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Report Summary
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Staff has confirmed a surplus of $300,000 from 2017-2019 agreements where work has been completed
below the estimated value of the grant or where agreements have expired. In the associated business case,
staff is recommending that this surplus be used towards funding current or future CIP intakes.



Community Improvement Plans - 2020 Intake and Status Update – 

Follow-Up 

Planning Services Division 

Report Date: January 25, 2021 
 

BACKGROUND 

This report provides an update on the direction given to staff via the report entitled 

“Community Improvement Plans - 2020 Intake and Status Update” presented to Finance 

and Administration Committee on November 17, 2020. This report specifically provides 

additional information related to the resolutions below: 

1. THAT the City of Greater Sudbury directs staff to prepare a business case for the 

2021 Budget for the twelve (12) eligible and complete applications received as 

part of the 2020 Community Improvement Plan Intake;  

AND THAT the City of Greater Sudbury directs staff to request a Stage 2 

proposal of the proponents from the 300 Elgin Block application to be submitted 

by January 15, 2021 

2. THAT the City of Greater Sudbury directs staff to allow executed CIP 

agreements, where the project has not commenced, to lapse on December 31, 

2020 

 

3. THAT the City of Greater Sudbury rescinds all 2017-2019 Community 

Improvement Plan approvals, and amends the necessary by-laws, where the 

implementing agreements have not been executed by the applicant by January 

15, 2021;  

 

AND THAT the City of Greater Sudbury directs staff to contribute any unspent 

CIP funds to the Tax Rate Stabilization Reserve – Committed 

This report should be read in conjunction with the associated business case presented 

as part of the 2021 Budget (See page 319 of the Budget Document - Reference 1). 

Business Case and Stage 2 Proposal for 300 Elgin (Resolution 1) 

Per Council direction, staff completed and presented a business case to fund the 2020 

Community Improvement Plan intake as part of the 2021 Budget. This report helps 

inform that business case (See Reference 1). 

Per Resolution 1, Council further directed staff to request a Stage 2 proposal of the 

proponents from the 300 Elgin Block application detailing the following information:  

 



 Detailed proposal, development strategy and project schedule 

 Form and tenure of development  

 Remediation approach, plan and costing  

 Detailed plans, cost estimates and financing of project  

 Independent information from a reputable source as to the developer's 

creditworthiness and ability to obtain financing for the project. 

Stage 2 Submission 

Staff received the Stage 2 Submission on January 15, 2021 (See Attachment A). A 

team made up of Planning and Economic Development staff reviewed this submission.  

The following is a summary of the proponent’s responses to Council’s request for 

additional information. Please refer to Attachment A for more-detailed information. It 

should be noted that Attachment A refers to the Junction East project as the “Sudbury 

Library and Art Gallery.” 

Detailed proposal, development strategy and project schedule 

The proponents have outlined four options. The base proposal is Plan A, which is a 

150,000 sq ft facility that includes a hotel, a commercial office, commercial, 

event/meeting space, hospitality/shared space and parking. The proponents note that 

the Tax Increment Equivalent Grant (TIEG) was based on Plan A.  

Plan B includes the same uses under a different space configuration. Plan C replaces 

the hotel use for a commercial residential use, and Plan D adds 5 floors to the proposal 

to include all uses.   All options include an Event/Meeting space, Hospitality/shared 

space, and parking (See Plans A through D on page 14 of Attachment A).   

The proposed densities, heights, layouts, and massing of the project are detailed on 

pages 17-21 of Attachment A.  

The proponents have indicated that the Le Ledo project schedule aligns with the 

timeline and completion of the Junction East project (Page 21 - Attachment A). They 

anticipate that Le Ledo will open about/during the time of a 2024 assessment (Page 28 - 

Attachment A).  

They have also indicated that the Le Ledo project is dependent upon the City 

developing the parking capacity/plan in the Junction (Page 23 - Attachment A).   

Form and tenure of development  

The project and resulting building will be owned by Le Ledo Inc. The user groups will be 

tenants in the building and some tenants may also be partners/shareholders in the 

ownership group (Page 1 – Attachment A).  

 

 



Remediation approach, plan and costing  

Le Ledo Inc. has retained a qualified professional to outline next steps and costing of 

remediation. Le Ledo Inc has indicated it will file a Record of Site Condition for the 

property and that the cost of remediation could be upwards of $300,000. In addition to 

this remediation, the proponents have stated that they may be required to ‘cap’ the site 

to achieve a hard pack level at grade to encapsulate the property. The estimated cost of 

this capping is approximately $3,000,000 (Pages 22 and 23 – Attachment A).  

Detailed plans, cost estimates and financing of project  

The proponents estimate that the cost of construction of Plan A is approximately $40M 

and the timeline to construct is approximately 30 months. The proponents have 

submitted that the total cost of the project is approximately $50M, including acquisition 

costs, professional fees, financing costs, etc (Page 23 – Attachment A).    

Independent information from a reputable source as to the developer's 

creditworthiness and ability to obtain financing for the project. 

The proponents’ preferred lender has indicated terms by which funding could be made 

available to Le Ledo Inc. The preferred lender could provide funding subject to the 

validation of: project budget, investor structure, cap rate, business planning, and future 

revenues (Page 23 – Attachment A).  

Le Ledo Inc has indicated that the investor group will only be realized after the City 

Budget approval, and any creditworthiness is based on the financial models for the 

project where the CIPs are a critical component to secure lender terms and funds (Page 

1 of Attachment A).  

Evaluation  

As noted in the associated business case, this proposal represents the adaptive reuse 

of buildings in the downtown core, a new mixed-use component (commercial, office, 

hotel), facade improvements and the creation of new additional dwelling units (under 

Plans C and D).  

If approved as part of the 2021 Budget, the project would achieve a number of Council's 

planning objectives for Downtown Sudbury and Brownfields including: revitalizing the 

core; increasing the residential population of the downtown; creating and retaining 

employment opportunities; growing the municipal assessment base (by over $20 

million); growing the municipal property tax revenue; taking advantage of existing 

infrastructure; and enhancing the quality of the public realm.  

Investing in the Community Improvement Plans supports the objectives of Council's 

2019-2027 Strategic Plan, including business attraction, development and retention; 

economic capacity and investment readiness (proposed $50 million private investment); 

and strengthening community vibrancy. 



