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Resolution
 THAT the City of Greater Sudbury approves the application by
Red Oak Villa 2014 Inc. & Red Oak Villa 2015 Inc. to amend
Zoning By-law 2010-100Z by changing the zoning classification
from “C4(16)”, Office Commercial Special, “I(47)”, Institutional
Special and “I(48)”, Institutional Special to a revised “C4(16)”,
Office Commercial Special on lands described as PINs
02138-0077, 02138-0198, 02138-0199, 02138-0200,
02138-0201 & 02138-0202 in Lots 5 & 6, Concession 4,
Township of McKim, as outlined in the report entitled “30 Ste.
Anne Road, 162 MacKenzie Street & 38 Xavier Street, Sudbury”
from the General Manager of Growth and Infrastructure,
presented at the Planning Committee meeting on February 22,
2021, subject to the following conditions: 

1.That prior to the adoption of the amending by-law, the owner
shall amend the Site Plan Control Agreement registered on title
in order to address the following matters to the satisfaction of the
Director of Planning Services: 

(i)Amend the applicable Schedules to incorporate the twin
entrances and porticoes on the south elevation of the designated
heritage building at 162 MacKenzie Street and to revise the
adjacent parking layout accordingly; 

(ii) Amend the Agreement and annotate the applicable Schedules
to require a Cultural Heritage Impact Assessment for any new
buildings that are proposed to be constructed on Lots 314, 315
and 316, Plan 1-SC in order to protect the view corridor of the
south elevation of the designated heritage building at 162 MacKenzie Street from the street line. 

2. That Clauses (i), (ii) and (iii) of the C4(16) special zoning be deleted and replaced with the following
site-specific provisions to be applied to the entirety of the subject lands: 

(i) In addition to the uses permitted in the C4 zone, the following uses shall also be permitted: 

Assembly hall, audio/visual studio, bake shop, commercial recreation centre, commercial school, retail store
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Assembly hall, audio/visual studio, bake shop, commercial recreation centre, commercial school, retail store
including accessory outdoor display and sales, tavern, theatre, and related accessory uses; 

(ii) Notwithstanding Section 7.3, Table 7.3, Special Provision (10), there shall be no limit on gross floor area; 

(iii) Notwithstanding Sections 5.3 and 5.5 of the Zoning By-law, the parking standards of the “C6”, Downtown
Commercial zone shall apply subject to the following exceptions: 

(a) Day care centre: 1 per 40 m2 of net floor area; 

(b) Institutional uses: 1 per 40 m2 of net floor area; 

(c) Medical office: 1 per 30 m2 of net floor area; 

(d) Personal service shop: 1 per 33 m2 of net floor area; 

(e) Retail: 1 per 40 m2 of net floor area; 

(f) Place of worship: 1 per 30 m2 of net floor area; 

(g) All other uses including residential: applicable C6 parking standard; and, 

(h) The accessible parking requirements of Section 5.2.3.5 shall apply. 

(iv) On lands described as PINs 02138-0198, 02138-0199, 02138-0200 and 02138-0202 and municipally
known as 30 Ste. Anne Road, the following site-specific provisions shall also apply: 

(a) The lot line abutting Mackenzie Street shall be deemed to be the front lot line; 

(b) The location of the existing building shall be permitted; 

(c) A retaining wall shall be permitted with a zero setback abutting Lot 94, Plan RCP 85-S. 

Relationship to the Strategic Plan / Health Impact Assessment
The application to amend the Zoning By-law is an operational matter under the Planning Act to which the
City is responding. The proposal is consistent with the Strategic Plan as a means of supporting business
retention and growth, as well as the provision of housing in key locations including the Downtown.

Report Summary
 An application for rezoning has been submitted in order to expand the range of permitted uses and provide
parking relief for the properties municipally known as 30 Ste. Anne Road, 162 MacKenzie Street & 38 Xavier
Street, Sudbury. The subject lands will form an integrated site with shared parking and access, with the
intent to create a mixed-use development offering an array of services that will also incorporate the abutting
Red Oak Villa retirement home. 

Staff support the application including the additional uses and alternative parking requirements, as the
proposal demonstrates conformity with applicable land use policies set out in the Official Plan, Provincial
Policy Statement, and the Growth Plan for Northern Ontario as applied to strategic core areas. In order to
protect the recently designated heritage attributes of the former school at 162 MacKenzie Street, an
amendment to the Site Plan Control Agreement registered on title is recommended as a condition of
approval. 

Financial Implications



There are no financial implications associated with this report.
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Staff Report 
 
Proposal: 
 
An application for rezoning has been submitted in order to permit the following: 
 
1. Permit all “C6”, Downtown Commercial uses excluding auctioneer’s establishment, bus terminal, 

dry cleaning establishment, place of amusement and service trade;  
 
2.  Adopt the zone standards of the “C4”, Office Commercial zone excluding the limit on gross floor 

area; 
 
3. Adopt the parking requirements of the “C6”, Downtown Commercial zone subject to minimum 

parking standards for a limited range of commercial/institutional uses. 
 
The proponents submitted a Planning Justification Report in support of the application, including a 
rationale for reduced parking requirements (attached for review). 
 
Existing Zoning: There are currently three (3) zoning classifications covering the subject lands, which 
comprise three (3) abutting properties under separate title. 
 
“C4(16)”, Office Commercial Special (162 MacKenzie Street): This zoning encompasses the site of the 
former École St-Louis de Gonzague. The C4 Special zoning permits all C4 uses, with site-specific 
provisions for a multiple dwelling. The density is limited to 94 dwellings units, with relief granted for parking 
(1 space per unit) and the encroachment of canopies into the side yard. The special zoning dates to the 
former Options for Homes proposal that was approved in 2009 but did not proceed. 
 
“I(47)”, Institutional Special (30 Ste. Anne Road): The I(47) special zoning is applied to the Diocese 
Building and the adjacent parking area that extends to MacKenzie Street. The I(47) zoning permits all 
institutional and office uses. Medical offices are limited to 740 m2 of net floor area. Site-specific relief is 
granted for the location of the existing building and a reduced setback for a retaining wall. 
 
“I(48)”, Institutional Special (38 Xavier Street): The zoning covers the site of the former D’Youville 
Orphanage, which was demolished in 2006. The I(48) zoning permits all institutional uses as well as a 
parking area for 60 vehicles. The parking lot use was added in 2018 to serve as an interim use until such 
time that the property is redeveloped. 
 
Requested Zoning: “C6 Special”, Downtown Commercial Special 
 
The proposed zoning would allow all C6 uses excluding those uses that the owner has deemed 
incompatible with the proposed redevelopment. The zone standards of the C4 zone would be applied 
related to setbacks, lot coverage, building height, landscaping and other matters. Site-specific relief is 
requested for a cap on gross floor area that is typically applied in C4 zones (two times the lot area). 
 
The owner is further requesting that the C6 parking requirements be implemented subject to the following 
exceptions: 
 
Day care centre: 1 per 40 m2 of net floor area; 
Institutional uses: 1 per 40 m2 of net floor area; 
Medical office: 1 per 30 m2 of net floor area; 
Personal service shop: 1 per 30 m2 of net floor area; 
Retail: 1 per 40 m2 of net floor area; 
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Place of worship: 1 per 30 m2 of net floor area; and, 
All other uses including residential: applicable C6 parking standard. 
 
Location and Site Description: 
 
PINs 02138-0077, 02138-0198, 02138-0199, 02138-0200, 02138-0201 & 02138-0202 in Lots 5 & 6, 
Concession 4, Township of McKim (30 Ste. Anne Road, 162 MacKenzie Street & 38 Xavier Street, 
Sudbury) 
 
The subject lands comprise three (3) abutting properties which were subject to boundary realignments in 
2018. The reconfigured lots have frontage on MacKenzie Street, Ste. Anne Road and Xavier Street. The 
area is fully serviced by municipal water and sanitary sewer. Ste. Anne Road is designated as a Primary 
Arterial Road and MacKenzie Street is designated as a Collector Road. Both are constructed to an urban 
standard with sidewalks on both sides of the street. Xavier Street is a Local Road that is not built to an 
urban standard. Public transit is available on MacKenzie Street and Ste. Anne Road (Route 27).  
 
Total site area of all three (3) properties is 2.37 ha based on the Site Plan Control Agreement. Lot frontage 
varies based on location: 
162 MacKenzie Street: 84.8 metres;  
30 Ste. Anne Road: 46 metres on MacKenzie Street, which is deemed to be the front lot line;  
38 Xavier Street: 20 metres on Xavier Street with 99 metres of street line along Ste. Anne Road. 
 
The sites are occupied by the following uses: 
162 Mackenzie Street: former elementary school subject to a heritage designation; 
30 Ste. Anne Road: seven-storey office building constructed in 1950; 
38 Xavier Street: vacant lot utilized as a parking lot and construction staging area. 
 
A retirement home with approvals that allow up to 207 guest rooms abuts 30 Ste. Anne Road (Red Oak 
Villa – 20 Ste. Anne Road). The retirement home forms an integral part of the development and is subject 
to the same Site Plan Control Agreement as the three (3) subject properties.  
 
Institutional uses are located to the northeast (Marymount Academy) and southwest (Greater Sudbury 
Public Library). Low and medium density residential uses abut the northerly limit of 162 MacKenzie Street. 
 
Surrounding Land Uses: 
 
The area surrounding the site includes: 
 
North: low and medium density residential uses on MacKenzie Street and Baker Street;  
East: Marymount Academy and small mixed-use building on Xavier Street;  
South: Greater Sudbury Public Library and Red Oak Villa retirement home;  
West: Sudbury Secondary School on west side of MacKenzie Street.  
 
Public Consultation: 

 
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 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 proponents conducted an online video consultation with the Uptown Sudbury Community Action  
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Network (CAN) and the Ward Councillor on June 25, 2020, which covered the proposed rezoning and 
matters related to heritage preservation. 
 
As of the date of this report, two (2) written submissions have been received and two (2) phone calls 
seeking additional information were logged. 
 

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 (PPS):  
 
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. 
 
There are four major Provincial policy areas that are directly applicable to this file as follows: 
 

a) Land use patterns 
 
Under Section 1.1.1, municipalities shall accommodate 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. 

 
b) Settlement areas 

 
As outlined under Section 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. 
Designated growth areas are defined as lands within settlement areas designated for growth over 
the long-term planning horizon, but which have not yet been fully developed. 

 
c) Employment uses 

 
Under Section 1.3, Planning authorities shall promote economic development and competitiveness 
by: 

 providing for an appropriate mix and range of employment, institutional, and broader mixed 
uses to meet long-term needs; 

 providing opportunities for a diversified economic base, including maintaining a range and 
choice of suitable sites for employment uses which support a wide range of economic 
activities and ancillary uses, and take into account the needs of existing and future 
businesses; and, 

 

https://www.ontario.ca/page/provincial-policy-statement-2020
https://www.ontario.ca/document/growth-plan-northern-ontario
https://www.greatersudbury.ca/city-hall/reports-studies-policies-and-plans/official-plan/
https://www.greatersudbury.ca/do-business/zoning/zoning-by-law-2010-100z/
https://www.ontario.ca/laws/statute/90p13
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 encouraging compact, mixed-use development that incorporates compatible employment 
uses to support liveable and resilient communities, with consideration of housing policy 1.4. 

 
d) Housing 

 
Planning authorities shall implement the following policies set out under Section 1.4: 
 

 permit and facilitate all housing options required to meet the social, health, economic and 
well-being requirements of current and future residents, including special needs 
requirements; 

 direct the development of new housing towards locations where appropriate levels of 
infrastructure and public service facilities are or will be available to support current and 
projected needs; 

 require transit-supportive development and prioritize intensification in proximity to transit, 
including corridors and stations. 
 

Growth Plan for Northern Ontario (GPNO):  
 
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. 
 
Under the GPNO, Greater Sudbury is designated as an Economic and Service Hub, where a diverse mix 
and range of land uses are promoted. More specifically, strategic core areas shall be identified in the 
Official Plan in support of the City’s role as a regional centre. Strategic core areas are defined as 
delineated medium-to-high density areas within identified municipalities that are priority areas for long-
term revitalization, intensification and investment. These areas may consist of downtown areas, and other 
key nodes and significant corridors. 
 
Municipalities that contain strategic core areas are encouraged to plan for these areas to function as 
vibrant, walkable, mixed-use districts that can: 
 

a) attract employment uses and clusters, including office and retail; 
b) accommodate higher densities; and, 
c) provide a broad range of amenities accessible to residents and visitors including vibrant 

streetscapes, shopping, entertainment, transportation connections, lodging, and 
educational, health, social and cultural services. 

 
Strategic core areas with a revitalization strategy in place and incorporated into an official plan should be 
the preferred location for major capital investments in: 
 

a) postsecondary education and training; 
b) regional hospitals and/or specialized health care; 
c) major redevelopment projects; 
d) research and innovation centres; 
e) major cultural institutions and entertainment facilities; and, 
f) integrated public transportation systems. 

 
Official Plan for the City of Greater Sudbury: 
 
The subject properties were redesignated from Institutional to Downtown under the Comprehensive 
Review Phase 1 amendments to the Official Plan approved by the Ministry of Municipal Affairs and 
Housing in April 2019.  
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There are two (2) distinct areas that comprise the Downtown designation, being the Central Business 
District, which is defined by its highly urbanized environment, and the “shoulders” of the Downtown core, 
which are essentially transition areas characterized by a mix of land uses in low and mid-rise buildings. 
The Central Business District is generally bounded by Ste. Anne Road, Paris Street, Elgin Street and 
Frood Road. The subject properties are therefore located in the transitional zone identified as the North-
West District under the Downtown Sudbury Master Plan. 
 
