
Request for Decision 
Timestone Corporation - Application to remove
the “H”, Holding Designation on lands zoned
“H49I(49)”, Holding Institutional Special
(Nottingham Avenue, Sudbury)

 

Presented To: Planning Committee

Presented: Monday, Jun 22, 2020

Report Date Tuesday, May 26, 2020

Type: Managers' Reports 

File Number: 751-6/20-08

Resolution
 THAT the City of Greater Sudbury approves the application by
Timestone Corporation to amend Zoning By-law 2010-100Z by
removing the “H”, Holding Designation on lands described as
Part of PINs 73576-0116 & 73576-0138, Parts 1 and 2, Plan
53R-21176 in Lot 10, Concession 3, Township of Neelon, as
outlined in the report entitled “Timestone Corporation”, from the
General Manager of Growth and Infrastructure, presented at the
Planning Committee meeting on June 22, 2020, in order to
permit a long-term care facility subject to the following condition: 

(a) That prior to the adoption of the amending by-law, initial
acceptance of the applicable infrastructure has been granted to
the satisfaction of the General Manager of Growth and
Infrastructure. 

Relationship to the Strategic Plan / Health Impact
Assessment
The application to lift a holding designation is an operational
matter under the Planning Act to which the City is responding.
The application contributes towards the goals and objectives of
the 2019-2027 City of Greater Sudbury Strategic Plan by
enhancing Greater Sudbury’s function as a regional centre of
health care and health care innovation.

Report Summary
 An application to lift a holding designation applied to lands zoned “H49I(49)”, Holding Institutional Special
has been submitted in order to develop a 192-bed long-term care facility at the southerly limit of Nottingham
Avenue. The application is recommended for approval provided initial acceptance of the applicable
infrastructure is granted prior to the passing of the amending by-law. 

Signed By

Report Prepared By
Mauro Manzon
Senior Planner 
Digitally Signed May 29, 20 

Manager Review
Alex Singbush
Manager of Development Approvals 
Digitally Signed May 29, 20 

Recommended by the Division
Jason Ferrigan
Director of Planning Services 
Digitally Signed May 30, 20 

Financial Implications
Apryl Lukezic
Co-ordinator of Budgets 
Digitally Signed Jun 4, 20 

Recommended by the Department
Tony Cecutti
General Manager of Growth and
Infrastructure 
Digitally Signed Jun 5, 20 

Recommended by the C.A.O.
Ed Archer
Chief Administrative Officer 
Digitally Signed Jun 8, 20 



Financial Implications
This report has no financial implications as it is recommended to remove a holding designation that will
enable the development to continue to proceed as explained in Planning Committee report presented on
May 27, 2019 and attached within this report.

This development may be exempt from development charges if the proposed structure will be a long term
care home regulated under the Long Term Care Homes Act, 2007 and if exempt from property taxes as
explained in the Development Charges By-Law 2019-100.  If not, then the development charges would be
approximately $510,000 based on estimated 115,000 square feet based on the May 27, 2019 report with
current rates as of the date of this report.  This is lower than the May 27, 2019 report due to the new DC
By-law approved in 2019 with lower rates for non-residential developments.



Title: Timestone Corporation   
 
Date:  May 26, 2020 

 
STAFF REPORT 
 
Applicant:    
 
Timestone Corporation 
     
Location:   
 
Part of PINs 73576-0116 & 73576-0138, Parts 1 and 2, Plan 53R-21176 in Lot 10, Concession 3, 
Township of Neelon (Nottingham Avenue, Sudbury) 
 
Application:   
 
To amend By-law 2010-100Z being the City of Greater Sudbury Zoning By-law by removing the “H”, 
Holding Designation on lands zoned “H49I(49)”, Holding Institutional Special in order to construct a three-
storey long-term care facility with 192 beds. 
 
Proposal:    
 
An application was submitted on May 4, 2020 in order to lift a holding designation identified as H49 in 
Zoning By-law 2010-100Z following extension of the roadway and installation of the necessary 
infrastructure. 
 
Background: 
 
An application for rezoning was approved by Council in 2019 in order to permit a 192-bed long-term care 
facility on lands located south of the Scenic View subdivision on Bancroft Drive in Sudbury 
(Recommendation PL2019-61). The subject site is designated as Living Area 1, which permits 
neighbourhood-based institutional uses. The development requires the extension of Nottingham Avenue, 
which forms part of a deemed subdivision. The conditions to rescinding the deeming by-law are outlined 
under Recommendation PL2012-221.  
 
By-law 2019-119Z was adopted by Council on July 9, 2019 in order to rezone the subject lands to 
“H49I(49)”, Holding Institutional Special. The following site-specific provisions were applied: 
 
“Notwithstanding any other provision hereof to the contrary, within any area designated I(49) on the Zone 
Maps, all provisions of this by law applicable to the "I", Institutional zone shall apply subject to the following 
modifications: 
 

(i) The only permitted uses shall be a long-term care facility containing a maximum of 192 beds along    
with accessory uses that are directly related to the primary use being that of a long-term care 
facility; 

  
(ii) The maximum building height shall be three (3) storeys; and, 

  
(iii) The minimum lot frontage shall be 28 metres.” 

 
A holding designation was applied to the subject land, which shall not be lifted by Council until such time 
that the following conditions are addressed: 
 

(i) Municipal water and sanitary services are available to service the development; 
  

(ii) Public road frontage exists for the lands subject to the Holding symbol. 



Title: Timestone Corporation   
 
Date:  May 26, 2020 

 
Planning considerations: 
 
In anticipation of the registration of the development agreement for Phase 2 of the Scenic View 
subdivision, By-law 2020-88 was adopted by Council on May 19, 2020 in order to remove the deeming by-
law on the applicable lots and road, being Lots 25 to 32, inclusive, on Plan M-1003, and that portion of 
Nottingham Avenue located south of Dorsett Drive. The rescinding by-law has no effect until registered on 
title, which will occur once all the conditions attached to Recommendation PL2012-221 have been 
addressed.  
 
