
Planning Committee Meeting
Monday, June 24, 2019

Tom Davies Square - Council Chamber 

COUNCILLOR FERN CORMIER, CHAIR

Robert Kirwan, Vice-Chair 
 

  
1:00 P.M. OPEN SESSION, COUNCIL CHAMBER

 

City of Greater Sudbury Council and Committee Meetings are accessible and are broadcast publicly online
and on television in real time and will also be saved for public viewing on the City’s website at:

https://agendasonline.greatersudbury.ca.

Please be advised that if you make a presentation, speak or appear at the meeting venue during a
meeting, you, your comments and/or your presentation may be recorded and broadcast.

By submitting information, including print or electronic information, for presentation to City Council or
Committee you are indicating that you have obtained the consent of persons whose personal information is

included in the information to be disclosed to the public.

Your information is collected for the purpose of informed decision-making and transparency of City Council
decision-making  under various municipal statutes and by-laws and in accordance with the  Municipal Act,

2001, Planning Act, Municipal Freedom of Information and Protection of Privacy Act and the City of
Greater Sudbury’s Procedure By-law.

For more information regarding accessibility, recording your personal information or live-streaming, please
contact Clerk’s Services by calling 3-1-1 or emailing clerks@greatersudbury.ca.

DECLARATIONS OF PECUNIARY INTEREST AND THE GENERAL NATURE THEREOF

  

  

PUBLIC HEARINGS

PLANNING COMMITTEE 
AGENDA 
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1. Report dated May 31, 2019 from the General Manager of Growth and Infrastructure
regarding Nicole Giroux - Application to extend a temporary use by-law in order to
permit a garden suite, 327 Gravel Drive, Hanmer. 
(RESOLUTION PREPARED)   

7 - 14 

 Mauro Manzon, Senior Planner  

2. Report dated May 31, 2019 from the General Manager of Growth and Infrastructure
regarding Nickel Belt Boom Truck Ltd. - Applications for Official Plan Amendment and
rezoning in order to permit the expansion of a recreation vehicle sales and service
establishment onto abutting rural lands, Joanette Road, Chelmsford. 
(RESOLUTION PREPARED)   

15 - 35 

 Mauro Manzon, Senior Planner  

3. Report dated May 31, 2019 from the General Manager of Growth and Infrastructure
regarding Baikinson Land Corp - Site-specific amendment to Zoning By-law 2010-100Z
in order to permit four (4) row dwellings containing 16 model home dwelling units, St.
Albert Street, Chelmsford. 
(RESOLUTION PREPARED)   

36 - 64 

 Mauro Manzon, Senior Planner  

4. Report dated May 31, 2019 from the General Manager of Growth and Infrastructure
regarding Marc & Julie Bodson - Application for rezoning in order to sever a residential
lot containing an existing dwelling and to permit a reduced lot frontage for the rural
remainder, 1830 Yorkshire Drive, Val Caron . 
(RESOLUTION PREPARED)   

65 - 93 

 Mauro Manzon, Senior Planner

-Letter(s) of concern from concerned citizen(s) 

 

REGULAR AGENDA

MANAGERS' REPORTS

R-1. Report dated June 3, 2019 from the General Manager of Growth and Infrastructure
regarding Main Street Revitalization Initiative: Town Centre Community Improvement
Plan Application for 525 Notre Dame Avenue. 
(RESOLUTION PREPARED)   

94 - 100 

 (This report supports the approval of applications under the Facade Improvement
Program and Planning and Building Fees Rebate Program of the Town Centre
Community Improvement Plan for 525 Notre Dame Avenue.) 

 

R-2. Report dated June 3, 2019 from the General Manager of Growth and Infrastructure
regarding LaSalle Boulevard Corridor Plan and Strategy - Proposed Official Plan
Amendment. 
(RESOLUTION PREPARED)   

101 - 115 
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 (This report outlines the draft official plan amendment that would help implement the
LaSalle Boulevard Corridor Plan and Strategy.) 

 

REFERRED AND DEFERRED MATTERS

R-3. Report dated June 3, 2019 from the General Manager of Growth and Infrastructure
regarding Darlene & Nathan Nicholson – Application for rezoning in order to permit a
kennel having a reduced buffer distance to nearest residential building, 15 Kalio Road,
Lively. 
(RESOLUTION PREPARED)   

116 - 254 

 Glen Ferguson, Senior Planner

-Letter(s) of concern from concerned citizen(s) 

 

MEMBERS' MOTIONS

  

  

ADDENDUM

  

  

CIVIC PETITIONS

  

  

QUESTION PERIOD

  

  

ADJOURNMENT
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Réunion du Comité de planification 
24 juin 2019

Place Tom Davies - Salle du Conseil 

COUNCILOR FERN CORMIER, PRÉSIDENT(E)

Robert Kirwan, Vice-président(e) 
 

 

  
13H 00 SÉANCE PUBLIQUE,  SALLE DU CONSEIL

 

Les réunions du Conseil de la Ville du Grand Sudbury et de ses comités sont accessibles et sont diffusés
publiquement en ligne et à la télévision en temps réel et elles sont enregistrées pour que le public puisse

les regarder sur le site Web de la Ville à l’adresse https://agendasonline.greatersudbury.ca.   

Sachez que si vous faites une présentation, si vous prenez la parole ou si vous vous présentez sur les
lieux d’une réunion pendant qu’elle a lieu, vous, vos commentaires ou votre présentation pourriez être

enregistrés et diffusés.

En présentant des renseignements, y compris des renseignements imprimés ou électroniques, au Conseil
municipal ou à un de ses comités, vous indiquez que vous avez obtenu le consentement des personnes

dont les renseignements personnels sont inclus aux renseignements à communiquer au public

Vos renseignements sont recueillis aux fins de prise de décisions éclairées et de transparence du Conseil
municipal en vertu de diverses lois municipales et divers règlements municipaux, et conformément à la Loi
de 2001 sur les municipalités, à la Loi sur l'aménagement du territoire, à la Loi sur l'accès à l'information
municipale et la protection de la vie privée et au Règlement de procédure de la Ville du Grand Sudbury.

Pour obtenir plus de renseignements au sujet de l’accessibilité, de la consignation de vos renseignements
personnels ou de la diffusion en continu en direct, veuillez communiquer avec le Bureau de la greffière

municipale en composant le 3-1-1 ou en envoyant un courriel à l’adresse clerks@grandsudbury.ca.

DÉCLARATION D’INTÉRÊTS PÉCUNIAIRES ET LEUR NATURE GÉNÉRALES

  

  

COMITÉ DE PLANIFICATION 
ORDRE DU JOUR 
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AUDIENCES PUBLIQUES

1. Rapport directeur général, Croissance et Infrastructure , daté du 31 mai 2019 portant sur
Nicole Giroux – Demande de prorogation d’un règlement municipal d’utilisation
temporaire pour permettre un pavillon-jardin, 327, promenade Gravel, Hanmer. 
(RÉSOLUTION PRÉPARÉE)   

7 - 14 

 Mauro Manzon, planificateur principal  

2. Rapport directeur général, Croissance et Infrastructure , daté du 31 mai 2019 portant sur
Nickel Belt Boom Truck Ltd. – Demandes de modification du Plan officiel et de rezonage
afin de permettre l’agrandissement d’un établissement de ventes et d’entretien de
véhicules récréatifs sur les terrains attenants, chemin Joanette, Chelmsford. 
(RÉSOLUTION PRÉPARÉE)   

15 - 35 

 Mauro Manzon, planificateur principal  

3. Rapport directeur général, Croissance et Infrastructure , daté du 31 mai 2019 portant sur
Baikinson Land Corp – Modification propre au site du Règlement municipal de zonage
2010-100Z afin de permettre 4 habitations en rangée comptant 16 logements-modèles,
rue St. Albert, Chelmsford. 
(RÉSOLUTION PRÉPARÉE)   

36 - 64 

 Mauro Manzon, planificateur principal  

4. Rapport directeur général, Croissance et Infrastructure , daté du 31 mai 2019 portant sur
Marc et Julie Bodson – Demande de rezonage afin de séparer un lot résidentiel
comprenant un logement existant et de permettre une façade de lot réduite pour la
portion rurale restante, 1830, promenade Yorkshire, Val-Caron. 
(RÉSOLUTION PRÉPARÉE)   

65 - 93 

 Mauro Manzon, planificateur principal

-Lettre(s) de citoyens concernés faisant état de leurs préoccupations 

 

Ordre du jour ordinaire

RAPPORTS DES GESTIONNAIRES

R-1. Rapport directeur général, Croissance et Infrastructure , daté du 03 juin 2019 portant
sur Initiative de revitalisation des rues principales : Plan d’améliorations
communautaires du centre-ville concernant le 525, avenue Notre Dame. 
(RÉSOLUTION PRÉPARÉE)   

94 - 100 

 (Ce rapport appuie l’approbation des demandes aux termes du Programme
d’amélioration des façades et du Programme de réduction des droits d'aménagement
et des permis de construire du Plan d’améliorations communautaires du centre-ville,
525, avenue Notre Dame.) 
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R-2. Rapport directeur général, Croissance et Infrastructure , daté du 03 juin 2019 portant
sur Plan et stratégie pour le corridor du boulevard Lasalle – modification proposée au
Plan officiel . 
(RÉSOLUTION PRÉPARÉE)   

101 - 115 

 (Dans ce rapport, on présente la modification proposée au Plan officiel qui
contribuerait à la mise en œuvre du plan et de la stratégie pour le corridor du
boulevard Lasalle.) 

 

QUESTIONS RENVOYÉES ET QUESTIONS REPORTÉES

R-3. Rapport directeur général, Croissance et Infrastructure , daté du 03 juin 2019 portant
sur Darlene et Nathan Nicholson – Demande de rezonage afin de permettre un chenil
dont la distance de la zone tampon entre lui et l’immeuble résidentiel le plus proche
est réduite, 15, chemin Kalio, Lively. 
(RÉSOLUTION PRÉPARÉE)   

116 - 254 

 Glen Ferguson, planificateur principal

-Lettre(s) de citoyens concernés faisant état de leurs préoccupations 

 

MOTIONS DES MEMBRES

  

  

ADDENDA

  

  

PÉTITIONS CIVIQUES

  

  

PÉRIODE DE QUESTIONS

  

  

LEVÉE DE LA SÉANCE
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Request for Decision 
Nicole Giroux - Application to extend a temporary
use by-law in order to permit a garden suite, 327
Gravel Drive, Hanmer

 

Presented To: Planning Committee

Presented: Monday, Jun 24, 2019

Report Date Friday, May 31, 2019

Type: Public Hearings 

File Number: 751-7/19-3

Resolution
 THAT the City of Greater Sudbury approves the application by
Nicole Giroux to amend Zoning By-law 2010-100Z with respect
to lands described as Parcel 49981 S.E.S., Part 1, Plan
53R-14091 in Lot 2, Concession 3, Township of Hanmer in order
to extend the use of a garden suite in accordance with Section
39.1(4) of the Planning Act for a temporary period of three (3)
years, as outlined in the report entitled “Nicole Giroux” from the
General Manager of Growth and Infrastructure, presented at the
Planning Committee meeting on June 24, 2019. 

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 to extend a temporary use by-law has been
submitted in order to permit the continued use of a mobile home
as a garden suite on the property municipally known as 327
Gravel Drive, Hanmer. The garden suite has been occupied
since 1996 and there are no land use concerns related to the
application. Planning Services recommends a three-year
extension pursuant to Section 39.1(4) of the Planning Act. 

Financial Implications

There are no financial implications from the extension of the temporary use by-law in order to permit the
garden suite.

Signed By

Report Prepared By
Mauro Manzon
Senior Planner 
Digitally Signed May 31, 19 

Manager Review
Alex Singbush
Manager of Development Approvals 
Digitally Signed May 31, 19 

Recommended by the Division
Jason Ferrigan
Director of Planning Services 
Digitally Signed May 31, 19 

Financial Implications
Jim Lister
Manager of Financial Planning and
Budgeting 
Digitally Signed Jun 5, 19 

Recommended by the Department
Tony Cecutti
General Manager of Growth and
Infrastructure 
Digitally Signed Jun 7, 19 

Recommended by the C.A.O.
Ed Archer
Chief Administrative Officer 
Digitally Signed Jun 9, 19 
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Title: Nicole Giroux

Date: May 30, 2019 

STAFF REPORT

Applicant:

Nicole Giroux 

Location:

Parcel 49981 S.E.S., Part 1, Plan 53R-14091 in Lot 2, Concession 3, Township of Hanmer (327 Gravel 
Drive, Hanmer)

Official Plan and Zoning By-law:

Official Plan

Garden suites are permitted in Rural Areas subject to the following criteria under Section 3.2:

1. A single garden suite is permitted accessory to an existing dwelling unit;

2. Services shall be connected to the service lines of the host dwelling unit (i.e., no separate connection to 
municipal sewer or water);

3. Garden suites should form a good fit with the prevailing character of the surrounding area; and,

4. An agreement may be required between the applicant and the City addressing such issues as the 
installation, location, occupancy and removal of the structure.

In Rural Areas, a mobile home may be used as a garden suite if it is built on its own foundation in 
accordance with the Ontario Building Code.

The application conforms to the Official Plan.

Zoning By-law

The subject land is zoned “RU”, Rural. Residential uses in the form of a single detached dwelling or a 
mobile home on a permanent foundation are permitted. Garden suites are also permitted and are subject 
to the setback requirements applied to accessory buildings.

Site Description & Surrounding Land Uses:

The subject property is located on the south side of Gravel Drive in the community of Hanmer. The area is 
predominantly rural residential in character and is not fully serviced by municipal water and sanitary sewer. 
Gravel Drive is a Local Road constructed to a rural standard. The subject land is located outside Wellhead 
Protection Areas A, B and C of the Notre Dame Well.