A. Downtown Policies 
 
Section 4.2.1 Downtown 
 

1. A wide variety of uses are permitted in the Downtown, consistent with its function as the most 
diversified commercial Centre in the City. Residential, commercial, institutional, entertainment uses 
and community facilities are permitted as set out in the Zoning By-law, provided that sewer and 
water capacities are adequate for the site. Drive-throughs are not permitted in the Downtown. 
 

2. To encourage development in the Central Business District new development will be exempt from 
density and maximum height limits. However, taller buildings will be encouraged to locate along the 
periphery of the Central Business District consistent with the Downtown Sudbury Master Plan to 
protect the character of the historic core area and limit wind and shadow impacts. Development in 
the Central Business District will meet the minimum height limit established in the Zoning By-law. 
The Zoning By-law will establish minimum and maximum height limits for the shoulder areas of the 
Central Business District. 
 

3. To encourage development in the Central Business District, new non-residential development will 
be exempt from parking. Parking will be required for residential uses in the Central Business 
District, except residential re-use projects in buildings that were originally constructed five or more 
years ago. 
 

4. In order to encourage development in the Downtown, Council may: 
 

a. allow parking requirements to be satisfied through off-street municipal or privately owned 
communal parking areas located elsewhere in the Downtown; and, 
b. accept payment-in-lieu of parking where residential and non-residential development is in 
close proximity to and can be accommodated by a municipal or privately owned communal 
parking lot. 

 
4.2.1.1 Downtown Non-Residential Development 
 

1. Non-residential development is a key priority for the Downtown as a means of stimulating 
increased investment and business activity and reinforcing the City’s urban structure by achieving 
a more efficient pattern of development. 
 

2. Significant new office developments will be encouraged to locate in the Downtown. Prestige office 
development will be encouraged along Paris Street, between Elm and Cedar Street. 
 

3. New specialty based retailers that complement and reinforce the existing retail structure will be 
encouraged in the Downtown. 
 

4. New destination attractions such as a new Multi-Use Facility, a new Hotel, the Franklin Carmichael 
Art Centre, Place des Arts, the Central Branch of the Greater Sudbury Public Library and additional 
post-secondary facilities will be encouraged in the Downtown. 
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4.2.1.2 Downtown Residential Development 
 

1. Residential development is a key priority for the Downtown as a means of stimulating increased 
investment and business activity, reinforcing the City’s urban structure and achieving more efficient 
pattern of development. 
 

2. The City will aim to double the number of people living in Downtown during the lifetime of this Plan. 
The City may encourage additional residential growth and development through various means 
including, but not limited to, financial incentives. 
 

3. All forms of residential development and residential intensification will be encouraged in the 
Downtown, provided adequate infrastructure and services are available. New development will 
respect the existing and planned context. 
 

4. The conversion of vacant above-grade floor space to residential uses will be encouraged, where 
the building being converted was built prior to the year 2000. 

 
4.2.1.3 Downtown Urban Environment 
 

1. It is policy of this Plan to preserve those aspects of the Downtown that contribute to the image, 
character and quality of life in the City, including natural features, landmarks, design attributes, 
heritage resources, linkages to existing trails, pedestrian walkways and other desirable elements of 
the built environment. 
 

2. High quality urban design in the Downtown will be promoted, compatible with the existing character 
and scale. A special focus on public spaces is intended, utilizing such design elements as street 
trees, landscaping, street lighting and furnishings, public art, gateway entrances and playgrounds 
that are wheelchair and stroller accessible. Additional policies on Urban Design are found in 
Chapter 14.0. 
 

3. Heritage buildings and structures in the Downtown will be protected, as supported by policies on 
Heritage Resources contained in Chapter 13.0. 
 

4. In order to protect the existing built form, the rehabilitation and reuse of existing buildings that are 
well-suited and economically viable to adaptive reuse will be encouraged. 

 
B. Heritage Policies 
 

1. The City will prepare, publish and periodically update a Register of the City’s cultural heritage 
resources in accordance with the Ontario Heritage Act. This Register will also contain non-
designated properties that have been identified by the City as having significant cultural heritage 
value or interest. 
 

2. A cultural heritage impact assessment will be required for development and intensification 
proposals or public works that include or are contiguous to a property designated under the Ontario 
Heritage Act or non-designated property included on the Municipal Heritage Register. The cultural 
heritage impact assessment will be undertaken in accordance with the policies of this plan. The 
City will determine the need for a cultural impact heritage assessment in consultation with the 
owner/applicant. A cultural heritage impact assessment will include the following elements: 
a. identification and evaluation of the cultural heritage resource; 
b. graphic and written inventory of the cultural heritage resource; 
c. assessment of the proposal’s impact on the cultural heritage resource; 
d. alternatives to the proposal; 
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e. identification and justification of the preferred option; and 
f. means to mitigate impacts, in accordance with Chapter 13.0, Heritage Resources; 

 
3. The City may prevent the demolition or inappropriate alteration of any heritage resource 

designated under the Ontario Heritage Act by the City or Province. 
 

4. Heritage buildings and structures involved in planning applications will be retained for their original 
use and in their original location wherever possible to ensure that their heritage value is not 
compromised. If the original use is no longer feasible, adaptive reuse of buildings and structures, 
will be encouraged where the heritage attributes will not be compromised. If it is not possible to 
maintain structures in their original location, consideration may be given for the relocation of the 
structure. 
 

Zoning By-law 2010-100Z: 
 
The owner is proposing to utilize C4 zone standards with site-specific relief for maximum gross floor area, 
which is typically two (2) times the lot area. The exception is required in order to permit future expansions 
and/or new development that might exceed the cap on gross floor area. 
 
The owner is also seeking relief from the parking requirements set out under Sections 5.3 and 5.5 by 
adopting the C6 parking requirements, which would be modified to include minimum parking requirements 
for a selected range of commercial/institutional uses. The proposed standards would therefore require no 
parking for the majority of non-residential uses, including business offices, professional offices and 
restaurants, with the exception of medical offices, retail, personal service shops and institutional uses. 
 
Site Plan Control: 
 
The lands are subject to a Site Plan Control Agreement dated October 4, 2019, which is registered on title 
to all three (3) subject properties, as well as the abutting retirement home (Red Oak Villa). The agreement 
reflects the intent to develop the subject lands as an integrated site with shared parking and access. 
 
The Site Plan Control Agreement does not reflect the preservation of the twin porticoes on the south 
elevation of the former school building at 162 MacKenzie Street, as set out under the designating By-law 
2020-183. The schedules associated with the agreement currently show the porticoes removed. The 
agreement should be amended accordingly as a condition of approval. 
 
Department/Agency Review:  
 

Transportation and Innovation Section advised that they have no objection to the alternative parking 
requirements based on the availability of on-site parking and the proximity to the Downtown core. 
 
Building Services provided additional information related to permitting requirements. 
 

Background:  
 

The lands were subject to a rezoning process in 2018 in order to address the split zoning that resulted 
from a series of boundary realignments (751-6/17-18). The owner also requested that office uses be 
added to the Institutional zoning applied to 30 Ste. Anne Road (Diocese Building) and that an existing 
parking area at 38 Xavier Street be recognized as an interim use until such time that the property is 
redeveloped. The application was approved by Council with a cap on the maximum amount of floor area 
allocated to medical offices (Resolution PL2018-69). Site-specific relief was also provided for the location 
of the Diocese Building and a proposed retaining wall along the easterly limit of 30 Ste. Anne Road.  
 
 



Title: 30 Ste. Anne Road, 162 MacKenzie Street & 38 Xavier Street, Sudbury 
 
Date:  January 25, 2021 

 
There have also been two (2) minor variances on the subject lands (Files A0096/2017 & A0101/2017). It is 
not necessary to incorporate the variances into the site-specific zoning. 
 

Planning Analysis 
 
There are four (4) objectives associated with this application that form the basis of review: 
 

 Expand the range of uses in keeping with the redesignation of the subject lands and the need to 
enhance the redevelopment potential of three (3) integrated sites; 

 Determine appropriate zone standards based on the location in a Downtown transition area; 

 Adopt alternative parking standards which reflect the proximity to the Central Business District, 
access to public transit service, the potential impact on adjacent uses, and the lack of on-street 
parking; and, 

 Address the heritage attributes identified by the designation of the former École St-Louis de 
Gonzague under the Ontario Heritage Act. 

 
Proposed uses 
 
There is a significant amount of overlap concerning permitted uses in C4 and C6 zones. C4 permits most 
major use categories (office, institutional, residential, restaurant) with the exception of retail. The 
application is proposing all C6 uses excluding five (5) uses that the owner deems incompatible with the 
long-term vision for the site. The application is therefore requesting an additional eight (8) uses to be 
added to those uses already permitted in the C4 zone. The special zoning would extend across the 
entirety of the subject lands, including the two (2) properties currently zoned Institutional Special. 
 
Staff have no concerns related to the additional uses, which will form a good fit with the planned mixed-
use character of the site with a focus on retirement living, offices and personal services. Based on 
discussions with the proponents, the intent is create a village-like atmosphere that will be an extension of 
the retirement home but also offer services to the broader community, including at the neighbourhood 
level. The proposal to create an integrated mixed-use development aligns with Provincial policies applied 
to core areas. 
 
Appropriate zone standards 
 
The Planning Justification Report states that appropriate zone standards should be determined in 
consultation with Staff. Following discussions that commenced in November 2020, the owner revised the 
initial application to request that the C4 zone standards be applied related to setbacks, lot coverage, 
building height and other matters. The C6 zone standards, which are tailored to the more intensive Central 
Business District, are not appropriate for this location given its function as a transition area. For example, 
C6 zoning would allow full lot coverage, no setbacks for non-residential uses, and have no height 
restriction. Furthermore, there would be no landscaping requirements, including a minimum three (3) 
metre-wide landscaped area along the street line. Much larger signage is also permitted in C6 zones 
under the Sign By-law, which may not be compatible with the surrounding neighbourhood context. 
 
Recommend zoning classification 
 
Based on the above considerations related to appropriate uses and zone standards, Staff recommend that 
the C4 Special zoning be utilized and applied to all three (3) properties, which will provide flexibility and 
enhance the long-term viability of the project. This is consistent with Official Plan policies, which 
differentiate the “shoulders” of the Downtown from the highly urbanized core, being the Central Business 
District. The zoning should ultimately reflect the differences in physical character, as well as the close 
proximity of sensitive land uses in transition areas.  
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Parking relief 
 
The owner is requesting significant parking relief to be extended to this development. The parking 
requirements of the C6 zone are proposed, which do not require parking for most uses other than dwelling 
units, hotels and shared housing. Residential conversions of existing buildings more than five years old do 
not require parking. 
 
Further to the above, the owner is proposing alternative parking standards for a limited range of 
commercial/institutional uses as follows: 
 
Day care centre: 1 per 40 m2 of net floor area; 
Institutional uses: 1 per 40 m2 of net floor area; 
Medical office: 1 per 30 m2 of net floor area; 
Personal service shop: 1 per 30 m2 of net floor area; 
Retail: 1 per 40 m2 of net floor area; 
Place of worship: 1 per 30 m2 of net floor area; and, 
All other uses including residential: applicable C6 parking standard. 
 
The owner has confirmed through consultation that on-site parking is a necessary component of the 
business plan and is required to ensure the feasibility of redevelopment. Many of the proposed services 
require ease of access, particularly medical offices and uses geared to seniors. The Planning Justification 
Report sets out a planning rationale for parking relief, which is essentially based on the proximity to the 
Central Business District, the location of the main transit terminal that is within walking distance, the 
availability of public transit service, and existing and planned active transportation components. 
 
Transportation and Innovation Section has reviewed the alternative standards and can support the relief 
based on the above noted characteristics of the site, as well as the ability to provide on-site parking as set 
out in the Site Plan Control Agreement. Although the proposed standards exclude business and 
professional offices, which may form a major component of the site, parking will be required for medical 
offices, retail stores and institutional uses, which typically generate higher parking demand.  
 
Staff can therefore recommend that the alternative parking standards be adopted on a site-specific basis. 
The standards are deemed to be appropriate given the location in a Downtown transition area, which 
differs from the Central Business District based on the availability of on-street parking and the immediate 
proximity to municipal and private parking lots. Two (2) minor revisions are further recommended: 
 

 revise the standard for personal service shops from 1 per 30 m2 to 1 per 33 m2 in alignment with 
recent changes to commercial parking standards adopted in January 2021; and, 

 include accessible parking requirements as set out under Section 5.2.3.5. 
 
Heritage attributes applied to 162 MacKenzie Street  
 
On December 15, 2020, Council passed By-law 2020-183: A By-Law of the City of Greater Sudbury to 
Designate the Property Municipally Known as 162 MacKenzie Street as a Property of Cultural Heritage 
Value or Interest Under Section 29, Part IV of the Ontario Heritage Act. The reasons for designation are 
set out in Schedule B of the designating by-law as follows: 
 
“Heritage attributes that illustrate the cultural heritage value or interest of 162 MacKenzie Street lie in the 
20th century brick school building, previously known as St. Louis de Gonzague, including: 
 

 Its location, orientation, and scale and massing (which illustrates its physical/design and contextual 
values); 

 Monochromatic brickwork (which illustrates its physical/design values); 



Title: 30 Ste. Anne Road, 162 MacKenzie Street & 38 Xavier Street, Sudbury 
 
Date:  January 25, 2021 

 

 Art Deco-influenced parapet (which illustrates its physical/design values); 

 Twin entrances and porticoes located on the south elevation (which illustrates its physical/design 
values); 

 Tower entrance located on the west elevation (which illustrates its physical/design values); and, 

 The locations and configuration of large window openings (which illustrates its physical/design 
values).” 