In regards to the holding provision, site preparation and installation of the necessary infrastructure have 
advanced to the stage whereby three of the four major infrastructure components have received initial 
acceptance (watermain, storm sewer, sanitary sewer), with the remaining component (road) forthcoming in 
June based on the developer’s schedule.  
 
It is therefore recommended that the holding provision be lifted; and further, that the amending by-law be 
adopted once initial acceptance of the applicable infrastructure has been granted to the satisfaction of the 
General Manager of Growth and Infrastructure. 
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Subject Property being part of PINs 73576-0116 &
73576-0138, Parts 1 & 2, Plan 53R-21176,
Lot 10, Concession 3, Township of Neelon,
Nottingham Avenue, Sudbury, 
City of Greater Sudbury

Sketch 1
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Request for Decision 
Timestone Corporation - Application for Rezoning
in order to permit a three-storey long-term care
facility to accommodate 192 persons, Nottingham
Avenue, Sudbury

 

Presented To: Planning Committee

Presented: Monday, May 27, 2019

Report Date Monday, May 06, 2019

Type: Public Hearings 

File Number: 751-6/18-20

Resolution
 THAT the City of Greater Sudbury approves the application by
Timestone Corporation to amend Zoning By-law 2010-100Z by
changing the zoning classification from "FD”, Future
Development to “HI(S)”, Holding Institutional Special on lands
described as Part of PINs 73576-0138 & 73576-0116, Part of
Parcels 1545 & 4851 S.E.S., in Lot 10, Concession 3, Township
of Neelon, as outlined in the report entitled “Timestone
Corporation” from the General Manager of Growth and
Infrastructure, presented at the Planning Committee meeting on
May 27, 2019, subject to the following conditions: 

1.That the owner provide the Development Approvals Section
with a final plan of survey in order to enact the amending by-law; 

2.That the amending by-include the following site-specific
provisions: 

a) The only permitted uses shall be a long-term care facility
containing a maximum of 192 beds along with accessory uses
that are directly related to the primary use being that of a
long-term care facility; 

b) The maximum building height shall be three (3) storeys; 

c) The minimum lot frontage shall be 28 metres; 

d) A Holding symbol which shall not be removed by the Council
of the City of Greater Sudbury until the following conditions have
been addressed to the satisfaction of the General Manager of
Growth and Infrastructure: 

i) Municipal water and sanitary services are available to service the development; ii) Public road frontage
exists for the lands subject to the Holding symbol. 

Until such time as the H symbol has been removed, the only permitted uses shall be those legally existing
on the date that the amending by-law comes into effect. 

Signed By

Report Prepared By
Mauro Manzon
Senior Planner 
Digitally Signed May 6, 19 

Manager Review
Alex Singbush
Manager of Development Approvals 
Digitally Signed May 6, 19 

Recommended by the Division
Jason Ferrigan
Director of Planning Services 
Digitally Signed May 6, 19 

Financial Implications
Jim Lister
Manager of Financial Planning and
Budgeting 
Digitally Signed May 10, 19 

Recommended by the Department
Tony Cecutti
General Manager of Growth and
Infrastructure 
Digitally Signed May 13, 19 

Recommended by the C.A.O.
Ed Archer
Chief Administrative Officer 
Digitally Signed May 15, 19 



3. That the owner install a fence along the southerly limit of Block H, Plan M-1003 (Dorsett Tot Lot) to the
satisfaction of the Director of Leisure Services, to be implemented as part of the Site Plan Control
Agreement; 

4. Conditional approval shall lapse on June 11, 2021 unless Condition 1 above has been met or an
extension has been granted by Council. 

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.

Report Summary
 An application for rezoning has been submitted in order to permit a 192-bed long-term care facility on lands
located south of the Scenic View subdivision off Bancroft Drive in Sudbury. The development requires the
extension of Nottingham Avenue, which forms part of a deemed subdivision subject to Recommendation
PL2012-221. The subject site is designated as Living Area 1, which permits neighbourhood-based
institutional uses. 

A review of the proposal demonstrates conformity with the applicable policies of the Official Plan and
consistency with the 2014 Provincial Policy Statement. 

A holding designation is recommended in order to address the construction of the necessary infrastructure.
The H symbol shall not be removed by Council until such time that municipal sewer and water services are
available and public road frontage exists to facilitate access and allow the severance of the subject land from
the parent parcel. 

Financial Implications

If approved, staff is unable to estimate the increase in taxation revenue, as the an estimated assessment
value is not available.

Staff has estimated an increase in development charges revenue of approximately $1,080,000 based on an
estimate of 115,000 square feet of gross floor area and based on the rates in effect as of the date of this
report. 



STAFF REPORT 
 
 
Applicant:    
 
Timestone Corporation  
      
Location:   
 
Part of PINs 73576-0138 & 73576-0116, Part of Parcels 1545 & 4851 S.E.S., in Lot 10, 
Concession 3, Township of Neelon (Nottingham Avenue, Sudbury) 
 
Official Plan and Zoning By-law: 
 
Official Plan 
 
a. Living Area 1 
 
The subject property is designated as Living Area 1 in the City of Greater Sudbury Official Plan. 
Within these areas, a range of residential uses and mix of densities are permitted. Applications 
for rezoning in Living Area 1 are reviewed based on criteria established under Section 3.2.1 of 
the Plan: 
 

 the suitability of the site; 

 proposed density and built form; 

 land use compatibility; 

 the availability of on-site parking; and, 

 the traffic impact on local streets. 
 
Neighbourhood institutional uses are also permitted in Living Area 1, as they are deemed to be 
appropriate in a residential setting. Such uses include elementary schools, libraries, places of 
worship, day nurseries, retirement homes and other neighbourhood-based institutions that form 
an integral part of community life. 
 
b. Institutional uses 
 
Section 4.4 of the Official Plan outlines policies applied to new institutional uses.  
 
In considering the establishment of new institutional uses or the expansion of existing facilities 
on lands not specifically designated for institutional purposes, Council will ensure that:  
 

 sewer and water services are adequate to service the site; 

 adequate traffic circulation can be provided; 

 adequate parking for the public is provided on-site; 

 public transit services can be provided economically for the site; 

 the proposed institutional use can be integrated into the area and is compatible with 
surrounding uses; and, 

 adequate buffering and landscaping is provided. 
 