Total lot area is 0.8 ha, with 60 metres of frontage and a depth of 133 metres. The garden suite, 
comprising a 107m^ mobile home mounted on its own foundation, is sited on the east side of the property 
in close proximity to the main residence. Parking is accommodated by a second driveway.

A mobile home park (Pine Grove Mobile Home Park) is located on the north side of Gravel Drive directly 
opposite the subject land. Rural residential uses occupy adjacent lands. 8 of 254 



Title: Nicole Giroux

Date: May 30, 2019 

Application:

T0 extend a temporary use by-law for a period of three (3) years pursuant to Section 39.1 (4) of the 
Planning Act.

Proposal:

To continue the use of a mobile home as a garden suite accessory to a single detached dwelling.

Departmental/Agency Circulation:

There are no concerns from commenting departments and agencies.

Neighbourhood Consultation:

The statutory notice of the public hearing was provided by newspaper along with a courtesy mail-out to 
property owners and tenants within a minimum of 240 metres of the property.

The applicant was advised of the City’s policy recommending that applicants consult with their neighbours, 
ward councillor and key stakeholders to inform area residents on the application prior to the public 
hearing.

No phone calls or written submissions have been received concerning this file.

Background:

The subject property was created as part of a consent process in 1992 (File B0355/1990). The main 
dwelling was constructed in 1993.

The accessory garden suite was first approved as a temporary use in 1996 for a maximum period of ten 
(10) years. Three-year extensions were granted in 2006, 2010, 2013 and 2016.

Planning Considerations;

There are no land use concerns related to the continued use of the garden suite. Compatibility with the 
surrounding residential area has been maintained and the dwelling unit continues to be used for its 
intended purpose. The subject land is located outside Wellhead Protection Areas A, B and C of the Notre 
Dame Well and there are no issues related to the Source Protection Plan.

2014 Provincial Policy Statement (PPS)

Section 1.4 of the PPS encourages a range of housing types in order to address housing needs within the 
community. Garden suites are an important component of this housing mix and have been supported by 
Council since the 1980s. The application is consistent with the PPS.

2011 Growth Plan for Northern Ontario (GPNO)

Section 4.3.3 of the GPNO encourages an appropriate range and mix of housing types in Economic and 
Services Hubs such as Greater Sudbury. The application conforms to the GPNO.
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Title: Nicole Giroux

Date: May 30. 2019

Summary

It is the responsibility of the owner to contact Planning Services when the temporary use is no longer 
required. Under such circumstances, the temporary use by-law would be repealed and the garden suite 
must be removed. At the termination of the three-year period, the owner may apply for another extension 
should they wish to continue utilizing the garden suite. The application should be submitted a minimum 
four months prior to the lapsing date. For the purposes of the file. Planning Services should also be 
advised in writing if ownership and/or occupancy of the garden suite has changed.

Alternatively, the owner may consider converting the garden suite to a permanent use under the 
secondary dwelling unit provisions of the Zoning By-law.

Planning Services recommends that the application be approved.
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Photo 1: 327 Gravel Drive, Hanmer 
View of host dwelling 
File 751-7/19-3 Photography May 17, 2019 
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Photo 2: 327 Gravel Drive, Hanmer 
View of accessory garden suite abutting easterly 
File 751-7/19-3 Photography May 17, 2019 
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Request for Decision 
Nickel Belt Boom Truck Ltd. - Applications for
Official Plan Amendment and rezoning in order to
permit the expansion of a recreation vehicle sales
and service establishment onto abutting rural
lands, Joanette Road, Chelmsford

 

Presented To: Planning Committee

Presented: Monday, Jun 24, 2019

Report Date Friday, May 31, 2019

Type: Public Hearings 

File Number: 751-5/19-2 & 701-5/19-1

Resolution
 Resolution regarding Official Plan Amendment: 

THAT the City of Greater Sudbury approves the application by
Nickel Belt Boom Truck Ltd. to amend the City of Greater
Sudbury Official Plan to provide a site-specific exception to the
policies of Section 5.2.5 concerning Rural Industrial/Commercial
uses in Rural Areas in order to permit the expansion of a
recreation vehicle sales and service establishment on lands
described as Part of PIN 73350-0593 in Lot 4, Concession 2,
Township of Balfour, as outlined in the report entitled “Nickel Belt
Boom Truck Ltd.” from the General Manager of Growth and
Infrastructure, presented at the Planning Committee meeting on
June 24, 2019, subject to the following conditions: 

1. That the Official Plan Amendment be enacted concurrently
with the zoning amendment; 

2. Conditional approval shall lapse on July 9, 2021 unless
Condition 1 above has been met or an extension has been
granted by Council. 

Resolution regarding the Rezoning Application: 

THAT the City of Greater Sudbury approves the application by
Nickel Belt Boom Truck Ltd. to amend Zoning By-law 2010-100Z
by changing the zoning classification from “RU", Rural to a
revised "RU(4)", Rural Special on lands described as Part of PIN
73350-0593 in Lot 4, Concession 2, Township of Balfour, as
outlined in the report entitled “Nickel Belt Boom Truck Ltd.” from
the General Manager of Growth and Infrastructure, presented at the Planning Committee meeting on June
24, 2019, subject to the following conditions: 

1.That prior to the adoption of the amending by-law, the owner shall address the following conditions: 

Signed By

Report Prepared By
Mauro Manzon
Senior Planner 
Digitally Signed May 31, 19 

Manager Review
Alex Singbush
Manager of Development Approvals 
Digitally Signed May 31, 19 

Recommended by the Division
Jason Ferrigan
Director of Planning Services 
Digitally Signed May 31, 19 

Financial Implications
Jim Lister
Manager of Financial Planning and
Budgeting 
Digitally Signed Jun 5, 19 

Recommended by the Department
Tony Cecutti
General Manager of Growth and
Infrastructure 
Digitally Signed Jun 7, 19 

Recommended by the C.A.O.
Ed Archer
Chief Administrative Officer 
Digitally Signed Jun 9, 19 
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i) Provide the Development Approvals Section with a registered survey plan outlining the lands to be
rezoned to enable the preparation of an amending zoning by-law; 

ii) Remove the shipping containers from the property to the satisfaction of the Director of Planning Services;
and, 

iii) Amend the Site Plan Control Agreement with the City to include the subject lands. 

2. That the RU(4) special zoning be amended by applying the following site-specific provisions to the lands
to be rezoned: 

i) The only permitted uses shall be the outdoor display and sales of recreation vehicles and the accessory
outdoor storage of recreation vehicles; 

ii) An opaque fence with a minimum height of 2.2 metres shall not be required for the accessory outdoor
storage of recreation vehicles; 

iii) A natural vegetative buffer shall be maintained as follows: 

a) A minimum 14 metre-wide buffer abutting the rear lot lines of Parts 1 and 2, Plan SR-3123; 

b) A minimum 30 metre-wide buffer abutting the rear lots lines of Parts 3 to 8, Plan SR-3123; 

iv) A planting strip with a minimum depth of 5 metres shall be provided along the southerly interior side lot
line abutting Part 1, Plan SR-3123; 

v) For the purposes of this by-law, the accessory outdoor storage of recreation vehicles shall be defined as
follows: 

“An outdoor area that is provided for the parking and storage of recreation vehicles for remuneration, but
does not include a camping ground or facilities for the disposal of recreation vehicle wastewater.” 

3. Conditional approval shall lapse on July 9, 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 applications to amend the Official Plan and Zoning By-law are operational matters under the Planning
Act to which the City is responding.

Report Summary
 Applications for Official Pan Amendment and rezoning have been submitted in order to permit the
expansion of recreation vehicle sales and service establishment located at 401 Joanette Road Chelmsford
onto abutting rural lands under the same ownership. The existing commercial use is subject to a Site Plan
Control Agreement registered in June 1994 and amended in September 2003. 

Land use compatibility can be achieved by implementing enhanced vegetative buffering along the westerly
lot line where the expanded use abuts low density housing on Joanette Road. Significant site alteration has
also occurred without approval, which shall be remedied as part of an amendment to the Site Plan Control
Agreement. 

Planning Services recommends approval, as there is a land use rationale to support an exception to the
Rural policies of the Official Plan. The application is also consistent with the 2014 Provincial Policy
Statement related to Rural Lands in Municipalities, and does not conflict with the Growth Plan for Northern

16 of 254 



Ontario. 

Financial Implications

If approved, there will not be any development charges as there are no planned additions to any building.
 Any change in taxation is unknown at this time as rezoning may increase the assessment value based on
the change in the zoning.

17 of 254 



Title: Nickel Belt Boom Truck Ltd.

Date: May 30, 2019

STAFF REPORT

Applicant;

Nickel Belt Boom Truck Ltd. (Agent: Adrian Bortolussi, OLS)

Location:

Part of PIN 73350-0593 in Lot 4, Concession 2, Township of Balfour (Joanette Road, Chelmsford)

Official Plan and Zoning By-law:

Official Plan

The subject land is designated Rural under the Official Plan, which permits a limited range of commercial 
use and does not include recreation vehicle sales and service. An Official Plan amendment is therefore 
required in order to address the expansion of the use onto adjacent lands. The owner is requesting a site- 
specific exception to the Rural policies of the Official Plan.

Zoning By-law

The RU(4) special zoning applied to the benefiting parcel has the following site-specific provisions:

“The only permitted uses shall be the following: a dealership for the sale of motor homes and travel trailers 
used for the temporary vacation living accommodation of one or more persons, and related accessory 
uses which among other uses may include accessory repair, accessory sale of parts and accessories and 
accessory offices.”

Site Description & Surrounding Land Uses:

The subject property forms part of a rural parcel that directly abuts Nickel Belt Camping at the intersection 
of Highway 144 and Joanette Road in Chelmsford. The area is serviced by municipal water but there is no 
sanitary sewer. Highway 144 is a Provincial Highway under the jurisdiction of the Ministry of 
Transportation. Joanette Road is designated as a Local Road and is constructed to a rural standard.

Total area of the land to be rezoned is 3.7 ha, with 69 metres of frontage on Highway 144 and 26.2 metres 
of frontage on Joanette Road. The lands are under the same ownership as the RV dealership. A septic 
field bed is located directly south of the main commercial building. A site visit revealed five (5) shipping 
containers on the property.

Significant site alteration has occurred without approval and the RV use has been expanded onto the 
subject land as an outdoor storage area. The lands have been surfaced with a soft asphalt-gravel mix. A 
drainage channel has also been constructed along the easterly limit of the property.

Single detached dwellings on Joanette Road abut directly to the west. Unimproved rural lands are located 
to the east and south.
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Title: Nickel Belt Boom Truck Ltd.

Date: May 30, 2019

Application:

1. To amend the City of Greater Sudbury Official Plan in order to provide a site-specific exception 
from the policies of Section 5.2.5 concerning Rural Industrial/Commercial uses in Rural Areas;

2. To amend By law 2010-1OOZ being the City of Greater Sudbury Zoning By-law from “RU", Rural to 
"RU(4)", Rural Special.

Proposal:

Applications for Official Plan Amendment and rezoning have been submitted in order to permit the 
expansion of a recreation vehicle sales and service establishment onto abutting lands under the same 
ownership. The expanded use would encompass the outdoor display and sales of recreation vehicles, as 
well as the parking and storage of recreation vehicles as an accessory use. No new buildings are 
proposed.

Departmental/Agency Circulation:

Commenting departments have no objections provided the owner amends the existing Site Plan Control 
Agreement to encompass the expanded use as a condition of approval. More detailed comments will be 
provided at the site plan stage.

Ministry of Transportation advised that they have no objection and indicated that no access is permitted to 
Highway 144. The owner is further advised that a traffic impact statement will be required at the site plan 
stage to assess any potential impacts to the Joanette Road/Highway 144 intersection.

Neighbourhood Consultation:

The statutory notice of the public hearing was provided by newspaper along with a courtesy mail-out to 
property owners and tenants within a minimum of 240 metres of the property.

The applicant was advised of the City’s policy recommending that applicants consult with their neighbours, 
ward councillor and key stakeholders to inform area residents on the application prior to the public 
hearing.

The owner indicated that abutting residents on Joanette Road and Highway 144 would be contacted by 
registered letter in order to address any questions or concerns.

As of the date of this report, one (1) phone call seeking clarification on the application has been received.

Background:

In February 1993, approval was granted through Committee of Adjustment in order to change the legal 
non-conforming use of the adjacent land municipally known as 401 Joanette Road from a swimming pool 
dealership to a travel trailer and motor home dealership (File A0010/1993). A Site Plan Control Agreement 
was required as a condition of approval and was subsequently registered on title on June 3, 1994.

In March 2003, a rezoning application was approved in order to recognize the legal non-conforming use 
and to permit the easterly expansion of the RV dealership onto Part 1, Plan 53R-17334. An amendment to 
the Site Plan Control Agreement was required prior to the adoption of the amending by-law. The entire site 
was subsequently rezoned to “A-27”, Agricultural Special in order to permit a recreation vehicle dealership 
(now RU(4) under By-law 2010-1 OOZ). 19 of 254 



Title: Nickel Belt Boom Truck Ltd.

Date: May 30, 2019 

Planning Considerations:

The owner has expanded the commercial use onto abutting lands without zoning approval or an 
amendment to the Site Plan Control Agreement. Site alteration has also taken place without benefit of a 
permit, including construction of a drainage channel along the easterly limit of the subject land. The owner 
has applied to rectify the above matters by filing applications for Official Plan Amendment and rezoning.

The Planning review of this file is focused on the following:

e Land use compatibility with existing uses, most notably the low density housing abutting to the 
west;

e Suitability of the site for the expanded use including restricted access and any potential traffic 
impacts; and,

o Land use rationale for an exception to the Rural policies of the Official Plan.

