
Request for Decision 
Armand Charbonneau & Stephanie Malik -
Application for rezoning in order to permit a
camping ground having a total of 32 campsites
and a hostel/chalet containing four (4) units, 2726
Whippoorwill Avenue, Sudbury

 

Presented To: Planning Committee

Presented: Monday, Jan 23, 2017

Report Date Wednesday, Dec 14,
2016

Type: Public Hearings 

File Number: 751-6/16-14

Resolution
 THAT the City of Greater Sudbury approves the application by
Armand Charbonneau & Stephanie Malik to amend Zoning
By-law 2010-100Z to change the zoning classification from
“RU(19)”, Rural Special to “C7(S)”, Resort Commercial Special in
order to permit a camping ground having a total of thirty-two (32)
campsites along with a hostel/chalet containing four (4) units on
those lands described as PIN 73479-0540, Part 2, Plan
53R-10088, Part 1, Plan 53R-20262, Lot 10, Concession 5,
Township of Dill subject to the following condition: 

1. That the amending by-law contain the following site specific
provisions: 

a. That the only permitted uses on the subject lands be a
camping ground containing a total of thirty-two (32) campsites
and an accessory building containing four guest suites; and, 

b. That a 1.8 metre high chain-link fence be erected along the
entirety of the northerly lot line. 

2. That prior to the passing of the amending zoning by-law the
owner shall have entered into a site plan agreement with the City
that is to be registered on title to the satisfaction of the Director of
Planning Services. 

Finance Implications
 If approved, the taxation increase for both the park and chalet would be minimal and there would be no
development charges since it is a renovation of an existing building in the same non-industrial building use. 
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Recommended by the Division
Jason Ferrigan
Director of Planning 
Digitally Signed Dec 14, 16 

Recommended by the Department
Tony Cecutti
General Manager of Growth and
Infrastructure 
Digitally Signed Dec 14, 16 

Recommended by the C.A.O.
Ed Archer
Chief Administrative Officer 
Digitally Signed Dec 21, 16 



Armand Charbonneau & Stephanie Malik

Location:

PIN 73479-0540, Part 2, Plan 53R-10088, Part 1, Plan 53R-20262, Lot 10, Concession 5, Township of
Dill (2726 Whippoorwill Avenue, Sudbury)

Site Description & Surrounding Land Uses:

The subject lands are located at the north-east corner of Whippoorwill Avenue and Highway 69 in the
community of Richard-McFarlane Lake Flats. South Lane Road is situated to the west of the lands and
Richard Lake is located to the north. The lands have a total lot area of approximately 2.64 ha (6.52 acres)
with approximately 190 m (623.36 ft) of frontage on Whippoorwill Avenue. The lands do not have any lot
frontage on Highway 69. The lands contain the former tourist information and rest stop facility building for
the City that was deemed surplus land to the City and transferred to the present owner on June 30, 2015.
The camping ground containing 32 campsites is intended to be accessed from the existing camping ground
to the east via the extension of an existing private road and the hostel/chalet is to be accessed from the
existing driveway onto Whippoorwill Avenue.

Surrounding uses are mixed with urban residential lots being to the immediate west along Whippoorwill
Avenue and an existing camping ground being located to the immediate east and a hotel to the south across
Highway 69. There are also a number of larger and vacant rural lots in the area on both sides of Highway 69.
There is an existing roofing business to the south-east on Crown Ridge Road.

Official Plan Conformity & Zoning By-law:

Official Plan

The subject lands are designated Rural in the Official Plan for the City of Greater Sudbury. The Rural
designation permits residential uses, agricultural uses, conservation, open space and natural resource
management activities, mineral exploration, rural industrial/commercial uses, resort and shoreline
commercial uses and public uses including hydroelectric generation and associated facilities.

