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Resolution
 THAT the City of Greater Sudbury approves the application by
Christopher Gartley to amend Zoning By-law 2010-100Z by
changing the zoning classification “R2-2”, Low Density
Residential Two to “R2-2(S)”, Low Density Residential Two
Special to permit the construction of a new triplex dwelling on
those lands described as PIN 73595-0291, Parcel 11246, Parts 3
& 4, Plan 53R-19918, Lot 6, Concession 1, Township of McKim,
subject to the following conditions: 

a.That a maximum of three (3) dwelling units shall be permitted;
and, 

b.That the maximum building height shall be 12.5 metres. 

STAFF REPORT 

Applicant: 

Christopher Gartley 

Location: 

PIN 73595-0291, Parcel 11246, Parts 3 & 4, Plan 53R-19918,
Lot 6, Concession 1, Township of McKim, 70 Nepahwin Avenue,
Sudbury 

Application: 

To amend By-law 2010-100Z being the City of Greater Sudbury Zoning By-law from “R2-2”, Low Density
Residential Two to “R2-2(S)”, Low Density Residential Two Special.  

Proposal: 

The application proposes the construction of a new triplex dwelling with an exception to allow a 12.5 m
building height where the maximum building height is 11.0 m (reference sketch plan). 

Official Plan Conformity: 
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The subject property is designated “Living Area 1” in the Official Plan for the City of Greater Sudbury.
Section 3.2 Living Area Designations, states: 

2.  Medium density housing is permitted in all Living Area 1 designations where full municipal
services are available. High density housing is only permitted in the community of Sudbury. 

3.  New residential development must be compatible with the existing physical character and size 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. 

Section 3.2.1 Living Area 1 Communities, states: 

1.  Low density development permits single detached dwellings, semi-detached dwellings and
duplexes to a maximum net density of 36 units per hectare. In order to maintain existing
neighbourhood character, the Zoning By-law may establish lower densities in certain areas of the
City. 

2.  In medium density developments, all low density housing forms are permitted, as well as
townhouses and small apartment buildings no more than five storeys in height to a maximum net
density of ninety (90) units per hectare. 

4.  Medium and high density housing should be located on sites in close proximity to Arterial Roads,
public transit, main employment and commercial areas, open space areas, and
community/recreational services. 

5.  Medium and high density housing is to be located in areas with adequate servicing capacity and a
road system that can accommodate growth. Sites should be of a suitable size to provide adequate
landscaping and amenity features. 

6.    In considering applications to rezone land in Living Area 1, Council will ensure among other
matters that: 

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.

As detailed in the Planning Considerations section of this report, the application is considered to conform to
the policies in Sections 3.2 and 3.2.1 of the Official Plan respecting medium density developments. 

Site Description & Surrounding Land Uses: 

The subject property is located on the north side of Nephawin Avenue, east of Paris Street in Sudbury. The
property forms a part of the Living Area I in the Official Plan, and is zoned “R2-2”, Low Density Residential
Two. Total lot area is approximately 1,851.5 m² (19,930 sq. ft.), with 15.24 m (50 ft.) of frontage on
Nepahwin Avenue and a depth of 121.49 m (398.6 ft.). The site is currently vacant; the southern portion is
level and grassed while the northern portion is occupied by a regrowth of vegetation.  

To the north, east, and south are single detached dwellings zoned “R2-2”, Low Density Residential Two. To
the west is a recently constructed semi-detached dwelling located in the “R2-2”, Low Density Residential



Two zone and a property zoned “C2(60)”, General Commercial Special, which only permits office uses,
occupied by a single detached dwelling.  

Departmental & Agency Comments: 

Building

Building Services has the following comment: 

1.   The two (2) parking spaces provided for in the front of the building do not meet the requirements
of Section 5.2.3.1(a) of CGS Zoning By-law 2010-100Z. The required width would be 5.75 m (18
feet, 10.5 inches). 

Development Engineering 

No objection. This site is currently serviced with municipal water and sanitary sewer. 

Roads and Transportation Services

No concerns. 

Neighbourhood Consultation: 

A notice of complete application was mailed to property owners and tenants within the surrounding area on
February 8, 2016. The statutory notice of the public hearing was provided by newspaper along with a
courtesy mail out to property owners and tenants within a minimum of 120 metres of the property. 

The applicant was advised of the City’s policy which recommends that applicants consult with their
neighbours, ward councillor and key stakeholders to inform area residents on the application. As of the date
of this report one letter from an adjoining property owner, expressing concerns with respect to increased
traffic and noise resulting from the addition of a third unit on the property, has been received by the Planning
Services Division.  