Land use compatibility

The main consideration related to land use compatibility concerns the low density housing that abuts the 
westerly limit of the subject land. There are eight (8) occupied residential lots on the east side of Joanette 
Road containing single detached dwellings, comprising Parts 1 to 8 of Plan SR-3123. The lots are 
undersized for a rural area and are deemed to be legal existing lots of record.

The owner is proposing to maintain a vegetative buffer of 33 metres between the expanded outdoor 
storage area and the westerly property line. The buffer is reduced in depth to 14 metres abutting Parts 1 
and 2, Plan SR-3123 due to the location of the septic field bed. The depth of the proposed buffers is 
adequate given the nature of the use, which will be limited to the outdoor storage of recreation vehicles. 
The following site-specific zoning provisions are recommended, to be implemented as part of the 
amended site plan:

A natural vegetative buffer shall be maintained as follows:
a) A minimum 14 metre-wide buffer abutting the rear lot lines of Parts 1 and 2, Plan SR-3123;
b) A minimum 30 metre-wide buffer abutting the rear lots lines of Parts 3 to 8, Plan SR-3123.

In consideration of the buffers proposed above, it is further recommended that relief be granted for an 
opaque fence that is typically required for screening purposes under the outdoor storage provisions of 
Section 4.28 of the Zoning By-law.

In the southerly interior side yard abutting the northerly lot line of Part 1, Plan SR-3123, which is the 
residential lot directly adjacent to the southerly driveway access, it is recommended that a minimum five 
(5) metre-wide planting strip be installed.

Suitability of site

There is adequate site area to provide an expanded storage area for recreation vehicles. Only a portion of 
the parent parcel is proposed to be rezoned and the remainder of the lands will retain Rural zoning. The 
owner intends to utilize the two (2) existing driveway entrances on Joanette Road.

Although no access to Highway 144 is proposed, the owner is advised that the subject land falls within the 
Ministry of Transportation’s area of permit control. MTO has advised that a traffic impact statement will be 
required at the site plan stage in order to evaluate any potential impact on the Joanette Road/Highway 144 
intersection.
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Title: Nickel Belt Boom Truck Ltd.

Date: May 30, 2019 

Official Plan

Planning Services can recommend an exception to the Rural policies of the Official Plan based on the 
following considerations:

e The expanded use is considered to be a dry industrial use in an area where only municipal water is 
available;

» The proposal involves the outdoor storage of recreation vehicles, which does not require the 
extension of services;

e The site is large enough to accommodate the proposed use while providing adequate separation 
from residential uses;

« Driveway entrances are restricted to the Local Road; and,
• The property is subject to site plan control given the proximity to Highway 144.

2014 Provincial Policy Statement (PPS)

The owner is proposing a site-specific exception to the Rural policies of the Official Plan. The application is 
consistent with Provincial policies applied to Rural Lands in Municipalities under Section 1.1.5 of the PPS 
based on the following observations:

e The proposal does not entail a change in land use designation that would have the effect of 
expanding the settlement area of Chelmsford.

• The use is appropriate to the level of existing and planned infrastructure in the area. The extension 
of municipal services is not required in order to support development, which would be restricted to 
outdoor storage for an RV dealership.

» The lands are not designated as Agricultural Reserve or other resource-related uses that require 
protection under the PPS.

2011 Growth Plan for Northern Ontario (GPNO)

There is no conflict with the GPNO, which encourages a diverse mix of land uses in Economic and Service 
Hubs such as Greater Sudbury. Furthermore, there are no specific policies applied to rural lands within 
municipalities under the GPNO.

Conditions of approval

It is recommended that the RU(4) zoning be extended to the subject land, provided the use is limited to the 
outdoor display and sale and outdoor storage of recreation vehicles.

The owner is proposing to add the outdoor parking and storage of RVs for remuneration as an accessory 
use. Site-specific provisions are therefore recommended that would prohibit the use of the land as a 
camping ground and/or a disposal facility for RV wastewater.

It is recommended that the removal of the shipping containers be made a condition of approval, as the 
containers are not permitted as an accessory use.

In order to ensure that the site works are completed to the satisfaction of the City, and also because the 
use has already been expanded onto abutting lands, it is recommended that the Site Plan Control 
Agreement be required prior to the adoption of the amending by-law.
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Title: Nickel Belt Boom Truck Ltd.

Date: May 30, 2019 

Summary

Planning Services recommends that the applications for Official Plan Amendment and rezoning be 
approved subject to the conditions outlined in the Resolution section of this report.

The ov\/ner is advised that a final plan of survey is required in order to enact the amending bylaw.
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Appendix 1

Departmental & Agency Comments 

Files: 701-5/19-1 & 751-5/19-2

RE: Applications for Official Plan Amendment and Rezoning - Nickel Belt Boom Truck Ltd.
Part of PIN 73350-0593 in Lot 4, Concession 2, Township of Balfour (Joanette Road, 
Chelmsford)

Development Engineering

Development Engineering has reviewed the above noted application. The site is not serviced 
with municipal water or sanitary sewer. An amendment to the Site Plan Control Agreement for 
401 Joanette Road is required, which shall address the requirements of stormwater 
management.

Roads and Transportation

No concerns.

Ministry of Transportation (MTO)

There is no direct access to Highway 144. MTO permits may be required. A traffic impact 
statement completed by a RAQS-qualified consultant is required, detailing the impacts to the 
Joanette Road/Highway 144 intersection.

Building Services

1) A planting strip is required where the lands abut a residential lot as per Section 4.15.4 of 
Zoning By-law 2010-1OOZ.

2) All outdoor storage shall comply with Section 4.28 of Zoning By-law 2010-1 OOZ.
3) All outdoor display and sales of vehicles shall comply with Section 4.27.2 of Zoning By-law 

2010-1 OOZ.

Conservation Sudbury (Nickel District Conservation Authority)

Conservation Sudbury responded to a drainage complaint for this property in October 2018. Staff 
met with the property owner along with Development Engineering, Building Services and By-law 
Enforcement. It was recommended at that meeting that the landowner apply to Planning Services for 
rezoning and site plan control in order to address all drainage issues.

Conservation Sudbury advised the owner that the drainage complaint would be put on hold until such 
time that the appropriate applications are submitted (e-mail dated October 31,2018).

Conservation Sudbury therefore requests that an amendment to the Site Plan Control Agreement 
be made a condition of the rezoning and Official Plan amendments. The site plan must be reviewed 
by the Conservation Authority.

Environmental Planning Initiatives

No concerns related to Species at Risk. 23 of 254 
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Growth and Infrastructure
Department

Date: 2019 02 28

Subject Property being part of PIN 73350-0593,
Lot 4, Concession 2, Township of Balfour,
Joanette Road, Chelmsford, 
City of Greater Sudbury

Sketch 1
NTS 751-5/19-2 & 701-5/19-1
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2016 Orthophotography

Files 701-5/19-1 & 751-5/19-2
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Photo 1: Joanette Road, Chelmsford 

View of southerly driveway entrance on Joanette Road (service entrance) 

Files 701-5/19-1 & 751-5/19-2 
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Photo 2: Joanette Road, Chelmsford 

Southerly interior side yard abutting single detached dwelling to the south 

Files 701-5/19-1 & 751-5/19-2 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

29 of 254 



 
   

Photo 3: Joanette Road, Chelmsford 

Location of septic field bed behind main building with shipping containers at left 

Files 701-5/19-1 & 751-5/19-2 
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Photo 4: Joanette Road, Chelmsford 

View of outdoor storage area facing south 

Files 701-5/19-1 & 751-5/19-2 
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Photo 5: Joanette Road, Chelmsford 

View facing southwest towards abutting single detached dwellings with proposed 14-

metre buffer in background 

Files 701-5/19-1 & 751-5/19-2 
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Photo 6: Joanette Road, Chelmsford 

Southerly section of outdoor storage area facing southwest with proposed 30-metre 

buffer in the background 

Files 701-5/19-1 & 751-5/19-2 
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Photo 7: Joanette Road, Chelmsford 

Southerly section of outdoor storage area facing southeast 

Files 701-5/19-1 & 751-5/19-2 
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Photo 8: Joanette Road, Chelmsford 

Drainage channel along easterly limit of outdoor storage area 

Files 701-5/19-1 & 751-5/19-2 
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Request for Decision 
Baikinson Land Corp - Site-specific amendment to
Zoning By-law 2010-100Z in order to permit four
(4) row dwellings containing 16 model home
dwelling units, St. Albert Street, Chelmsford

 

Presented To: Planning Committee

Presented: Monday, Jun 24, 2019

Report Date Friday, May 31, 2019

Type: Public Hearings 

File Number: 751-5-17-2

Resolution
 THAT the City of Greater Sudbury approves the application by
Baikinson Land Corp. to amend Zoning By-law 2010-100Z by
changing the zoning classification from “R3(67)”, Medium Density
Residential Special to a revised “R3(67)”, Medium Density
Residential Special on lands described as Part of PIN
73348-0644, Parts 1 to 6, 8, 10, 12 to 14, Plan 53R-21106 in Lot
2, Concession 2, Township of Balfour, as outlined in the report
entitled “Baikinson Land Corp”, from the General Manager of
Growth and Infrastructure, presented at the Planning Committee
meeting on June 24, 2019, subject to the following condition: 

a) That the following clause be added to Part 11, Section 1,
Subsection 10, Paragraph (ooo) as Clause (iii): 

All provisions of this by-law applicable to the Model Homes
provisions of Section 4.20 shall apply subject to the following
modification: 

Four (4) buildings containing 16 model home dwelling units shall
be permitted. 

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 amendment to Zoning By-law 2010-100Z is required in order to implement Council Resolution
CC2019-152 concerning an exception to the Model Homes provisions of the Zoning By-law. 

Financial Implications

Signed By

Report Prepared By
Mauro Manzon
Senior Planner 
Digitally Signed May 31, 19 

Manager Review
Alex Singbush
Manager of Development Approvals 
Digitally Signed May 31, 19 

Recommended by the Division
Jason Ferrigan
Director of Planning Services 
Digitally Signed May 31, 19 

Financial Implications
Jim Lister
Manager of Financial Planning and
Budgeting 
Digitally Signed Jun 7, 19 

Recommended by the Department
Tony Cecutti
General Manager of Growth and
Infrastructure 
Digitally Signed Jun 9, 19 

Recommended by the C.A.O.
Ed Archer
Chief Administrative Officer 
Digitally Signed Jun 9, 19 
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The financial implications from the February 12, 2018 Planning Meeting are not changed signficantly by this
report and only would be updated by a change in rates from that date.  The approval of the rezoning should
expedite the receipt of property taxation and development charges for this development.
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Title; Baikinson Land Corp 

Date: May 30, 2019 

STAFF REPORT 

Applicant:

Baikinson Land Corp 

Location:

Part of PIN 73348-0644, Parts 1 to 6, 8, 10, 12 to 14, Plan 53R-21106 in Lot 2, Concession 2, Township of 
Balfour (St. Albert Street and Errington Avenue South, Chelmsford)

Application;

To amend By-law 2010-100Z being the City of Greater Sudbury Zoning By-law from “R3(67)”, Medium 
Density Residential Special to a revised “R3(67)”, Medium Density Residential Special in order to provide 
a site-specific exception to the Model Homes provisions of Section 4.20.

Proposal:

An amendment to Zoning By-law 2010-100Z is required in order to implement Council Resolution 
CC2019-152 concerning an exception to the Model Homes provisions of the Zoning By-law. The owner is 
proposing four (4) row dwellings containing 16 model home dwelling units.

Background:

On February 12, 2018, applications for rezoning and draft plan of subdivision amendment were approved 
in order to permit four-unit, one-storey row dwellings on 11 draft approved lots on the proposed extension 
of St. Albert Street, for a total of 44 row dwelling units (Files 751-5/17-2 & 780-5/12006). The lands were 
subsequently rezoned to “R3(67)”, Medium Density Residential Special on February 12, 2019 (By-law 
2019-13Z). No phases of the plan of subdivision have been registered to date. The original Planning report 
from 2018 is attached for reference.

On May 28, 2019, City Council passed the following Resolution CC2019-152 in regards to the subject 
lands:

“WHEREAS Sudbury City Council approved a draft plan of subdivision on the proposed extension of St. 
Albert Street in Chelmsford, legally described as PINs 73348-0611 & 73348-0644 in Lot 2, Concession 2, 
Township of Balfour, City of Greater Sudbury, File 780 5/12006;

WHEREAS Zoning By-law 2010-100Z permits not more than the lesser of four dwellings or 10 percent of 
the total number residential units contained in a draft approved plan of subdivision to be constructed as 
model homes;

WHEREAS the project proponent would like to construct four structures containing 16 model home 
dwellings;

NOW THEREFORE, City Council hereby directs staff to prepare a site specific amendment to Zoning By
law 2010-100Z to permit up to 16 dwellings in four structures to be constructed as model homes in lands 
known legally as Part of PIN 73348-0644, Parts 1 to 6, 8, 10, 12 to 14, Plan 53R-21106, Part of Lot 2, 
Concession 2, Township of Balfour, City of Greater Sudbury and schedule a public hearing under the 
Planning Act on this matter on June 24, 2019.”

38 of 254 



Title: Baikinson Land Corp 

Date: May 30, 2019

Neighbourhood consulation:

Public notice has been provided pursuant to the statutory requirements of the Planning Act.

Summary:

City Council has directed staff to modify the special zoning applied to the subject land in order to provide a 
site-specific exception to the Model Homes provisions under Section 4.20 of the Zoning By-law. The 
amendment will allow the owner to construct up to 16 row dwelling units as model home units prior to 
registration of the subdivision plan and municipal assumption of the roads.