 

Extended and Executed Agreements (Resolutions 2 and 3) 

Per Council direction in Resolutions 2, staff followed up with proponents requesting 

status updates on their projects. In some cases, the proponents indicated that they were 

actively planning to complete their projects, while in other cases, the proponents 

indicated that they were not proceeding with their projects for various reasons. As a 

result, the City extended six agreements relating to projects in Downtown Sudbury, 

while five proponents allowed their agreements to lapse.  

Per Council direction in Resolution 3, staff also followed up with proponents requiring 

that all unexecuted agreements be signed by January 15, 2021. As a result, one 

proponent has since signed their agreements, and one proponent has elected not to 

execute agreements. 

As a result of Council’s direction, all CIP agreements are now up to date and there is an 

approximate surplus of $300,000 from underspent projects, lapsing agreements and 

cancelled projects.  These monies could be reallocated to capital, be allocated towards 

the 2020 CIP Intake business case, or be returned to the taxation reserve. It should be 

noted that the associated business case includes this surplus and recommends that the 

$300,000 be allocated to help fund the 2020 Intake projects.   

References 

1. “Fund Community Improvement Plans”, from page 319 of the “2021 Proposed 

Budget” 

https://www.greatersudbury.ca/city-hall/budget-and-finance/2021-budget/2021-

budget-final/ 

 

Attachment 

A. Stage 2 Proposal – Le Ledo Inc. 

https://www.greatersudbury.ca/city-hall/budget-and-finance/2021-budget/2021-budget-final/
https://www.greatersudbury.ca/city-hall/budget-and-finance/2021-budget/2021-budget-final/
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Wednesday January 20, 2021.

Ed Landry
Planning Services Division, City of Greater Sudbury
200 Brady Street East, 3rd Floor
Sudbury, Ontario
P3A 5P3

Re: Le Ledo DCIP, BSCIP Phase 2 Information

Ed,

Further to the request of the resolution to council November 17, 2020 looking for additional information regarding the ‘300 Elgin 
Block’ - we are submitting this document to follow up the original application from June 2020, completed application in 
September 2020, and addendum in October 2020. These previous submissions include some documents that qualified Le Ledo 
for the  haven’t been provided in this response.

On November 19, 2020 you asked in an email:  Per the Council resolution, we require the following materials, prepared by 
qualified professionals:

•Detailed proposal (including proposed uses, density, height, massing, etc), development strategy and project schedule
•Form and tenure of development (who will 'own' the project? is it a condo corp? i.e. would Le Ledo Inc own hotel, restaurant, 
office space, residential, etc?)
•Remediation approach, plan and costing (note that this wasn't included in the materials accompanying the Phase 2 provided 
with the proposal. Also note the Province will need this information as part of the Brownfield Tax Assistance Application)
•Detailed plans, cost estimates and financing of project
•Independent information from a reputable source (e.g. a letter/report from a financial institution) as to the developer's 
creditworthiness and ability to obtain financing for the project.

An additional email on November 24, 2020 reiterated similar questions and are captured in this document.    

Related to detailed proposal:
- proposed uses as per MPAC valuation (or increased valuation) to include user groups in commercial office, hotel, retail, 

restaurant/hospitality, commercial residential, and other uses permitted under the existing C6 zoning and historic use.  
- MPAC value is $24,000,000 based on 2016 assessment.  Taxes will be paid on 2024 assessment at occupancy
- density, height and massing are illustrated in the document
- development strategy is based on documents authoured for  City of Greater Sudbury by PWC, CBRE, Urban Strategies, RMS, 

Lord Cultural Resources and  City of Greater Sudbury Planning Staff regarding  City of Greater Sudbury desire to realize 
private investment into Downtown Sudbury.  

- additionally, the strategy depends on the programs that this property qualifies for DCIP and BSCIP which assist with offsetting 
development and lender risk

- project schedule as discussed previously aligns with the timeline and completion of Sudbury Library and Art Gallery (SLAG) 
on the corner opposite Le Ledo site

Related to form and tenure of development:
- Le Ledo Inc. will be the owner of the project and has shareholders
- Le Ledo Inc. is a Canadian company, registered in Ontario with Head Office in Sudbury

- Le Ledo Inc. is the corporation which owns the project.   The user groups will be tenants in the building and some tenants 
may also be partners/shareholders in the ownership group.

Related to remediation approach, plan and costing:
- reference letter from G3 within this document with next steps
- complete Phase III remediation
- complete RSC for the property

Related to detailed plans, cost estimates and financing:
- floor layouts with GFA, elevations, renderings are included in the document
- cost estimate summary included by qualified person
- letter from preferred lender included in this document

Related to creditworthiness:
- letter from preferred lender included noting conditions for Le Ledo Inc. to secure financing
- the investor group will only be realized after the budget approval, and any creditworthiness is based on the financial 

models for the project where the CIPs are a critical component to secure lender terms and funds

Le Ledo Inc. will communicate this document with councillors as you had suggested.  Please note and recall that Le Ledo 
Inc. has not yet purchased the Ledo Block at this time, have invested close to $100,000 into the project thus far between this 
submission, reports, drawings and research/due diligence.

As this edited version to be provided to council and the public since the original reply on January 15, 2021 - Le Ledo Inc. 
wants to make clear that we are not asking for additional TIEG amount on the increased lift over and above the $24m 
MPAC assessed value.  We have not applied for the Per Door Grant if we pivot to include a residential component which 
would have a higher MPAC value.  

The majority of the Expressions of Interest that we have received for Hotel user groups are contingent on not only 
completion of the Library/Art Gallery project but the desire to have other drivers in the downtown , namely the the Arena/
Events to remain in the core.  These comments are coming from highly respected and connected consultants who have 
commented on our project based on the numerous reports focused on the city centre and supplemental research done 
on our behalf.  As council decision as of now is still to proceed with KED, we have made the decision to allow for a other 
options like a residential contingency in order to show our commitment to the city and the goals of council to have a 
vibrant downtown.

Please include this document in the staff report to council.  We will also send and communicate with councillors as 
suggested.

This is an important moment for the City of Greater Sudbury to move ahead and develop the areas most common to all in 
the city.   We look forward to bringing this project to completion and that Le Ledo Inc. and the City of Greater Sudbury need  
to work together to make this happen via the CIP programs that have been endorsed by council.

Regards,

Chris Tammi, President
Le Ledo Inc.
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ENG FRONT COVER

The City of Greater Sudbury’s Brownfield Strategy and Community 

Improvement Plan will help breathe new life into the many already-

used and now vacant commercial and industrial properties – 

otherwise known as brownfields.