 
The Schedules of the Site Plan Control Agreement registered on title do not incorporate the heritage 
elements along the south elevation. In order to protect the twin entrances and porticoes and the 
associated view from the street line, the following conditions of approval are recommended: 
 
That prior to the adoption of the amending by-law, the owner shall amend the Site Plan Control Agreement 
registered on title in order to address the following matters to the satisfaction of the Director of Planning 
Services: 
 
(i) Amend the applicable Schedules to incorporate the twin entrances and porticoes on the south 

elevation of the designated heritage building at 162 MacKenzie Street and to revise the adjacent 
parking layout accordingly; 

 
(ii) Amend the Agreement and annotate the applicable Schedules to require a Cultural Heritage 

Impact Assessment for any new buildings that are proposed to be constructed on Lots 314, 315 
and 316, Plan 1-SC in order to protect the view corridor of the south elevation of the designated 
heritage building at 162 MacKenzie Street from the street line. 

 
Official Plan 
 
The proposal addresses the comprehensive policies applied to the Downtown designation, including those 
policies that differentiate between the core (Central Business District) and the “shoulders” of the 
Downtown (transition areas). Conformity is achieved based on the following observations: 
 

 The proposed uses are consistent with the mixed-used character and diversified nature of the 
Downtown. The owner has identified those uses deemed appropriate for the site, which are 
supported by Staff in order to enhance the feasibility of redevelopment. In particular, office and 
retail uses are encouraged to located in the Downtown designation.  
 

 The maximum building height of 34 metres under the recommended C4 zoning is appropriate for 
the shoulders area of the Downtown and will also align with a concurrent process to establish 
minimum and maximum heights for these transition areas. 
 

 The alternative parking standards strike a balance between the minimal requirements applied to 
the Central Business District compared to the characteristics of the transition area, where there is a 
practical need to provide on-site parking given the lack of on-street parking and immediate 
proximity to off-site parking.  
 

 The vacant lot located at 38 Xavier Street provides an ideal site for residential intensification. 
 

 The proposal involves the adaptive reuse of existing buildings which are valued by the community. 
The designated former school and the Diocese Building are defining features of the neighbourhood 
and represent the site’s historical function as an agglomeration of institutional uses. 
 

 The proposal was formulated in order to protect the designated heritage building located at 162 
MacKenzie Street, where the historical use is no longer viable and the owner is seeking to 
introduce new uses while protecting the heritage attributes identified under the designating by-law. 



Title: 30 Ste. Anne Road, 162 MacKenzie Street & 38 Xavier Street, Sudbury 
 
Date:  January 25, 2021 

 
Provincial Policy Statement 
 
The application is consistent with the major policy thrust of the PPS, being the intensification and 
diversification of land uses within built-up urban areas, including essential centres such as the Downtown. 
The proposed uses will enhance the employment and residential base of the central core, which is 
essential towards ensuring long-term viability. Redevelopment of the underutilized site is appropriately 
aligned with Provincial policies applied to land use patterns (Section 1.1.1) and settlement areas (Section 
1.1.3). The vacant lot in particular offers opportunities for residential intensification in a central city 
location, which is an important policy objective also promoted by the Downtown Sudbury Master Plan. In 
general, the proposal is viewed as transit supportive given the proximity to public transit including the main 
transit terminal (Section 1.1.3.3). 
 
The application is deemed to be consistent with the 2020 PPS. 
 
Growth Plan for Northern Ontario 
 
The proposal will enhance the function and composition of a strategic core area, which is a key land use 
policy to be applied to major urban centres in Northern Ontario and implemented through Official Plans. 
The policies applied to these areas essentially mirror those of the PPS, with a focus on employment uses 
and clusters, including retail and office. The redevelopment of the subject lands is a form of revitalization 
and reinvestment that is directly linked to policies applied to strategic core areas, and is also supported by 
the City through a range of financial incentives under the Downtown Community Improvement Plan. 
 
The application conforms to the 2011 GPNO.  
 

Conclusion: 
 
Planning Services recommends approval of the application for rezoning subject to the conditions outlined 
in the Resolution section of this report. 
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Appendix 1 

Departmental & Agency Comments

File: 751-6/20-16

RE: Application for Rezoning – Red Oak Villa 2014 Inc. & Red Oak Villa 2015 Inc. 
PINs 02138-0077, 02138-0198, 02138-0199, 02138-0200, 02138-0201 & 02138-0202 in 
Lots 5 & 6, Concession 4, Township of McKim (30 Ste. Anne Road, 162 MacKenzie 
Street & 38 Xavier Street, Sudbury) 

Development Engineering 

Development Engineering has reviewed the above noted application. These areas are presently 
serviced with municipal water and sanitary sewer. 

It is our understanding that development of this site will proceed by way of the Site Plan Control 
Agreement. 

Infrastructure Capital Planning Services: Transportation and Innovation 

Based on the current number of available parking spots and the proximity of the site to the  
Downtown core, we have no concerns with the parking standards being proposed. 

Building Services 

The applicant should be advised that proposed parking is subject to the location requirements of 
Section 5.2.4.3, which specifies that parking shall be located no closer to any road or Residential 
Zone than 3.0 metres. Please ensure provisions for required loading and bicycle parking. A 
planting strip is required in accordance with Section 4.15.4 adjacent to the R3 Zone east of 38 
Xavier Street. 

The proposed C6 Zone, if approved, will permit construction/renovation to accommodate 
residential uses and day care facilities. The applicant should be advised that a Record of Site 
Condition may be required for any new buildings constructed at 38 Xavier Street and renovations 
within the existing Diocese Building that contain sensitive uses as per the Environmental 
Protection Act. 

Conservation Sudbury: 

Staff has reviewed this application as per our delegated responsibility from the Province to 
represent Provincial interests regarding natural hazards identified in Section 3.1 of the Provincial 
Policy Statement (PPS 2020) and as a regulatory authority under Ontario Regulation 156/06. 
The application has also been reviewed through our role as a public body under the Planning 
Act as per our CA Board-approved policies. 

Conservation Sudbury does not oppose the proposed zoning amendment. Should you have any 
questions, please contact bailey.chabot@conservationsudbury.ca. Conservation Sudbury is 
requesting a copy of any decision. 



 

Photo 1: 38 Xavier Street, Sudbury 
View of parking lot located at 38 Xavier facing west towards Diocese 
Building 
File 751-6/20-16 Photography January 25, 2021 
 
 

 



 

Photo 2: 64 & 68 Xavier Street, Sudbury 
Office and residential uses abutting 38 Xavier Street to the east 
File 751-6/20-16 Photography January 25, 2021 
 
 

 



 

Photo 3: 38 Xavier Street, Sudbury 
SCDSB offices/Marymount Academy abutting 38 Xavier and 30 Ste. Anne 
File 751-6/20-16 Photography January 25, 2021 
 
 
 



 

 
Photo 4: 30 Ste. Anne Road, Sudbury 
View of Diocese Building and abutting Red Oak Villa  
File 751-6/20-16 Photography January 25, 2021 
 
 
 
 
 
 
 
 
 
 
 

 



 
 
Photo 5: 162 MacKenzie Street, Sudbury 
View of designated former school from street line 
File 751-6/20-16 Photography January 25, 2021 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
Photo 6: 162 MacKenzie Street, Sudbury 
Heritage attributes on south elevation of former school (twin entrances and 
porticoes) 
File 751-6/20-16 Photography January 25, 2021 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
Photo 7: 162 MacKenzie Street, Sudbury 
Heritage attributes on west elevation of former school (parapet, brickwork, 
window openings) 
File 751-6/20-16 Photography January 25, 2021 
 
 
 
 
 
 
 
 
 



By-Law 2020-183

A By-Law of the City of Greater Sudbury to Designate the Property 
Municipally Known as 162 Mackenzie Street as a Property of Cultural Heritage 

Value or Interest Under Section 29, Part IV of the Ontario Heritage Act

Whereas Section 29, Part IV of the Ontario Heritage Act authorizes the council of a 

municipality to design a property within the municipality to be of cultural heritage value or 

interest on the terms set out therein;

And Whereas council for a municipality may only designate a property under Section 29 

Part IV of the Ontario Heritage Act, if the property meets one or more of the criteria as 

prescribed under O.Reg 9/06;

And Whereas 162 MacKenzie Street was evaluated against the criteria in O.Reg 9/06, 

and Council for the City of Greater Sudbury determined that the property has cultural heritage 

value or interest;

And Whereas notice of intent to designate 162 MacKenzie Street as being of cultural 

heritage value or interest was published in a newspaper having general circulation in the 

municipality on November 14, 2020 and was also served on the owner and on the Ontario 

Heritage Trust, in accordance with the requirements of section 29 of the Ontario Heritage Act,

And Whereas no notice of the objection to the proposed designation has been served 

on the Clerk of the City of Greater Sudbury, and the time for filing such objections has passed;

Now therefore, Council of the City of Greater Sudbury hereby enacts as follows:

Designation

1. Pursuant to the authority granted under section 29 of the Ontario Heritage Act, R.S.O. 

1990, c. 0.18 as amended, Council for the City of Greater Sudbury hereby designates, as being 

of cultural heritage value and interest, the property:

(a) municipally known as 162 MacKenzie Street, Sudbury;

(b) legally described as PIN 02138-0201 (LT), Being Lots 308-322 Plan 1SC; Lowe 

Street and Part A Lane Plan 1SC as in S5129; Part Lot 5, Con 4, as in S55853; 

excepting Part 1 on Plan 53R-16310 as in LT87281 and Excepting Parts 2, 3 and

-1 - 2020-183



4 on Plan 53R-20995 and as shown in the aerial view attached hereto as 

Schedule “A”;

(c) owned by Red Oak Villa 2015 Inc.; and

(d) further described in the Statement of Cultural Heritage Value or Interest and 

Description of Heritage Attributes as set out in Schedule “B” attached hereto

Schedules Incorporated

2. Schedule “A” and Schedule “B” attached hereto are incorporated into and form a part of 

this By-law. A copy of Schedule “A” can also be viewed at the office of the City Clerk.

Registration

3. The City Solicitor is hereby authorized and directed to register a copy of this Designating 

By-law to be registered on title to the property affected in the land titles office for the land 

registry division of Sudbury (No. 53).

Notice

4. The City Clerk is hereby authorized and directed to cause:

(a) a copy of this By-law to be served on the owner of the land described in section 1 

of this By-law, and on the Ontario Heritage Trust;

(b) notice of the passing of this By-law to be published in a newspaper of general 

circulation within the City of Greater Sudbury; and

(c) the property to be entered into the municipal register of property in accordance 

with section 27 of the. Ontario Heritage Act.

Plaque

5. The General Manager, Growth and Infrastructure is authorized to install a plaque or 

interpretive panel reflecting the designation of the building as of cultural heritage value or 

interest, on the building at 162 MacKenzie Street, of a type and in a location to be determined 

by the General Manager, Growth and Infrastructure.
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Effective Date

6. This By-law shall come into full force and effect upon passage. 

Read and Passed in Open Council this 15th day of December, 2020
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Schedule “B”
to By-law 2020-183 of the City of Greater Sudbury

Page 1 of 3

Description and Statement of Cultural Heritage Value or Interest: 162 MacKenzie Street

Civic Address: 162 MacKenzie Street, Sudbury

Legal Description: PIN 02138-0201 (LT), Being Lots 308-322 Plan 1SC; Lowe Street and

Part A Lane Plan 1SC as in S5129; Part Lot 5, Con 4, as in S55853; 

excepting Part 1 on Plan 53R-16310 as in LT87281 and Excepting Parts 

2, 3 and 4 on Plan 53R-20995 and as shown on the aerial view attached 

as Schedule “A” to this By-law and also available for viewing in the office 

of the City Clerk, heritage file;

Description of Property

The Subject Property known as 162 MacKenzie Street is an “L” shaped property and 

approximately 12,489 square metres. The Subject Property is located on the east side of 

MacKenzie Street between Baker and Davidson Street. There is currently one structure 

located on the Subject Property, the 20th century brick former school known as St. Louis de 

Gonzague.

Summary of Cultural Heritage Value or Interest

The Subject Property known as 162 MacKenzie Street has cultural heritage value or interest for 

its physical/design values, its historical/associative values, and its contextual values.

162 MacKenzie Street has design value or physical value because it is a unique and early 

example of an evolved vernacular school building that exhibits the influences of various styles 

including Collegiate Gothic and Art Deco architecture. 162 MacKenzie Street also appears to 

be the third oldest surviving school building in Sudbury.

162 MacKenzie Street has historical or associative value because it has direct associations with 

the theme, activity, and institution of education in Sudbury - specifically, French-language 

education of the Sudbury Francophone community. The former school is an example of 

separate bilingual Catholic Francophone education and the coordinated efforts of Anglophone 

and Francophone School Board members to defy Regulation 17. The former school also
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contributed to the repeal of Regulation 17 through the 1927 Royal Commission Inquiry which 

used the Sudbury Separate Board as an example of positive bilingual instruction. Operating 

from 1915 to its closure in 2000, 162 MacKenzie Street is directly associated with the events of 

Regulation 17 and the teaching of French and English language in the community.

162 MacKenzie Street has historical or associative value as it demonstrates the work of 

architect P.J. O’Gorman who was significant to the creation of institutional buildings, such as 

schools, churches, and commercial structures, in Sudbury and Northern Ontario. Many of 

O’Gorman’s works are still present in Sudbury and Timmins, Ontario. St. Louis de Gonzague 

was one of O’Gorman’s earliest institutional buildings constructed in Sudbury and appears to 

have been the first in a series of educational (as well as other institutional, ecclesiastic, and 

commercial) buildings designed over a prolific career.