Notwithstanding the above, the remaining requirements applied to model homes shall be implemented as 
follows;

• The model home is built within a lot defined by the draft approved Plan of Subdivision;

• The model home complies with all other requirements of the Zoning By-law; and,

• A Conditional Model Home Building Permit Agreement is entered into with the City of Greater 
Sudbury.
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Growth and Infrastructure
Department

Date: 2019 05 29

Subject Property being Part of PIN 73348-0644, 
Parts 1 to 6, 8, 10, 12 to 14, Plan 53R-21106,
Lot 2, Concession 2, Township of Balfour,
Chelmsford, City of Greater Sudbury

Sketch 1
NTS 751-5/17-2
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Request for Decision 
Baikinson Land Corp - Applications for rezoning
and draft plan of subdivision amendment in order
to permit 44 row dwelling units in a draft approved
subdivision and to extend draft plan approval for
a period of three (3) years, Baikinson Subdivision,
Chelmsford

 

Presented To: Planning Committee

Presented: Monday, Feb 12, 2018

Report Date Monday, Jan 22, 2018

Type: Public Hearings 

File Number: 751-5/17-2 &
780-5/12006

Resolution
 Resolution regarding Zoning By-law Amendment: 

THAT the City of Greater Sudbury approves the application by
Baikinson Land Corp. to amend Zoning By law 2010-100Z by
changing the zoning classification from “R1-5”, Low Density
Residential One, “R3.D30(51)”, Medium Density Residential
Special and “R3.D40(52)”, Medium Density Residential Special to
a revised “R3(S)”, Medium Density Residential Special on lands
described as Part of PIN 73348-0644, Parts 1, 2 & 8, Part of
Parts 9 & 10, Plan 53R-20598 in Lot 2, Concession 2, Township
of Balfour, as outlined in the report entitled “Baikinson Land
Corp”, from the General Manager of Growth and Infrastructure,
presented at the Planning Committee meeting of February 12,
2018, subject to the following conditions: 

a) That the owner provides the Development Approvals Section
with a registered survey plan outlining the lands to be rezoned to
enable the preparation of an amending zoning by-law; 

b) That the amending by-law includes the following site-specific
provisions: 

i) The only permitted uses shall be single detached dwellings,
duplex dwellings, semi-detached dwellings, row dwellings and
related accessory uses; 

ii) The following site-specific provisions shall be applied to row
dwellings: 

(a) The maximum building height for row dwellings shall be one
(1) storey; 

(b) The minimum setback for a main building from the northerly interior side lot line abutting Lot 14, Plan

Signed By

Report Prepared By
Mauro Manzon
Senior Planner 
Digitally Signed Jan 22, 18 

Manager Review
Eric Taylor
Manager of Development Approvals 
Digitally Signed Jan 22, 18 

Recommended by the Division
Jason Ferrigan
Director of Planning Services 
Digitally Signed Jan 22, 18 

Financial Implications
Jim Lister
Manager of Financial Planning and
Budgeting 
Digitally Signed Jan 25, 18 

Recommended by the Department
Tony Cecutti
General Manager of Growth and
Infrastructure 
Digitally Signed Jan 26, 18 

Recommended by the C.A.O.
Ed Archer
Chief Administrative Officer 
Digitally Signed Jan 29, 18 
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M-331 shall be 15 metres; 

(c) For row dwellings located on corner lots on Parts 8 and 10, Plan 53R-20598, the following provisions
shall apply: 

-The minimum rear yard setback shall be 1.2 metres; -No planting strip shall be required; -A minimum
1.8-metre high opaque fence shall be provided along the easterly rear lot line from the interior side lot line to
the front building line; 

(d) For row dwellings located on corner lots where the main building façade faces a public road, a minimum
one (1) parking space per dwelling unit is required and the driveways for each pair of units shall be paired
and centred at the common wall; 

(e) For the purposes of Subclause (d) above, the main building façade facing a corner side yard may include
an attached garage. 

c) Conditional approval shall lapse on February 27, 2020 unless Condition a) above has been met or an
extension has been granted by Council. 

Resolution regarding Draft Plan of Subdivision Amendment: 

THAT the City of Greater Sudbury’s delegated official be directed to amend the conditions of draft approval
for the draft plan of subdivision on lands described as PINs 73348-0611 & 73348-0644 in Lot 2, Concession
2, Township of Balfour, City of Greater Sudbury, File 780 5/12006, as follows: 

a) That Condition #1 be deleted and replaced with the following: 

“1. That this draft approval applies to the draft plan of subdivision of PINs 73348-0611 & 73348-0644 in Lot
2, Concession 2, Township of Balfour, as shown on a plan of subdivision prepared by D.S. Dorland, O.L.S.,
and dated August 12, 2014, as amended by a plan prepared by Adrian Bortolussi, O.L.S., and dated
October 5, 2017.” 

b) By deleting Condition #2. 

c) By deleting the reference to “General Manager of Growth and Development” and replacing the references
to the “General Manager of Infrastructure Services” with “General Manager of Growth and Infrastructure” in
Conditions #4, 12 and 22. 

d) That Condition #13 be deleted and replaced with the following: 

“13. That this draft approval shall lapse on April 7, 2021.” 

e) That Condition #17 be deleted and replaced with the following: 

“17. The owner shall revise the Traffic Impact Study to the satisfaction of the Director of Infrastructure
Capital Planning to address the following: 

•analyze the connection to Laura Drive; and, 

•review the phasing of the development to ensure that road connections are made in a manner that
balances traffic volumes within the existing neighbourhood." 

f) By adding the following to Condition #25: 

“A soils caution agreement shall be registered on title, if required, to the satisfaction of the Chief Building
Official and City Solicitor. The owner shall be responsible for the legal costs of preparing and registering the
agreement.” 
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g) By deleting Condition #26 and replacing it with the following: 

“26. The proposed internal subdivision roadways are to be built to urban standards, including curbs, gutters,
new asphalt binder course, storm sewers and related appurtenances to the City of Greater Sudbury
Engineering Standards at the time of submission.” 

h) By adding the following to Condition #27: 

“A lot grading agreement shall be registered on title, if required, to the satisfaction of the Director of
Planning Services and the City Solicitor. The owner shall be responsible for the legal costs of preparing and
registering the agreement.” 

i) By deleting Condition #29 and replacing it with the following: 

“29. The owner/applicant shall provide, as part of the submission of servicing plans, a Siltation Control Plan,
detailing the location and types of sediment and erosion control measures to be implemented during
construction. Said plan shall be to the satisfaction of the General Manager of Growth and Infrastructure and
the Nickel District Conservation Authority. The siltation control shall remain in place until all disturbed areas
have been stabilized. All sediment and erosion control measures shall be inspected daily to ensure that they
are functioning properly and are maintained and/or updated as required. If the sediment and erosion control
measures are not functioning properly, no further work shall occur until the sediment and/or erosion problem
is addressed.” 

j) By deleting Condition #32 and replacing it with the following: 

“32. The owner/applicant will provide a utilities servicing plan, designed by a consulting engineer with a
valid Certificate of Authorization from the Association of Professional Engineers of Ontario, for the lots being
created, to the satisfaction of the General Manager of Growth and Infrastructure. The utilities servicing plan,
as a minimum, shall show the location of all utilities including City services, Greater Sudbury Hydro Plus or
Hydro One, Bell, Union Gas, Eastlink and Canada Post. This plan must be to the satisfaction of the Director
of Planning Services and must be provided prior to construction for any individual phase. The
owner/applicant shall be responsible for all costs associated with the installation of said services.” 

k) By replacing the reference to “Growth and Development Department” with “Planning Services Division” in
Condition #40. 

l) By adding the following as Condition #41: 

“41. The owner shall provide sodded rear yard drainage swales as a condition of initial acceptance of the
subdivision infrastructure to the satisfaction of the Director of Planning Services.” 

m) By adding the following as Condition #42: 

“42. The owner will be required to provide permanent silt and erosion control drainage works to the
subdivision’s storm water outlet to the satisfaction of the General Manager of Growth and Infrastructure.” 

n) By adding the following as Condition #43: 

“43. The owner will be required to ensure that the corner radius for all intersecting streets is to be 9.0
metres.” 

o) By adding the following as Condition #44: 

“44. That in accordance with Section 59(4) of the Development Charges Act, a notice of agreement shall be
registered on title to ensure that persons who first purchase the subdivided land after registration of the plan
of subdivision are informed, at the time the land is transferred, of all development charges related to
development.” 
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development.” 

Relationship to the Strategic Plan / Health Impact Assessment

The applications to amend the Zoning By-law and the conditions of draft plan of subdivision approval are
operational matters under the Planning Act to which the City is responding.

Report Summary
 Applications for rezoning and draft plan of subdivision amendment have been submitted in order to permit
four-unit, one-storey row dwellings on 11 draft approved lots on the proposed extension of St. Albert Street,
for a total of 44 row dwelling units. The current zoning permits 40 row dwelling units, representing an
increase of four (4) units. The owner is also requesting site-specific relief to locate required parking in the
required exterior yard on Lots 6, 8, 11 and 14 of the amended plan. Concurrent with the rezoning, the owner
has submitted an amended draft plan of subdivision to reflect the revised lot fabric. The owner is further
requesting a three-year extension of the draft plan approval, which was initially granted on April 7, 2015. 

The application for rezoning is recommended for approval subject to various conditions, including
site-specific relief for the row dwellings to be sited on corner lots. Concerning the request to permit required
parking in a required exterior yard, it is recommended that the row dwellings on corner lots be treated similar
to street townhouse dwellings, where one (1) parking space per unit is required, which would be addressed
by the attached garage for each unit. Enhanced buffering shall be implemented for the existing low density
residential use abutting Lot 1 of the amended plan. 

The draft plan of subdivision amendments are required to recognize the revised lot fabric and update the
draft conditions including an extension of the lapsing date. 

Financial Implications

If approved, staff estimates approximately $98,300 in taxation revenue, based on the assumption of the
total 44 row dwelling units and based on an estimated assessed value of $200,000 per dwelling unit at the
2017 property tax rates.  This report requests an increase from 40 to 44 dwelling units and the incremental
increase in taxation revenue would be approximately $8,900.

In addition, this would result in total development charges of approximately $430,500 based on assumption
of the total 44 row dwelling units and based on the rates in effect as of the date of this report.  This report
requests an increase from 40 to 44 dwelling units and the incremental increase in development charges
would be approximately $39,100.

Once development has occurred and the subdivision infrastructure has been transferred to the City, there
will be additional on-going costs for future annual maintenance and capital replacement of the related
infrastructure (ie. roads, water/wastewater linear pipes, etc).
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Title: Baikinson Land Corp   
 
Date: January 17, 2018 

 
STAFF REPORT 
 
Applicant:    
 
Baikinson Land Corp 
     
Location:   
 
Part of PIN 73348-0644, Parts 1, 2 & 8, Part of Parts 9 & 10, Plan 53R-20598 in Lot 2, Concession 2, 
Township of Balfour (St. Albert Street and Errington Avenue South, Chelmsford) 
 
Official Plan and Zoning By-law: 
 
Official Plan 
 
a) Living Area policies 
 
In Living Area 1, rezoning applications are reviewed based on the following criteria under Section 3.2.1 of 
the Official Plan: 
 
• suitability of the site to accommodate the proposed density and building form; 
• physical compatibility with the surrounding neighbourhood in terms of scale, massing, height, 

siting, and setbacks; 
• adequate on-site parking; and, 
• traffic impact on local streets. 
 
Other matters under review include: 
 
• the availability of sewer and water; 
• proximity to community services, employment areas and public transit; and, 
• residential intensification targets. 
  
b) Residential intensification 
 
Section 3.3 of the Plan addresses residential intensification in settlement areas.   
 

1. Opportunities for intensification will be supported on lands: 
 

a) that are no longer viable for the purpose for which they were intended, such as older industrial 
areas;  

 
b) where the present use is maintained but the addition of residential uses can be accomplished 

in a complementary manner;  
 

c) that are vacant and/or underutilized within previously developed areas; and, 
 

d) in fully-serviced Living Areas that could accommodate infill developments. 
 

2. Any changes to the land use structure through intensification will be assessed so that the concerns 
of the community and the need to provide opportunities for residential intensification are balanced. 
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Title: Baikinson Land Corp   
 
Date: January 17, 2018 

 
3. Priority will be placed on meeting housing targets by means of intensification within existing 

established urban areas. In particular, intensification will be encouraged on major Arterial Roads in 
close proximity to Employment Areas and public transit. 
 

4. Residential intensification in the Downtown will be promoted due to its proximity to services, 
amenities and employment.  

 
c) Housing policies 
 
The Official Plan establishes housing targets intended to provide a mix of low, medium and high density 
housing throughout the City. These policies are consistent with Section 1.4.3 of the Provincial Policy 
Statement, which states that municipalities shall provide for an appropriate range of housing types and 
densities to meet projected requirements of current and future residents.  
 
Furthermore, new housing shall be directed towards locations where appropriate levels of infrastructure 
and public service facilities are or will be available to support current and projected needs. Both the Official 
Plan and the PPS place a special emphasis on achieving housing targets through residential 
intensification. 
 
Zoning By-law 
 
The lands subject to the rezoning proposal currently contain a mix of zoning permissions based on the 
initial draft approval in 2015, including “R1-5”, Low Density Residential One, “R3.D30(51)”, Medium 
Density Residential Special and “R3.D40(52)”, Medium Density Residential Special. 
 
The R3 special zonings permit single detached dwellings, duplex dwellings, semi-detached dwellings, row 
dwellings and related accessory uses. The maximum building height for row dwellings is limited to one (1) 
storey. 
 
Site Description & Surrounding Land Uses: 
 
The lands subject to the rezoning application are located south of St. Albert Street and west of the Marquis 
Park subdivision in the community of Chelmsford. The area is fully serviced by municipal water and 
sanitary sewer. St. Albert Street is designated as a Local Road and is not constructed to an urban 
standard. 
 