Smaller scale institutional uses that are compatible with the residential function of 

https://www.greatersudbury.ca/city-hall/reports-studies-policies-and-plans/official-plan/


neighbourhoods are not shown on Schedules 1a, 1b and 1c, Land Use Map as Institutional. The 
precise location of these institutional uses will be determined on a site-specific basis by 
amendment to the Zoning By-law. 
 
 
 
c. Housing policies 
 
The Official Plan also contains policies intended to promote the provision of housing for persons 
with special needs. Under the Healthy Community provisions of Section 16.2.4 of the Plan, 
Council shall promote policies that support the growing health care needs of the elderly, such as 
seniors’ apartments, assisted-living complexes and nursing homes (long-term care facilities). 
 
Council has adopted policies to encourage a greater mix of housing types and tenure, as 
implemented through the Official Plan.  In particular, Section 18.2.6 encourages supportive 
housing which can be integrated into existing neighbourhoods and communities on a scale 
compatible with neighbourhood design. 
 
Zoning By-law 
 
The subject land is zoned “FD”, Future Development under By-law 2010-100Z.  The FD zoning 
classification is typically applied to lands within settlement areas that are earmarked for future 
development in conformity with the underlying land use designation in the Official Plan. A single 
detached dwelling is permitted as an interim use on a legal existing lot zoned FD. 
 
Site Description & Surrounding Land Uses: 
 
The subject property is located approximately 130 metres south of the open portion of 
Nottingham Avenue in the east end of Sudbury. Municipal sewer and water services will have to 
be extended to the site as part of the conditions applied to the Scenic View subdivision. 
Currently the sanitary sewer is approximately 125 metres from the site and the municipal 
watermain is approximately 105 metres, as measured to the centre of the  proposed cul-de-sac. 
 
The existing portion of Nottingham Avenue is classified as a Local Road and is constructed to 
an urban standard with a sidewalk on the west side. The road will have to be extended to the 
site along with other services. 
 
Total site area is 2.79 ha, with 28 metres of road frontage proposed where a minimum 30 
metres is required for an Institutional use. The unimproved site presents typical local conditions, 
with significant rock outcrops and varied tree cover including second-growth birch.   
 
The land abuts undeveloped residential lands to the east and west. A public park abuts the 
northerly limit of the site (Dorsett Tot Lot). The CPR rail corridor is located south of the subject 
lands. 
 
The lands are located within Ramsey Lake Intake Protection Zone 3 under the Source 
Protection Plan. The owner submitted an Application for Section 59 Notice under the Clean 
Water Act, 2006 concurrent with the rezoning. 
 
Application:   
 

https://www.greatersudbury.ca/do-business/zoning/zoning-by-law-2010-100z/
https://www.ontario.ca/laws/statute/06c22
https://www.ontario.ca/laws/statute/06c22


To amend By-law 2010-100Z being the City of Greater Sudbury Zoning By-law from "FD”, 
Future Development to “I”, Institutional. 
 
Proposal:    
 
An application for rezoning has been submitted in order to permit a three-storey long-term care 
facility to accommodate 192 persons. The development requires the extension of Nottingham 
Avenue in conformity with the conditions of approval applied to the Scenic View subdivision by 
Council under Recommendation PL2012-221 (attached for reference).  
 
As part of a complete application, the owner provided the following background materials in 
support of the application: 
 

 Noise Feasibility Study, Proposed Long Term Care Facility (HGC Engineering – 
February 11, 2019) 
 

 Eastern Whip-poor-will Survey, Part of Lot 10 Concession 3, Geographic Township of 
Neelon (FRi Ecological Services – October 2018 and addendum dated December 11, 
2018) 
 

 Comparison of Traffic Generating Characteristics of Nursing Homes Versus Low Density 
Residential (Tranplan Associates – April 26, 2019) 

  
 
Departmental/Agency Circulation: 
 
Development Engineering Section has referenced the conditions of approval applied to Scenic 
View subdivision, which shall be addressed in order to construct the necessary infrastructure to 
accommodate development on the subject site. 
 
Water/Wastewater Services advised the owner that the site is subject to the Source Protection 
Plan, including policies applied to the application of road salt and the storage of snow. Drainage 
Section indicated that an enhanced level of stormwater quality and quantity control will be 
required at the site plan stage due to the location in the Ramsey Lake watershed. 
 
Traffic and Transportation Section have reviewed the 2012 Traffic Impact Study and the traffic 
analysis provided as part of this application. No road upgrades are required at this time based 
on the additional traffic generated by the long-term care facility.  
 
Neighbourhood Consultation: 
 
The statutory notice of the public hearing was provided by newspaper along with a courtesy 
mail-out to property owners and tenants based on an expanded mailing radius requested by the 
Ward Councillor.  
 
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 owner conducted a public open house between 5 and 7 pm at 20 Hazelton Drive on 
Thursday, March 7, 2019. The neighbourhood was canvassed in advance of the open house.  



 
As of the date of this report, three (3) written submissions and a petition with 23 names in 
opposition to the application have been received by Planning Services. 
 
 
Background: 
 
Access, servicing and public road frontage are to be provided by extending Nottingham Avenue, 
which forms part of a deemed subdivision abutting to the north. Council’s conditions to lifting the 
deeming by-law are set out in Planning Committee Recommendation PL2012-221 (copy 
attached). 
 
 
 
 
 
Planning Considerations: 
 
The land use merits of the proposal are reviewed based on the following considerations: 
 

 Suitability of the site to accommodate the use, including the provision of on-site of 
parking, the availability of services, and any physical constraints to development; 

 Physical compatibility with existing adjacent uses, including proposed built form, 
residential density, minimum setbacks and the provision of buffering and screening; 

 Traffic impacts on the local road network; 

 Environmental matters including potential habitat for Species at Risk; 

 Potential impact on the abutting public park. 
 