Brownfields present many unique economic, environmental and 

social challenges.  They negatively affect assessment and taxation, 

may pose risks to human health and the environment and tarnish 

the image of the city.

Unlike other properties, brownfields have many barriers which 

prevent them from being brought back into full and productive urban 

uses.  Tax arrears, absentee property owners, real or perceived 

contamination and capital-intensive remediation costs can deter 

interest and investment in brownfields.

FINANCIAL 
INCENTIVE 
PROGRAMS

WHERE DOES IT APPLY?
The Brownfield Strategy and Plan applies to the entire City of 

Greater Sudbury.

WHO IS ELIGIBLE TO PARTICIPATE?
To be eligible, the property must:  

•	 be located in the community improvement project area;

•	 be an urban property;

•	 have been previously used for commercial  

or industrial purposes;

•	 be vacant, derelict or at risk;

•	 be the subject of a residential or mixed use  

re-use or redevelopment proposal; and, 

•	 have a “failed” Phase 2 Environmental Site Assessment.

Community improvement project area means those lands 

within the City of Greater Sudbury designated Mixed Use 

Commercial, Downtown, Town Centre, Regional Centre and 

Living Area 1, Mining/Mineral Reserve, Aggregate Reserve and 

Rural in the Official Plan.

Urban property means a property designated Mixed Use 

Commercial, Downtown, Town Centre, Regional Centre and/or 

Living Area 1 in the Official Plan.

WHAT INCENTIVES ARE AVAILABLE?
Four financial incentive programs are available under the 

Brownfield Strategy and Community Improvement Plan to help 

reduce upfront costs associated with remediation, reuse and 

redevelopment.

Tax Assistance Program:  This program defers or cancels 

100 percent of the municipal and education portion of the 

property tax (education portion subject to Minister of Finance 

approval) during the rehabilitation period (up to 18 months) 

and development period (a time period approved by Council, 

up to 18 months).  The amount of assistance provided 

under this program varies depending on existing assessment 

and taxation, as well as the duration of rehabilitation and 

development periods.

Landfill Tipping Fee Rebate Program:  This program reduces 

landfill tipping fees from $72 to $36 per metric tonne for 

impacted soil being removed from a brownfield, provided that 

it can be used as cover material at the city’s landfill site.  The 

City will provide approximately $200,000 in funding under this 

program annually.  The total amount of funding provided to 

each property will be $40,000.

Planning and Building Permit Fee Rebate Program:  This 

program refunds all or part of planning and building permit 

fees collected as part of the reuse or redevelopment of a 

brownfield, after certain performance criteria are met.  The 

City will provide approximately $350,000 in funding under this 

program annually.  The total amount of funding provided to 

each property will be $70,000.

Tax Increment Equivalent Grant Program:  This program 

grants 100% of the incremental increase in the municipal 

portion of the property tax revenue resulting from 

improvements for a period of up to five years.  The amount 

of assistance provided under this program varies depending 

on existing assessment and taxation, the value of the 

improvements and their impact on assessment and taxation.

These programs can be used in conjunction with other 

incentive programs offered by the city or other levels of 

government.  The total amount of incentives shall not exceed 

eligible costs.

HOW DO I APPLY?
Interested applicants are encouraged to contact Jason Ferrigan 

at the coordinates listed above to arrange for a pre-consultation 

meeting.  Applicants may also download, complete and return 

the Brownfield Financial Incentive Application Form to Jason 

Ferrigan at the coordinates listed above.  All applications will be 

reviewed by staff and may be approved by City Council.

The Brownfield Strategy and Community Improvement Plan  
is designed to help overcome these barriers by:

1. Implementing a new failed tax sale procedure  

 to address arrears and ownership;

2. Making four financial incentive programs  

 available to help reduce upfront costs;

3. Calling for a brownfield marketing strategy  

 to better attract interest and investment; and,

4. Setting the stage for continued local  
 awareness and capacity building.

MORE INFORMATION
For further information regarding this initiative,  

please contact:

Jason Ferrigan, MCIP, RPP 

Senior Planner 

Planning Services Division 

City of Greater Sudbury 

200 Brady Street East, 3rd Floor 

Sudbury, Ontario P3A 5P3 

Tel:  (705) 674-4455 ext. 4298 

Fax:  (705) 673-2200 

Email:  jason.ferrigan@greatersudbury.ca

The City of Greater Sudbury’s

and Community Improvement Plan 

For Urban Properties

DOWNTOWN COMMUNITY IMPROVEMENT PLAN QUALIFIED BROWNFIELD STRATEGY COMMUNITY IMPROVEMENT PLAN QUALIFIED

LE LEDO INC. (LLI)
The content of this package, including all financials, disclosure, sketches, concepts and renderings is copyright and property of LLI and to be treated as Private and Confidential.  Reproduction and distribution of this document without written permission is strictly prohibited. © Copyright 2021

Brownfield Strategy and Community Improvement Plan (BSCIP) was 
adopted by By-law 2011-222 and was amended once by By-law 2013-192.  

Intake process was established by PL2017-34

Council Resolution FA2020-70  

Formation of Downtown Community Improvement Plan CC2012-104

Downtown Community Improvement Plan (DCIP) was updated by By-law 2016-246.

Intake process was established by PL2017-34

Council Resolution FA2020-70  
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Deal with vacant, abandoned properties, city urged 
By Bloomberg News, Sudbury Star wire service 

Monday, March 28, 2011 6:10:44 EDT AM
 
Greater Sudbury is missing out on an opportunity to restore town centres and neighbourhoods and generate needed revenue, city councillors have been told.
City planners presented council with the outline of a Brownfield Community Improvement Plan, a strategy to breathe new life into the many vacant 
commercial and industrial properties spread across the city and the communities they blight.

"Economically, brownfields have a negative effect on property values, assessment, taxation and municipal revenues," they told councillors. "As commercial 
or industrial properties that are not being used, brownfields represent a lost opportunity in terms of jobs and productivity. They also contribute to the 
underutilization of existing infrastructure."

In many ways, Greater Sudbury is fortunate the demise of a large industry has not left swaths of vacant land next to waterfront or urban centres like so many 
other communities in Ontario's manufacturing belt, staff said.  Instead, Sudbury's brownfields are in pockets in almost every community, along main roads 
and at key intersections.