Total area of the lands to be rezoned is approximately 2.47 ha, comprising approximately 15% of the total 
draft approved subdivision. The site is relatively flat with no major changes in topography. Large portions 
of the property have been cleared of vegetation. Municipal water and sanitary sewer easements are 
located within the proposed southerly extension of St. Albert Street. 
 
Low density residential uses are located on adjacent lands, including older residential neighbourhoods to 
the north and west (St. Albert Street and Errington Avenue), as well as more recent residential 
development to the northeast (Marquis Park subdivision). These neighbourhoods are predominantly 
comprised of single detached dwellings.  
 
Application:   
 
To amend By-law 2010-100Z being the City of Greater Sudbury Zoning By-law from “R1-5”, Low Density 
Residential One, “R3.D30(51)”, Medium Density Residential Special and  “R3.D40(52)”, Medium Density 
Residential Special to a revised “R3(S)”, Medium Density Residential Special. 
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Title: Baikinson Land Corp   
 
Date: January 17, 2018 

 
Proposal:    
 
Application for rezoning in order to permit row dwellings on 11 draft approved lots on the proposed 
extension of St. Albert Street, for a total of 44 row dwelling units. The current zoning permits 40 row 
dwelling units, representing an increase of four (4) units. Each row dwelling would have four (4) units and 
a building height of one storey. 
 
The owner is also requesting site-specific relief to locate required parking in the required exterior yard on 
Lots 6, 8, 11 and 14, as illustrated on the attached rezoning sketch. 
 
Concurrent with the rezoning, the owner has submitted an amended draft plan of subdivision to reflect the 
revised lot fabric. The owner is further requesting a three-year extension of the draft plan approval, which 
was initially granted on April 7, 2015. 
   
Departmental/Agency Circulation: 
 
Development Engineering and Roads and Transportation Section have reviewed the amended draft plan 
and provided the necessary updates to the draft plan conditions. 
 
There were no objections to the rezoning required for the reconfigured row dwellings. 
 
Neighbourhood Consultation: 
 
The statutory notice of the public hearing was provided by newspaper along with a courtesy mail-out to 
property owners and tenants within a minimum of 120 metres of the property. 
 
The applicant was advised of the City’s policy recommending that applicants consult with their neighbours, 
ward councillor and key stakeholders to inform area residents on the application prior to the public 
hearing.  
 
The applicant advised that a neighbourhood meeting will be held on February 1, 2018 at Centre Club 50 in 
Chelmsford. 
 
As of the date of this report, no written submissions or phone calls have been received concerning this 
application. 
 
Planning Considerations: 
 
The review of this application is divided into two components: 
 
1.  Rezoning the northwesterly portion of the draft approved subdivision to accommodate a revised 

layout of proposed row dwellings; and, 
 
2.  Draft plan of subdivision amendments to recognize the revised lot fabric and update the draft 

conditions including an extension of the lapsing date. 
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Title: Baikinson Land Corp   
 
Date: January 17, 2018 

 
Proposed zoning amendment for row dwellings 
 
The owner is proposing to rezone a northwest portion of the draft approved subdivision to a revised 
“R3(S)”, Medium Density Residential Special in order to permit one-storey row dwellings on 11 
reconfigured lots. Each lot would contain four (4) units, for a total of 44 row dwelling units, as illustrated on 
the rezoning sketch. The current zoning permits 40 row dwelling units, representing an increase of 4 units. 
The owner is also requesting site-specific relief in order to permit required parking in the required corner 
side yards of Lots 6, 8, 11 and 14. 
 
a) Treatment of corner lots 
 
The siting of the row dwellings on the four (4) corner lots is particularly important, given the increased 
visibility along two street lines. Six (6) parking spaces are required for each four-unit row dwelling, based 
on a parking standard of 1.5 spaces per unit. The sketch illustrates eight (8) parking spaces located in the 
required corner side yard, which requires site-specific relief under Section 5.2.4 of the Zoning By-law.  
 
It is recommended that the row dwellings on corner lots be treated similar to street townhouse dwellings, 
where one (1) parking space per unit is required. The parking requirement would therefore be addressed 
by the attached garage for each unit. This is preferable to providing relief for exterior yard parking, which 
would require extended curb cuts and result in a street line dominated by parking areas. The following 
site-specific provisions are recommended for row dwellings located on corner lots where the main building 
façade faces a public road: 
 

 A minimum one (1) parking space per dwelling unit is required; and, 

 The driveways for each pair of units shall be paired and centred at the common wall. 
 
b) Buffering of existing low density housing 
 
The revised plan would eliminate the draft approved R1-5 lot abutting Lot 14, Plan M-331 on St. Albert 
Street, identified as PIN 73348-0192 on the rezoning sketch, which is an existing single detached dwelling. 
However, the width of Lot 1 has been increased to provide an enhanced separation distance, with the 
building set back more than 25 metres from the northerly lot line. A planting strip will also be required as 
per the requirements of the Zoning By-law. 
 

 It is recommended that a minimum setback of 15 metres be implemented for a main building from 
the northerly interior side lot line abutting Lot 14, Plan M-331. A 15-metre setback allows a 
sufficient buffer for the abutting low density use and will also provide some flexibility in siting the 
main building. 

 
c) Other site-specific relief 
 
Lots 8, 11 and 14 also require relief for the easterly rear yard setback. As these are corner lots with the 
shorter street frontage on Albert Street, the easterly yard is considered the rear yard under the Zoning By-
law. The rear yards on these lots can be treated as interior side yards, given that full privacy yards are 
provided adjacent to each unit. Such variances are common when siting dwellings on corner lots, 
particularly when the main building façade faces the corner side yard.  
 
The reduced rear yard necessitates a variance for a planting strip, as the lots abut an R1-5 zone. In lieu of 
a planting strip, an opaque fence shall be provided in order to appropriately screen the use. 
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Title: Baikinson Land Corp   
 
Date: January 17, 2018 

 
The following site-specific provisions are recommended for Lots 8, 11 and 14: 
 

 The minimum rear yard setback for row dwellings shall be 1.2 metres; 

 No planting strip shall be required; 

 A minimum 1.8-metre high opaque fence shall be provided along the easterly rear lot line from the 
interior side lot line to the front building line. 
 

Draft Plan of Subdivision amendments 
 
The application requires concurrent amendments to the draft plan approval in order to recognize the 
revised lot fabric and also extend the lapsing date. The following amendments to the draft plan conditions 
are recommended: 
 

  All of the required modifications to the road network as outlined in Condition #2 have been 
incorporated onto the amended draft plan and the condition can be deleted; 

 A three-year extension of the lapsing date to April 7, 2021; 

 Other housekeeping amendments to update the draft conditions to current day wording and/or 
standards. 

 
2014 Provincial Policy Statement 
 
The proposal presents consistency with the 2014 Provincial Policy Statement (PPS), including the 
following policies: 
 

 1.1.1 b): The row dwellings will diversify the supply of new housing in Chelmsford, thereby 
accommodating an appropriate range and mix of housing in the community; 

 1.1.3.1: The proposal represents new development in a fully-serviced settlement area, which shall 
be the focus of growth; 

 1.1.3.3: The location is appropriate for residential intensification based on the availability of existing 
and planned infrastructure and the proximity to community services; and, 

 1.4.3: The development will provide a mix of housing and densities to meet projected needs in an 
area with appropriate levels of infrastructure and public service facilities. 

 
Conformity with the Official Plan 
 
The proposal conforms to the Official Plan based on the following considerations: 
 

 The lots are suitable for the proposed use, with residential density not exceeding 36 dwelling units 
per hectare, which is the maximum density permitted in low density residential areas; 

 Physical compatibility is achieved based on the scale of development, building height, appropriate 
siting on the lot, enhanced setbacks where required to buffer existing uses, and by grouping the 
row dwellings on a block and part-block basis; 

 Staff are satisfied that adequate parking can be provided on-site; 

 No local traffic impact is anticipated given the net increase of only four (4) units; 

 Housing policies promoting a mix of dwelling types are addressed; and, 

 Lands are serviced, suitable for infill development and offer close proximity to community services. 
 
Planning Services recommends that the applications for rezoning and draft plan amendment be approved 
subject to the conditions outlined in the Resolution section of this report. 

50 of 254 



  
Appendix 1 
 
Departmental & Agency Comments 
 

File: 751-5/17-2 
 780-5/12006 
          

RE: Applications for Rezoning and to Amend Draft Plan of Subdivision Approval – Baikinson  
Land Corp 

 Part of PIN 73348-0644, Parts 1, 2 & 8, Part of Parts 9 & 10 in Lot 2, Concession 2, 
Township of Balfour (St. Albert Street and Errington Avenue South, Chelmsford) 

 
 
Development Engineering 
 
We require the following additional conditions be added to the Draft Plan Approval: 
 
1. The owner shall provide sodded rear yard drainage swales as a condition of initial 

acceptance of the subdivision infrastructure to the satisfaction of the Director of Planning 
Services.  

 
2. The owner will be required to provide permanent silt and erosion control drainage works to 

the subdivision’s storm water outlet to the satisfaction of the General Manager of Growth 
and Infrastructure. 

 
3. The owner will be required to ensure that the corner radius for all intersecting streets is to be 

9.0 m. 
 
We require the following modifications to the draft conditions: 
 
• Remove Condition 2.a) through 2.g). These conditions are to be removed as they have 

been satisfied based on the Draft Plan of Proposed Subdivision, dated October 5th, 2017. 
 
• Amend Condition 26:  
 

The proposed internal subdivision roadways are to be built to urban standards, including 
curbs, gutters, new asphalt binder course, storm sewers and related appurtenances to the 
City of Greater Sudbury Engineering Standards at the time of submission. 

 
• Add the following to Condition 27:  
 

A lot grading agreement shall be registered on title, if required, to the satisfaction of the 
Director of Planning Services and the City Solicitor. 

 
• Replace Condition 29 with the following:  
 

The owner/applicant shall provide, as part of the submission of servicing plans, a Siltation 
Control Plan, detailing the location and types of sediment and erosion control measures to 
be implemented during construction.  Said plan shall be to the satisfaction of the General 
Manager of Growth and Infrastructure and the Nickel District Conservation Authority.  The 
siltation control shall remain in place until all disturbed areas have been stabilized.  All 
sediment and erosion control measures shall be inspected daily to ensure that they are 
functioning properly and are maintained and/or updated as required.  If the sediment and 
erosion control measures are not functioning properly, no further work shall occur until the 
sediment and/or erosion problem is addressed. 51 of 254 



 
• Replace Condition 32 with the following:  
 

The owner/applicant will provide a utilities servicing plan, designed by a consulting engineer 
with a valid Certificate of Authorization from the Association of Professional Engineers of 
Ontario, for the lots being created, to the satisfaction of the General Manager of Growth and 
Infrastructure.  The utilities servicing plan, as a minimum, shall show the location of all 
utilities including City services, Greater Sudbury Hydro Plus or Hydro One, Bell, Union Gas, 
Eastlink and Canada Post.  This plan must be to the satisfaction of the Director of Planning 
Services and must be provided prior to construction for any individual phase.  The 
owner/applicant shall be responsible for all costs associated with the installation of said 
services. 

 
Roads and Transportation 
 
a) Traffic and Transportation 
 
The applicant has submitted a revised traffic impact study in conjunction with the application.  
The traffic impact study has partially addressed Council’s Condition #17 as outlined in the draft 
approval related to the number of dwelling units, but it does not address the following: 
 
• Analyze the connection to Laura Drive. 
  

It is noted that traffic generated by the proposed subdivision has not been applied to Laura 
Drive at the northeast end of the subdivision.  Laura Drive has now been constructed up to 
Edna Street which borders this subdivision.  Based on the proposed distribution of traffic for 
the subdivision, Laura Drive will be an important link between the access to and from the 
subdivision. Staff require that the traffic impact study be revised to reflect the above 
changes and analyze the connection to Laura Drive. 

 
• The traffic impact study should also review the phasing of the development to ensure that 

road connections are made in a manner that balances traffic volumes within the existing 
neighbourhood. 

 
b) Drainage Section 

 
The area to be rezoned R3 must still meet Condition #20 of the April 2015 subdivision 
approval where drainage must be conveyed to the southeast corner of the subdivision lands 
to the Lavallee Municipal Drain 

 
Building Services 
 
Building Services has reviewed the draft plan and Council’s conditions applying to the approval 
of the final plan for registration of the subject subdivision.  We can advise that Building Services 
has no objections other than the following modifications: 
 
a) To be added at the end of Condition #28 and #38, a soils caution agreement, if required, 

shall be registered on title to the satisfaction of the Chief Building Official and City Solicitor.  
 
Building Services has no objection to the rezoning application other than the following comments 
for the applicant’s information: 
 
a) Applications for building permits are required for the proposed row dwellings, as well as the 

four (4) single detached dwellings. 
 
b) Drawings prepared by a qualified designer are to be submitted showing floor layouts, exits, 

fire separations and all fire and life safety requirements to the satisfaction of the Chief 
Building Official. 
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c) Site-specific relief for the rear yard setbacks for row dwellings on corner lots is required. 
 