Section 5.2.6 of the Official Plan outlines that resort and shoreline commercial uses may include resort
hotels, lodges, tourist-oriented accommodations and uses, campgrounds, trailer parks, marinas, sale and
rental of boats and related equipment, ski, fishing and camping shops, restaurants, outdoor recreational
uses, related accessory uses and existing uses. All resort and shoreline commercial applications are subject
to rezoning and site plan agreement procedures. Consideration of a new resort or shoreline commercial use
through a rezoning will ensure that:

The site is suitable for the use proposed in terms of density, intensity, location of buildings and
structures and type of facilities;

1.

Where development occurs in areas not fully serviced, resort and shoreline developments are to be
serviced by an adequate sewage disposal system;

2.

A hydro-geological assessment may be required to assess the impacts of development and ensure an
adequate supply of potable water;

3.

Access routes can accommodate additional traffic if required;4.
The proposed use is compatible with surrounding properties and will provide adequate buffering if
required; and,

5.

Impacts on the lake that result from the year-round activities associated with the resort development
are considered and mitigated.

6.

The application conforms to the Official Plan for the City of Greater Sudbury subject to a review of the above
noted land use planning considerations provided later in this report.



Zoning By-law

The subject lands are zoned “RU(19)”, Rural Special under By-law 2010-100Z being the Zoning By-law for
the City of Greater Sudbury. The “RU(19)” Zone is a site-specific exception zone which permits only a tourist
information and rest stop facility, tourist promotion offices and other municipal uses but not including a
municipal works yard. The proposed camping ground containing a total of 32 campsites and a hostel/chalet
containing four units are not permitted uses in the “RU(19)” Zone.

Application:

To amend By-law 2010-100Z being the Zoning By-law for the City of Greater Sudbury by changing the
zoning classification of the subject lands from “RU(19)”, Rural Special to “C7”, Resort Commercial.

Proposal:

The application is to permit a camping ground having a total of 32 campsites along with a hostel/chalet
containing four units on the subject lands.

Departmental & Agency Circulation:

Roads, Traffic and Transportation, Drainage and Operations have advised that they have no concerns from
their respective areas of interest.

Building Services has noted that a Record of Site Condition will be required, as well as approval from the
Sudbury District Health Unit for the private sewage system that will service the development. Building
Services has also noted that compliance with the City’s by-law governing camping grounds is required and
that a Change of Use building permit is required to the satisfaction of the Chief Building Official.

Development Engineering notes that the lands are not currently serviced with sanitary sewer or municipal
water and that installation of private systems will be required.

Environmental Initiatives has noted that the City continues to own the parcel of land to the north which has
water frontage on Richard Lake. It is being recommended that a six-foot high chain-link fence be erected
along the north lot line of the subject lands in order to discourage pedestrian access and disruption of
wildlife habitat and to help reduce sediment and nutrient runoff into Richard Lake.

Environmental Initiatives have also noted that the existing camping ground encroaches onto the City-owned
lands to the north of the subject lands and encroachments of trailers, equipment, plot fences, sheds,
temporary foundations, markers and all other debris should be removed and cease.

In addition, Environmental Initiatives has noted that a letter report from Hutchinson Environmental Sciences
Ltd. dated November 1, 2016, on the proposed development notes that the phosphorous load to the lake
from the development proposal would likely have minimal impacts on water quality on Richard Lake. It is
further noted that opportunities exist for mitigating phosphorous from the proposed development that would
be beneficial to protecting and enhancing the water quality in the lake. This could be achieved through
maintaining a healthy shoreline buffer of vegetation on the City-owned parcel to the north and through the
use of septic system technologies that have high phosphorous removal efficiency.

The Ministry of Transportation (MTO) has no objections in principle but has noted that the owner may
require MTO entrance permits and/or building permits. The owner is to provide a Traffic Impact Study to the
MTO prior to the issuance of any MTO permits. The MTO has also advised that in the future access to the
subject lands will be via a proposed intersection at South Lane Road and the existing Highway 69 access is
to be converted to a service road providing access to the lands.

