along both sides. 

13. That 3.0 metres of Silver Hills Drive right-of-way will be set aside for appropriate 
paved bicycling infrastructure. 

14. That the owner prepare a functional design for a modern roundabout at the 
intersection of Bancroft Drive and Bellevue Avenue/Silver Hills Drive, and agrees 
to participate in the cost of its construction and the construction of Silver Hills 
Drive from the limits of the subdivision plan south of Bancroft Drive/Bellevue 
Avenue in accordance with the City’s cost sharing policy.  
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The functional design shall consider the existing cycling infrastructure present on 
Bancroft Drive and Bellevue Avenue, and the planning cycling infrastructure on 
Silver Hills Drive, and safe ingress/egress and travel for cyclists through the 
roundabout.  If a roundabout is not feasible, then a conventional signalized 
intersection with appropriate turn lanes will be required to the satisfaction of the 
General Manager of Growth and Infrastructure. 

15. That a maximum of 30 single or semi-detached dwelling units or 40 multiple 
dwellings be permitted to use Barry Street as a temporary road connection. 

16. A phasing plan shall be submitted to the City which shall address but not be 
limited to the phasing of servicing and road connections to the existing road 
network to the satisfaction of the General Manager of Growth and Infrastructure. 

17. That Silver Hills Drive be constructed with traffic calming measures in 
accordance with the City’s traffic calming policy to the satisfaction of the General 
Manager of Growth and Infrastructure. 

18. The owner agrees to provide a 23 metre-wide right-of-way for Silver Hills Drive. 

19. 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 within the proposed development.  Also, 
the report should include design information and recommend construction 
procedures for any proposed 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.  Included in this report must be details regarding the 
removal of substandard soils (if any) and placement of engineered fill (if required) 
for the construction of homes.  Also, the report must include an analysis 
illustrating how the groundwater table will be lowered to a level that will not cause 
problems to adjacent boundary housing and will, in conjunction with the 
subdivision grading plan, show that basements of new homes will not require 
extensive foundation drainage pumping. The geotechnical information on building 
foundations shall be to the satisfaction of the Chief Building Official and Director 
of Planning Services. A soils caution agreement shall be registered on title, if 
required, to the satisfaction of the Chief Building Official and City Solicitor. The 
owner shall be responsible for the legal costs of preparing and registering the 
agreement.  

Page 89 of 106



March 2021 
File:   780-6/11004 

4 

20. All streets will be constructed to an urban standard, including the required curbs, 
gutters and sidewalks.  

21. 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 new houses, retaining walls, side yards, 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 and show 
the stormwater overland flow path. A lot grading agreement shall be registered 
on title, if required, to the satisfaction of the Director of Planning Services and the 
City Solicitor. The owner shall be responsible for the legal costs of preparing and 
registering the agreement.  

22. 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 from this 
developed subdivision on abutting lands, on the downstream storm sewer outlet 
systems and on downstream water courses. The report shall deal with the control 
of both the 1:5 year, 1:100 year, and Regional Storm events, so as to limit the 
volume of flow generated on the site to pre-development levels. 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 
flow path is to be set out on the plan(s). The civil engineering consultant shall 
meet with Development Approvals Section prior to commencing the stormwater 
management report. 

23. The owner agrees to provide the required soils report, 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. 

24. The owner shall develop a sediment and erosion control plan for the subdivision 
construction period to the satisfaction of the Director of Planning Services and 
the Nickel District Conservation Authority. 

25. Any streetlights required for this subdivision will be designed and constructed by 
Greater Sudbury Hydro Plus Inc. at the cost of the owner. 
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26. 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. 

27. 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, Canada Post, Vianet and Eastlink (where applicable).  This plan must 
be to the satisfaction of the Director of Planning Services and must be provided 
prior to construction for any individual phase. 

28. 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.  

29. The owner shall provide proof of sufficient sanitary sewer capacity in conjunction 
with the submission of construction drawings for each phase of construction.   All 
costs associated with upgrading the existing collection system and/or sewage lift 
stations to service this subdivision will be borne totally by the owner. 