Suitability of site 
 

a) Parking 
 
The current parking standard for a long-term care facility is 0.5 space per bed, plus 1 per 20 m2 
of net floor area for any accessory use. The parking requirement for a 192-bed facility is 96 
parking spaces, including a minimum of 4 barrier-free spaces based on the accessible parking 
requirements for a hospital or medical office. The application does not indicate any proposed 
accessory uses.     
 
The rezoning sketch indicates 95 parking spaces, including 7 barrier-free spaces. One 
additional space is required in order to meet the minimum requirement. Two (2) loading spaces 
are provided as required under Section 5.6 of the Zoning By-law. No relief has been requested 
for bicycle parking (24 spaces). 
 
There are no concerns related to the provision of on-site parking and loading. There is sufficient 
site area to accommodate additional parking if needed and no off-site parking impacts are 
anticipated. 
 

b) Servicing  
 

The extension of municipal water and sewer services will be required in order to service the 



proposed facility.  These requirements have been set out under Recommendation PL2012-221, 
which are the conditions to be addressed prior to rescinding the deeming by-law on the various 
blocks of lots comprising the undeveloped portion of Scenic View subdivision. Nottingham 
Avenue will also have to be extended in order to provide public road frontage for the subject 
land, which is required to provide access and to ultimately sever the land from the parent parcel.  
 
As a condition of approval, it is recommended that a holding provision be implemented until 
such time that the necessary infrastructure is installed to accommodate development. 
 

c) Physical constraints 
 
The site is sufficiently large to accommodate the proposed development. Lot coverage is 
approximately 14%, which is well below the maximum of 50% permitted under Institutional 
zoning. The proposal complies with all applicable zoning standards, with the exception of lot 
frontage, relief for which is considered minor in nature. 
 
Rock outcrops form the main physical constraint and rock removal will be required. Protocols 
related to blasting are included in the Scenic View conditions, and will also be addressed as part 
of the Site Plan Control Agreement. If blasting and rock removal is required prior to the 
development agreement having been signed, a site alteration permit is required under By-law 
#2009-170. At minimum a geotechnical report is required, addressing such matters as pre-blast 
surveys, blasting procedures, damage complaints, and notification of adjacent residences, 
amongst other matters.  
 
As a general observation, there may be less site alteration required with the long-term care 
facility compared to a conventional plan of subdivision, which would conceivably extend to the 
limits of the property if the land was to be subdivided for low density housing. 
 
Land use compatibility 
 

a) Built form 
 
The proposed building height is three (3) storeys, with setbacks that exceed 10 metres from all 
lot lines. As a result, there are no concerns related to negative visual impacts on existing 
adjacent uses. The closest dwelling is more than 90 metres away, as measured from lot line to 
lot line. The facility itself will be set back even further onto the site, with interior side yard 
setbacks that exceed 36 metres based on the preliminary plan. 
 
The interface with the lots comprising future phases of the Scenic View subdivision will be 
addressed at site plan stage, and at minimum a planting strip will be required in order to 
address screening and buffering. In general, the large site affords generous setbacks from the 
lot lines, which will mitigate the impact on future residential development abutting the site.  
 
In order to address the scale and intensity of use, the following site-specific zoning provisions 
are recommended: 
 

 The maximum number of long-term beds shall be restricted to 192 beds as proposed; 

 The only permitted use shall be a long-term care facility and related accessory uses, to 
be implemented as an Institutional special zoning; and, 

 The maximum building height shall not exceed three (3) storeys. 
 



b) Residential density 
 

Although the long-term care facility may be appropriately viewed as a type of health care facility, 
it would be useful to have an approximation of residential density. In similar cases, the City has 
applied a conversion factor to the number of beds based on a ratio of 1 dwelling unit equal to 
1.25 beds. This ratio has been utilized for other site-specific zonings including the Finlandia 
complex. In this case, the conversion results in 154 equivalent to residential units (ERUs). 
 
Based on the above estimate, the residential density is calculated at approximately 55 dwelling 
units per hectare (du/ha). The resultant density is above the maximum density of 36 du/ha 
applied to low density subdivisions, but below the maximum density of 90 du/ha permitted for 
medium density development under the Official Plan.  
 
The intensity of use is considered appropriate based on the location in a built-up residential area 
that is predominantly low density in character. 

 
c) Noise impacts 

 
The owner submitted a Noise Feasibility Study as part of a complete application due to the 
proximity to the CP railway line (attached for review). The study recommends alternative means 
of ventilation for those units with direct exposure to the rail corridor. In addition, upgrades such 
as brick exterior walls and upgraded glazing are also recommended for these units. The report 
concludes that the proposed long-term care facility is feasible from a noise impact perspective 
provided suitable controls are applied to the building design.  
 
 
 
Local traffic impacts 
 
The owner commissioned a traffic analysis from Tranplan Associates in order to provide an 
approximation of the traffic generated by the proposed long-term care facility, with a specific 
comparison to low density housing, including R1 and R2 housing types.  
 
The results of the analysis are summarized as follows: 
 

 The proposed long-term care facility is expected to generate 33 trips in the morning peak 
hour, 43 trips in the afternoon peak hour, and 588 trips over a 24-hour period on a 
typical weekday. 
 

 The long-term care facility would generate more traffic during peak periods compared to 
27 single detached dwellings on the site. 
 

 Semi-detached dwellings (assuming 40 units) would generate peak hour traffic volumes 
that are similar to the long-term care facility. 
 

 The long-term care facility would generate higher total volumes over 24 hours on a 
typical weekday compared to low density residential uses. 

 
The following additional observations can be made: 
 



 The traffic analysis utilized fairly conservative residential densities as the basis of 
comparison (i.e., it did not inflate the number of potential R1 and R2 units to obtain 
better results); 

 Residents of long-term care facilities do not drive and most traffic is generated by 
employees, visitors and occasional deliveries; 

 Work shifts at Extendicare facilities typically start/end at 6:45, 14:45 and 22:45 and thus 
do not coincide with the peak hour of the adjacent street; 

 Public transit is available on Bancroft Drive as alternative transportation for employees 
and visitors (Routes 101 & 102; future Route 7 under Transit Plan); 

 A sidewalk is required on the future extension of Nottingham Avenue to provide a safe 
pedestrian connection to Bancroft Drive; 

 Traffic and Transportation Section advised that the increase in traffic generation does 
not warrant upgrades to existing roads infrastructure including the need for a left-turn 
lane on Bancroft Drive. 