Staff survey found 66 vacant and abandoned commercial and industrial properties in the city. As well, there are another 17 commercial or industrial 
properties in tax arrears and eligible to proceed to a failed tax sale. The environmental integrity of these 83 brownfield sites is unknown, they said. Mostly, 
these properties were once automobile service and repair shops, dry cleaners, coal and fuel storage yards, concrete batching operations, warehousing and 
transport terminals. Most were gas stations -- 14% of the properties surveyed are owned by major petroleum companies.   The assessed value of these 83 
properties was $16 million in 2009, generating $674,711 in municipal tax revenue. Therein lies the incentive for a brownfield strategy: Redevelopment 
results in increased assessment, increased property value and increased tax revenue for the city.

For example, in Guelph, the redevelopment of four industrial sites for residential/commercial uses resulted in $26.7 million increase in assessment and a 
corresponding $569,000 increase in annual tax revenue. Staff’s report gave the example of a former gas station on a key corner lot in a town centre 
surrounded by homes and businesses.  The now-vacant property is assessed at $69,000 and generates $2,276 in annual tax revenue. If the property were 
developed into a one-storey commercial building, its assessed value would jump to $467,000 and tax revenue to the city would rise to $22,000. 
Just as important, the redevelopment would repair the gap in the community's urban fabric and strengthen the gateway into the town centre.

"Socially, the condition and quality of brownfields can detract from a neighbourhood's quality of place," the city said. Left alone, these properties could sit 
derelict forever.

The city can get the ball rolling by marketing brownfield sites in the city and attracting investment to them. Staff also suggests financial incentives to reduce 
the up-front costs to developers, including a tax assistance program, landfill tipping fee rebate program, planning and building fee rebate program and a tax 
increment equivalent grant program.

Councillors accepted the report with little discussion.

The city will hold open houses for public input on the Brownfield Community Improvement Plan later this spring with a view to council passing it next fall.

Brownfield strategy garners national nod
Reclaiming Our Urban Places, Greater Sudbury’s Brownfield Strategy and Community Improvement Plan has been recognized as 
a national leading example by the Canadian Urban Institute’s (CUI) Brownie Awards. 

Oct 11, 2012 8:43 PM by: Sudbury.com Staff

Reclaiming Our Urban Places, Greater Sudbury’s Brownfield Strategy and Community Improvement Plan has been recognized as a national leading example 
by the Canadian Urban Institute’s (CUI) Brownie Awards. 

The strategy was named as a finalist in Category 1: Legislation, Policy and Program Development. Awards were presented late last week at the annual 
Canadian Brownfields conference, Gala Dinner in Niagara Falls.

“I’m proud of the dedicated and committed team behind this project,” said City of Greater Sudbury General Manager of Growth and Development. “To have 
this strategy recognized at a National Level and judged by peer experts in the industry, shows our ideas are among the best in the country.”

The CUI Brownie Awards, now in its 12th year, recognized winners in seven categories from across Canada for their leadership, innovation and commitment 
to building sustainable communities. The Brownie Awards jury is made up of representatives from ten professional and industry associations from across 
Canada.

The goal of the City of Greater Sudbury’s Brownfield Strategy and Community Improvement Plan is to breathe new life into already-used and now vacant 
commercial properties, known as brownfields. 

Plan would expand program to improve downtown
If approved, up to $1M a year would be available for a variety of financial incentives

Oct 17, 2016 9:20 PM By: Sudbury.com Darren MacDonald

Greater Sudbury is considering a plan to boost investment downtown, and may expand it to include several other areas of the city.

Meeting on Monday, members of the planning committee deferred a final decision until staff could come back with information on whether the 
program should include interest-free loans, and what it would take to include other community improvement areas (CIPs), such as Capreol, the 
Donovan and the Flour Mill. 

Senior planner Ed Landry said under an existing program for downtown, public investment dollars have $4 of private-sector funding for every 
$1 of public funds.The Townehouse on Elgin Street is an example of a business that took advantage of an incentive to improve the facade of 
buildings, Landry said. 

Proposed changes to the incentive program means as much as 20 per cent of the costs of a major renovation could be recovered. “That's if they 
build it within the CIP area in downtown Sudbury,” he said.

While city council will ultimately determine how much money will be available for program during 2017 budget deliberations, staff suggested 
a ceiling of $1 million a year. If only $700,000 is spent in a given year, then $300,000 would be added to top the fund up back to $1 million. No 
single project would be able to receive more than $200,000.

In addition to the facade improvement program, downtown landowners could also get a grant that rebates them for a set period of time the 
increased property taxes they have to pay because the value of their property has increased as a result of the improvements. Other incentives 
offer rebates on planning and building fees, for adding residential spaces and for feasibility studies to determine whether an existing property is 
worth renovating. 

Ward 12 Coun. Joscelyne Landry-Altmann liked the plan, but wondered what it would take to expand. The Flour Mill CIP is interested, she 
said, as would others in the city. “There are other CIPs, as well,” Landry-Altmann said. “It's an opportunity to reach out and offer them the 
same opportunities as downtown.” Landry said staff was directed only to look at downtown CIP, but said it could be expanded if council directs 
them to do that. “We would have to have a separate discussion on that,”  he said.

The city's director of planning services, said an expanded program would have to go through a formal process, including public hearings. But 
councillors would have to direct them to move forward. “Then we would build that direction into our work program for 2017,” he said.

Landry-Altmann also wanted information on making interest-free loans part of the program, which other cities have used to boost the 
redevelopment of targeted areas. In the end, the committee deferred a vote until the Nov. 21 meeting to give staff time to collect information on 
expanding the program and on providing interest-free loans.

City looking for downtown Sudbury ideas
City council has adopted the downtown community improvement plan

Sudbury Star  Staff - Published on: April 29, 2017

The community improvement plan — or CIP — aims to address challenges facing downtown Sudbury by using financial mechanisms, such as 
grants and loans, to reduce the cost of development and redevelopment in downtown Sudbury. 

The purpose of this CIP is to:

– Revitalize downtown Sudbury.
– Increase the residential population of the downtown.
– Create and retain employment opportunities.
– Grow the municipal assessment base.
– Grow the municipal property tax revenue.
– Repair and intensify the existing urban fabric with compatible projects.
– Take advantage of existing infrastructure.
– Enhance the quality of the public realm.