30. During the subdivision approval process, based on anticipated quantities of 
removal of rock through blasting, the following conditions will be imposed: 

a. 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. 

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.  
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c. The geotechnical report will provide recommendations and specifications 
on the following activity as a minimum but not limited to: 
• Pre-blast survey of surface structures and infrastructure within 

affected area 
• Trial blast activities 
• Procedures during blasting 
• Procedures for addressing blasting damage complaints 
• Blast notification mechanism to adjoining residences 
• 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. 

31. Deleted. 

32. Deleted. 

33. Deleted. 

34. Deleted. 

35. a.  The owner/applicant shall at their expense inform all prospective 
purchasers, through a clause in all agreements of purchase and sale, as 
to those lots identified for a potential Community Mailbox and shall 
indicate the proposed Community Mailbox locations. 

b.  The owner/applicant shall provide curb depressions at the Community 
Mailbox locations. These are to be 2 metres in width and no higher than 
25 millimeters. 

c.  The Lock Box Assembly is to be supplied and installed at the 
owner/applicants expense. The centralized mail facility is to be installed at 
Canada Post standards. 

36. Deleted. 
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37. Deleted. 

38. That the owner/developer agrees to develop and construct improvements to 
Blueberry Hill Park to the satisfaction of the Nickel District Conservation Authority 
and the Director of Leisure Services. The works to be completed include but are 
not limited to the provision of fixed seating at the existing lookout, repair of 
existing trail with wood chips and additional plantings of site-appropriate, native 
plant species, and the development of 3 metre-wide crushed stone 
bicycle/pedestrian paths where required from the new collector road to the 
Carmichael Arena.  

39. That the owner/developer agrees to convey two lots on the south side of Street A 
to the City and develop said lands for parks purposes in accordance with Section 
51.1 of the Planning Act. 

40. That the owner/developer transfer Block 113 and a portion of Blocks 112 and 114 
for the trail to the City for parks purposes in accordance with Section 51.1 of the 
Planning Act.  

41. That the owner/developer agrees to develop a 3 metre-wide crushed stone 
bicycle/pedestrian paths from the new collector road on Block 113. 

42. That the owner/developer transfer Block 109 to the City as a park block. 

43. That the owner/developer agrees to identify and transfer a block of land for park 
purposes as shown in the final approved Leisure Development Concept in part of 
Block 112 to the satisfaction of the Director of Leisure Services. 

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

45.  Final approval for registration may be issued in phases to the satisfaction of the 
Director of Planning Services, 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 proposed for registration; furthermore, the 
required clearances may relate to lands not located within the phase 
sought to be registered. 
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46. 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 Infrastructure. 

47.  That in accordance with Section 59(4) of the Development Charges Act, a notice 
of agreement shall be registered on title to ensure that persons who first 
purchase the subdivided land after registration of the plan of subdivision are 
informed, at the time the land is transferred, of all development charges related 
to development. 

48.  The owner shall submit a stormwater management report to the satisfaction of 
Conservation Sudbury (Nickel District Conservation Authority). 
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Failed Tax Sale Properties - Vesting 

 

 

Report Summary 
 
This report provides a recommendation to vest two vacant properties.   
 
 

Resolution 
 

THAT the City of Greater Sudbury authorizes the vesting of a vacant property at 410 Municipal Road 10, 
Whitefish, legally described as PIN 73396-0186(LT), part of Lot 2, Concession 6, part 1 on plan SR3017, 
Township of Louise; and vacant property on Morgan Road, Chelmsford, legally described as PIN 73343-
0043(LT), part of Lot 6, Concession 1, Township of Morgan; 

 

AND THAT a by-law be prepared authorizing the vesting, in accordance with the Municipal Act, 2001, as 
outlined in the report entitled “Failed Tax Sale Properties - Vesting”, from the General Manager of Corporate 
Services, presented to the Planning Committee meeting on February 26, 2024.   
 
 

Relationship to the Strategic Plan, Health Impact Assessment and Community 
Energy & Emissions Plan (CEEP) 
 
As part of the Strategic Plan a goal is to focus on fiscal sustainability and long-term financial planning.  
Failed Tax Sale properties are vested in the name of the municipality and through the circulation process 
may be declared surplus and sold. 