162 MacKenzie Street has contextual value because it is important is defining, maintaining, and 

supporting the character of the area. The area, defined as the Institutional Block, has a mixture 

of residential, commercial, and institutional buildings. These buildings include churches, 

schools, and public/government buildings. Eight schools and six public/government buildings 

are currently within this block. A higher concentration of these structures reinforces this area as 

an Institutional Block. The Institutional Block, located in the centre of Sudbury, fulfilled the 

needs of the community by providing educational, religious, leisure, and governmental needs.

162 MacKenzie Street also has contextual value because it is physically, visually, and 

historically linked to the Institutional Block. The Institutional Block is defined by its multiple 

schools and public and government buildings, including 162 MacKenzie Street. The overall 

relationship of the buildings on this Block reinforces these links.

Heritage Attributes

Heritage attributes that illustrate the cultural heritage value or interest of 162 MacKenzie Street 
lie in the 20th century brick school building, previously known as St. Louis de Gonzague, 

including:

• Its location, orientation, and scale and massing (which illustrates its physical/design and 

contextual values)]

• Monochromatic brickwork (which illustrates its physical/design values)]
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• Art Deco-influenced parapet (which illustrates its physical/design values)]

• Twin entrances and porticoes located on the south elevationfwh/c/? illustrates its 

physical/design values);

• Tower entrance located on the west elevation (which illustrates its physical/design 

values); and,

• The locations and configuration of large window openings (which illustrates its 

physical/design values).
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1.0 INTRODUCTION

TULLOCH Engineering (TULLOCH) has been retained by the owners of 162 MacKenzie Street, 30 Ste-Anne 
Road and 38 Xavier Street (Autumnwood Development Corp.) in Sudbury, Ontario to prepare a planning 
justification report as part of a complete application to amend the City of Greater Sudbury Zoning By-Law 
2010-100Z. This report provides a planning analysis and justification forthe amendment needed to rezone 
the subject lands from 'C2(16), 1(47) and 1(48)' to C6(X) 'Downtown Commercial-Special', with appropriate 
site-specific parking standards to recognise the unique nature and location of these properties. Such 
application will align permissions forthe properties with the intent of the Downtown designation and will 
provide flexibility to encourage a new multi-use employment and local service complex within Sudbury's 
downtown.

This report reviews consistency of the application in the context of applicable policies found within the: 
2020 Provincial Policy Statement 
City of Greater Sudbury Official Plan 
City of Greater Sudbury Zoning By-Law 2010-100Z.
Downtown Sudbury Master Plan
Downtown Sudbury Community Improvement Plan
City of Greater Sudbury's Strategic Economic Development Plan (2015-2025)

Overall, the author finds that the proposed zoning by-law amendments conform with the City of Greater 
Official Plan, is consistent with the 2020 Provincial Policy Statement (PPS) and represents good planning.

2.0 SITE DESCRIPTION AND CONTEXT

SUBJECT LANDS

The subject properties have a total combined area of approximately 3.34 hectares with ±219 metres of 
combined frontage (See Figure 1). The three subject properties are situated north of Ste-Anne Road, east 
of MacKenzie Street and west of Xavier Street. Table 1 provides a breakdown of each of the three 
properties frontages and areas.

Table 1: Subject Lands Area/ Frontages

ADDRESS/ PROPERTY TOTAL AREA FRONTAGE

162 MacKenzie Street ±0.95 hectares
±130 metres (MacKenzie
Street)

30 Ste-Anne Road ±1.70 hectares ±46 metres (MacKenzie Street)

38 Xavier Street ±0.69 hectares ±43 metres (Xavier Street)

4



Figure 1: Approximate Area of Subject Site

The subject properties are occupied by two buildings: 162 MacKenzie Street and 30 Ste-Anne Road. 162 
MacKenzie Street has a ground floor area of 1553m2 while the entirety of the building has approximately 
1788 m2of leasable area (See Figure 2). The building is currently occupied by a Theatre group (Assembly 
Hall use). As per the current 2017 site plan the property currently has benefit of 93 parking spaces.

Figure 2:162 MacKenzie Street
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30 Ste-Anne Road - more commonly referred to at the Diocese of Sault Ste Marie building - currently 
houses a range of office, institutional and medical uses (See Figure 3-4). The building is 7 storeys' with a 
ground floor area of 1195m2. The current site plan provides 137 parking spaces for the existing building.

Figure 3: Photograph of both 30-Ste Anne Road (building) and 38 Xavier Street

Figure 4: Westside of 30 Ste-Anne Road
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38 Xavier Street functions predominantly as a parking lot and is vacant at this time (See Figure 5). Two 
small sheds (garage) like structures are situated on the lands. The current zoning recognizes permission 
for 60 parking spaces on site.

Figure 5: 38 Xavier Street

The owner of the three subject properties also owns the abutting property to the south and west - 
commonly referred to as Red Oak Villa - which contains a retirement home (See Figure 10). The property 
is currently undergoing construction for expansion and once completed will include 207 retirement 
residences with accessory uses and 72 accompanying parking spaces. This property is not subject to this 
application.

Regarding existing transportation infrastructure, the subject properties are located along Ste-Anne Road 
which is categorized as a primary arterial, Mackenzie Street categorized as a Collector and Xavier Street 
categorized as a Local Road per Schedule 7 of the City of Greater Sudbury's Official Plan. The sites are 
located approximately 400.0 metres from Notre Dame Avenue, which is a major road corridor in the City 
which carries significant volumes of traffic daily.

The subject properties are situated approximately 550.0 metres from the main GOVA transit station in 
Sudbury's Downtown and is conveniently located within 100.0 metres of four transit stops with access to 
GOVA transit circuit. Dedicated cycling lanes are currently proposed along Ste-Anne Road per the 
Transportation Master Plan, which will provide enhanced connectivity to Sudbury's existing cycling 
network once in-place.

SURROUNDING NEIGHBOURHOOD CONTEXT
The surrounding area is characterized by a mix of land uses and buildings including residential, 
institutional, and commercial uses (See Figures 6-13). Surrounding uses can be described as follows:

7



NORTH: Low and Medium Density Residential Uses, Institutional (Marymount Academy)
EAST: Mix of High, Medium, and Low Density Residential
SOUTH: Red Oak Villa (retirement home use), Places of Worship, Surface Parking Lots, 
Commercial (Rainbow Centre Mall), High and Medium Density Residential Uses (Downtown 
Core)
WEST: Institutional (Sudbury Secondary School), Business/Professional Offices, Commercial and 
Low-Medium Density Residential

The properties are located within an established mixed-use neighbourhood on the northern side of 
Downtown Sudbury, adjacent to the northerly mixed-use (but predominately residential) neighbourhood 
commonly referred to as 'Uptown'. Downtown Sudbury exhibits a mix of building styles and heights, 
ranging from low to mid and high-rise buildings, mixed-use commercial and residential uses, and 
institutional services for local, City-wide, and regional clientele. Within 600.0 metres of the subject 
properties is a diverse mix of uses including the YMCA, the Rainbow Centre Mall, Sudbury Secondary 
School, Sudbury's Main Branch Public Library, local restaurants, retail and professional offices.
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Figure 6: Residential homes along Mackenzie Street north of 162
Mackenzie Street

Figure 7: View of Elgin Street, south of Red Oak (20 Ste-Anne
Road).

Figure 8: View of Sudbury Secondary School, directly east of 162 
Mackenzie and Red Oak Villa (20-Ste Anne Road)

Figure 9: View of parking lot. Church of Christ the king and Ste 
Anne des Pins directly south of 38 Xavier and 30-Ste Anne Road
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Figure 10: View of downtown mural and Red Oak Villa along Ste- 
Anne Road directly south of subject sites.

Figure 11: View of Residential and institutional character along 
Baker Street northwest of subject sites.

Figure 12: Photograph of pedestrian access staircase along Ste- 
AnneRoad

Figure 13: View of Suite Times Student Residence along Ignatius 
Street

PROPERTIES BACKGROUND / HISTORY

The subject zoning by-law amendment is required to resolve several land use issues on both 162 
MacKenzie Street and 30 Ste-Anne Road, while enabling flexible Downtown uses on 38 Xavier. These 
issues primarily relate to permitted uses and unachievable parking standards on site given the size and 
nature (i.e. internal design) of the structures. The rezoning of 38 Xavier Street is proposed to facilitate the 
future development of this underutilized site. Currently only Institutional uses and a parking lot would be 
permitted, which is not in keeping with Xavier's Downtown designation.

The highest and best use of these sites - as called for through Official Plan policy - is hindered by the 
limited uses permitted via the sites' existing zoning. 162 MacKenzie Street is zoned C4(16) and was 
previously zoned for a proposed residential dwelling conversion. In the past the owners have been
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approached by various businesses looking to lease space on site, including a bake shop, recreation centre 
commercial tenants and small-scale retail uses, none of which are permitted in the C4(16) zone.

30 Ste-Anne Road is zoned 1(47). Permitted uses include institutional, office and medical office uses 
(limited to 740 m2 net floor areaj. In the past the owners have been approached by various businesses 
and organizations to lease space in the Diocese building including medical office uses requiring space 
greater than 740m2, pharmacy uses, theatres, assembly halls, recreation centre commercial and personal 
service shop uses, none of which are permitted under the existing zoning.

Lastly, 38 Xavier Street is zoned 1(48). Uses permitted include all institutional uses as well as the existing 
parking area comprising 60 parking spaces and an existing detached garage. Uses permitted in the 
institutional zone include but are not limited to cemetery, restaurants only related to park use, 
refreshment pavilions, and day care uses. This existing zoning limits the future development of the site, 
pursuant to policies found in the Official Plan, downtown master plan and Downtown CIP.

These restrictions have significant limited the ability to attract tenants to the subject properties. These 
issues are further complicated by the existing parking requirements on site, and need for parking flexibility 
to respond to both tenant needs while not requiring the property owner to make rezoning and/or variance 
applications for each new tenant (and recognising available parking per-use, as was done previously when 
medical office uses were permitted in the Diocese).

Depending on the mix of potential tenants, the existing zoning by-law parking standards would require 
162 Mackenzie Street to provide between 100-120 parking spaces and 30 Ste-Anne Road to provide 
approximately 200-220 parking spaces. Following the construction of Red Oak Villa Retirement Home's 
expansion, the existing site plan for the subject sites demonstrate 162 Mackenzie Street currently has the 
available space to provide 93 parking spaces whereas 30 Ste-Anne Road has the space to provide 137 
spaces (See Figure 15).

figure 14: View of 162 MacKenzie, Diocese ofSSM and Red Oak Villa from MacKenzie Street
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In the past applications have been submitted to resolve various land use issues on the subject sites. These 
issues were primarily related to infrastructure, setbacks, density, and parking (minor variance applications 
A0101/2017, A0096/2017, A0094/2017). Table 2 provides an outline of previous rezoning and minor 
variance applications related to the three subject properties.

Table 2: Former Applications and Permissions on the Subject Sites

ADDRESS/ MINOR VARIANCE/ ZONING
PROPERTY PERMISSIONS /PERMISSIONS

C4(16)

A0101/2017
Notwithstanding any other provision hereof to the 
contrary, within any area designated C4(16) on the Zone

Approval of location of proposed Maps, all provisions of this By-law applicable

retaining wall, along the north and to C4 Zones shall apply subject to the following

east lot line, providing a height a modifications:
162 MacKenzie
Street

height and side yard sertback and (i) The maximum number of multiple dwellings shall be
corner setback with a provision for limited to 94 dwelling units.
100 parking spaces where 119 is 

required (ii) Required parking spaces shall be provided at a 
minimum of 1 parking space per dwelling unit.

(iii) Canopies may encroach 3m into a required interior
side yard.

A0096/2017

1(47)
Notwithstanding any other provision hereof to the 
contrary, within any area designated 1(47) on the Zone
Maps, all provisions of this by-law applicable to the "1", 
Institutional zone shall apply subject to the following

Approval of the resulting lot modifications:

following a lot additon, providing a (i) In addition to the uses permitted in the
reduced minimum 5.0m side yard 

setback, and also for the approval of
Institutional zone, offices shall also be permitted;

30 Ste-Anne Road the location of a proposed retaining (ii) Notwithstanding the above, medical offices shall be

wall on the subject lands, providing a limited to 740 mJ of net floor area;

0.0m side yard setback from the (iii) The lot line abutting Mackenzie Street shall be
west lot line. deemed to be the front lot line;

(iv) The location of the existing building shall be 
permitted;

(v) A retaining wall shall be permitted with zero setback 
abutting Lot 94, Plan RCP 85-S.
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ADDRESS/ MINOR VARIANCE/ ZONING
PROPERTY PERMISSIONS /PERMISSIONS

1(48)
Notwithstanding any other provision hereof to the 
contrary, within any area designated 1(48) on the Zone
Maps, all provisions of this by-law applicable to the "1", 
Institutional zone shall apply subject to the following 
modifications:

38 Xavier Street N/A

(i) In addition to the uses permitted in the
Institutional zone, the existing parking area comprising
60 parking spaces and an existing detached garage shall 
also be permitted.

Given the need for flexibility to respond to changing market and tenant demands, these previous 
applications have yet to substantially resolve issues related to flexibility of use and parking requirements 
and have not substantially considered the Downtown designation afforded to these properties. Thus, this 
application specifically looks to resolve issues related to limited uses and inconsistent parking standards, 
in order to attract a greater range of potential users which will enable the properties to evolve into 
dynamic and age-friendly service-commercial hubs in Sudbury's Downtown.