Through this plan, financial assistance may be available to owners or tenants, located in downtown Sudbury, who wish to invest in a property in 
the core. People can contact the City of Greater Sudbury planning services department to verify if their property is eligible. The CIP provides 
money for feasibility studies (up to $5,000); façade improvement ($15,000); planning fee rebates ($5,000); building permit fee rebates 
($30,000); residential incentives ($200,000); and tax increment equivalent grants.

These programs can be used in conjunction with other incentive programs offered by the city or other levels of government. The total amount 
of incentives shall not exceed eligible costs. The city has launched an expression of interest (EOI) period, which runs until May 26 at 4 p.m. 
Submit your proposal to: Planning services, City of Greater Sudbury, PO Box 5000, Stn A, 200 Brady St., 3rd floor, Sudbury, ON P3A 5P3.
The EOI document is available online at www.greatersudbury.ca/dscip or can be picked up at planning services, on the third floor at Tom 
Davies Square. All submissions that meet the eligibility criteria will be brought forward to council for consideration.

An information session takes place on Tuesday from 5-7 p.m. in room C-12 at Tom Davies Square. At this session, information regarding 
timelines, program objectives and application requirements will be provided. For further information, contact Ed Landry, senior planner, at 
705-674-4455, ext. 4298, or ed.landry@greatersudbury.ca.
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DOWNTOWN CIP AREA (Approved 2014) - PROPERTY LOCATION
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EXISTING CONDITION - Currently Earns $40,000/yr in Municipal Tax
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ENVIRONMENTAL AND GEOTECHNICAL INVESTIGATION - JULY 2020

EA PHASE I AND II SUBMITTED TO CGS SEPTEMBER 2020
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FUTURE CONDITION - Will earn +$560,000/yr in Municipal Tax 8
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LE LEDO COMPLEX - OVERVIEW

Anticipated Benefits
As the largest privately owned and underdeveloped property in The Junction district, ‘the Ledo properties’ are inspired by the goals and aspirations stated in the Downtown Master Plan, and build upon the research that has been done to describe the City of 
Greater Sudbury’s desire to grow and develop the downtown and South District. The ‘Ledo properties’ are Sudbury’s cornerstone - where millions have passed by and through this historic location whether traveling on the CPR line during the beginnings of 
Canada, WW I and II, and historically a gathering space to this day.  The plan is for the private sector to re-imagine & incorporate the existing Flatiron building, and develop the surface property to densify 10X its current configuration to complete a +150,000 sqft 
facility.  This densification will multiply the Municipal property taxes nearly 1400% over its current assessment and increase the taxable value of an underperforming property.   Le Ledo will help to focus the spotlight on the new Sudbury Library and Art Gallery 
that  City of Greater Sudbury is building across the corner.  The project will be the largest private investment in the city’s into the downtown ever.  Programming of the building has contemplated a number of uses that adhere to historical and C-6 zoning (hotel, 
commercial residential, office, hospitality, etc.) and what the marketplace is indicating.  Despite the challenges that the pandemic has brought us, Le Ledo Inc. sees a promising future for Sudbury.  The city’s existing resource/education/tourism/northern hub 
can attract new GDP, commercial and residential growth at a time where people and companies are looking for other options to the ‘big city’, while having the cultural and lifestyle benefits a city of Sudbury and The Junction can offer. Le Ledo Inc. has spent 
nearly $100,000 to-date on this submission. Completion of the Purchase and Sale Agreement and development hinges on the city approving the CIPs for this $50,000,000 privately financed project at the 2021 budget review of DCIP and BSCIP business case.

• Build a $50,000,000+ beacon for the downtown visible immediately from the ‘Bridge of Nations’ designed by an internationally recognized and awarded Canadian architect
• Provide  City of Greater Sudbury a complimentary building to play off of the Sudbury Library and Art Gallery development across the intersection
• Act as a catalyst for other development in the South District and downtown
• Increase Municipal Taxes from $40k/yr to over $563,000/yr - a +1380% increase
• Contributes a minimum of $221,305/year to the Ontario Ministry of Finance for Education tax - a +2400% increase
• Add nearly $1,000,000 over 10 years to Downtown BIA levy to bolster funding the completion of Phase I of the Elgin Greenway
• Provide new hotel or quasi residential occupancy at modern standards
• Create new Class A office for existing, new or flex space users in the downtown 
• Potential to add 5 additional floors - for ‘Office‘ and/or  ‘Commercial Residential’ occupancy (additional MPAC value to city)
• Generate cash flow for city for the development and funding of new ‘parking structure(s)  in the district
• Job creation with an estimated 165 construction jobs during development, and ‘at occupancy’ operations of +200 full-time and part-time employees in the downtown
• Retain, attain and growth of talent and economy to Sudbury
• New 7000 sqft event space with clear view to the east of the lake and west to our sunset from a 14th storey vista
• High performance building that meets or exceeds Ontario Building Code Regs, NPC-300 standards and rehabilitates a property that qualifies for Sudbury’s BSCIP and DCIP policies written by staff and approved by council
• Offset risk of Public projects with Private sector investment and development
• Provides confidence to other private sector investment
• Fulfills achievable goals outlined in the Downtown Master Plan

Le Ledo will provide residents, businesses and visitors to Sudbury a fresh experience in the heart of the Junction district.  Development of Le Ledo on existing and private lands will streamline the process to add new hotel, office and/or commercial residential 
space in the downtown to support the public investments without going through cumbersome procedures to convey/declare surplus existing  City of Greater Sudbury property for private sector development and ownership.  Based on research by Le Ledo Inc. 
and statements from  City of Greater Sudbury, it is expected that 1000’s of new overnight stays are anticipated from the Public investments  City of Greater Sudbury is making in the downtown with the Large Project file in this district.  Le Ledo will increase foot 
traffic and activity will support local businesses and boost tourism, GDP and civic pride.

Le Ledo Inc. has stated that we will enter into a long term parking with  City of Greater Sudbury for 120+ parking spots in the Junction area to support the intended uses to generate over $100,000 per year in revenue to the city.  Additionally, the corporation will 
be providing $150,000 to a downtown social services agency to assist with outreach in the area and assist where possible on ongoing initiatives.  Le Ledo Inc. wants the property to become a catalyst for the aspirations of the city though Private sector 
investment.