 

Financial Implications 
 
The total cost associated with vesting the properties is approximately $260, which includes the title search 
expenses and registration cost of the Notices of Vesting. 
 
 

Background 
 

Sale of Land by Public Tender 
 
A Sale of Land by Public Tender, also referred to as a “Tax Sale”, is governed by the Municipal Act, 2001, 

Presented To: Planning Committee 

Meeting Date: February 26, 2024 

Type: Routine Management 
Reports 

Prepared by: Malinda Lische-Horner 

Real Estate 

Recommended by: General Manager of 
Corporate Services 

File Number: N/A 
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(the “Act”) and Ontario Regulation 181/03 (the “Municipal Tax Sale Rules”).  By following the process set out 
in the legislation, the municipality has an opportunity to recover tax arrears by selling the land which is in 
arrears.  
 
The municipality registers a tax arrears certificate on title to a property which is in tax arrears for at least two 
years.  This certificate indicates the property will be sold if the cancellation price is not paid within one year 
of the certificate registration date.  The cancellation price comprises of all outstanding taxes, interest, 
penalties, and costs incurred by the municipality after the Treasurer becomes entitled to register a tax 
arrears certificate.  
 
The municipality will advertise a property for sale, due to non-payment of taxes, if the cancellation price is 
not paid within the one-year registration date of the certificate or a tax extension agreement has not been 
executed by the property owner.  

 
Right to Vest - General 
 
Where a property remains unsold after a Tax Sale, the Act provides that a municipality has two years within 
which it may exercise its right to vest (i.e., take title to) the unsold property.  This allows the municipality an 
opportunity to offer the property for sale a second time and/or investigate whether it wishes to vest title to a 
failed tax sale property.  Where a municipality chooses not to vest a property, it does have the right to 
recommence the tax sale process by registering a new tax arrears certificate.  Additionally, the Act provides 
that prior to sale or vesting, the Treasurer has a right to cancel the proceedings if it is in the municipality’s 
interest to do so.  
 
After a failed tax sale, staff engage in a review of available records for indicators which may affect Council’s 
decision to vest a property.  For instance, indicators of potential hazards, such as environmental 
contamination or abandoned and deteriorating buildings on the site may be relevant factors.  

 
Tax Sale – April 4, 2022 
 
On April 4, 2022, the City of Greater Sudbury conducted a Tax Sale under the authority of the Act.  A total of 
thirty-three properties were advertised for sale.  The outcome of the sale is noted below:  
 

 Twelve properties were sold; 
 

 Fourteen properties were cancelled from the tender process as they were either paid in full or 
cancelled by the City; 
 

 Five properties did not receive any tenders.  In the spring of 2023, four of these properties were 
vested with the City, leaving one property to be considered for vesting; and 
 

 Two properties were forfeited as the tenderers did not proceed with the transfer.  One of the 
properties was readvertised for sale in the November 1, 2022, Tax Sale and sold, leaving one 
property to be considered for vesting. 

 
The remaining two properties, identified below, were reviewed by staff and are considered suitable to vest 
for municipal purposes. 

 
1.  TS #19-36 – 410 Municipal Road 10, Whitefish (Vacant Land) 
 
The subject property is irregular in shape, measures approximately 2,833 square metres in size and 
is zoned Rural (RU).  The location of the subject land is identified on the attached Schedule ‘A’.  
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Staff recommends that this property be vested and subsequently circulated to determine if the 
property could be declared surplus and sold. 

 
2.  TS #19-212 – Morgan Road, Chelmsford (Vacant Land) 
 
The subject property is irregular in shape and measures approximately 2,599 square metres in size.  
The property is zoned ‘EP’, Environmental Protection and falls within the Vermilion River Provincially 
Significant Wetland.  The Green Space Advisory Panel report identified the subject property (together 
with a vast area of wetland) as having green space potential and classified the land as Ecological 
Reserve.  The location of the property is identified on the attached Schedule ‘B’. 
 
Staff recommends that this property be vested and retained for municipal purposes.  