 

 Nickel District Conservation Authority 
 
 No concerns. 
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File 780-5/12006  
Baikinson Land Corp 
Approved draft plan dated August 2014
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R.V. Anderson Associates Limited

engineering    environment    infrastructure


File 780-5/12006 
Baikinson Land Corp 
Amended draft plan dated October 2017
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Request for Decision 
Marc & Julie Bodson - Application for rezoning in
order to sever a residential lot containing an
existing dwelling and to permit a reduced lot
frontage for the rural remainder, 1830 Yorkshire
Drive, Val Caron 

 

Presented To: Planning Committee

Presented: Monday, Jun 24, 2019

Report Date Friday, May 31, 2019

Type: Public Hearings 

File Number: 751-7/19-1

Resolution
 THAT the City of Greater Sudbury approves the application by
Marc and Julie Bodson to amend Zoning By-law 2010-100Z by
changing the zoning classification from "RU", Rural to “R1-1”,
Low Density Residential One and "RU(S)", Rural Special on
lands described as PINs 73505-0907 & 73505-1023, Parcels
1031 & 1032 S.E.S., in Lot 7, Concession 1, Township of
Hanmer, as outlined in the report entitled “Marc and Julie
Bodson” from the General Manager of Growth and Infrastructure,
presented at the Planning Committee meeting of June 24, 2019,
subject to the following conditions: 

1. That the subject lands be rezoned as follows: 

i)PINs 73505-0907 & 73505-1023, excluding an approximate
0.62 ha southeast portion of PIN 73505-0907 identified as Parts
1, 2 and 5 on the preliminary plan, as “RU(S)”, Rural Special,
subject to the following site-specific provisions: 

a. The minimum lot frontage shall be 25 metres; and, b.
Buildings, structures and septic systems shall be located outside
the regulated area of Conservation Sudbury. 

ii) Part of PIN 73505-0907, being an approximate 0.62 ha
southeast portion identified as Parts 1, 2 and 5 on the preliminary
plan, as “R1-1”, Low Density Residential One. 

2. That prior to the enactment of the amending by-law, the owner shall address the following conditions: 

a. That lands located within the designated flood plain have been removed from the flood plain to the
satisfaction of Conservation Sudbury in order to provide driveway access to the rural remainder; b. Provide
the Development Approvals Section with a registered survey plan outlining the lands to be rezoned to R1-1
to enable the preparation of an amending zoning by-law. 

3. Conditional approval shall lapse on July 9, 2021 unless Condition 2 above has been met or an extension

Signed By

Manager Review
Alex Singbush
Manager of Development Approvals 
Digitally Signed May 31, 19 

Recommended by the Division
Jason Ferrigan
Director of Planning Services 
Digitally Signed May 31, 19 

Financial Implications
Jim Lister
Manager of Financial Planning and
Budgeting 
Digitally Signed Jun 7, 19 

Recommended by the Department
Tony Cecutti
General Manager of Growth and
Infrastructure 
Digitally Signed Jun 9, 19 

Recommended by the C.A.O.
Ed Archer
Chief Administrative Officer 
Digitally Signed Jun 9, 19 
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has been granted by Council. 

Resolution regarding Consent Referral Request: 

THAT the City of Greater Sudbury permits the application to create one (1) additional lot on lands described
as PINs 73505-0907 & 73505-1023, Parcels 1031 & 1032 S.E.S., in Lot 7, Concession 1, Township of
Hanmer to proceed by way of the consent process as outlined in the report entitled “Marc and Julie
Bodson” from the General Manager of Growth and Infrastructure, presented at the Planning Committee
meeting of June 24, 2019. 

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 sever an existing single detached dwelling from
the rural parent parcel located at 1830 Yorkshire Drive, Val Caron. The proposed driveway access to the
rural remainder encroaches into a designated flood plain associated with Whitson River Tributary VIII. 

Conservation Sudbury advised that safe driveway access may be possible provided the owner submit a cut
and fill analysis to the satisfaction of the Conservation Authority. There are no concerns related to land use
compatibility, as the proposed use is consistent with the existing character of the area. Planning Services
recommends a conditional approval subject to the owner satisfying the permit requirements of Conservation
Sudbury. 

Financial Implications

If approved, this rezoning will allow for future development on the remaining land.  The report notes a
proposed single family dwelling on the remaining land and staff estimate approximately $4,700 in taxation
revenue, based on the assumption of one single family dwelling at estimated assessed value of $400,000
and based on the 2018 tax rates.

In addition, the proposed dwelling would result in total development charges $17,800 based on assumption
of one single family dwelling and based on the rates in effect as of this report.  
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Title: Marc & Julie Bodson

Date: May 30, 2019 

STAFF REPORT

Applicant:

Marc & Julie Bodson

Location:

PINs 73505-0907 & 73505-1023, Parcels 1031 & 1032 S.E.S., in Lot 7, Concession 1, Township of 
Hanmer (1830 Yorkshire Drive, Val Caron)

Official Plan and Zoning By-law:

Official Plan

The subject lands have three (3) land use designations. The southerly portion is designated as Living Area 
1, which includes the existing single detached dwelling on Yorkshire Drive. A northwesterly portion of the 
property is designated as Parks and Open Space, which aligns with the designated flood plain. The 
remainder of the land is designated as Rural.

a. Living Area 1

Low density housing is permitted in all Living Area designations to a maximum net density of 36 units per 
hectare. In reviewing rezoning applications, the following criteria under Section 3.2.1 of the Official Plan 
shall be considered:

• suitability of the site to accommodate the proposed density and building form;
• physical compatibility with the surrounding neighbourhood in terms of scale, massing, height, 

siting, setbacks, and the location of parking and amenity areas;
• adequate on-site parking, lighting, landscaping and amenity areas; and,
• traffic impact on local streets.

b. Residential Uses in Rural Areas

Rural residential development consistent with the character of surrounding existing uses is permitted, 
provided no additional public services would be required.

One single detached dwelling is permitted on any existing lot, provided that it fronts onto a public road that 
is maintained year-round. The lot must also have the capability to provide an individual on-site sewage 
disposal system and water supply with both quantity and quality suitable for domestic uses.

c. Flood Plain

The Parks and Open Space designation encompasses a flood plain associated with Tributary VIII of the 
Whitson River. Flood plain boundaries are illustrated on Schedule 4, Hazard Lands, and are also 
delineated on the location map. Private lands with natural hazards are generally not suitable for 
development. The policies of Section 10.2, Flooding Hazards are applied as follows:
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Title: Marc & Julie Bodson

Date: May 30, 2019

1. Because flooding and related hazards nnay cause loss of life and may result in damage to property, 
development in Flood Plains is generally restricted. In addition, no development is permitted within 
15 metres of the Flood Plain boundaries illustrated on Schedule 4, Hazard Lands. Only uses that 
*by their nature must locate within the Flood Plain including flood and/or erosion control works or 
minor additions or passive non-structural uses which do not affect flood flows* are permitted (2007 
MMAH Mod #15b).

2. Severances, subdivisions, *changes in land use*, permanent new buildings and structures and 
private sewage disposal systems will not be permitted within the Flood Plain, except those 
severances *for passive non-structural uses associated with* roads, drainage, erosion control, 
utilities, flood protection, agriculture, forestry and outdoor recreation (2007 MMAH Mod #15c, d &
e).

3. Any alterations to the terrain within the Flood Plain which may have an effect on drainage and the 
erection of any structures must first receive the approval of the Nickel District Conservation 
Authority and, where applicable, from the Ministry of Natural Resources.

d. Servicing for New Deveiopment

Section 12.2.2 of the Official Plan addresses the servicing of new development as follows:

Development in urban areas is permitted provided that existing and planned public sewage and water 
services have confirmed capacity to accommodate the demands of the proposed development. 
Alternatively, the proponent of the development will upgrade, at their own expense, the existing sewage 
and water systems to ensure adequate delivery and treatment facilities consistent with City standards, 
including the adequacy of fire flows.

Zoning By-law

The subject lands are zoned Rural, which permits the following uses: single detached dwelling, mobile 
home dwelling, bed and breakfast establishment, group home type 1, private home daycare, agricultural 
use, animal shelter, forestry use, hunting or fishing camp that is a legal existing use, garden nursery, 
kennel, public utility and veterinary clinic.

Site Description & Surrounding Land Uses:

The subject property is located on the north side of Yorkshire Drive in Val Caron. The area is serviced by 
municipal water and sanitary sewer. Yorkshire Drive is designated as a Local Road and is constructed to a 
rural standard. The closest transit stop is located south on MR 80 at Cecile Street, an approximate 900- 
metre walking distance.

Total area of the parcel is 29.5 ha, with 80.7 metres of frontage on Yorkshire Drive. The land is occupied 
by a one-storey, 342 m^ single detached dwelling and a 141 m^ detached garage. The larger rural portion 
to the north is vacant.

Whitson River Tributary VIII and original Tributary VIIl-A traverse the property, portions of which fall within 
a designated flood plain (see attached Conservation Sudbury mapping). The Whitson tributary also forms 
part of the Hope Municipal Drain.

The surrounding area has a rural residential character, with single detached dwellings on large lots. A 
hydro sub-station is located opposite the subject property. The Valley East Wastewater Treatment Plant is 
located further to the west at the end of Yorkshire Drive. 68 of 254 



Title: Marc & Julie Bodson

Date: May 30, 2019

Application:

To amend By-law 2010-100Z being the City of Greater Sudbury Zoning By-law from "RU", Rural to “R1-1”, 
Low Density Residential One and “RU(S)”, Rural Special.

Proposal:

Application for rezoning in order to sever a residential lot containing an existing single detached dwelling 
and to permit a reduced lot frontage for the rural remainder.

The preliminary survey plan shows the proposed severance of the existing dwelling located at 1830 
Yorkshire from the parent parcel. Driveway access for the rural remainder is proposed over Parts 3 and 4.

The second sketch illustrates the approximate location of a new dwelling on the remaining rural lands, 
which will retain Rural zoning.

Departmental/Agency Circulation:

Development Engineering advised that there is insufficient fire flow on Yorkshire Drive.

Building Services indicated that a soils report will be required at the building permit stage.

Conservation Sudbury confirmed that the proposed driveway encroaches into a designated flood plain. A 
permit application including a cut and fill analysis is required as a condition of approval. Conservation 
Sudbury further advised that the owner has conducted site alteration within the flood plain without benefit 
of a permit and that this matter needs to be rectified. In regards to the new dwelling, any proposed 
buildings, structures and septic systems must be located outside the regulated area.

Neighbourhood Consultation:

The statutory notice of the public hearing was provided by newspaper along with a courtesy mail-out to 
property owners and tenants within a minimum of 240 metres of the property.

The applicant was advised of the City’s policy recommending that applicants consult with their neighbours, 
ward councillor and key stakeholders to inform area residents on the application prior to the public 
hearing.

The owner advised that area residents would be canvassed prior to the public hearing.

As of the date of this report, three (3) written submissions have been received.

Background:

In 1998, an application to rezone the subject lands was submitted in order to create up to16 residential lots 
along the Yorkshire Drive road frontage. As a condition of approval, the owner was required to enter into 
an agreement with the Region to upgrade water services due to the inadequacy of fire flows. The 
application was subsequently abandoned in favour of the consent process.

In 1998, consent approval was granted to create one lot (B70/98). Two additional lots were approved in 
1999 (B25/1999 and B26/1999). Since the applications proceeded by way of consent, there was no 
requirement to upgrade services.
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Title; Marc & Julie Bodson

Date: May 30, 2019

In September 1999, consent applications were submitted to create two (2) additional lots (B51/1999 and 
B52/1999). Given the three (3) previous consents, Planning and Development Committee approved the 
applications conditional upon upgrading the 100 mm (4") watermain. In May 2000, the condition to 
upgrade water services was rescinded, and the consents proceeded.

In 2011, the current owner submitted an application for rezoning in order to create one (1) residential lot 
along the easterly limit of the property (File 751-7/11-10). The lot required R1-4 zoning in order to reflect 
the reduced lot area and frontage. The application was not supported by Staff but approved by Planning 
Committee (Recommendation 2011-251). The owner subsequently filed applications for consent and 
minor variance in 2012 (Files B27/2012 & A17/2012).

In total, six (6) lots have been created from the parent parcel since 1998.

Planning Considerations:

There are two main issues to consider related to this proposal:

• Inadequate fire flow to support additional lot creation on Yorkshire Drive; and,

• Encroachment into the flood plain in order to provide driveway access to the rural remainder.

Land use compatibility

There are no issues related to land use compatibility. The proposed residential use is consistent with 
adjacent uses, being single detached dwellings on large estate lots. The remainder of the parent parcel 
will retain Rural zoning and associated permitted uses, including a residential use in the form of a single 
detached dwelling or a mobile home on a permanent foundation.

There are no concerns related to the proximity to the Valley East Wastewater Treatment Plant. Both 
existing and proposed dwellings are more than 150 metres from the noise/odour-producing source, which 
is the minimum separation distance recommended under MOECP’s Guideline D-2: Compatibility between 
Sewage Treatment and Sensitive Land Use.

Suitability of site

a. Proposed R1-1 lot

The owner is proposing to sever the existing single detached dwelling and detached garage from the 
larger parent parcel and rezone the new lot as R1-1, similar to adjacent properties. Total lot area will be 
0.62 ha with 55 metres of frontage, where a minimum 0.4 ha and 45 metres are required. The lot 
configuration is consistent with the existing lot fabric in the area.

b. Rural remainder

The main physical constraint on the rural remainder is the designated flood plain. The owner is proposing 
to construct a new single detached dwelling approximately 155 metres north of Yorkshire Drive. Driveway 
access would be provided across Parts 3 and 4 of the preliminary plan, portions of which encroach into the 
flood plain. The driveway location is constrained by the presence of a detached garage, which the owner 
would like to retain.
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Title: Wlarc & Julie Bodson

Date: May 30, 2019

The owner had submitted a preliminary Section 28 application to Conservation Sudbury, which was 
deemed incomplete, however the owner proceeded with site alteration within the flood plain without 
securing a permit and an approved cut and fill analysis. A Notice of Violation was subsequently issued by 
Conservation Sudbury. This matter needs to be reconciled regardless of the outcome of this application.

Notwithstanding the above. Conservation Sudbury advised that based on their initial review of the 
proposal, the proposed driveway across Parts 3 and 4 may be possible subject to an approved cut and fill 
analysis, which would subsequently be verified in the field. The following condition of approval is therefore 
recommended:

• That prior to the adoption of the amending by-law, lands located within the designated flood plain 
have been removed from the flood plain to the satisfaction of Conservation Sudbury in order to 
provide driveway access to the rural remainder.