Public Consultation:



The statutory notice of the public hearing was provided by newspaper along with an initial courtesy mail-out
to landowners and tenants within a minimum of 240 m (800 ft) of the subject lands. The local ward councilor
requested an expanded mail-out notification to include additional properties located along Desloges Road,
Highway 69, and Pioneer Road. The applicant was advised of the City’s policy recommending that
applicants consult with their neighbours, ward councilor and key stakeholders to inform area residents of the
application prior to the public hearing. At the time of writing this report, several phone calls and twelve
written submissions with respect to this application have been received by the Planning Services Division.

Staff also understands that the applicant intends to hold a resident’s meeting prior to the public hearing at
Planning Committee. At the time of writing this report, the agent has not yet confirmed the details of the
resident’s meeting with staff.

Planning Considerations:

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 2014 (PPS). Staff
has reviewed the PPS 2014 and is satisfied that no matters of provincial interest are impacted should the
rezoning be approved.

Official Plan

With respect to Rural Area policies and more specifically those policies addressing resort and shoreline
commercial uses, staff have the following comments:

Staff has reviewed the submitted sketch and is satisfied that the proposed 32 campsites along with a
four unit hostel/chalet are at an appropriate density, intensity and through the site planning process
the location of the campsites can be appropriately buffered and screened through landscaping from
the urban residential lots to the west along Whippoorwill Avenue. Staff would also note that the
hostel/chalet is to be located inside the existing building that was formerly utilized as a tourist
information and rest stop facility and no additions have been proposed by the owner;

1.

The owner has provided a report from Canadian Shield Environmental Services which notes that the
existing private septic system on the lands could service a total of twelve campsites. Any
development beyond this would require increased private sewage capacity either through an
expansion of the existing system or through the construction of a new and separate private septic
system. The report notes that appropriate permits and inspections required under law would be
applicable should an expansion or construction of a new private septic system be required to provide
for an additional twenty campsites beyond the twelve which the existing private septic system can
support;

2.

A hydro-geological assessment was not required at the rezoning stage. Building Services has advised
that By-law 2015-265 for licensing and regulating camping grounds requires demonstration from the
owner that satisfactory drinking water exists on the lands prior to the issuance of a license.  By-law
2015-265 also requires the owner provide a site plan of all sites and services and utilities amongst
other matters as it relates to the operation of a camping ground;

3.

Staff notes that the additional 32 campsites would be accessed via an internal private road extension
from the existing camping ground located to the east. No additional driveway accesses onto municipal
roads or provincial highways are proposed. The hostel/chalet would be accessed via the existing
driveway onto Whippoorwill Avenue. Staff further notes therefore that the majority of the traffic
generated by the site would be accessing the proposed development through the existing camping
ground to the east;

4.

The proposed use of the lands as a camping ground and hostel/chalet is generally compatible with5.



the surrounding area and the development would be subject to the site planning process. Staff
expects through the use of landscaping, buffering and fencing that the lands can be improved;
The proposed use is compatible with surrounding properties and will provide buffering and fencing to
be detailed in the required site plan agreement; and,

6.

Impacts on the lake that result from the year-round activities associated with the resort development
are considered and mitigated.

7.

Zoning By-law

The applicant is requesting that the subject lands be rezoned from “RU(19)”, Rural Special to “C7”, Resort
Commercial in order to permit a camping ground having a total of 32 campsites along with a hostel/chalet
containing four units. Staff has reviewed the request and has no concerns with the requested zone
category, but would advise that the amending zoning by-law restrict the permitted uses on the subject lands
to a camping ground containing a maximum of 32 campsites and a hostel/chalet containing four suites. Staff
is of the opinion that limiting the permitted land uses in this manner is appropriate given the site layout
shown on the submitted sketch and due to the lands proximity to abutting residential uses to the west of the
lands. No other site-specific relief appears to be required. It would therefore be appropriate for the amending
by-law to rezone the lands to a “C7(S)”, Resort Commercial Special Zone.

Site Plan Control

Staff advises that site plan control will apply to the lands. The site planning process will be utilized to ensure
appropriate landscaping, buffering and screening and fencing where appropriate is provided. The location of
each campsite and the existing building that is to contain the hostel/chalet will be depicted in the site plan
agreement. In addition, the location of both the existing and future private sewage systems is to be shown
on the site plan drawing. Parking areas, refuse storage areas and access to the campsites from the east are
other matters that will be addressed through the site planning process.