 
Species at risk 
 
As part of a complete application, the owner submitted a report in order to assess potential 
habitat for Species at Risk (SAR). In this case, the study is focused on the presence of Eastern 
Whip-poor-will, which is identified as a threatened species under the Endangered Species Act, 
2007. 
 
Field investigations for whip-poor-will were conducted on June 21, July 4 and July 10, 2017 
under appropriate conditions. The surveys confirmed the presence of whip-poor-wills to the 
south and east of the subject property. The estimated calling locations were mapped to provide 
an approximate territory boundary. The analysis determined that the proposed development 
does not encroach into Category 1 and 2 habitats and that the development site is 
approximately 60 metres from the delineated 9 hectare whip-poor-will territory based on 
MNRF’s general habitat description. 
 
The proposal is deemed to conform to the 2014 Provincial Policy Statement as it relates to 
Section 2.1, Natural Heritage. 
 
 
 
 
Source Protection Plan 
 
The subject property is located within the Ramsey Lake watershed, which is deemed to be a 
vulnerable area under the Source Protection Plan. As per the Source Protection Plan’s salt and 
snow policies, the owner is advised that a Risk Management Plan may be required for the 
application of road salt and storage of snow if the exterior parking lot is equal to or greater than 
one (1) hectare in area. The handling and storage of road salt (0.5 tonnes or greater) is 
prohibited. For the information of the Committee, the parking area on the preliminary plan is 
approximately 0.5 ha in area. 
 
The proposal will be reviewed in greater detail at the site plan stage if this application is 
approved. An Application for Section 59 Notice will also be required at that time. 
 
Dorsett Tot Lot 

https://www.ontario.ca/laws/statute/07e06
https://www.ontario.ca/laws/statute/07e06
https://www.ontario.ca/page/eastern-whip-poor-will-general-habitat-description


 
The Dorsett Tot Lot was conveyed to the City as part of the registration of the Scenic View 
subdivision in 1974. The lands comprise approximately 21.5% of Phases 1 and 2 of the 
development (Plan M-1003) and 8% if the entire land holdings were to be included (Plan M-
1003 plus Future Development lands to the south). 
 
The existing park has some play structures and a popular sliding hill. Leisure Services indicated 
that there are no concerns related to any potential impact on the park. The proposed 
development site is well separated from the areas of park activity. However, in order to better 
delineate the park boundaries, Leisure Services is requesting a fence along the southerly limit of 
the park as a condition of approval to be implemented at site plan stage.  
 
The owner is advised that a fence will also be required along the rear lot lines of the deemed 
lots abutting the westerly limit of the park, to be implemented under the conditions of 
Recommendation PL2012-221. The fence shall be installed to an appropriate standard to the 
satisfaction of the Director of Leisure Services. 
 
Official Plan 
 
The proposal presents conformity with Official Plan policies based on the following 
observations: 
 

 The subject land is located in Living Area 1, which permits neighbourhood-based 
institutional uses subject to site-specific amendments to the Zoning By-law. This 
interpretation has been consistently applied by the City to other long-term care facilities 
and retirement homes; 

 The lot is suitable for the proposed use based on the resultant density, built form and 
availability of on-site parking;  

 The intensity of use can be addressed by limiting the number of beds and restricting the 
building height to three (3) storeys; 

 No upgrades to the existing road network are required to accommodate the proposed 
long-term care facility; 

 The proposed institutional use can integrated into the area while addressing 
compatibility with existing and future residential uses. There is adequate separation 
distance from existing dwellings and the setbacks being proposed from the lot lines 
exceed minimum requirements; 

 Public transit is available on Bancroft Drive, an approximate walking distance of 225 
metres from the site boundary to the nearest transit stop (approximately 2 to 3 minutes); 
and, 

 The long-term care facility addresses the demand for special needs facilities in the 
community. 

 
 
 
 
 
2014 Provincial Policy Statement (PPS) 
 
Under Section 1.1.1 of the PPS, municipalities shall accommodate an appropriate range and 
mix of residential uses in order to meet long-term needs, including housing for older persons 

http://www.mah.gov.on.ca/AssetFactory.aspx?did=10463


and institutional uses such as long-term care homes. 
  
The development site is located within the settlement area boundaries of Sudbury, which under 
Section 1.1.3 shall be the focus of growth and development. Council shall encourage a mix of 
densities and land uses in order to utilize existing or planned infrastructure. 
 
Under the housing policies of Section 1.4, Council shall provide an appropriate range and mix of 
housing types and densities to meet projected requirements of current and future residents, 
including special needs requirements. 
 
The application is consistent with Provincial policies applied to settlement areas and long-term 
housing needs. 
 
2011 Growth Plan for Northern Ontario (GPNO) 
 
There is no conflict with the GPNO, which contains various policies under Section 3.4.2 aimed 
at improving access to health care services, which would encompass long-term care facilities 
and other special needs facilities.  
 
Summary 
 
A holding designation is recommended in order to address the construction of the necessary 
infrastructure. The H symbol shall not be removed by Council until such time that municipal 
sewer and water services are available and public road frontage exists to facilitate access and 
allow the severance of the subject land from the parent parcel. 
 
Planning Services recommends that the application for rezoning be approved subject to the 
conditions outlined in the Resolution section of this report. 
 

https://www.placestogrow.ca/index.php?option=com_content&task=view&id=368&Itemid=65


Appendix 1

Departmental & Agency Comments

File: 751-6/18-20

RE: Application for Rezoning - limestone Corporation
Part of PINs 73576-0138 & 73576-0116, Part of Parcels 1545 & 4851 S.E.S., in Lot 10. 
Concession 3, Township of Neelon (Nottingham Avenue, Sudbury)

Development Engineering

This site is not currently serviced with municipal water and sanitary sewer. All associated costs 
to bringing the services to the lot line would be borne entirely by the owner.