There is ample site area to accommodate a single detached dwelling on the northerly lands without 
encroaching into the regulated area of Conservation Sudbury. The owner is advised that a soils report will 
be required at the building permit stage. The following are recommended as site-specific provisions to be 
applied to the rural remainder:

• Relief for a lot frontage of 25 metres, which does not conflict with the Official Plan given that the 
southerly portion of the subject land is located within the Living Area designation; and,

• No buildings, structures or septic systems shall be located within the regulated area of 
Conservation Sudbury.

Servicing

Yorkshire Drive is underserviced in terms of fire flow, which is approximately 7 litres per second where a 
minimum 75 litres per second is required for low density residential uses. There are no fire hydrants on the 
street. In the event of a fire emergency, tanker trucks would have to be utilized to shuttle water to the site.

Lot creation in areas with inadequate services is not considered good land use planning. Planning 
Services have not supported previous applications on Yorkshire Drive on this basis, including the 2011 
rezoning application for the R1-4 lot. The requirement to upgrade water services as a condition of approval 
has been tested before the Ontario Municipal Board, which ruled in favour of the City (0MB File # 
PL031208).

In this case, however, the proposed new lot is occupied by an existing dwelling that is already connected 
to municipal sewer and water services. Staff is of the opinion that this is a mitigating factor which may 
support an exception by Council, provided the owner can secure a permit from Conservation Sudbury to 
ensure safe access to the rural remainder.

Concerning future development on the rural remainder, the owner is advised that under By-laws 1987-340 
and 1987-341, all owners of buildings of all classes shall connect said buildings to municipal sewer and 
waterworks where such services are available. If the owner or future owner is proposing to install private 
services on the rural remainder, exceptions to the above noted by-laws would have to be granted, subject 
to the approval of the General Manager of Growth and Infrastructure.
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Title: Wlarc & Julie Bodson

Date: May 30, 2019

2014 Provincial Policy Statement (PPS)

The proposal to install one (1) single detached dwelling on the rural remainder is consistent with the 
interpretation of limited residential development in Rural Areas. Furthermore, the lands are not designated 
as Agricultural Reserve or for other resource-related uses that require protection under the PPS. The 
application is consistent with Provincial policies applied to Rural Lands in Municipalities under Section 
1.1.5.

Concerning the proposed access that partially encroaches into the flood plain, site alteration may be 
permitted on hazardous lands under Section 3.1.7 of the PPS provided vehicles and people have a way of 
safely entering and exiting the area during times of flooding, erosion and other emergencies; and further, 
that new hazards are not created and existing hazards are not aggravated. Staff are satisfied that the 
flooding risks can be mitigated provided the owner satisfies the requirements of Conservation Sudbury.

2011 Growth Plan for Northern Ontario (GPNO)

There is no conflict with the GPNO, as there are no specific policies applied to rural lands within 
municipalities.

Summary

Planning Services recommends that the application for rezoning be approved subject to the conditions 
outlined in the Resolution section of this report.

The owner is advised that a final plan of survey is required in order to enact the amending by-law.
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Appendix 1

Departmental & Agency Comments

File: 751-7/19-1

RE: Application for Rezoning - Marc & Julie Bodson
PINs 73505-0907 & 73505-1023, Parcels 1031 & 1032 S.E.S., in Lot 7, Concession 1, 
Township of Hanmer (1830 Yorkshire Drive, Val Caron)

Development Engineering

Water and sanitary sewer services are available in the Yorkshire Drive road allowance. There is 
not sufficient fire flow to support the creation of the R1 lot.

Traffic and Transportation

No comments.

Building Services

1. Portions of the driveway/access identified as Parts 3 and 4 are in a designated flood plain 
and will require NDCA approval.

2. If a basement is to be constructed for the proposed dwelling, a soils report prepared by a 
qualified geotechnical professional shall be submitted for review to the satisfaction of the 
Chief Building Official documenting construction parameters for the residential structures 
such as soil bearing capacity, frost cover for foundations and groundwater table 
characteristics effecting sub-soil foundation drainage and sump pump design.

Conservation Sudbury

The subject property appears as a partial flood plain/regulated area on our Regulation 
mapping. The applicant has made an application under Section 28 of the Conservation 
Authorities Act. The application was incomplete and no permit was issued for any works. 
However, the applicant has undertaken the work (cut and fill) to create a new driveway. The 
Conservation Authority is working with the owner and his consultant to ensure that the owner 
addresses this issue in order to come into compliance with Ontario Regulation 156/06.

Until such time that the owner comes into compliance with Section 28 of the Conservation 
Authorities Act and Ontario Regulation 156/06, Conservation Sudbury requests that this 
compliance becomes a condition of rezoning prior to the adoption of the amending By-law.

Any proposed buildings, structures, septic systems must be located outside the regulated 
area on this property. The regulated area is the flood plain plus 15 meters offset of the flood 
plain area.

Also please be advised that a Violation Notice has been issued to these property owners. 
Conservation Sudbury has given the owners until May 27, 2019 to come into compliance 
with the Authority’s regulations regarding the cut and fill balance for the proposed driveway.

73 of 254 



A

RU

RU
M6

R1-5

R1-5

RU

P

H30C2

R1-1

R1-1

P

P

R1-5

R1-5

R1-5R1-5

R1-5

R1-5

R1-5

R1-5

R1-5

RU

R1-5

I(9)

RU R1-2

R1-5

C2

R1-5

C1

R1-4

R2-1

R2-2

R2-1

R2-1(5)

Yorkshire

John

Carol

Ma
rk

Cla
ren

ceCla
ire

Henry

George

Richard

Charles
Su

za
nn

e

Velma

Swanson

Dia
ne

Cecile

Josephine

Mu
nic

ipa
l R

oa
d 8

0

1574

3868

38383662

3713

3791

1610
1637

1656
16551665

3622
3627

1623
3510

38443850

3753

3838

3813

3831

16671673

1702

1716

3611
3633

1673

1700

3851

3363

158636833687

3733

3711

1618

36733663
3674

3663
3673

3571

1628

16361657

1647

3819

3773

1725

3612

3664

3602

1707

1739

1559

3691

3719

3722

1648

1648

1657
1658

3654

1638

3480

3514

3857

3746

3825

3783

3825

1719

1730

1709

3612

3664
3654

3683

16771687
16961708

1714

3593

167716991762

1568

3857

1587

3723

1638

3623

1643

1658

3849

3763
1702

3791

1678
1709

1671
3674

3613

3673

1721

3601

17071780

1795
1821

1830

1575

3839

3697

3812

1590

1630

1643

3657

1644

1648

1647

3436

3807
3797

1689

1724

1736

3653

1687
1810

1569

3854

1581

1743

3661
3649

1700
1709

1713

1745
1733

1713
1733

1743

1833

1861

3661

3730

3612

3653

3602
1655

3601
3602

1647
1669

1818

1593

1635

3585

1597
1634

3601

1657

3366

1710

3654

1687

1729

17771861

LOT 7
CON 1

LOT 8
CON 1

LOT 7
CON 6

LOT 8
CON 6

LOT 6
CON 1

LOT 6
CON 6

Whitson Lake

Dominion

Main

Elm

Pe
rcy

Lin
a

Ri
ve

r

Fr
os

t

Le
o

Velma

Ro
me

o

Flake Helene

Lo
uis

Yorkshire

Belisle

PilonPeter

He
rit

ag
e

An
ton

John

Whit
e

Carol

Ju
sti

n

Wilfred

Sunset

Pine

Henry

Baker

Lynn

Growth and Infrastructure
Department Ü

Date: 2019 04 08

Subject Property being PINs 73505-0907 and
73505-1023, Parcels 1031 and 1032, 
Lot 7, Concession 1, Township of Hanmer,
1830 Yorkshire Drive, Val Caron, 
City of Greater Sudbury

Sketch 1
NTS 751-7/19-1
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Rezoning
1830 Yorkshire Drive 
Township of Hanmer

NOTE:

Based on ground condition and 
floodplain mapping, a portion 
of the property would be subject 
to flooding. An application under 
Ontario Regulation 156/06 
must be approved to any 
addition to existing structure, 
new structures, placement 
of fill, alteration to land-form 
or watercourses, or development 
in a Regulated Area.
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2016 Orthophotography

File 751-7/19-1
(1830 Yorkshire Drive, Val Caron)

Legend

This map is a user generated static output from an Internet mapping site
and is for reference only. Data layers that appear on this map may or

may not be accurate, current, or otherwise reliable.

458.6

1:

Meters458.60

Notes

229.31

9,028
THIS MAP IS NOT TO BE USED FOR NAVIGATION

Scale

Parcel Owners

Parcel PIN

Flood Plain

Flood Fringe and Cond. Dev. A-G

Flood Plain, Floodway and Cond. Dev. H

 IPZ (part IV policies)

IPZ 1 Ramsey, Wanapitei, Vermilion (Score 10)

Ramsey Lake IPZ 2 Score 9

Ramsey Lake IPZ 3 Score 6+

Wanapitei River IPZ 2 Score 8

Wanapitei River IPZ 3 score 8

WHPA (significant)

WHPA-C Vulnerability 8 Scoring

WHPA-A and B Vulnerability 10 Scoring

Subwatershed

Temporary Zoning

Zoning

78 of 254 



 

 
Photo 1: 1830 Yorkshire Drive, Val Caron 
Single detached dwelling to be severed from parent parcel 
File 751-7/19-1 Photography May 17, 2019 
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Photo 2: 1830 Yorkshire Drive, Val Caron 
New culvert providing drainage southerly under Yorkshire Drive 
File 751-7/19-1 Photography May 17, 2019 
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Photo 3: 1830 Yorkshire Drive, Val Caron 
Location of proposed new driveway providing access to northerly lands 
File 751-7/19-1 Photography May 17, 2019 
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Photo 4: 1830 Yorkshire Drive, Val Caron 
Drainage course along westerly limit of property  
File 751-7/19-1 Photography May 17, 2019 
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Photo 5: 1830 Yorkshire Drive, Val Caron 
Evidence of site alteration within regulated area 
File 751-7/19-1 Photography May 17, 2019 
 

 

83 of 254 



 

 
Photo 6: 1830 Yorkshire Drive, Val Caron 
Typical conditions north of existing dwelling (vicinity of proposed new 
dwelling) 
File 751-7/19-1 Photography May 17, 2019 
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Request for Decision 
Main Street Revitalization Initiative: Town Centre
Community Improvement Plan Application for 525
Notre Dame Avenue

 

Presented To: Planning Committee

Presented: Monday, Jun 24, 2019

Report Date Monday, Jun 03, 2019

Type: Managers' Reports 

Resolution
 THAT the City of Greater Sudbury approves the application for
525 Notre Dame Avenue received under the Town Centre
Community Improvement Plan and authorize staff to enter into
any necessary agreements with the property owner, as outlined
in the report entitled "Main Street Revitalization Initiative" from
the General Manager of Growth and Infrastructure, presented at
the Planning Committee Meeting on June 24, 2019. 

Relationship to the Strategic Plan / Health Impact
Assessment

The City of Greater Sudbury, through Council's Corporate
Strategic Plan (2015-2018) directs staff to "begin to realize the
Nodes and Corridors Strategy, ensuring the Downtown in better
connected to revitalized Town Centres, and other strategic
commercial and core areas by allowing for mixed uses,
connecting citizens across Greater Sudbury, while providing
excellent public transit."  The Main Street Revitalization Initiative
has a similar goal of making investments in main street areas
that will support and benefit small businesses.

Report Summary
 The Town Centre Community Improvement Plan (CIP), under
Section 38(7) of the Planning Act, uses grants and loans to
stimulate private sector improvement and redevelopment on
properties in designated areas. The Main Street Revitalization
Initiative, which is administered by AMO, provides funds to
municipalities for implementation of community improvement plans or projects identified in other land use
planning documents which will help to attract residents and visitors to town centres and downtowns,
supporting the business community. Staff recommends that the City approve the applications under the
Facade Improvement program and Planning and Building Fees rebate program for 525 Notre Dame
Avenue. 

Signed By

Report Prepared By
Melissa Riou
Senior Planner 
Digitally Signed Jun 3, 19 

Manager Review
Kris Longston
Manager of Community and Strategic
Planning 
Digitally Signed Jun 3, 19 

Recommended by the Division
Jason Ferrigan
Director of Planning Services 
Digitally Signed Jun 3, 19 

Financial Implications
Jim Lister
Manager of Financial Planning and
Budgeting 
Digitally Signed Jun 5, 19 

Recommended by the Department
Tony Cecutti
General Manager of Growth and
Infrastructure 
Digitally Signed Jun 7, 19 

Recommended by the C.A.O.
Ed Archer
Chief Administrative Officer 
Digitally Signed Jun 9, 19 
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Financial Implications

The City has been allocated $172,487 to undertake main street revitalization activities as identified through
a Community Improvement Plan or other land use planning documents.  The City entered into a Municipal
Funding Agreement to recieve the funds through AMO, which must be used between April 1, 2018 and
March 31, 2020.  The current application is in the amount of $15,000 under the Facade Improvement
Program and $3,000 under the Planning and Building Fee Rebate Program.
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Staff Report:  Main Street Revitalization Initiative:  Town Centre 

Community Improvement Plan Application for 525 Notre Dame 

Avenue 

Date:  June 3, 2019 
 

Background 
The Town Centre Community Improvement Plan (TCCIP) includes various financial 

incentives for development and redevelopment, in the Town Centres of Capreol, 

Chelmsford, Levack, Lively, Copper Cliff, Kathleen Street and Flour Mill including: 

 Tax Increment Equivalent Grant Program; 

 Multi-Residential Interest-Free Loan Program; 

 Residential Incentive Program; 

 Planning and Building Fee Rebate Program; 

 Façade Improvement Program; and 

 Feasibility Grant Program. 