Anticipated Outcomes
Le Ledo development will be a stunning new addition to the downtown to complement the new Sudbury Library and Art Gallery and emphasis to complete Phase I of the Elgin Greenway to link the Junction with the lake.  Le Ledo will be privately funded multi-
use commercial building is to be completed by the private sector for Sudbury’s downtown.  This privately owned commercial building will create $6,000,000 (at a minimum) over ten years that the city wouldn’t otherwise receive without these programs. Le 
Ledo Inc. sees the completion of the project to coincide with the opening of the Central Library and Art Gallery in 4 years time. The project will help to create the connectivity along Elgin from MSoA, Place des Arts, Sudbury Community Arena along to the lake 
and encourage and support existing businesses in Sudbury’s downtown.  At a time where people and companies are looking for other options to the ‘big city’, having the cultural, entertainment and lifestyle benefits in Sudbury and the Junction can offer drive 
growth and development with a building of this calibre, at this corner that will change the city in pronounced ways.

Additionally, the MPAC value for this proposal was based on 2016 values as MPAC due to Covid-19 did not complete the 2020 values for this review.  Le Ledo will be reevaluated in 2024 by MPAC with a higher taxable value and thus higher revenue for  City of 
Greater Sudbury over and above what is contemplated in this document.
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Summary              
    
    Existing    Projection    Difference

Municipal Tax    $40,542    +$563,410    +1390%
Education Tax   $ 9, 848    +$221,305    +2247%
BIA Levy    $ 5,821    +$ 88,005    +1512%

Property Value (MPAC)  $1,463,700   +$24,000,000    +1540%

Building  Size    14,000 sqft.    +150,000    +971% 

Jobs
 
 
 
 0 Construction
 
 
 165 Construction
 
 
 +16500%
    2 Full/Part-time   200 Full/Part-time   +10000%
       

LE LEDO INC. (LLI)
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Ownership, Equity, Financing and Debt, Revenue Structure

Le Lede Inc. is a privately owned Canadian company based in Sudbury and registered in the Province of Ontario

The capital stack (or capital) will come in two parts. during two periods:

 Period 1 - Development and Construction : 
  Part 1

- Equity representing the initial and development costs to get to the point of construction.  
- This value to represent 25% from private sources (individual and institutional) whose investment is registered in the corporation (shareholders) for the purposes of the project (Le Ledo Inc).  
- Disclosure of their net worth or origin of funds at this early stage is not possible as the cumulative value of each shareholder’s contribution (accredited investor or fund) and value of will determine; 

  Part 2 
- Construction Financing representing the funds required to complete construction of the project as described. 
- This value to represent 70-75% from a team of 2-3 lenders who work together to provide financing of this sort for these types of projects.  
- These funds will be sourced in GTA.  
- Any budget overages will be covered by the Le Ledo Inc. shareholders, and the value and terms of the Construction Financing will be based on the shareholder profile (or Equity group). 
- The ‘banks’ made clear it was premature or possible to provide a guarantee to ‘Le Ledo Inc’ as the shareholder profile of Le Ledo Inc. will only be finalized following budget approval of the tax benefits 

being applied for.  At no time during this period are the CIP’s funding the capital expenses to build Le Ledo.

 Period 2 - Occupancy and Ownership: 
  Part 1

- Equity stated in Le Ledo Inc. will remain structured in the shareholders agreement and represents an investment at this stage of +$16,000,000. 
- Additional investment into the corporation by shareholders over this value will contribute to; 
-

  Part 2 
- Mortgage/Debt Financing will represent a value to be determined, and be an amortized financial facility supported by 1 -2 lenders at traditional commercial financing rates and terms.  
- These lenders will likely have sourced the Construction Financing and will be intimately familiar with Le Ledo Inc. and the outcome.  
- Lender confidence is high with the knowledge of the tax benefit and how these funds offset the risk for the shareholders and the funds they have contributed.  
- Any ability to provide a commercial mortgage for Le Ledo Inc. are directly tied to the CIP programs, the completion on SLAG and other drivers in the downtown for our business and revenue models. 
- At no time will Le Ledo Inc. receive CIP funds until after the completion of the project.

Revenue for Le Ledo Inc. will be generated by 3-6 sources once/after occupancy occurs.   There will be 3-6 commercial uses for the property which will determine the revenue and cost streams based on their usage.  All 
tenants/users will be in leasing  agreements based on the use and cap or market rates associated for their purpose.  The final revenue source is in the form of the annual tax rebate at the end of each year for 10 years, 
after the taxes are paid with the rebate and grant funds used to offset the initial risk and operating costs of the development. Those looking to lend and invest into this project and Sudbury need certainty based on the 
CIP’s to move forward.  At no time will Le Ledo Inc. receive CIP funds until after the completion of the project.  

Some shareholders in Le Ledo Inc. are also expected be part of the tenancy of the building upon completion and are looking to invest in Sudbury and its future.

*Occupancy Options (+/- sqft) for Consideration - 3 storey podium + 11 storey tower
             
    Plan A   Plan B   Plan C   Plan D (add 5 floors)

Hotel     54,150   36,090   0   54,150
Commercial Office  22,450   40,510   22,.450   34,482
Commercial Residential  0   0   54,150   18,048
Event/Meeting Space  12,600   12,600   12,600   12,600
Hospitality/Shared Space 9,330   9,330   9,330   9,330
Parking    9,651   9,651   9,651   9,651
   

 Circulation and Common Spaces not Included in totals 

       
*occupancy options will depend on market conditions, parking options, user group demands.   Minimum MPAC value for Plan A is $24,000,000.  Plan 
B, C and D will be higher MPAC value.  Le Ledo Inc. is basing its application and grants on Plan A which is the lowest MPAC of all possible options.
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Gooderham and Worts Distillery - Toronto
Established in 1832

Now Distillery District
 - retail, residential, office, performing 
 arts, restaurants, events, parking

ADAPTIVE RESUSE EXAMPLES ONTARIO

Toronto Silver Plate Company Building - Toronto
Built in 1882

Now Fashion House
 - retail, residential, restaurants, office

Toronto Public Utilities Building - Toronto
Built in 1930’s

Becoming Waterworks
 - retail, residential, restaurants, office

Weston Bakery Building - Toronto
Built in 1910’s

Now Queen Richmond Centre
 - retail, office

Bell Telephone Building - Kitchener
Built in 1910

Now 48 Ontario St
 - retail, office
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ADAPTIVE RESUSE EXAMPLES U.S. AND EUROPE

Albert Malthouse (Heineken) - Antwerp
Established in 1852

Now Kanaal
 - residential, galleries, offices,
  bakery, restaurant, auditorium, office

International Magazine Building  - New York
Built in 1928

Now Hearst Tower
 - retail, restaurants, offices
 

Kaispeicher A  Warehouse - Hamburg
Built in 1966

Now Elbphilharmonie Concert Hall
 - concert hall, residential, hotel, restaurants
 

Boyer Campbell Building - Detroit
Built in 1930

Now Milwaukee District
 - residential, commercial, retail, gallery
 

Sears Mail Order Building - Los Angeles
Established in 1852

Becoming Mail Order District
 - residential, galleries, offices,
 restaurants, auditorium, office
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ELEVATION FROM NORTH - PLAN A, B, C.   PLAN D WOULD ADD UP TO 5 FLOORS
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****NB

Based on market demand, there may be a desire to add floors or add user groups. No more than 5 floors would be added with each floor 7532 sqft.

