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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 



Page | 7  
 

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  






