We understand that this site will be subject to a Site Plan Control Agreement and the 
development of Nottingham Avenue through the conditions to rescind the deeming by-law as set 
out under Council Resolution PL2012-221, and as such we would comment in detail on the 
development at that time.

A noise study, geotechnical report, detailed lot grading plan, and stormwater management report 
are required for this development. The owner shall provide proof of sufficient fire flow and 
sufficient sanitary sewer capacity. A preliminary analysis of the sanitary sewer system shows that 
the proposed sanitary flow will contribute to capacity issues on Bancroft Drive. As such, the 
developer must enter into a cost sharing agreement with the City to deal with these capacity 
issues. Any required upgrading of the existing water or sewer mains on Nottingham Avenue will 
be at the developer's expense. A test manhole will be required to be constructed on the sanitary 
service to the building.

We have no objection to changing the zoning classification from "FD", Future Development to 
T, Institutional.

Traffic and Transportation

The Traffic Impact Study conducted in 2012 did not recommend any mitigation measures on 
Bancroft Drive or the need for a left-turn lane on Bancroft Drive.

The additional traffic generated by the proposed nursing home does not change those 
conclusions outlined in the 2012 Traffic Impact Study.

Drainage Section

The subject property to be rezoned is located within the Ramsey Lake watershed. A Canadian 
Pacific Railway culvert exists downstream of the property to convey stormwater across the 
railway tracks prior to outletting to Ramsey Lake.

At the Site Plan stage, on-site stormwater quantity and quality controls are required. In addition, 
20% over-control of the quantity of stormwater from the site is required as the site is within the 
Ramsey Lake watershed.



Water/Wastewater Services (Source Protection Plan)

No activity or activities engaged in or proposed to be engaged in on the above noted property 
are considered to be significant drinking water threats at this time. As per the Source Protection 
Plan’s salt and snow policies, the owner is advised that a Risk Management Plan will be 
required for the application of road salt and storage of snow if the exterior parking lots are equal 
to or greater than one (1) hectare in area. The handling and storage of road salt (0.5 tonnes or 
greater) is prohibited.

Building Services

Building Services can advise that we have no objections to this application. For the applicant’s 
information, the development will be subject to a Site Plan Control Agreement.

Leisure Services

Please include the requirement for fencing along southerly limit of Dorsett Playground. 

Conservation Sudbury

No objection.



Source Protection Plan Map
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Item C-2  
Request to Rescind 
Deeming By-law 91-
18, Scenic View – 
Zulich Enterprises 
Limited 

Report dated October 16, 2012 was received from the General Manager of 
Growth and Development regarding a request to rescind Deeming By-law 
91-18, Subdivision M-1003, Scenic View, Lot 10, Concession 3, Township 
of Neelon – Zulich Enterprises Limited. 
 

  
Rules of Procedure The Committee unanimously agreed to suspend with the Rules of 

Procedure, Section 3.02 to hear Councillor Kett, Ward Councillor. 
 
Councillor Kett stated there is a need to improve requirements for holding 
neighbourhood meetings to be able to resolve the concerns and issues of 
the residents.  He has received confirmation from this developer to hold a 
neighbourhood meeting; however it was not a requirement of the request 
to rescind the deeming by-law.   He believes these meeting help to lower 
the concerns of the residents and inform them of the developer’s plans.  
He believes a policy should be set regarding neighbourhood meetings 
being held for all subdivisions. 
 
The General Manager of Growth and Development stated neighbourhood 
meetings are a requirement of all subdivision applications; however for 
deemed developments, it is not a requirement. 
 
The Committee agreed to the request to have all subdivision applications 
require a neighbourhood meeting prior to the Planning meeting. 

  
 PL2012-221  Craig/Bellil:  THAT the City of Greater Sudbury approve the 

request by Zulich Enterprises Limited to rescind Deeming By-law 91-18 on 
the lands described as Subdivision M-1003, Lots 25 to 32, 45 to 69, and 
74 to 106, 110 to 130, and Lot 133, Lot 10, Concession 3, Township of 
Neelon subject to the following conditions: 
 
1. That prior to the rescinding of the deeming by-law the applicant 
shall enter into a development agreement(s) with the City of Greater 
Sudbury, addressing the provision of infrastructure and other 
improvements, for each phase of the development of the lots to the 
satisfaction of the General Manager of Growth and Development. 
 
2. That the owner finalize the Tranplan October 2012 Traffic Impact 
Study and agree to participate in the cost of any upgrades or 
improvements including the owner to be responsible for the construction of 
a sidewalk on the existing section of Birmingham Drive between Dorsett 
Drive and Bancroft Drive to the satisfaction of the General Manager of 
Infrastructure Services. 
 



ROUTINE MANAGEMENT REPORTS (CONT’D) 
  
Item C-2  
Request to Rescind 
Deeming By-law 91-
18, Scenic View – 
Zulich Enterprises 
Limited (cont’d) 

3. Prior to the submission of servicing plans, the owner shall, to the 
satisfaction of the Director of Planning Services, provide an updated 
geotechnical report prepared, signed, sealed, and dated by a geotechnical 
engineer licensed in the Province of Ontario.  Said report shall, as a 
minimum, provide factual information on the soils and groundwater 
conditions within the proposed development.  Also, the report should 
include design information and recommend construction procedures for 
any proposed storm and sanitary sewers, stormwater management 
facilities, watermains, roads to a 20 year design life, the mass filling of 
land, surface drainage works, erosion control, slope stability, slope 
treatment and building foundations.  Included in this report must be details 
regarding the removal of substandard soils (if any) and placement of 
engineered fill (if required) for the construction of homes.  Also, the report 
must include an analysis illustrating how the groundwater table will be 
lowered to a level that will not cause problems to adjacent boundary 
housing and will, in conjunction with the subdivision grading plan, show 
that basements of new homes will not require extensive foundation 
drainage pumping. The geotechnical information on building foundations 
shall be to the satisfaction of the Chief Building Official and Director of 
Planning Services.   
 