 
The deadline to vest is April 4, 2024. 
 
 

Resources Cited 
 
Municipal Act, 2001, Municipal Act, 2001, S.O. 2001, c. 25 (ontario.ca) 
 
Ontario Regulation 181/03: Municipal Tax Sales Rules, O. Reg. 181/03: MUNICIPAL TAX SALES RULES 
(ontario.ca) 
 
Sale of Land by Public Tender – April 4, 2022 
https://www.greatersudbury.ca/city-hall/tax-services/sale-of-land-by-public-tender/pdf-documents/results-for-
sale-of-land-by-public-tender-april-4-2022/ 
 
Final Report of the Green Space Advisory Panel, 2010, page 108, Number Location 3-64 
https://pub-greatersudbury.escribemeetings.com/filestream.ashx?documentid=25248 
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Street Renaming – Sanitary Landfill Road 
to Northern Road 

 

 

 

Report Summary 
 

This report provides a recommendation regarding a request to rename Sanitary Landfill Road to Northern 
Road as a result of two new residences being built on rural lots severed from 500 Gravel Drive with their 
frontage being on Sanitary Landfill Road. 

 

Resolution 
 
THAT the City of Greater Sudbury approves the request to rename Sanitary Landfill Road as shown on Plan 
53R-21052 to Northern Road as outlined in the report entitled “Street Renaming – Sanitary Landfill Road to 
Northern Road”, from the General Manager of Growth and Infrastructure, presented at the Planning 
Committee meeting on February 26, 2024. 
 

Relationship to the Strategic Plan, Health Impact Assessment and Community 
Energy & Emissions Plan (CEEP) 
 
The request to change the name of Sanitary Landfill Road is an operational matter under By-law 2006-266, 
the City's Street Naming and Numbering Policy, to which the City is responding. 
 

Financial Implications 
 
There are no financial implications associated with this report. 
 

Report Overview: 
 
This report reviews a request by the new residents on Sanitary Landfill Road to change the name of Sanitary 
Landfill Road to Northern Road to better reflect the new mixed nature of the road.  The new residential 
properties were created as severances from their parent parcel on 500 Gravel Drive, with frontage on 
Sanitary Landfill Road.  The Planning Services Division is recommending that the application be approved as 
outlined and noted in the Resolution section of this report. 
 

Staff Report 

Presented To: Planning Committee 

Meeting Date: February 26, 2024 

Type: Routine Management 
Reports 

Prepared by: Robert Webb 

Planning Services 

Recommended by: General Manager of 
Growth and Infrastructure 

File Number: N/A 
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Plan 53R-21052 was registered on September 4, 2018 show two residential properties to be severed from 
their parent parcel, shown as Part 1 and Part 2. A widening to Sanitary Landfill Road is shown as Part 3. The 
City was approached by an individual representing the homeowners of the new lots on Sanitary Landfill Road 
enquiring about changing the name to something more suitable. After discussions with this homeowner and 
the City’s Environmental Services Department that operates a landfill and waste diversion site on this road, it 
was agreed that changing the name for this road would be acceptable.  Planning Services staff, with input 
from the representative of the homeowners and the City’s Environmental Services Department, have 
identified that it would be appropriate to change the name of Sanitary Landfill Road to Northern Road. 
 
The Street Naming and Numbering Policy which constitutes Schedule A to By-law 2006-266 includes as part 
of the street naming criteria that duplicate names with the same parent name but different designation should 
be avoided (i.e. Smith Street, Smith Road). In this regard, it is noted that there are no other forms of Northern 
Road within the City of Greater Sudbury. 
 
There are three addresses assigned to Sanitary Landfill Road and all three have been involved in the 
process of renaming this road and do not oppose this change. All parties fully understand that once a by-law 
in enacted to change the street name, they must change all of their applicable documents to reflect this 
change. 
 
Notice was given to Emergency Services and Greater Sudbury Police Services with no negative response to 
the proposed change.  
 
In conclusion it is recommended that the City pass the necessary By-law to rename Sanitary Landfill Rad to 
Northern Road. 
 