Summary:

Staff has reviewed the development proposal and is satisfied that it conforms to the Official Plan for the City
of Greater Sudbury. The development proposal is also consistent with the land use planning policy
directions identified in the PPS. The development of a camping ground and hostel/chalet in this location
represents good rural resort commercial land use planning. The development being proposed is at an
appropriate density and intensity and staff is satisfied that all site planning matters noted in this report can
be addressed through the site plan agreement.

The Planning Services Division therefore recommends that the subject lands be rezoned accordingly in
order to permit a camping ground having a total of 32 campsites along with an accessory building
containing four guest suites on the subject lands.



 

January 10, 2017 
 
To:  City of Greater Sudbury Planning Committee 
 
From:  Jason Ferrigan, Director of Planning Services 
 
RE: Planning Committee Agenda January 23, 2017 Public Hearing Item 1, Armand 

Charbonneau & Stephanie Malik 

 
 
At the Planning Committee meeting on December 12, 2016 the Committee heard from members 
of the public regarding the above-noted application for rezoning.  At the meeting the Committee 
resolved to continue the public hearing on January 23, 2017, and requested that staff provide a 
summary report on the questions and concerns raised by the public at the meeting.  The 
questions and concerns have been summarized into the following areas.  It is noted that some 
issues relate to the application and others pertain to adjoining lands, owned by the applicant, 
not included in this application. 
 
Neighbourhood Safety, buffering, fencing and lighting  
Members of the public raised concerns with respect to neighbourhood safety and the visibility of 
the expanded campground relative to the residents on Whippoorwill Avenue.  A request was 
also made to limit light pollution and that fencing be provided along the north, east and west 
sides of the property.  The recommended resolution includes that prior to the passing of the 
amending by-law that the owner enter into a site plan control agreement with the City.  The site 
plan agreement would require that lighting be directed downward and inward to prevent light 
spillage onto adjacent properties.  The site plan agreement would also identify fencing details 
and location, vegetation to remain on the property along with new landscaping and plantings to 
be provided.  
 
Hwy 69 Entrance to the site 
Members of the public raised a concern with the entrance to the site from Highway 69 on this 
application.  The Ministry of Transportation (MTO) has provided comments which were included 
in the staff report.  MTO has advised that they do not object to the application and have noted 
when MTO permits are required.  As part of the processing of the site plan application, the site 
plan would be circulated to MTO for comments.  
 
Official Plan Policy – Section 8.5.1 
The public identified Section 8.5.1 of the Official Plan in reference to previous planning 
applications on Pioneer Road and the applicability of these policies to the subject lands. Section 
8.5.1 of the Plan  provides that that no new lots or land use changes resulting in more intensive 
use are permitted on lakes identified as being “at capacity” where a private septic system would 
be located within 300 m (984.25 ft) of an “at capacity” lake or any watercourse flowing into the 
“at capacity” lake.  McFarlane Lake is considered to be an “at capacity” lake, and was the lake 
being referred to in the planning applications referenced on Pioneer Road.  Richard Lake, 
however, is not an “at capacity” lake under this policy of the Official Plan and there is in this 
instance no watercourse within 300 m (984.25 ft) of the subject lands which flow into McFarlane 
Lake.  As such, this policy is not applicable to the subject lands, nor this application. 
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Richard Lake Capacity and water quality 
Members of the public expressed concerns regarding the capacity of Richard Lake to accept 
any further development.  As noted above, Richard Lake is not currently identified in the Official 
Plan as a lake “at capacity”.  Further, the November 1, 2016 memorandum from Hutchinson 
Environmental states that the predicted increase in phosphorus load to Richard Lake from the 
proposed development is relatively small in comparison to the existing load, and would have 
minimal impacts on water quality.  The memorandum goes onto to state that mitigation of 
phosphorus loads from the proposed development would be beneficial to protect and enhance 
water quality in Richard Lake.  This could include septic system technologies that have high 
phosphorus removal efficiency, which would substantially reduce phosphorus loads from the 
development.   
 