During pre-consultation with the City of Greater Sudbury, staff expressed concerns regarding the C6- 
Downtown Commercial zone. As such staff recommended the properties be rezoned C4-Special which 
would include site-specific parking standards and use permissions. While the C4 zone was considered, it 
was determined that such zone lacks the flexibility needed on these centrally located sites given the C4 
zone requires the same parking standards as those found outside Downtown sudbury. The C4 zone does 
not address issues related to parking flexibility and would not recognise active transportation 
opportunities afforded to this property which intrinsically allow for reduced parking needs/demand for 
the uses/tenants contemplated for these properties. While site-specific standards are proposed to 
introduce minimum parking standards for limited uses in the requested C6-special zone, these standards 
are built from the C6 O-commercial-parking standard, rather than reduced from the C4 parking standards. 
This in the authors opinion establishes the appropriate principle of development (C6 zone) for such a 
Downtown location while being context-sensitive to the range of potential uses in these existing buildings. 
A detailed comparison of the C4 and C6 commercial zones can be found in Section 4.0.
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3.0 PROPOSED APPLICATIONS

The proposed application for zoning by-law amendment is for three properties. 162 MacKenzie Street is 
currently zoned C4(16), 30 Ste-Anne Road is zoned 1(47) and 38 Xavier is zoned 1(48). All three properties 
are proposed to be rezoned to C6-Downtown Commercial (Special) to achieve the highest-and-best use 
of the lands (See Figure 15) while leveraging the opportunities, infrastructure and service facilities 
afforded to such lands by virtue of their downtown location.

It is recognized that the C6-Downtown Commercial zone does not require parking for 
commercial/institutional uses. However, for the purposes of this application site-specific parking 
standards that are over and above C6 requirements are seen as appropriate for this location, given that 
some uses in the C6 zone may attract limited visitors/clients travelling to the properties by vehicle from 
outside the downtown area. Further discussion regarding the appropriateness of the below standards is 
included in Section 5.0 of this report.

Further to C6 zone parking standards, the application proposes the following parking standards on all 
three properties. We note the C6 requirement for 1 parking space per residential dwelling unit is proposed 
to be maintained:

1) Institutional Parking Requirements to permit 1/40 m2 net floor area whereas 0 is 
required in the C6 zone;

2) Daycare Parking Requirements to permit 1/40 m2 net floor area whereas 0 is required 
in the C6 zone;

3) Medical Office Parking Requirements to permit l/30m2 net floor area whereas 0 is 
required in the C6 zone;

4) Personal Service Shop Parking Requirements to permit l/30m2 net floor area whereas 
0 is required in the C6 zone;

5) Retail Parking Requirements to permit l/40m2 net floor area whereas 0 is required in 
the C6 zone; and,

6) Place of Worship Parking Requirements to permit l/30m2 net floor area whereas 0 is 
required in the C6 zone.

An analysis of current and projected future tenants was undertaken to contextually determine each use's 
potential parking requirements and anticipated future needs given anticipated lease for each use in each 
property. The above standards, as discussed, also reflect a general understanding that such scoped uses 
may attract some vehicular traffic, and as such this parking should be accommodated through limited 
minimum parking standards.

To ensure the existing buildings can be utilized to their full potential, reasonable minimum parking 
standards must be employed. Without reasonable parking requirements the subject lands will continue 
to experience issues related to tenancy and the efficient use of existing Downtown infrastructure. In 
providing these above parking standards, the applicant recognizes the value parking has to this multi­
functional complex and need to mitigate concerns related to off-street overflow parking that may be

14



generated if all uses were held to the 0 space requirement in the C6 zone. The application seeks to 
recognize that alternative methods of travel such as walking, cycling, ridesharing and public transit are 
appropriate for accessing services and businesses on site given the properties central location. The 
purpose of this application is not to preclude need for providing parking, it instead proposes to right-size 
parking standards to complement the unique nature of the subject properties' location and built-forms.
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4.0 POLICY OVERVIEW AND ANALYSIS

The following section sets out the relevant planning policy framework to assess the appropriateness of 
the proposed application in the context of Provincial and Municipal policies and regulations. Each sub­
section will outline relevant policies and provide a planning analysis with respect to how the zoning by­
law amendment is consistent with or conforms to such policy.

THE PLANNING ACT

The Planning Act establishes the overall regulatory framework for land use planning in the Province of 
Ontario.

Section 1.1 sets out the purposes of the Act, which are:

To promote sustainable economic development in a healthy natural environment within 
the policy and by the means provided under this Act;
To provide for a land use planning system led by provincial policy;
To integrate matters of provincial interest in provincial and municipal planning decisions; 
To provide for planning processes that are fair by making them open, accessible, timely 
and efficient;

• To encourage co-operation and co-ordination among various interests;
To recognize the decision-making authority and accountability of municipal councils in 
planning.

Section 2, Part 1 sets out matters of provincial interest, to be regarded by the Minister, the council of a 
municipality, a local board, a planning board, and the Tribunal. These include:

(a) the protection of ecological systems, including natural areas, features and functions;

(b) the protection of the agricultural resources of the Province;

(c) the conservation and management of natural resources and the mineral resource base;

(d) the conservation of features of significant architectural, cultural, historical, archaeological or 
scientific interest;

(e) the supply, efficient use and conservation of energy and water;

(f) the adequate provision and efficient use of communication, transportation, sewage and 
water services and waste management systems;

(g) the minimization of waste;

(h) the orderly development of safe and healthy communities;

(h.l) the accessibility for persons with disabilities to all facilities, services and matters to which 
this Act applies;

(i) the adequate provision and distribution of educational, health, social, cultural and 
recreational facilities;

(j) the adequate provision of a full range of housing, including affordable housing;
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(kj the adequate provision of employment opportunities;

(l) the protection of the financial and economic well-being of the Province and its municipalities;

(m) the co-ordination of planning activities of public bodies;

(n) the resolution of planning conflicts involving public and private interests;

(o) the protection of public health and safety;

(p) the appropriate location of growth and development;

(q) the promotion of development that is designed to be sustainable, to support public transit 
and to be oriented to pedestrians;

(r) the promotion of built form that,

(i) is well-designed,

(ii) encourages a sense of place, and

(Hi) provides for public spaces that are of high quality, safe, accessible, attractive and 
vibrant

The Act integrates matters of provincial interest into provincial and municipal planning decisions by 
requiring that all municipal decisions and planning documents be consistent with the Provincial Policy 
Statement and conform to or do not conflict with provincial plans. The proposed zoning bylaw 
amendment meets the intent of the Planning Act outlined in Section 1.1, by promoting economic 
development and accounting for matters of provincial interest in a contextually-sensitive manner.

The proposed rezoning addresses a number of the matters of provincial interest set out in Section 2, Part 
1. The application promotes:

The adequate provision and distribution of educational, health, social, cultural and 
recreational facilities throughout the municipality (2.1(i)),
Provides for potential future employment opportunities and expansion (2.1(k)),
Is an appropriate location for growth and development given its location Downtown, and 
being on full municipal services with benefit of hard an soft infrastructure (2.1(p)),
Is transit and pedestrian supportive given its walkability, and proximity to public and active 
transit infrastructure (2.1(q)); and,
Promotes built form that, is well-designed, encourages a sense of place, and provides for 
public spaces that are of high quality, safe, accessible, attractive, and vibrant through rezoning 
to promote a mixed-use site (2.1(r)).
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PROVINCIAL POLICY STATEMENT, 2020

The 2020 Provincial Policy Statement (PPS) provides high-level provincial policy direction for planning 
approval authorities in preparing municipal planning documents, and in making decisions on Planning Act 
applications. Municipal official plans must be consistent with the provincial policy statement. Policies 
applicable to the proposed zoning by-law amendment are outlined and discussed below.

PPS Section 1.0 speaks to managing and directing land use to achieve efficient and resilient development 
and land use patterns. PPS Section 1.1.1 states, in part:

"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;

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"

A key component of planning for strong, healthy communities is the redevelopment and intensification of 
underutilized sites. The proposed rezoning provides for a more efficient use of the existing land parcel 
and structures, given that the existing buildings on these sites are currently underutilized because of 
parking and use zoning constraints per 1.1.1(a). However the proposed zoning also recognises the existing 
site plan registered on Mackenzie & Ste-Anne Road properties as representing the maximum provision of 
parking possible on both subject lands. Such site plan provides for a minor expansion of Mackenzie 
building while accommodating and appropriately laying-out the maximum level of parking that can be 
provided on each site. It is the authors opinion that given such site plan provides maximum parking while 
also allowing the continued location and use of both existing structures, flexibility of use and parking 
standards are appropriate to allow the properties to naturally evolve and accommodate a range of uses, 
while having benefit of site plan standards/layout which ensures the appropriate function of both 
properties.

The application is also consistent with 1.1.1(b) in that rezoning will increase the ability for employment 
and institutional uses to occupy the lands. The proposed rezoning is consistent with 1.1.1(e) as it promotes 
the integration of land use planning, growth management, transit-supportive development,
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intensification and infrastructure planning to achieve cost-effective development patterns, optimizing 
Sudbury's transit investments, and minimizing land consumption and servicing costs. It does this by 
encouraging employment opportunities through a greater range of permitted uses on all three properties 
within the Downtown, which is again in close proximity to public transit and active transportation 
infrastructure. Further, the application increases the usability of three underutilized sites on existing 
servicing thereby supporting cost-effective development patterns which will support the financial 
wellbeing on the Municipality and Province.

Section 1.1.3 of the PPS states that Settlement Areas shall be the focus of growth and development and 
their vitality and regeneration shall be promoted. Given that the subject lands are located within Greater 
Sudbury's Settlement Area, the following policies are applicable:

"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;

e) support active transportation;

fj are transit-supportive, where transit is planned, exists or may be developed

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"

The PPS recognizes that growth in settlement areas should be supported through intensification, 
redevelopment, and a mix of uses. The subject by-law amendment will enable the more efficient use of 
land and resources in Sudbury's Downtown as it takes advantage of both an existing 7-storey and 2-storey 
building in the City's downtown and would provide a greater range of uses more appropriate for a 
downtown setting per 1.1.3.2(a)(b). Further, the subject lands are located in close proximity to high, 
medium and low-density residential neighborhoods (Uptown and Downtown) and is directly adjacent to 
cycling and other active transportation infrastructure (i.e. public transit, etc.), which thereby reduces 
vehicle dependency as supported through PPS Section 1.1.3.2(e)(f). Demographic data obtained through 
the City of Greater Sudbury Mapping (2016 Census) revealed that in 2016 approximately 16,000 residents 
lived within a 1.0-kilometre radius of the subject lands (See Figure 16). This accounted for approximately 
10% of the City of Greater Sudbury's population at the time.
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Figure 16: Population Density around on Subject Sites

Policies related to employment are outlined in Section 1.3.1 of the PPS, which states:

"1.3.1 Planning authorities shall promote economic development and competitiveness by:

a) providing for an appropriate mix and range of employment, institutional, and broader 
mixed uses to meet long-term needs;

b) providing opportunities for a diversified economic base, including maintaining a range 
and choice of suitable sites for employment uses which support a wide range of 
economic activities and ancillary uses, and take into account the needs of existing and 
future businesses;

c) facilitating the conditions for economic investment by identifying strategic sites for 
investment, monitoring the availability and suitability of employment sites, including 
market-ready sites, and seeking to address potential barriers to investment;

d) encouraging compact, mixed-use development that incorporates compatible 
employment uses to support liveable and resilient communities, with consideration of 
housing policy 1.4; and

e) ensuring the necessary infrastructure is provided to support current and projected 
needs."

The proposed application is consistent with policies set out in Section 1.3.1(a)(b) as it will provide for a 
broader range of employment and institutional uses which provide opportunities for a diversified
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economic base and range of economic activities. The reduced parking standards found in the C6 zone will 
further aid in meeting the intent of 1.3.1(b) given the wide range of economic activities and anciallary 
uses would be unable to locate in the existing structures (even if such uses were permitted) given parking 
standards outside the C6 zone would preclude the ability for both structures to be fully tenanted. The 
application also encourages a mixed-use development that will introduce further employment uses which 
are compatible and support a more liveable and resilient Downtown as supported by policy 1.3.1(d). 
Lastly, the application is consistent with 1.3.1.(e) as necessary municipal infrastructure is currently 
provided to the properties.

Section 1.5 of the PPS outlines policies related to public spaces, recreation, parks and trails and open 
space, and states in part that:

"1.5.1 Healthy, active communities should be promoted by:

a) planning public streets, spaces and facilities to be safe, meet the needs of pedestrians, 
foster social interaction and facilitate active transportation and community connectivity"

The proposed application is consistent with Section 1.5.1(a) of the PPS in that the three properties are 
directly adjacent to significant active transportation linkages, including access to the nearby sidewalk 
network, pedestrian paths, and the existing Xavier Street staircase (See Figure 12). The City of Greater 
Sudbury Transportation Master Plan also calls for the addition of proposed signed bike routes on Ste- 
Anne Road and Mackenzie Street scheduled for Phase 2 (6-10 years) (See Figure 17). In the absence of 
enhanced flexibility of use and reduced dependence on parking/vehicular travel to these properties, 
opportunities to enhance social interaction and community active transportation connectivity will not be 
realised. The subject properties are also in close proximity to the main downtown bus terminal, which 
provides transit services that connect Sudbury's Downtown with all other parts of the City.