Planning Considerations: 

Provincial Policy Statement, 2014

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 proposed rezoning is consistent with the Provincial Policy Statement for the following reasons:

1.  Municipalities are to promote densities for new housing which efficiently use land, resources,
infrastructure and public service facilities, and support the use of active transportation and transit in area
where it exists. Staff is satisfied that the proposed three unit residential building makes efficient use of an
urban parcel of land and is appropriate within the context area which is served by public transit. Further,
there is already sufficient urban infrastructure available to service the subject lands. 

2.     Municipalities are further encouraged to provide for a range of uses and opportunities for intensification
and redevelopment. The three (3) unit apartment building proposed will positively contribute to ensuring that
a continued range of residential housing opportunities in the form of medium density apartment dwelling
units are available in this part of the City. 

3.     Municipalities are encouraged to avoid unjustified or uneconomical expansion of infrastructure. No
additional municipal infrastructure is required to service the subject lands if developed as proposed.

Previous Applications



In January 2009 Planning Committee considered an application for rezoning to “R4”, Multiple Residential, to
permit a proposed two (2) storey twelve (12) unit residential building on the subject lands and the lands to
the west that are currently occupied by recently constructed semi-detached dwellings. At the public hearing
written submissions in opposition were received and residents spoke in opposition to the application which
was denied by Council. 

In June 2012 an application was submitted to the City to sever the subject lands (15.24 m by 121.29 m)
from the lands to the west. The application was conditionally approved in July 2012 and the consent
certificate was issued in June 2013. 

Parking

The Zoning By-law requires that 1.5 parking spaces be provided for each unit in a multiple dwelling. Based
on three (3) dwelling units a total of five (5) parking spaces will be required for the proposed dwelling. The
By-law provides that the required parking spaces shall be located outside of the required front yard which in
this case requires the parking to be setback six (6) m from the front lot line. The sketch provided by the
applicant indicates that five parking spaces will be provided with three spaces located in the attached
garage and two spaces located in front of the building. 

As noted in the comments provided by Building Services, the required width for the two spaces located
outside of the garage is 5.75m where the sketch shows 5.49m.  The applicant is advised that the dwelling
should be moved north to fully accommodate the parking area outside of the required front yard. 

Official Plan and Land Use

The subject lands are designated Living Area 1 in the Official Plan permitting the full range of residential
dwelling types and densities, subject to certain requirements. 

The proposal includes the construction of a triplex dwelling at a density of approximately 16.2 units per ha,
within the range for low density development.  

In accordance with the Official Plan, the subject lands are located in close proximity (approximately 152 m
or 499 ft.) to Paris Street, and arterial road that is served by public transit. The property is also located in
close proximity to the employment and commercial areas located on Paris Street. 

The sketch provided by the applicant shows compliance with the minimum front, side and rear yard
setbacks for the one (1) and two (2) storey portions of the building. The building elevations submitted by the
applicants, attached to this report, are similar to the appearance of a large single family home with a three
(3) car side loaded garage, in keeping with the character of the area. The applicants have requested an
exception to the 11.0 m maximum height of the R2-2 zone, indicating that the proposed building will be 12.5
m high. Staff notes that the increased building height is for a portion of the structure proposed to be located
in approximately 23 m (75 ft.) from the front property line. 

Planning staff are satisfied that the site is suitable in terms of size and shape to accommodate the proposed
density and building form and that the proposal is compatible with the surrounding neighbourhood in terms
of scale, massing, height, siting, setbacks and the location of parking and amenity areas. Given the scale of
the development, the proposed use will not result in any appreciable impacts on traffic and adjacent
properties. 

In conclusion, there do not appear to be any adverse impacts that will result from the approval of the
application, and it is therefore recommended for approval subject to the conditions as noted.











PHOTO 1 SUBJECT LANDS, 70 NEPAHWIN AVENUE, SUDBURY
VIEWED LOOKING NORTH FROM NEPAHWIN AVENUE

PHOTO 2 76 NEPAHWIN AVENUE, EAST OF THE SUBJECT LANDS,
VIEWED LOOKING NORTH FROM NEPAHWIN AVENUE
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PHOTO 3 71 NEPAHWIN AVENUE, SOUTH OF THE SUBJECT LANDS,
VIEWED LOOKING SOUTH FROM NEPAHWIN AVENUE

PHOTO 4 66 & 68 NEPAHWIN AVENUE, WEST OF THE SUBJECT LANDS,
VIEWED LOOKING NORTH FROM NEPAHWIN AVENUE
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