If residential - 8-10 units per floor will be constructed. Up to 5 floors could be added with each floor 7532 sqft.

Additionally, office floors would be 7532 sqft per floor.

We would anticipate if any additional floors/usage would be between Meeting and Events Floor.

Will complete RSC and adhere to NPC-300 Codes for occupancy and design.

RSC will be completed regardless of occupancy.

OPTION FLOOR PLATE - DIVISIONS TO BE DETERMINED
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LE LEDO PROFOMA SUMMARY BUDGET

Land Acquisition/Fees $1,301,500

Development Costs/Fees $439,663

Consulting/Professional Fees $3,118,665

Sales/Marketing/Leasing Fees $410,000

Remediation/Construction $40,017,869

Financing/Taxes/insurance/
Bonds/Other Fees

$4,696,470

Total $49,984,168*

* Costs include vetted estimates by 
consultants retained/chosen for the 
project, best practices and contingencies, 
known market 

23
Letter to Le Ledo Inc. - Executive Summary - Construction Budget

Construction manager and name redacted for vendor/applicant 
confidentiality - Please contact Ed Landry with questions directly

Letter to Le Ledo Inc. - Executive Summary - Lender Commitment

Lender name redacted for vendor/applicant confidentiality - 
Please contact Ed Landry with questions directly



LE LEDO INC. (LLI)
The content of this package, including all financials, disclosure, sketches, concepts and renderings is copyright and property of LLI and to be treated as Private and Confidential.  Reproduction and distribution of this document without written permission is strictly prohibited. © Copyright 2021

24



LE LEDO INC. (LLI)
The content of this package, including all financials, disclosure, sketches, concepts and renderings is copyright and property of LLI and to be treated as Private and Confidential.  Reproduction and distribution of this document without written permission is strictly prohibited. © Copyright 2021

DEVELOPMENT AND RESEARCH  
DOCUMENTS

25



LE LEDO INC. (LLI)
The content of this package, including all financials, disclosure, sketches, concepts and renderings is copyright and property of LLI and to be treated as Private and Confidential.  Reproduction and distribution of this document without written permission is strictly prohibited. © Copyright 2021

 $60,000
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Business Case

Le Ledo - Community Improvement Plan Financial Request, Growth and Infrastructure Planning Services Division

Summary

This business case responds to Council Resolution FA2020-70, requesting additional information from  Le Ledo Inc.  It outlines the minimum of +$7,000,000 in taxes and revenue that the municipality, 
province and BIA will receive over a ten year period. During this time,  City of Greater Sudbury will rebate $530,231 each year for ten years based on city policy documents: Downtown Sudbury 
Community Improvement Plan (DSCIP), and Brownfield Strategy and Community Improvement Plan (BSCIP).  This property for is located within the corners of Elgin, Van Horne and Shaughnessy (known 
as ‘Le Ledo’) in the Downtown improvement Area.  When approved, the development of the property will add over $24,000,000 to the MPAC assessment for forever to increase the City's overall 
assessment and municipal tax base.. This value based on 2016 assessment.  Le Ledo will open about/during the time of a 2024 assessment.

The proponent has qualified for amounts that are established under the DSCIP and BSCIP. The total estimated grants and loan for the project are as follows: approximately $5.1M of Tax Increment 
Equivalent Grants ($2,253,639 DCIP and $2,817,049 BSCIP); Planning Fee Rebate of $5000; Building Permit Fee Rebates of $60,000;  Facade Improvement Grant of $15,000; Zoning By-Law Amendment of 
$5,000 

If the business case isn't approved, the City would lose a $50,000,000+ private investment into  City of Greater Sudbury on lands that are currently underperforming.  The rebate from City of Greater 
Sudbury will be paid (earned) ONLY if the project is completed and taxes are paid on the property..

Community Impact

This proposal would allow the City of Greater Sudbury to earn (into the future) new revenue each year that the city isn’t currently receiving for a property that is woefully underperforming.  Le Ledo Inc. 
requests financial incentives only because City of Greater Sudbury and council has approved to incentivize the private sector to invest in Sudbury.  The project and investment group cannot be 
finalized or proceed if the policies and business case are not approved.   The risk is that the perception of ‘nay’ decision discourages investment and development in City of Greater Sudbury,  contrary 
per the DSCIP, and the development of a brownfield site, per the BSCIP.

Financial Incentives

The DSCIP,  BSCIP and other  City of Greater Sudbury guiding documents/messaging clearly state the financial incentives afforded to property owners and tenants who want to develop property in the 
downtown, or on a brownfield site, respectively:

Guidance for Action

1. Corporate Strategic Plan
2. Downtown Master Plan (CC2012-104)
3. Downtown Sudbury Community Improvement Plan (By-law 2016-246)
4. Brownfield Strategy and Community Improvement Plan (By-law 2011-222)
5. Council Resolution re: 2021 Budget (FA2020-70)
6. Planning Committee Resolution to develop business case (PL2017-34)

Insight

If recommended and approved by council, the Le Ledo Inc will complete the purchase of the property whose terms are tied to the outcome of this business case.  Work on the project will continue for 
the next 3-4 years to completion to precede or coincide with the opening of the new Sudbury Library and Art Gallery.  The private sector investment would respond to Council's objective of funding 
economic development plans, would help meet the development targets outlined in the Downtown Master Plan, and would revitalize a brownfield site in the city's most visible neighbourhood.   Le Ledo 
Inc. will fund and finance the entire project through equity and debt facilities whose participation is linked to the approval of the CIP applications and business case.  The CIPS and rebate offset the risks 
associated with contemplating the development of this size to the benefit of City of Greater Sudbury.  The ratio of private investment of Le Ledo Inc. in relation to public funds is $50,000,000 : $53,000 or  
9.4 : 1.  At no time will Le Ledo Inc. receive any CIP funds until after the completion of the project.
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Proposed Action