Legend 
Network Phasing
-------- Existing

Phase 1 (0 - 5 Years)

Phase 2 (6 - 10 Years)

Phase 3 (11 -15+Years)

Destinations
*■ Airport

• Arena / Community Centre 

College / University

Other
Lakes and Rivers

Parks and Conservation Areas

---------Provincial Road / Highway

---------Local Road

- Active Railway 

Abandoned Railway
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Section 1.6.6 of the PPS deals with sewage, water and stormwater, and states in part that:

"1.6.6.1 Planning for sewage and water services shall:

a) accommodate forecasted growth in a manner that promotes the efficient use and 
optimization of existing:

1. municipal sewage services and municipal water services; and

bj ensure that these systems are provided in a manner that:

1. can be sustained by the water resources upon which such 
services rely;

2. prepares for the impacts of a changing climate;

3. is feasible and financially viable over their lifecycle; and

d) integrate servicing and land use considerations at all stages of the planning 
process"

The subject properties benefit from existing services and have access to existing hard and soft municipal 
infrastructure. The proposed applications are consistent with Section 1.6.6 of the PPS in that the 
development will occur on existing full municipal water and sewage services, and enhanced use of such 
infrastructure through full-tenancy of the existing structures would bring the properties more into 
conformity with the 'efficient and optimal infrastructure use' direction found above.

The PPS also provides policy direction for matters related to transportation in Section 1.6.7. Specifically, 
the 2020 PPS states that:

“1.6.7.4 A land use pattern, density and mix of uses should be promoted that minimize the 
length and number of vehicle trips and support current and future use of transit and active 
transportation"

The proposed application is consistent with 1.6.7.4 as it would provide for the flexible use of properties 
that benefit from significant existing and proposed active transportation infrastructure. In doing so the 
application seeks to recognise the reduced vehicular dependence/need of these properties, while being 
cognisant of potential parking needs for specific potential future tenants through site-specific parking 
standards to mitigate potential off-site parking impacts to the surrounding neighbourhood. While the C6 
zone's requirement for 0 parking would be consistent with 1.6.7.4 given the properties location, the 
proposed site-specific minimum parking standards recognise that the properties' proximity to transit and 
active transportation infrastructure will limit - but not completely preclude - need to travel to the 
properties by vehicle. Section 5.0 of this report speaks more specifically to proposed parking standards 
that are in-excess of the C6 zone standards.

Section 1.7 provides policy direction for municipalities to achieve long-term economic prosperity. The 
following policies are relevant:
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"1.7.1 Long-term economic prosperity should be supported by:

a) promoting opportunities for economic development and community investment- 
readiness;

c) optimizing the long-term availability and use of land, resources, infrastructure and 
public service facilities;

d) maintaining and, where possible, enhancing the vitality and viability of downtowns 
and mainstreets;

e) encouraging a sense of place, by promoting well-designed built form and cultural 
planning, and by conserving features that help define character, including built heritage 
resources and cultural heritage landscapes"

The introduction of more flexible mixed-use space (supported through flexible parking) in Sudbury's 
Downtown will promote economic development and community investment readiness, thereby 
contributing to a diversified economic base and a wide range of economic activities in the area as 
supported by Section 1.7.1(a). The application would enable the adaptive reuse of two existing buildings 
within the Downtown, which are on existing municipal infrastructure, while stimulating economic 
development and pedestrian traffic in the area as supported by 1.7.1(a)(c).

Section 1.7.1(d) speaks to enhancing the viability and vitality of downtowns and main streets to support 
long-term economic prosperity. The C6 zone will encourage the vitality of this area of the Downtown by 
increasing pedestrian traffic through enhanced use potential and flexibility, while enabling uses to locate 
on these properties that may currently be precluded given existing parking requirements. Overall, the 
greater number of pedestrians within a downtown area, the better the conditions. This increased 
pedestrian foot traffic facilitates vital synergy generating effects, through economic spinoffs, eyes-on-the- 
street, and reinvestment in public spaces. Synergies can be defined as the interactions between activities 
to their mutual benefit. The application provides opportunities for these synergies by increasing the 
potential for people to walk or use other active transportation when within the Downtown area, to visit 
multiple uses/service providers in a single Downtown visit, and encourage the development of a critical 
mass of uses that are accessible through means other than single-trip generating vehicular trips.

Per 1.7.1.(c)(e) the proposed development will enable the adaptive reuse of existing structures which are 
architecturally unique in the area. In the absence of use and parking flexibility, the existing structures are 
difficult to utilize to their full potential given such were purpose-built for institutional uses over 70 years 
ago. As discussed, existing site plans provide for the maximum parkingcarryingcapacity of both properties 
with existing structures. Additional structures are not envisioned through this application for Mackenzie 
or Ste-Anne Rd, rather, the flexibility of use pursuant to the maximum parking carrying capacity (through 
market-driven needs) is sought. As such, the author anticipates conversations with City of greater Sudbury 
planning services staff to determine if additional site-specific standards (i.e. setbacks) should be applied 
to Mackenzie & Ste-Anne Road, which will encourage use of the existing structures and promotion of their 
existing built form. If such existing structures cannot be utilized to their full potential - given zoning
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restrictions - such structures may become unviable for future use and may be replaced by more modern 
purpose-built developments. Permitting the more flexible use of the existing structures would aid in 
promoting the conservation of 'features' (buildings) which do contribute to the character of the area.

Section 1.8 of the PPS speaks to energy conservation, air quality and climate change. It states in part:

"1.8.1 Planning authorities shall support energy conservation and efficiency, improved air 
quality, reduced greenhouse gas emissions, and preparing for the impacts of changing climate 
through land use and development patterns which:

a) promote compact form and a structure of nodes and corridors;

b) promote the use of active transportation and transit in and between residential, 
employment (including commercial and industrial) and institutional uses and other 
areas;

c) focus major employment, commercial and other travel-intensive land uses on sites 
which are well served by transit where this exists or is to be developed, or designing 
these to facilitate the establishment of transit in the future;

e) encourage transit-supportive development and intensification to improve the mix of 
employment and housing uses to shorten commute journeys and decrease 
transportation congestion"

The proposed applications are consistent with Section 1.8.1 (a)(b)(c)(e) of the PPS as the rezoning would 
enable increased intensity of use in the existing compact structures/properties, and promote active 
transportation between the site, the downtown commercial core and the surrounding mixed-residential 
areas. The properties are also in proximity to schools, parks, and places of worship.

While not specific to parking requirements- efficient development patterns, transportation choices, air
and water quality, and liveable communities are impacted by choices related to the provision of and/
requirements for parking. The application establishes appropriate parking standards for a development 
within Downtown, and in doing so supports improving air quality, and the reduction of greenhouse gas 
emissions by leveraging established surrounding active transportation and public transit infrastructure 
per 1.8. l(b)(e). Further the application is consistent with Section 1.8.1(b)(e) as it promotes the use of 
active transportation and transit in and between residential, employment, institutional uses, and other 
areas. In doing so it will encourage active streets, support local businesses by increasing foot traffic, and 
decreases reliance on personal vehicles.

Per Section 1.8.1(c) the application will assist in focusing employment and other travel-intensive land uses 
on sites which are well served by Sudbury's GOVA transit service line. The subject properties are located 
within 100.0 metres of four transit stops and within 550.0 metres of the main Downtown transit terminal.

In summary, the subject application is consistent with the 2020 PPS as it promotes the wise use of 
resources and infrastructure, efficient and compact development, intensification, investment-readiness 
and encouraging a mix of uses in an appropriate location while leveraging and supporting active 
transportation and healthy communities. This proposal represents an opportunity to both recognise the

25



properties' Downtown designation and potential, while being context-sensitive to the uses and associated 
potential parking needs that may locate in this area given C6 zone permissions. The application will 
encourage the retention and revitalization of built-forms which are part of the character of the area, while 
recognising the properties currently provide their maximum parking carrying capacity through existing 
registered site plan agreement.

GROWTH PLAN FOR NORTHERN ONTARIO

The Growth Plan for Northern Ontario (GPNO) is a 25-year plan that provides guidance in aligning 
provincial decisions and investment in Northern Ontario. It contains policies to guide decision-making 
surrounding growth that promotes economic prosperity, sound environmental stewardship, and strong, 
sustainable communities that offer northerners a high quality of life. It also recognizes that a holistic 
approach is needed to plan for growth in Northern Ontario.

Section 3.4.3 of the GPNO promotes a diverse mix of land uses within northern communities. The GPNO 
states that:

"3.4.3 Municipalities are encouraged to support and promote healthy living by providing for 
communities with a diverse mix of land uses, a range and mix of employment and housing types, 
high-quality public open spaces, and easy access to local stores and services"

Per Section 3.4.3 the subject application will promote a further range of uses and employment types in 
Sudbury's downtown core. Further, it promotes healthy living by permitting such uses and employment 
types within proximity to significant residential areas, supporting active transportation and easy access to 
services.

Section 4.4.2 of the GPNO speaks to planning for strategic core areas. It states that:

"4.4.2 Municipalities that contain strategic core areas are encouraged to plan for these areas to 
function as vibrant, walkable, mixed-use districts that can:

a. attract employment uses and clusters, including office and retail
b. provide a broad range of amenities accessible to residents and visitors including vibrant 

streetscapes, shopping, entertainment, transportation connections, lodging, and 
educational, health, social and cultural services."

Underthe GPNOthe City of Greater Sudbury has been identified as a municipality which contains strategic 
core areas. The City of Greater Sudbury's OP Section 1.1 and 4.2.1 identifies Downtown Sudbury as a 
strategic core area and the heart of Greater Sudbury, and as such the Plan encourages the City of Greater 
Sudbury's downtown to be planned as a vibrant, walkable mixed-use district with employment clusters 
and a range of services.

The Official Plan and Downtown Master Plan also highlight the importance of ensuring the downtown is 
a vibrant mixed-use community. The range of uses permitted in the C6 zone and reduced parking
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requirements for such will attract further employment uses within the Downtown area as supported by 
GPNO Section 4.4.2(a). The application also enhances the ability to attract a broad range of 
uses/amenities for residents and visitors through the addition of commercial, entertainment, 
institutional, health, social and cultural services/uses, as supported by GPNO Section 4.4.2(b).

CITY OF GREATER SUDBURY OFFICIAL PLAN

The 2006 City of Greater Sudbury's Official Plan is the principal land use planning policy document for the 
City of Greater Sudbury. The Official Plan (OP) establishes objectives and policies that guide both public 
and private development/decision-making.

The subject lands are designated 'Downtown' per Schedule IB of the City of Greater Sudbury Official Plan 
(See Figure 18). The City's former Official Plan designated the lands as Institutional, however, during the 
previous Official Plan review the lands were re-designated to Downtown. It is the authors opinion that 
this re-designation was appropriate and recognized the three subject properties as an important 
resource/location within the greater context of Downtown Sudbury given the locations ability to leverage 
opportunities afforded by their proximity to downtown services, infrastructure and amenities.

Figure 18: Official Plan Land Use Schedule IB
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Official Plan policies relevant to the subject application are outlined and discussed below.

"4.2.1 Downtown

1. A wide variety of uses are permitted in the Downtown, consistent with its function as 
the most diversified commercial Centre in the City. Residential, commercial, institutional, 
entertainment uses and community facilities are permitted as set out in the Zoning By­
law, provided that sewer and water capacities are adequate for the site. Drive-throughs 
are not permitted in the Downtown.

4. In order to encourage development in the Downtown, Council may:

a. allow parking requirements to be satisfied through off-street municipal or 
privately owned communal parking areas located elsewhere in the Downtown; 
and,

2. The City may also work with its partners to pursue other projects that 
reinforce the Downtown's role as a local centre and a strategic core area 
in northeast Ontario."

Section 4.2.1 states that a wide variety of uses are permitted in the Downtown, consistent with its 
function as the most diversified commercial Centre in the City. These uses include residential, commercial, 
institutional, entertainment and community facilities. The application is consistent with the intent of the 
downtown designation as it will provide for a range of uses on site including residential, commercial, 
institutional, entertainment and community facilities. Further, the OP recognizes the importance of 
parking flexibility in this location by allowing parking requirements to be satisfied through off-site 
municipal or private parking areas located elsewhere in the downtown.

Section 4.2.1.1 speaks to non-residential downtown development. It states that:

"4.2.1.1 Downtown Non-Residential Development

Attracting new non-residential uses such as office, retail, cultural uses and institutional uses is 
key to growing the level of activity in the Downtown. Office uses foster a strong business 
environment and provide a customer base for other uses. Retail uses and restaurants reinforce 
the Downtown's role as a destination for niche products and dining. Cultural and institutional 
uses augment the Downtown's role as an arts, culture, entertainment, and event destination.

1. Non-residential development is a key priority for the Downtown as a means of 
stimulating increased investment and business activity and reinforcing the City's urban 
structure by achieving a more efficient pattern of development.

2. Significant new office developments will be encouraged to locate in the Downtown. 
Prestige office development will be encouraged along Paris Street, between Elm and 
Cedar Street."

Consistent with Policy 4.2.1.1(1)(2), the flexibility inherent in the C6 zone will allow the attraction of 
further investment and business activity in the downtown and encourages a more compact and efficient 
pattern of development through reduced need for on-site surface parking.
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Section 4.2.1.1 speaks to the benefits of office uses given they foster a strong business environment and 
provide a customer base for other uses. Existing zoning for all three sites currently limits the potential to 
attract tenants and ability for the properties to function as a significant employment area, as promoted 
in 4.2.1.1(1)(2). For example, medical offices are currently limited to 740m2 in 30 Ste-Anne Road (given 
existing parking standards), which prevents future practitioners' offices and medical service providers 
from leasing space in such existing building. The need for continual zoning by-law amendments or variance 
applications to recognise potential tenants constrains flexibility and restricts investment-readiness in this 
area of the Downtown. Given their size, existing structures and location, the three subject properties have 
the potential to be a significant employment/service centre if such can be responsive to market demands 
through the C6 zoning.