Completion of Watershed Study for Richard Lake 
Members of the public raised a concern that further development should not occur in the area 
until a watershed study for Richard Lake has been completed.  In 2016 Council approved  
watershed studies to be undertaken for the Ramsey Lake, Whitewater Lake and Junction Creek 
watersheds which do not include the subject lands.  In the absence of a watershed plan, storm 
water management will still need to be addressed by the owner as part of the site plan 
agreement which is recommended to be completed prior to the enactment of the amending 
by-law. 
 
Encroachment of Carol’s Campsite and R.V. Park onto City property 
City Leisure Services staff has been dealing with the owner of Carol Campsite and R.V. Park to 
remove the encroachments on the City’s adjacent property.  As part of this, the property line 
between the City and the campsite was staked in 2016. The encroachments onto the City 
property include trailers, outbuildings, sewage pipes and a sewage pumping station and piles of 
materials (granular and asphalt). It is noted that the granular and asphalt materials piled on the 
City’s property which have already been removed.  City staff have been working with the owner 
to remove all encroachments prior to the campground opening in 2017.   
 
Permits for outbuildings and site alteration 
Members of the public raised questions as to whether permits were required for site grading that 
has taken place on the property and the status of the outbuildings on the existing Carol’s 
Campsite and R.V. Park property.  Building Services has conducted a review of the existing 
Carol’s Campsite structures as well as aerial photographs and archival information and have 
determined that there are no records of any building permits having been obtained for 
construction which is a contravention of the Ontario Building Code.  Contraventions were 
observed throughout the property where various decks, gazebos, enclosed porches and 
sunrooms, shed structures and mobile home dwellings have been established.  The City has no 
record of a site alteration permit under By-law 2009-170, regulating the removal of topsoil, the 
placing or dumping of fill and the alteration of grades on the lands subject to the rezoning.  
By-law 2009-170 requires a permit for any alteration that changes the elevation of 100 mm or 
more from the existing grade or finished grade.  Building Services will be working with the 
owners to resolves these issues. 
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Operating Season 
Members of the public raised questions as to the period of time that the existing Carol’s 
Campsite and R.V. Park was being occupied.  By-law 2015-265 which governs the licencing 
and regulating of camp grounds establishes the operating season for a camp ground in the City 
as the period between May 1st and October 31st in each year. By-law Services attended at the 
existing Carol’s Campsite and R.V. Park on January 3, 2017 and have advised that they found 
no evidence that anyone had been residing at the trailer park during the winter months. 
 
 
 
 
 
 
ET/ba      Jason Ferrigan, MCIP, RPP 
       Director Planning Services Division 
 
cc: Tony Cecutti 
        Ed Archer 
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 PHOTO 1 EXISTING BUILDING TO BE CONVERTED TO A HOSTEL/CHALET 
CONTAINING FOUR UNITS AS VIEWED FROM HIGHWAY 69 

   LOOKING NORTH WEST 
 

 

 

 

 

 

 

 

 

 

 

 

 PHOTO 2 EXISTING CAMPING GROUND TO THE EAST WHICH IS 
   TO PROVIDE ACCESS TO THE PROPOSED NEW CAMPING 
   GROUND CONTAINING 32 CAMP SITES 
 

       751-6/16-14 PHOTOGRAPHY OCT 3, 2016 



 

 

 

 

 

 

 

 

 

 
 PHOTO 3 EXISTING SINGLE DETACHED DWELLINGS FRONTING 
   WHIPPOORWILL AVENUE TO THE IMMEDIATE WEST OF THE 

DRIVEWAY PROVIDING ACCESS TO THE PROPOSED 
HOSTEL/CHALET 

 

 

 

 

 

 

 

 

 

 

 

 

 PHOTO 4 EXISTING HOTEL LOCATED TO THE SOUTH OF THE 
   SUBJECT LANDS FRONTING HIGHWAY 69 
 

       751-6/16-14 PHOTOGRAPHY OCT 3, 2016 
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