There are a number of strategic elements that Le Ledo Inc. has taken direction from City of Greater Sudbury and their policies:

- Corporate Strategic Plan: Growth and Economic Pillar: implement the economic development related plans approved by Council, with the necessary resources to support them
- Downtown Master Plan: Refocus incentive programs to match key planning outcomes: new commercial, residential, office hotel and retail. Increase residential population downtown
- Downtown Sudbury Community Improvement Plan: Revitalize downtown Sudbury; build on existing infrastructure; grow assessment and tax revenue; enhance quality of public realm
- Brownfield Strategy and Community Improvement Plan: create and retain employment opportunities; increase assessment and tax revenue; increase economic competitiveness; enhance 

environmental quality, health and safety; intensify and revitalize neighbourhoods and communities.; rehabilitate existing serviced lands
- Council approval of Intake Process (CC2018-50) to encourage investor activity, development and growth of the tax base
- Planning Committee Direction to develop business cases for Intake applicants 

Recommending this investment in the CIP is consistent with the goals of the City of Greater Sudbury and the interest and desire to grow the tax base, population and pride of the city..

Urgency

Per Le Ledo September 2020 application, the proponent anticipates the completion of the project to coincide or precede the opening of the new Sudbury Library and Art Gallery in 3-4 years time.  
Delaying the decision to the 2022 budget will limit Le Ledo Inc.’s ability to assume the risk of the project and begin progress.

Alignment with Strategic Plan

Council has established a priority of implementing the economic development related plans approved by Council developments like Le Ledo in the Downtown CIP area. This priority rests under the 
Growth and Economic Development Pillar.

Analysis

Qualitative

When approved, project will stimulate a private sector investment of +$50,000,000 and lead to the occupancy of a new 150,000 sqft building that will that will provide a workplace for 200 full-time and 
part-time jobs, and 165 jobs during construction. It would also help achieve a number of planning outcomes, including the revitalization of Downtown Sudbury and increasing the revenue generated 
from underperforming properties where infrastructure exists.   

Quantifiable*

When approved, this 10 year investment ($530,231 annually) would require a nominal increase to the levy.   A 0.175% tax increase would be required to secure the development of the property.

The tax rebates will be advanced ONLY after occupancy and taxes are paid based on the new MPAC value not accounting for tax and MPAC increases..  The total grant for the tax assistance program 
approved by council, for the rehabilitation and development period of 36 months is estimated to be $121,626.  

The post-occupancy grants include the DCIP and BSCIP Tax Increment Equivalent Grant (estimated at $5,070,688 over 10 years); Planning Fee Rebate ($5,000); DCIP and BSCIP Building Permit Fee Rebate 
($90,000);  Facade Improvement Grant ($15,000), Tax Assistance Program - Development and Construction Stage ($121,626).

The requests in the application are based on council direction from CC2012-104, By-law 2016-246, By-law 2011-222,  By-law 2013-192 and the current council requesting proponent applications PL2017-34 for  
private investment into our Downtown and Town Centres.

Structure of Request *

  10 year duration  Funded by Tax Levy with 0.17%-18% $530,231/yr

There is a high likelihood that the desired planning outcomes outlined above will be realized if the business case is approved.  The property is currently zoned for the purposes Le Ledo Inc. is 
contemplating.  The outlined benefits are to occur once the the proposal is approved.  The projection is to work through 2021 with the development team to begin the rest of the work.  As stated, Le Ledo 
come online along the same timelines as the Sudbury Library and Art Gallery in 3-4 years.  
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That, pursuant to the Planning Committee recommendation that the Le Ledo Inc. has entered into an agreement to acquire Romanet Lane for $20,000; we are prepared to also provide the city the 
documents required for site plan, building permit and occupancy.   To also satisfy CPR as required under the NPC-300 guidelines per Ministry of Environment.

Le Ledo Inc. requests council declare the property NPC-300 compliant for the purposes of the potential occupancies and will satisfy the city and CP through the design process.

* Subject to  City of Greater Sudbury staff confirmation
Implementation 

When approved, Le Ledo Inc. would enter into agreements with the City of Greater Sudbury where terms as to when grants will be paid out, timelines for completion, etc. The individual agreements 
would include a variety of clauses that respect the efforts of both parties and allow Le Ledo to pivot and amend the allocation of space if required as the market conditions evolve,, provided the final 
MPAC assessment value is no less than the $24M indicated in the application.  

Nearly all of the incentives are provided only once the work is completed, or for a period of 10 years after completion and the taxes are paid.. The desired planning outcomes of this application are 
dependent on the the City of Greater Sudbury fulfilling the terms and intentions of the policies approved by the current council and goals therein.

Advantages 
• Redevelopment and rejuvenation of downtown core 
• Creates investment environment; achieves planning outcomes for Downtown Sudbury and Brownfield Redevelopment
• Development and private investment in the downtown to support Public investment into the downtown
• Grows assessment base (by $24M +) and taxation (+$563K) 
• Advantages: Monies provided to other priorities; Disadvantage: 

Disadvantages
• Perception that public funds are being provided to private landowners 
•  Short-term impact to municipal budget until additional assessment is realized 
• Outcomes are dependent on private owner undertaking the improvements
• Proponent may not redevelop property
• Perception of having a CIP without resources

Capacity Impacts

Le Ledo Inc will file a Record of Site Condition, enter into a site plan agreement with the City, and obtain a building permit. Community Improvement Grant programs are administered by Planning 
Services, in consultation with Legal Services, Building Services and Finance.

Risks

There are no risks for the City of Greater Sudbury if council approves the applications.  No funds will be paid to Le Ledo Inc. until certain milestones are achieved, construction is complete and taxes are 
paid. 

In contrast, the risks associated for the City of Greater Sudbury is that this business case isn’t approved and the investment in this project (totaling $50,000,000) plus the other applicants from Downtown 
and Town Centres is not realized.   This would result in the loss of at least $563,000 in new taxes, lose investor confidence and create perception that the City of Greater Sudbury will not support the 
heavily promoted programs and policies to that have been created to foster private investment into the city for areas designated for this purpose.
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