4. All streets will be constructed to an urban standard, including the 
required curbs and gutters.  
 
5. The owner shall provide a detailed lot grading plan prepared, 
signed, sealed, and dated by a professional civil engineer with a valid 
certificate of authorization for the proposed lots as part of the submission 
of servicing plans.  This plan must show finished grades around new 
houses, retaining walls, side yards, swales, slopes and lot corners.  The 
plan must show sufficient grades on boundary properties to mesh the lot 
grading of the new site to existing properties and show the stormwater 
overland flow path.   
 
6. The owner agrees to provide the required soils report, water, 
sanitary sewer and lot grading master planning reports and plans to the 
Director of Planning Services prior to the submission of servicing plans for 
any phase of the subdivision. 
 
7. The owner shall develop a siltation control plan for the subdivision 
construction period to the satisfaction of the Director of Planning Services, 
Nickel District Conservation Authority and Fisheries and Oceans Canada. 
 
8. Any streetlights required for this subdivision will be designed and 
constructed by Greater Sudbury Hydro Plus Inc. at the cost of the owner. 



ROUTINE MANAGEMENT REPORTS (CONT’D) 
  

Item C-2  
Request to Rescind 
Deeming By-law 91-
18, Scenic View – 
Zulich Enterprises 
Limited (cont’d) 

9. As part of the submission of servicing plans, the owner shall have 
rear yard slope treatments designed by a geotechnical engineer licensed 
in the Province of Ontario incorporated into the lot grading plans if noted 
as required at locations required by the Director of Planning Services.  
Suitable provisions shall be incorporated into the Development Agreement 
to ensure that the treatment is undertaken to the satisfaction of the 
Director of Planning Services. 
 

10. The owner shall provide a utilities servicing plan showing the 
location of all utilities including City services, Greater Sudbury Hydro Plus 
or Hydro One, Bell, Union Gas, Canada Post and Persona.  This plan 
must be to the satisfaction of the Director of Planning Services and must 
be provided prior to construction for any individual phase. 
 

11. The owner shall provide proof of sufficient fire flow in conjunction 
with the submission of construction drawings for each phase of 
construction.  All costs associated with upgrading the existing distribution 
system to service this subdivision will be borne totally by the owner. 
 

12. The owner shall provide proof of sufficient sanitary sewer capacity 
in conjunction with the submission of construction drawings for each 
phase of construction.  All costs associated with upgrading the existing 
collection system and/or sewage lift stations to service this subdivision will 
be borne totally by the owner.  Any and all development charges 
associated with the sanitary sewer flow directed to the Levesque Lift 
Station must be paid at the time of the owner entering into the 
development agreement for the development of the effected lots.  
 

13. The subject phase to be developed will be required to provide a 
cash contribution in lieu of onsite stormwater management controls and 
will be required to contribute towards downstream stormwater conveyance 
and stormwater management control improvements to be completed by 
the City. 
 

14. The owner is required to construct a stormwater system to inlet 
stormwater from the rear of the current phase of the development to the 
existing storm sewer on Dorsett Drive.  
 

15. The property shall require a development agreement and during 
that process, based on anticipated quantities of removal of rock through 
blasting, the following conditions will be imposed: 
 

a. The developer will be required to provide a geotechnical report on 
how the work related to blasting shall be undertaken safely to protect 
adjoining structures and other infrastructure.  The geotechnical report shall 
be undertaken by a blasting consultant defined as a professional engineer 
licensed in the Province of Ontario with a minimum of five (5) years 
experience related to blasting. 

ROUTINE MANAGEMENT REPORTS (CONT’D) 



  
Item C-2  
Request to Rescind 
Deeming By-law 91-
18, Scenic View – 
Zulich Enterprises 
Limited (cont’d) 

b. The blasting consultant shall be retained by the developer and 
shall be independent of the contractor and any subcontractor doing 
blasting work.  The blasting consultant shall be required to complete 
specified monitoring recommended in his report of vibration levels and 
provide a report detailing those recorded vibration levels.  Copies of the 
recorded ground vibration documents shall be provided to the contractor 
and contract administration weekly or upon request for this specific 
project. 
 
c. The geotechnical report will provide recommendations and 
specifications on the following activity as a minimum but not limited to: 
 

 Pre-blast survey of surface structures and infrastructure within 
affected area 

 Trial blast activities 

 Procedures during blasting 

 Procedures for addressing blasting damage complaints 

 Blast notification mechanism to adjoining residences 

 Structural stability of exposed rock faces 
 

d. The above report shall be submitted for review to the satisfaction of 
the Chief Building Official prior to the commencement of any removal of 
rock by blasting. 
 
e. Should the developer’s schedule require to commence blasting 
and rock removal prior to the development agreement having been signed, 
a site alteration permit shall be required under the City of Greater 
Sudbury’s By-law #2009-170 and shall require a similar geotechnical 
report as a minimum prior to its issuance. 
 
16. Prior to the submission of servicing plans, the owner shall have a 
stormwater management report and plan prepared, signed, sealed and 
dated by a professional engineer with a valid certificate of authorization.  
Said report shall establish how the quantity and quality of stormwater will 
be managed for the subdivision development and assess the impact of 
stormwater from this developed subdivision on abutting land, on the 
downstream storm sewer outlet systems and on downstream  

CARRIED 
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Photo 1: Nottingham Avenue, Sudbury
View of Dorsett Tot Lot from street line facing east
File 751-6/18-20 Photography April 17, 2019



Photo 2: Nottingham Avenue, Sudbury
Place of worship at southeast corner of Nottingham and Bancroft 
File 751-6/18-20 Photography April 17, 2019



Photo 3: Nottingham Avenue, Sudbury
View of Dorsett Drive facing west from Nottingham intersection 
File 751-6/18-20 Photography April 17, 2019



Photo 4: Nottingham Avenue, Sudbury
Single detached dwellings on west side of Nottingham Avenue
File 751-6/18-20 Photography April 17, 2019



Photo 5: Nottingham Avenue, Sudbury
View of sliding hill in Dorsett Tot Lot
File 751-6/18-20 Photography April 17, 2019



Photo 6: Nottingham Avenue, Sudbury
View facing south towards subject land from top of sliding hill
File 751-6/18-20 Photography April 17, 2019



Photo 7; Nottingham Avenue, Sudbury
Location of proposed Nottingham Avenue extension facing south towards 
subject land
File 751-6/18-20 Photography April 17. 2019



Photo 8: Nottingham Avenue, Sudbury
View of subject land from general vicinity of proposed cul-de-sac 
File 751-6/18-20 Photography April 17, 2019
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limestone Corporation - Application for Rezoninq in order to permit a three-storev long

term care facility to accommodate 192 persons. Nottingham Avenue. Sudburv

The Planning Committee meeting was adjourned and the Public Hearing was opened

to deal with the following application:

Report dated May 6, 2019 from the General Manager of Growth and Infrastructure

regarding limestone Corporation - Application for Rezoning in order to permit a three-

storey long-term care facility to accommodate 192 persons, Nottingham Avenue, Sudbury.