Section 4.2.1.3 speaks to the Downtown urban environment and states in-part:

"4.2.1.3 Downtown Urban Environment

1. It is policy of this Plan to preserve those aspects of the Downtown that contribute to 
the image, character and quality of life in the City, including natural features, landmarks, 
design attributes, heritage resources, linkages to existing trails, pedestrian walkways 
and other desirable elements of the built environment.

4. In order to protect the existing built form, the rehabilitation and reuse of existing 
buildings that are well-suited and economically viable to adaptive reuse will be 
encouraged.’’

The proposed zoning by-law amendment aims to apply a site-specific zone that would allow the adaptive 
reuse of the properties' existing structures, while providing flexibility to best utilize vacant lands in the 
Downtown. In the absence of flexibility, the existing structures which act as a form of landmark in the 
area, (certainly with unique design attributes) cannot be utilized to their full economic potential, and as 
such are not economically viable. Without such flexibility afforded through C6 zoning, preservation of such 
structures may not be possible, which is inconsistent with the above policy intent.

Section 11.0 outlines policies related to the City's transportation network, and states in part:

"11.1 It is the objective of the transportation network policies to:

d. coordinate the development of Greater Sudbury with transportation, public transit 
and active transportation infrastructure to effectively reduce the number of automobile- 
oriented trips and the associated environmental impacts;

e. promote all travel modes, including public transit and active transportation"

It is the intent of the Official Plan to limit the need for automobile-oriented trips and support alternative 
methods of transportation including public transit and active transportation. As discussed previously, the 
application is consistent with Section ll.l(d)(e) as this development recognizes the subject lands 
proximity to active and public transportation infrastructure while providing context-sensitive parking 
standards to account for potential off-site impacts if the full C6 parking standard was applied. The nearby
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transportation network and allows greater flexibility in residents travel decisions given the walkability and 
convenient access to public transit.

Section 11.3.2 discusses land use policies to support transit needs. Applicable policies to this application 
include:

"11.3.2.1. Urban design and community development that facilitate the provision of public 
transit will be promoted."

The application is consistent with Section 11.3.2 as it considers healthy community development 
principles by promoting public transit usage, given the intent of the application is to allow broad, flexible 
use permissions within very close proximity to significant public transit infrastructure.

Section 11.4 speaks to parking and requires that:

"11.4 (a) New developments generally must provide an adequate supply of parking to meet 
anticipated demands.

(b) Based on a review of parking standards for various land uses in the City, parking 
requirements may be reduced in those areas that have sufficient capacity, such as the 
Downtown and other major Employment Areas".

Based on a review of parking demands specific to the use, as well the availability of public transit and 
active transportation, the C6 zone's recognition of reduced parking needs (and this application's 
recognition of parking standards for some uses) is appropriate in this location.

Parking standards should be considered within the context of location. In this case, the subject properties 
are abutting a predominantly C6- Downtown Commercial area which has no parking requirements, is 
along a public transit route and is within 550.0 metres of the main Downtown Transit terminal. Further, 
Policy 11.4(b) of the Official Plan states parking standards within the municipality made be reduced in 
areas such as the downtown given sufficient existing capacity. This was seen on the abutting property- 
Red Oak Villa as a reduction in parking was previously approved for its expansion. City planning's staff 
report (File # 751-6/15-22) supported the reduction in parking given that: 1 2 3 4

1. Additional private off-site parking can be provided on abutting properties;
2. There is a municipal parking lot directly across the street (Beech Street lot), as well as 

additional public parking available in the Downtown core.
3. Parking relief should be considered within the context of the location. In this case, the 

subject property is located just outside the "C6", Downtown Commercial zone, which has 
no parking requirements

4. Public transit is available on Ste. Anne Road (North End route) and Elm Street (various 
routes). The main transit terminal is also an approximate ten (10) to twelve (12) minute 
walk from Red Oak Villa.
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Section 14.9 of the City's Official Plan speaks to energy efficiency and climate change resiliency with 
specific focus on urban design. It states in part:

"14.9.1 The City will encourage urban design solutions that minimize non-renewable resource 
consumption, maximize the use of renewable energy and takes into account the impact of climate 
change by:

(a) encouraging compact, mixed use and infill developments that concentrate 
complementary land uses and support active transportation and public transit"

Per OP Policy 14.9.1(a) the application proposes to rezone an existing cluster of development and in doing 
so encourages compact and concentrated uses to be permitted on the subject lands. The proposed C6 
zone also allows for future compact infill development on 38 Xavier Street. Uses such as future commercial 
or medium-to-high density residential would be complementary uses to the area and would be consistent 
with OP policies applicable to the Downtown.

Section 16.2 of the OP promotes policies which plan for Sudbury's aging population. Policies include the 
need to:

"16.2.6 Support an active lifestyle for an aging population by increasing the availability
and accessibility of social and recreational opportunities 

16.2.7 Support development that recognizes the short term and long-term demand for
an increase in heath care service and related economic opportunities in Greater 
Sudbury."

The C6 zone would enable a mix of uses which would encourage the development of services and 
businesses that promote an active lifestyle for Sudbury's aging population. Given the sites proximity to 
the Red Oak Villa retirement home and other Seniors services/residences in the Downtown, the properties 
are well positioned to naturally evolve into an age-friendly service hub. For example, the C6 zone allows 
recreation centre-commercial uses whereas the C4 zone (and all existing zones) would not. Without 
permission for such, services such as fitness facilities (including yoga/pilates studios and other similar age- 
friendly activities) would be unable to operate on the subject lands. The application is consistent with 
Policy 16.2.7 as it recognizes the opportunity for business and organizations (retail, entertainment, 
institutional, health care service etc.) to operate on the subject lands, which again given the property 
locations would be conducive to such senior-oriented uses. Further, the application considers age-friendly 
planning principles such as convenient access to the City's public transit infrastructure, active 
transportation infrastructure (sidewalks, etc) and ability to provide multiple services in one location within 
close proximity to multiple seniors residential/care uses.

It is the author's opinion that the proposed zoning by-law amendment application is consistent with the 
intent of the Downtown designation as it promotes a mix of uses and focuses on attracting new non- 
residential uses such as office, retail, cultural and institutional uses in order to grow the level of activity in 
the Downtown. The application proposes context sensitive parking standards for all three sites that are
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supported by OP policies related to parking, urban design, public transit, the wise use of lands and 
infrastructure, and active transportation. Further the application recognizes that less parking is required 
on such sites given their immediate proximity to the City of Greater Sudbury's active transportation and 
public transit system, and the abundance of parking within the Downtown area.

DOWNTOWN MASTER PLAN

The Downtown Master Plan serves to guide the revitalization of Downtown Sudbury over a ten-year 
horizon, providing a series of actions and initiatives necessary for such transformation. The subject lands 
are within the area subject to the Downtown Master Plan (See Figure 19), while the majority of the subject 
lands are located within what the Master Plan refers to as the North-West District (See Figure 20).

The Study Aura Area ol IntHience

Figure 19: Downtown Master Plan Study Area & Area of Influence

The Plan states, in part that "This district (North-West) functions as a transition zone between the 
traditional Downtown area and the more residential area to the north. As a transitional zone, the area 
supports a mix of uses, including residential, retail, commercial, institutional, and light industrial" (pg.91). 
The Master Plan states that the district currently lacks a well-defined identity even though the area 
features high profile street frontages and strong regional access points. This lack of identity can (in the 
author's opinion) be resolved through the adaptive reuse of these properties existing structures which 
will represent the highest and best use of infrastructure in the area. The proposed C6 zoning is consistent 
with the function of this area as a district that supports a mix of uses including commercial and 
institutional uses. Further, the C6 zone will allow the existing buildings (162 Mackenzie Street and 30-Ste 
Anne Road) to operate at their highest and best use and become a more pedestrian-oriented destination 
within downtown through the inclusion of those uses that attract local clientele.
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Figure 20: Master Plan Northwest District

Overall, the intent of the Master Plan is to stimulate the revitalization of Sudbury's Downtown. The 
application is consistent with the intent of the Downtown Master Plan as it will, by its very nature foster 
activity and growth by supporting employment, pedestrian-oriented uses and leveraging existing 
resources and infrastructure found in the Downtown, and will encourage the adaptive reuse of existing 
structures that will enhance the downtown's vitality.

DOWNTOWN SUDBURY COMMUNITY IMPROVEMENT PL7\N
The subject properties fall within the Greater Sudbury Downtown Community Improvement Plan (CIP) 
area (See Figure 21).

Figure 21: Downtown CIP Boundary Map

33



The purpose of the Downtown CIP is to revitalize Downtown Sudbury, increase the residential population 
of the Downtown, create and retain employment opportunities, grow the municipal assessment base, 
and repair and intensify the existing urban fabric with compatible projects while taking advantage of 
existing infrastructure and enhancing the quality of the public realm. The CIP's direction complements the 
policy direction of the Provincial Policy Statement and the City of Greater Sudbury Official Plan by 
supporting mixed-use, efficient, and vibrant spaces within the downtown.

It is the authors opinion that the flexibility inherent in the C6 zone would support many of the goals of the 
Downtown CIP, including its intent to create and retain employment opportunities (Section 3.1), repair 
and intensity the existing urban fabric with compatible projects (by virtue of enabling the adaptive, flexible 
reuse of existing downtown structures that do contribute to the character of the area), takes advantage 
of existing infrastructure and enhances the quality of the public realm through increased pedestrian 
traffic.

ZONING BY-LAW 2010-100Z

CURRENT ZONING

As discussed, the subject properties have three different zones: C4(16), 1(47) and 1(48) in the City of 
Greater Sudbury Zoning By-Law 2010-100Z (See Figure 22). Overall, the existing zoning permissions do not 
facilitate the most efficient use of land given the sites location downtown, abutting public transit, along 
both a primary arterial (Ste-Anne's Road) and collector (Mackenzie Street).

Table 3 provides an outline of the sites existing zoning and permissions.

Figure 22-. Zoning Map
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Table 3: Current Zoning

ADDRESS/ PROPERTY CURRENT ZONING

162 MacKenzie Street

C4(16)

Notwithstanding any other provision hereof to the contrary, within any area designated C4(16) 
on the Zone Maps, all provisions of this By-law applicable to C4 Zones shall apply subject to the 
following modifications:

(i) The maximum number of multiple dwellings shall be limited to 94 dwelling units.

(ii) Required parking spaces shall be provided at a minimum of 1 parking space per dwelling unit.

(iii) Canopies may encroach 3m into a required interior side yard.

30 Ste-Anne Road

1(47)

Notwithstanding any other provision hereof to the contrary, within any area designated 1(47) on 
the Zone Maps, all provisions of this by-law applicable to the "f", Institutional zone shall apply 
subject to the following modifications:
(I) In addition to the uses permitted in the Institutional zone, offices shall also be permitted;

(ii) Notwithstanding the above, medical offices shall be limited to 740 m2 of net floor area',

(iii) The lot line abutting Mackenzie Street shall be deemed to be the front lot line;

(iv) The location of the existing building shall be permitted;

(v) A retaining wall shall be permitted with zero setback abutting Lot 94, Plan RCP 85-S.

38 Xavier Street

1(48)

Notwithstanding any other provision hereof to the contrary, within any area designated 1(48) on 
the Zone Maps, all provisions of this by-law applicable to the Institutional zone shall apply
subject to the following modifications:
(i) In addition to the uses permitted in the Institutional zone, the existing parking
area comprising 60 parking spaces and an existing detached garage shall also be permitted.

PROPOSED ZONING

The rezoning application proposes to rezone the subject lands to 'C6-Downtown Commercial' to permit a 
greater range of uses on-site, as well as establish greater certainty regarding parking requirements for 
future tenants/uses.

Uses permitted in the 'C6' zone which may locate on these properties include but are not limited to:

• Medical office
• Professional office
• Business office
• Bake shop
• Parking lot

Personal Service shop 
Pharmacy
Recreation Centre-Commercial
Daycare
Theatre
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Place of Worship 
Commercial School

Assembly Hall 
Institutional Uses 
Multiple Dwelling 
Limited Retail

Section 7.3 Zone Requirements for the C6-Downtown Commercial zone can be found below.

Table 4: C6-Downtown Commercial Zoning By-Law ZOlO-lOOz Requirements

Zone
Min
Lot

Area

Min Lot 
Frontage

Min
Front
Yard

Min
Rear
Yard

Min
Interior

Side Yard

Min
Corner

Side
Yard

Max Lot 
Coverage

Max
Height

Min
Landscaped 
Open Space

C6
No

Min.
No Min No Min

No
Min

(12)(19) No Min 100%
No Min 

(11)
No Min (17)

To determine the most appropriate zoning for the subject lands an analysis was undertaken, cognisant of 
the properties anticipated future tenants, parking needed for such, and conformity with the Official Plan's 
intent and direction. Through pre-consultation with the City of Greater Sudbury, staff recommended a C4 
zone for the subject properties. A comparison of the C4 and C6 zones can be found in Table 5 below.