 

Conclusion: 
 
Staff recommends approval of the request as described in the Resolution section on the basis that it is 
consistent with the Street Naming and Numbering Policy, all parties agree with the proposed name, and it 
allows the residents the modification to the street name they were seeking.   
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Strategic Core Areas Community 
Improvement Plan – 96 Larch Street 

 

 

 

Report Summary 
 

This report provides a recommendation regarding an application received under the Strategic Core Areas 
Community Improvement Plan. 

 

Resolution 
 

THAT The City of Greater Sudbury approves the Strategic Core Areas Community Improvement Plan 
application for 96 Larch Street, and directs staff to prepare a by-law to authorize staff to enter into the 
required agreements, as outlined in the report entitled “Strategic Core Areas Community Improvement Plan – 
96 Larch Street”, from the General Manager of Growth and Infrastructure, presented at the Planning 
Committee meeting of February 26, 2024 
 

Relationship to the Strategic Plan, Health Impact Assessment and Community 
Energy & Emissions Plan (CEEP) 
 
The City of Greater Sudbury, through Council’s Corporate Strategic Plan (2019-2027) directs staff to 
prioritize Economic Capacity and Investment Readiness. Objective 2.4 aims to “Revitalize Greater 
Sudbury’s Downtown and Town Centres with Public Investment that Supports Private Investment.”   
 
Providing incentives to develop and redevelop the city's built-up cores is consistent with Goal 1 of the 
CEEP, which seeks to help sustain compact, complete communities. 

 

Financial Implications 
 
The total recommended grants and loan for 96 Larch Street is $24,538.28. The total proposed private 
investment is $550,000, for a total public to private investment ratio of 1 : 21.41.    
 
The Community Improvement Plan (CIP) fund currently has a balance of approximately $380,000. The CIP 
fund is composed of a combination of annual operating dollars, CIP loan repayments, and funds from the Tax 
Stabilization Reserve - Committed. If this CIP application is approved, the balance of the CIP fund would be 
approximately $355,000. 
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Background 
 
The stated objectives of the Strategic Core Areas Community Improvement Plan (SCACIP – See Reference 
1) are to:    
 

1. Revitalize Strategic Core Areas of the City.  
2. Increase the residential population of the Strategic Core Areas.  
3. Create and retain employment opportunities, including new commercial and office spaces.  
4. Grow the municipal assessment base.  
5. Grow the municipal property tax revenue.  
6. Repair and intensify the existing urban fabric with compatible projects.   
7. Take advantage of existing infrastructure.  
8. Enhance the quality of the public realm. 
9. Increase the energy efficiency and climate readiness of the existing building stock. 

 

96 Larch Street 
 
The City received a SCACIP application for 96 Larch Street on November 18, 2023, revised on January 17, 
2024. The proposal is to introduce a Vietnamese restaurant at 96 Larch and to install signage, lighting and 
some security features under the façade improvement program. The Commercial Vacancy Assistance 
Program funds would assist with permanent leasehold improvements such as a new hood system, fire 
suppression, electrical system, ceilings, doors, etc.  
 
The request includes the following:   
 

Incentive Program Amount Requested 

Façade Improvement Program $4,000 

Commercial Vacancy Assistance Program $10,000 

Building Permit Fee Rebate Program $5,538.38 

Feasibility Study Grant Program $5,000 

TOTAL $24,538.28 

Total Work Estimates $550,000 

Public : Private Ratio 1 : 21.41 

 

Recommendation 
 
 
The application at 96 Larch Street meets the following objectives of the SCACIP:   
 

 Revitalize Strategic Core Areas of the City.  

 Create and retain employment opportunities, including new commercial and office spaces.  
 
Staff recommends that the application be approved.   
 

Resources Cited 
 

1. Strategic Core Areas Community Improvement Plan  https://www.greatersudbury.ca/do-
business/planning-and-development/community-improvement-plansandincentive-programs/financial-
incentive-programs/strategic-core-areas-community improvementplan/pdfs/scacip-plan/ 
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ATTACHMENT A – Looking Westward at proposed location of new restaurant at 96 LARCH STREET, SUDBURY (Source: Google) 
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