John Zulich, limestone Corporation, the applicant and Peter McConnachie and Keith

Clement, Extendicare, agents for the applicant were present.


Mauro Manzon, Senior Planner, outlined the report.


Mauro Manzon, Senior Planner, stated that the background reports they received were

based on 192 beds for this application. If the owner wanted to modify this, there is an

opportunity to change that which would require an update to the traffic comparative

analysis. Generally speaking, when dealing with infill applications, particularly when you

have a proximity to sensitive land use such as low density housing, it is normal practice to

use site specific zoning which speaks to the scale and intensity of the use. If you look at

other long term care facilities, many of those projects are infill so zoning is tailored around

what is being proposed.


Jason Ferrigan, Director of Planning Services, stated the Planning Act gives municipalities

the added flexibility to provide approval through other applications. If the applicant decided

they wanted the number of beds increased to 200 they have the ability to apply for a minor

variance application. A larger change to the number of units would require separate

rezoning and a separate public hearing. The City’s Official Plan designates that the lands

and surrounding lands for this area are deemed for residential land uses. The city has the

ability to change the rezoning subject to certain external factors including provincial

government direction.


Mr. Zulich stated that Timestone Corporation is owned by the Zulich group of properties.

They purchased this area which will include a subdivision with 89 lots and there are 50

acres of development land. There is a need for long term care facilities in Sudbury. This

particular site was chosen by Extendicare as the best fit, after they looked at ten (10)

different sites. It is adjacent to a park, has lake views and is close to public transportation.

There is currently institutional uses in the area including a church. On the Nottingham

Avenue extension there is a proposed subdivision that will be developed regardless if this

application is approved. They received letters of concern regarding traffic and blasting.

They commissioned a traffic study which found there would be a limited amount of

increased traffic. Once the subdivision on Nottingham Avenue is developed a traffic study

will have to happen at that time. Extendicare has indicated that almost none of their

residents drive so the increased traffic will solely be staff members. Blasting is a necessary
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evil in Sudbury and they will follow all requirements to mitigate any blasting issues. The

residential lots for the subdivision will be blasted at the same time as this application so that

there will be less disturbance in the future.

Mauro Manzon, Senior Planner, stated that the conditions in terms of necessary upgrades

address Birmingham Drive and Nottingham Avenue not Dorsett Drive. With this proposed

development there is a requirement to extend the road and provide sidewalks but does not

include upgrading the sidewalks on Dorsett Drive. The Traffic and Transportation

department did not feel that this was necessary for this application. He advised that signage

to calm traffic does not usually have an impact. A better solution may be other traffic

calming techniques. This is something that would be looked at with greater detail at the site

plan stage. He further stated that they would be hesitant to impose conditions regarding

upgrading Dorsett Drive.


Alex Singbush, Manager of Development Approvals, stated that in regards to sidewalks on

Nottingham Avenue, part of this application relies on an extension of the subdivision itself,

which would be the responsibility of the subdivision developer. Extendicare may have a cost

sharing agreement with Timestone Corporation but that is not part of this application.


The Chair asked whether there was anyone in the audience who wished to speak in favour

or against this application and seeing none:


The Public Hearing concerning this matter was closed and the Planning Committee

resumed in order to discuss and vote on the application.

Rules of Procedure


With the concurrence of the Committee, the reading of the resolution was waived.

PL2019-61 Cormier/Kirwan: THAT the City of Greater Sudbury approves the application by

Timestone Corporation to amend Zoning By-law 2010-100Z by changing the zoning

classification from "FD”, Future Development to “HI(S)”, Holding Institutional Special on

lands described as Part of PINs 73576-0138 & 73576-0116, Part of Parcels 1545 & 4851

S.E.S., in Lot 10, Concession 3, Township of Neelon, as outlined in the report entitled

“Timestone Corporation” from the General Manager of Growth and Infrastructure, presented

at the Planning Committee meeting on May 27, 2019, subject to the following conditions:


1 That the owner provide the Development Approvals Section with a final plan of survey in

order to enact the amending by-law;

2.That the amending by-law include the following site-specific provisions:


a) The only permitted uses shall be a long-term care facility containing a maximum of 192

beds along with accessory uses that are directly related to the primary use being that of a

long-term care facility;


b) The maximum building height shall be three (3) storeys;


c) The minimum lot frontage shall be 28 metres;


-e
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d) A Holding symbol which shall not be removed by the Council of the City of Greater

Sudbury until the following conditions have been addressed to the satisfaction of the

General Manager of Growth and Infrastructure:


i) Municipal water and sanitary services are available to service the development;


ii) Public road frontage exists for the lands subject to the Holding symbol.


Until such time as the H symbol has been removed, the only permitted uses shall be those

legally existing on the date that the amending by-law comes into effect.


3. That the owner install a fence along the southerly limit of Block H, Plan M-1003 (Dorsett

Tot Lot) to the satisfaction of the Director of Leisure Services, to be implemented as part of

the Site Plan Control Agreement;


4. Conditional approval shall lapse on June 11, 2021 unless Condition 1 above has been

met or an extension has been granted by Council.


YEAS: Councillors Cormier, Landry-Altmann, Sizer, Kirwan, McCausland


CARRIED

Public comment was received and considered and had no effect on Planning Committee’s

decision as the application represented good planning.


■*
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