Table 5: C4 and C6 Zoning Comparison

USE C4-
Limited General

C6- Downtown
Commercial

NON-RESIDENTIAL
Accessory Outdoor Display and Sales
Animal Shelter

X

Art Gallery X X
Assembly Hall X
Auctioneer's Establishment X
Audio/Visual Studio
Automotive Leasing Establishment
Automotive Lube Shop
Automotive Repair Shop
Automotive Sales Establishment
Automotive Service Station

X

Bake Shop
Banquet Hall

X

Bus Terminal X
Business Office
Camping Ground
Car Wash
Carnival
Commercial or Public Garage

X X
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Commercial Tourist Facility 
Commercial School
Convenience Store X
Custom Print or Copy Shop X
Day Care Centre X
Dry Cleaning Establishment
Financial Institution X
Funeral Home X
Gas Bar
Home Improvement Centre
Hotel X
Institutional Use X
Marina
Medical Office X
Mobile Home Dealership 
Modular Building Dealership
Parking Lot X
Personal Service Shop X
Pet Grooming Establishment X
Pharmacy X
Place of Amusement
Private Club X
Professional Office X
Recreation Centre, Commercial 
Recreation Vehicle Sales and Service 
Establishment
Restaurant X
Retail Store
Scientific or Medical Laboratory X
Service Shop X

X(2)
X
X
X
X
X

X
X

X

X
X
X
X
X
X
X
X

X
X(14)

X
X

Service Trade X
Tavern X
Taxi Stand
Theatre X
Veterinary Clinic
RESIDENTIAL
Any dwelling containing not more than 2 X X
dwelling units
Boarding House Dwelling or Shared Housing X
Group Home Type 1
Multiple Dwelling X X

Private Home Daycare 
Row Dwelling 
Street Townhouse Dwelling 
Shared Housing

X
X
X
X

X
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Zones such as C4-Limited General Commercial were considered but did not provide the increased parking 
or use flexibility provided in the C6-Downtown Commercial zone. Specifically, the C4 zone did not provide 
for uses such recreation centre-commercial or retail, amongst others that may locate on-site in future. 
Further, the C4 zone did not allow other creative/cultural uses such as an Audio/Visual Studios or Theatres 
and Assembly Halls, uses of which are encouraged to located within the Downtown.

The C6 zone considers all potential future tenants that would be appropriate in this location. Businesses 
such as retail, commercial schools, gyms and yoga studios (recreation centre-commercial uses) promote 
and encourage healthy communities and are a compatible use given their proximity to employment and 
residential uses.

5.0 MINIMUM PARKING STANDARDS RATIONALE

For the purposes of the zoning by-law review an analysis of current and future tenants potentially leasing 
space on the subject lands (and within the existing structures) was completed. This analysis provided for 
the parking standards sought under the subject by-law amendment. These standards are appropriate 
given current and future tenants needs whilst supporting active and public transportation as previously 
outlined in Section 4.0 of this report. A comparison of parking standards proposed through the rezoning 
application can be found in Table 6.

Table 6: Parking standards comparison Table

USE

ZONING BY-LAW PARKING
STANDARD

(EXCEPT C6)

C6 ZONE PARKING
STANDARD

PROPOSED PARKING
STANDARD

Daycare Centre
1.5/ classroom plus 1/30 
m2 net floor area

0 Parking required. 1/40 m2 net floor area

Institutional Use
Unless otherwise specified 
on Table 5.4, 1/20 m2 net 
floor area

0 Parking required.
1/40 m2 net floor area

Medical Office Use
5 spaces OR 1/20 m2 net 
floor area, whichever is 
greater

0 Parking required.
l/30m2 net floor area

Retail Use 1/20 m2 net floor area 0 Parking required.
l/40m2 net floor area

Personal Service Shop 1/20 m2 net floor area 0 Parking required.
l/30m2 net floor area

Place of Worship

1/5 seats or l/3m of bench 
space OR 1/20 m2 gross floor 
area devoted for public use, 
whichever is greater

0 Parking required.
l/30m2 net floor area
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USE

ZONING BY-LAW PARKING
STANDARD

(EXCEPT C6)

C6 ZONE PARKING
STANDARD

PROPOSED PARKING
STANDARD

All other Uses
See Zoning By-Law 2010- 
100Z.

0 Parking required.

Unless hotel or residential
uses.

C6 Parking Requirements

As previously highlighted Section 11.4 of the Official Plan speaks to parking and states that:

"11.4 (a) New developments generally must provide an adequate supply of parking to meet
anticipated demands.

(b) Based on a review of parking standards for various land uses in the City, parking 
requirements may be reduced in those areas that have sufficient capacity, such as the 
Downtown and other major Employment Areas."

The general intent and purpose of minimum parking requirements is to ensure the parking demand 
generated from a property can be accommodated. The proposed parking standards for this application 
are supported by active transportation and transit infrastructure surrounding the lands. Further, the 
proposed parking standards are supported by the function of the proposed development as a mixed-use 
walkable development that is complemented by the numerous alternative options for parking including 
bicycle parking, GOVA transit, on street parking, ride-sharing, municipal parking and private parking.

The applicant has previously approached the municipality to resolve issues related to both permitted uses 
and parking on the subject sites. However, after numerous planning act applications there is still 
significant difficulty in fully tenanting the structures given inflexible parking requirements, which exceed 
the anticipated demand of such tenants.

Downtown Sudbury currently advertises 3,792 parking spaces located within the downtown. Given the 
number of parking spaces within the downtown core and the number afforded to the subject lands 
through existing site plan agreement, an adequate amount of parking is provided to accommodate those 
uses needing on-site parking given additional capacity off-site. Table 7 provides a rationale for the 
proposed scoped minimum parking standards.
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Table 7: Proposed Parking Standard Rationale

USE

ZONING BY­
LAW

PARKING
STANDARD

ZONING BY­
LAW PARKING

STANDARD

(C6 ZONE)

PROPOSED
PARKING

STANDARD
RATIONALE

Daycare
Centre

1.5/
classroom 
plus 1/30 
m2 net floor 
area

0 Parking 
required.

1/40 m2 net 
floor area

Parking standards are appropriate for this use given:

• Recognize that clientele will likely be from 
Downtown area, but that Daycares require 
minimum staffing levels per Child Care 
Licensing Requirements

• Recognizes that parents may drive to site 
and drop-off children, however dedicated 
parking is not required for such users.

Institutional
Use

Unless
otherwise 
specified on 
Table 5.4,
1/20 m2 net 
floor area

0 Parking 
required.

1/40 m2 net 
floor area

Parking standards are appropriate for this use given:

• Recognize that employees may come to-site 
from across the City given specialized 
fields/uses

Medical
Office Use

5 spaces OR 
1/20 m2 net 
floor area, 
whichever is 
greater

0 Parking 
required.

l/30m2 net 
floor area

Parking standards are appropriate for this use given:

• Patients may travel from across the city to 
attend appointments

• Individuals may require a vehicle to be 
transported to appointments

• Specialized medical office uses will attract 
patients from a broader area which will 
facilitate some vehicle reliance

Retail Use 1/20 m2 net 
floor area

0 Parking 
required.

l/40m2 net 
floor area

Parking standards are appropriate for this use given:

• The specialized nature of retail anticipated 
to locate on these properties - given the 
existing structures unique built-form - may 
draw a wider client market area than the 
immediate neighbourhood, while being 
cognisant that such retail will not be 'high- 
traffic generating' retail (such as grocery 
stores, etc).

Personal
Service
Shop

1/20 m2 net 
floor area

0 Parking 
required.

l/30m2 net 
floor area

Parking standards are appropriate given that:

• Specialized uses will attract residents from 
a broader area (beyond the downtown) 
which will facilitate some vehicle reliance
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USE

ZONING BY­
LAW

PARKING
STANDARD

ZONING BY­
LAW PARKING

STANDARD

(C6 ZONE)

PROPOSED
PARKING

STANDARD
RATIONALE

Place of 
Worship

1/5 seats or 
l/3m of 
bench space
OR 1/20 
m2 gross floor 
area devoted 
for public 
use,
whichever is 
greater

0 Parking 
required.

l/30mz net 
floor area

Parking standards are appropriate given that:

• Residents may travel from across the City 
to attend services

• Existing built-form is not conducive to 
large-scale worship services that may 
require parking standards for of a purpose- 
built place of worship.

All other
Uses

See Zoning 
By-Law 2010- 
lOOz.

0 Parking 
required.

C6 Parking 
Requirements

Standard C6 zone standards are appropriate given the 
subject properties' location in Downtown Sudbury.

6.0 CONCLUSION

The C6 zone is appropriate for the subject properties given their Downtown designation, location, 
proximity to residential and mixed-use areas, active transportation, public transit, and other service 
providers. The flexible introduction of expanded use permissions on these properties will promote 
economic development and competitiveness, thereby contributing to a diversified economic base and a 
wide range of economic activities in the area which will promote a more vibrant, efficient and resilient 
Downtown. Such outcome is the intent of the PPS, GPNO and the City's Official Plan and other municipal 
planning policy/implementation documents. Further, the C6 zone would allow for the more efficient use 
of underutilized lands in the downtown, which would support the sustainable function of this employment 
area by providing a wider range of uses in what is a compatible, serviced and connected area of the 
Downtown, which the CIP recognises is not realizing its full potential.

Given the analysis provide herein, it is the authors opinion that rezoning the lands to C6-Downtown 
Commercial (Special), pursuant to the scoped site-specific minimum parking standards outlined in this 
report, is consistent with the 2020 PPS, is consistent with the Growth Plan for Northern Ontario, conforms 
to the City of Greater Sudbury Official Plan, and represents good planning.

Respectfully submitted,

Kevin Jarus, M.Pl., MCIP, RPP.
Senior Planner | Project Manager
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CONCEPTUAL PLAN 
FOR REZONING

TULLOCH ENGINEERING INC.
1942 RECENT ST. T. 705 871.2295

TULLOCH SUDBURY, ON 800 810.1937
P3E 5V5 1

■udbur>Otulloch.co

DRAWN BY: VS FILE #191929

162 MACKENZIE STREET 
30 STE ANNE ROAD 
38 XAVIER STREET 
CITY OF GREATER SUDBURY 
TULLOCH ENGINEERING INC. 
SCALE 1:750

NOTE:
(1) SEE APPROVED SITE PLAN FOR PROPERTY 

PARTICULARS FOR 162 MACKENZIE STREET, 
STE ANNE ROAD AND 20 STE ANNE ROAD

162 MACKENZIE STREET
(1) 93 PARKING SPACES PROVIDED

30 STE ANNE ROAD

(1) 137 PARKING SPACES PROVIDED

20 STE ANNE ROAD (RED OAK VILLA)

(1) 72 PARKING SPACES PROVIDED

38 XAVIER STREET

CAUTION
THE PROPERTY BOUNDARIES ILLUSTRATED ON 
THIS PLAN HAVE BEEN COMPILED FROM 
REGISTRY PLANS AND HAVE NOT BEEN 
CONFIRMED.

THIS SKETCH IS NOT A PLAN OF SURVEY 
AND SHALL NOT BE USED EXCEPT FOR THE 
PURPOSE INDICATED IN THE TITLE.

NO PERSON MAY COPY. REPRODUCE, 
DISTRIBUTE OR ALTER THIS PLAN IN WHOLE 
OR IN PART WITHOUT THE WRITTEN 
PERMISSION OF TULLOCH ENGINEERING. © 
TULLOCH ENGINEERING. 2020.
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NOV l o ZU20
Sophie Baysarowich - zoning application file number 751-6/20-16
1 ............ ......— ....... .. —PLANNING SERVICES

From: Bob Ivey < >
To: "GISPlanning@greatersudbury.ca" <GISPlanning@greatersudbuiy.ca>
Date: 11/10/2020 6:28 PM
Subject: zoning application file number 751-6/20-16

CAUTION: This email originated from outside your organization. Exercise caution when opening 
attachments or clicking links, especially from unknown senders.

Att: Alex Singbush
Manager of Development Approvals

Sent from Mail for Windows 10
In regards to this application I feel that it is too broad allowing the developer total freedom to develop this 
property in any way they wish with no restrictions., zero setbacks will allow construction directly up to 
adjoining residential properties lack of height restrictions could allow tall buildings that would be totally 
out of character of the area and reduced parking requirements in an area already in need of parking would 
only aggravate the existing problem. The current red oak villa development will already create an 
additional need for parking if they do not create a great number of spaces 
A reasonable buffer area should be maintained between the residential area and the high density 
commercial area that already exists and is currently under development.
I have no problem with development of this site but any zoning changes and easing of requirements should 
be directly attached to a specific a development and not allow carte blanch to the developer.

Robert Ivey

Sudbury
Owner of several properties on MacKennzie st

file:///C:/Users/233288/AppData/Local/Temp/XPgrpwise/5FACFl C6CGS-DOMAINCG... 11/12/2020

mailto:GISPlanning@greatersudbuiy.ca
file:///C:/Users/233288/AppData/Local/Temp/XPgrpwise/5FACFl
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PLANNING SERVICES

Page 1
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From: yvonne paquette <
Sent: Wed, 11 Nov 2020 21:46:34 -0500
Subject: Notice of Application for Rezoning for Red Oak Villa Properties (30 Ste. Anne Road, 38 Xavier
and 162 Mackenzie)
To: mauro.manzon@greatersudbury.ca

CAUTION: This email originated from outside your organization. Exercise caution when opening 
attachments or clicking links, especially from unknown senders.

Dear sir,

I would like to voice my concerns regarding the rezoning for Red Oak Villa Properties. My home is 
situated on d’Youville Street overlooking the aforementionned property. I am concerned that if the owners 
of Red Oaks were to erect a structure higher than what is presently there, the view from my home would 
be compromised. Instead of benefitting from a natural landscape, with a view of the expanse of the city in 
the background, and gorgeous sunsets, the skyline would be blocked by buildings and compromise the 
charm of our community. Trusting that the committee will weigh our concerns in a positive light. Yvonne 
Paquette 

Envoye de mon iPad

mailto:mauro.manzon@greatersudbury.ca