 

The City of Greater Sudbury has been allocated $172,487 under the Main Street 

Revitalization Initiative.  The initiative targets the funding of Community Improvement 

Plans, such as the Town Centre CIP, and strategic municipal infrastructure identified in 

key municipal documents such as the Downtown Master Plan.  

 

On June 12, 2018, staff presented a report to Council seeking direction for use of the 

funds and to enter into the required funding agreement.  As directed by Council, the 

City entered into a Municipal Funding Agreement to receive the funds on June 19, 

2018. In order to be eligible, costs must be incurred between April 1, 2018 and March 31, 

2020.  Council directed staff to allocate$162,487 of the Main Street Revitalization 

Initiative Funds to the Town Centre Community Improvement Plan. Staff have recently 

received applications to the Town Centre CIP programs for the above address, which 

require the approval of Council.  

 

Review and Evaluation – 525 Notre Dame Avenue 

An application has been made for 525 Notre Dame in the amount of $15,000 under the 

Façade Improvement Program and $3,000 under the Planning and Building Permit Fee 

Rebate Program.  525 Notre Dame is occupied by Cambrian Search Group, and Bee-

Clean Building Maintenance, with residential apartments on the second floor. 
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The proposed renovations will include the removal of the existing stucco and metal 

cladding and replacement with new stucco and brickwork.  The windows will be 

replaced, new lighting will be added and the front steps will be resurfaced and the 

railings reconfigured.  A photo of the current façade as well as a drawing showing the 

proposed improvements is attached to the report as Appendix A.  As per the 

application requirements, the owner provided two quotes for the work, the lowest 

combination of which totaled $33,222.  The Façade Improvement Grant program 

provides a grant for 50% of the cost to improve an eligible building’s façade to a 

maximum of $15,000.  It should also be noted that under the Town Centre Community 

Improvement Plan, the total amount of funding allocated to the signage component of 

a comprehensive façade improvement project is limited to $2,500.  As a result, this 

application would qualify for the maximum amount of $15,000. 

 

The owner has also applied for the Planning and Building Fee Rebate program.  The 

estimate amount of the refund for the building permit fees is approximately $3,000.00. 

 

Planning staff reviewed the application relative to the mandatory TCCIP policies.  The 

TCCIP requires that the subject lands be within the CIP Project Area, that the eligible 

property is not in a position of tax arrears at the time of the application, and that 

outstanding work order must be satisfactorily addressed prior to the issuing of any 

financial incentive.  Staff support the approval of the application. 

Conclusion and Next Steps 
Staff recommends that the City accept the application for 525 Notre Dame.  As per the 

funding agreement with AMO, communications regarding the successful applicants 

and completed projects will be coordinated with the Province.  Successful applicants 

will be required to enter into agreements with the City and constructions works will be 

monitored to ensure that works are completed by March 31, 2020 as per the funding 

agreement. 

An update report will be presented to Planning Committee in July 2019 to advise of the 

status of accepted applications and any remaining funds under the Main Street 

Revitalization Initiative. 

References 

1. Ontario’s Main Street Revitalization Initiative, 

https://www.amo.on.ca/MainStreetRevitalizationInitiative  

2. Town Centre CIP, https://www.greatersudbury.ca/do-business/planning-and-

development/community-improvement-plans/town-centre-cip-initiative/  
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3. Community Improvement Plans, https://www.greatersudbury.ca/do-

business/planning-and-development/community-improvement-plans/  

4. Downtown Sudbury Master Plan, 

https://www.greatersudbury.ca/play/downtown-sudbury/the-downtown-

sudbury-master-plan/  

5. Staff Report, Ontario’s Main Street Revitalization Initiative, 

https://agendasonline.greatersudbury.ca/index.cfm?pg=agenda&action=navig

ator&lang=en&id=1282&itemid=15197  

6. Staff Report, February 11, 2019, Main Street Revitalization Initiative:  Intake Results, 

https://agendasonline.greatersudbury.ca/index.cfm?pg=agenda&action=navig

ator&lang=en&id=1307&itemid=15895  
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Request for Decision 
LaSalle Boulevard Corridor Plan and Strategy -
Proposed Official Plan Amendment

 

Presented To: Planning Committee

Presented: Monday, Jun 24, 2019

Report Date Monday, Jun 03, 2019

Type: Managers' Reports 

Resolution
 THAT The City of Greater Sudbury directs staff to commence
public consultation on the proposed Official Plan Amendment
and to hold a public hearing on the proposed amendments in the
fourth quarter of 2019; 

AND THAT the City of Greater Sudbury directs staff to return with
the findings of a commercial parking ratio study to inform
potential zoning by-law amendments associated with the LaSalle
Boulevard Corridor Plan and Strategy in the fourth quarter of
2019, as outlined in the report entitled “LaSalle Boulevard
Corridor Plan and Strategy - Proposed Official Plan
Amendment”, from the General Manager of Growth and
Infrastructure, presented at the Planning Committee meeting on
June 24, 2019. 

Relationship to the Strategic Plan / Health Impact
Assessment

The undertaking of a “corridor design study and plan for LaSalle
Boulevard between Notre Dame Avenue and Falconbridge
Road” is listed as action item Aa4 under the Growth and
Economic Development pillar of Council’s Strategic Plan.

Report Summary
 This report outlines the draft official plan amendment that would
help implement the LaSalle Boulevard Corridor Plan and
Strategy. 

Financial Implications

There are no financial implications associated with this report.

Signed By

Report Prepared By
Ed Landry
Senior Planner 
Digitally Signed Jun 3, 19 

Manager Review
Kris Longston
Manager of Community and Strategic
Planning 
Digitally Signed Jun 3, 19 

Recommended by the Division
Jason Ferrigan
Director of Planning Services 
Digitally Signed Jun 3, 19 

Financial Implications
Jim Lister
Manager of Financial Planning and
Budgeting 
Digitally Signed Jun 6, 19 

Recommended by the Department
Tony Cecutti
General Manager of Growth and
Infrastructure 
Digitally Signed Jun 7, 19 

Recommended by the C.A.O.
Ed Archer
Chief Administrative Officer 
Digitally Signed Jun 9, 19 
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LaSalle Boulevard Corridor Plan and Strategy 

Proposed Official Plan Amendment 

Planning Services Division 

Report Date: June 3, 2019 
 

BACKGROUND 

The City of Greater Sudbury adopted a Nodes and Corridors Strategy in 

September 2016 (See Reference 1). This Nodes and Corridors Strategy is 

intended to help revitalize and better connect our Downtown, the Town 

Centres, strategic core areas and corridors of the City.   The strategy will also 

help create new and distinctive corridors and town centres, all featuring mixed 

uses, public realm improvements and public transit.  

The LaSalle Boulevard Corridor Plan and Strategy (the “LBCPS”) builds on the 

construction of Maley Drive. It also anticipates the reduction in truck traffic 

along LaSalle Boulevard as an opportunity to establish a new framework to 

guide the future evolution of the boulevard. 

The LBCPS was endorsed by the City in July, 2018 (See Reference 2). It introduces 

policy recommendations and a conceptual plan that are implementable and 

achievable, subject to detailed design, funding and further approvals. 

Specifically, the study: 

• Presents a new vision for the LaSalle Corridor; 

• Introduces a new urban structure for the corridor through recommended 

official plan and zoning by-laws modifications; 

• Recommends how appropriate land uses, densities and built form can be 

introduced, creating new economic opportunities; 

• Identifies standards of urban design, for both the private and public 

realm; 

• Advocates for the creation of complete streets, safe for all users of the 

corridor; 

• Complements ongoing work with the Transit Action Plan; 

• Informs future capital planning; and, 

• Identifies an action plan, including quick wins, interim and long-term 

goals; 

The recommendations to standardize land uses and zoning, to provide 

additional amenities for transit, cycling and walking, and to enhance the street 
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through landscaping, bringing buildings closer to the street and creating distinct 

nodes of activity all support the idea of making LaSalle Boulevard a destination. 

The following related resolutions were passed on July 9, 2018 (See Reference 3): 

“(PL2018-123 to PL2018-128/CC2018-199) 

Resolution # 1 

THAT The City of Greater Sudbury endorses the LaSalle Boulevard Corridor Plan 

and Strategy, as outlined in the report entitled “Recommended LaSalle 

Boulevard Corridor Plan and Strategy” from the General Manager of Growth 

and Infrastructure, presented at the July 9, 2018 Planning Committee Meeting; 

Resolution # 2 

THAT The City of Greater Sudbury directs staff to prepare the necessary 

amendments to the City’s Official Plan to implement the Corridor Plan and 

Strategy’s land use planning recommendations, as outlined in the report entitled 

“Recommended LaSalle Boulevard Corridor Plan and Strategy” from the 

General Manager of Growth and Infrastructure, presented at the July 9, 2018 

Planning Committee Meeting; 

Resolution # 3 

THAT The City of Greater Sudbury directs staff to prepare the necessary 

amendments to the City’s Zoning By-law to implement the Corridor Plan and 

Strategy’s land use planning recommendations, as outlined in the report entitled 

“Recommended LaSalle Boulevard Corridor Plan and Strategy” from the 

General Manager of Growth and Infrastructure, presented at the July 9, 2018 

Planning Committee Meeting; 

Resolution # 4 

THAT The City of Greater Sudbury directs staff to commence work on 

implementing the Corridor Plan and Strategy’s urban design recommendations 

in other local planning tools, as outlined in the report entitled “Recommended 

LaSalle Boulevard Corridor Plan and Strategy” from the General Manager of 

Growth and Infrastructure, presented at the July 9, 2018 Planning Committee 

Meeting; 

Resolutions 2, 3, and 4 were incorporated into the City’s work plan for 2019, and 

this report outlines staff’s draft proposed official plan amendment.  

Implementing the LBCPS is consistent with Council’s recent climate change 

motion (See Reference 4).  The work described in this report provides Council 
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with “policy choices that increase the proportion of residents that can choose 

active transportation modes or public transit for their needs.”  

Nature of Proposed Changes to Official Plan 

As noted above, the recommendations of the LaSalle Corridor Study seek to 

introduce a new urban structure for the corridor; introduce appropriate land 

uses, densities and built form; and, identify standards of urban design, for both 

the private and public realm. 

Staff has further considered the recommendations found in Sections 2.3.1 to 

section 2.3.1.6 of the LaSalle Corridor Study for the official plan changes.  

Existing Official Plan Policies 

The Official Plan currently designates the majority of the LaSalle corridor as 

Mixed Use Commercial and Living Area 1. The node at LaSalle and Barry Downe 

has a Regional Centre overlay (See Reference 5 – Schedule 1b of the City’s 

Official Plan).  

The Mixed Use Commercial designation permits all uses permitted by the City’s 

Official Plan except Heavy Industrial. The permitted uses in the Regional Centres 

include retail, service, institutional, recreational, entertainment, office and 

community-oriented activities. 

Areas designated ‘Living Area 1’ are seen as the primary focus of residential 

development in the City. This designation includes residential areas that are fully 

serviced by municipal water and sewer. Institutional uses, small-scale 

commercial uses, and parks and open spaces are other uses permitted within 

the Living Area 1 designation.    

Section 2.3.1 of the “LBCPS” calls for a “more refined and coordinated planning 

approach […]. This approach begins with not only a vision for the corridor as a 

whole, but also for each of the individual nodes along the corridor. This vision 

and that of the individual nodes needs to be articulated in the Official Plan […] 

to guide neighbourhood uses, character, built form and density.” See 

Attachment A for the nature of proposed changes to the official plan and 

Attachment B for the draft OPA. Attachment C is taken from the LBCPS and is an 

illustration of the proposed official plan designations.  

Proposed Changes to Official Plan  

The proposed amendment introduces new land use designations to the City’s 

Official Plan, including ‘Secondary Community Nodes’ and ‘Regional Corridors’. 

Secondary Community Nodes are nodes along the City’s strategic corridors with 

a concentration of uses at a smaller scale than a Regional Centre (e.g. LaSalle 

Court Mall vs New Sudbury Shopping Centre). These Secondary Community 
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Nodes would be located on primary transit corridors and permitted uses would 

include residential, retail, service, institutional, park and other community-

oriented activities.  Given the function and high visibility of these nodes, special 

attention to sound urban design principle would be essential. 

Regional Corridors are the primary arterial links connecting the Regional Centres 

and the Secondary Community Nodes. These corridors would be the City’s 

‘Main Streets’ and the proposed permitted uses would include medium-density 

residential, retail, service, institutional, parks, open spaces, office and 

community-oriented uses at transit-supportive densities in compact, pedestrian-

friendly built forms. Sound urban design principles would again be essential.    

The Official Plan currently contemplates residential uses in Regional Centres, 

subject to the rezoning process. The proposed amendment would permit 

residential uses within Regional Centres as of right, would further refine parking 

reduction policies of the Official Plan, and would redesignate certain lands 

along LaSalle Boulevard. Further details are included in the attached draft OPA.   

Proposed Zoning Amendment 

The proposed changes to the Official Plan will guide more detailed changes to 

the City’s Zoning By-law, as directed by City Council.  Background work on 

potential zoning changes is underway.  As part of this process (and based on 

feedback from the City’s Development Liaison Advisory Panel), staff 

commissioned a study that is examining best practices for commercial parking 

ratios. The study will identify opportunities to change existing parking standards 

and encourage and facilitate investment and redevelopment along the LaSalle 

corridor and other commercial zones. The study is being undertaken to 

complement the LBCPS, the Transportation Master Plan, the Transit Action Plan, 

the Complete Streets Policy and other Active Transportation initiatives.  It is 

anticipated that this work will inform the rezoning process associated with the 

LaSalle Boulevard Corridor Plan and Strategy.  

Summary and Recommendations 

This report outlined the background to the LaSalle Boulevard Corridor Plan and 

Study (LBCPS), and introduced a proposed draft official plan amendment (OPA) 

that incorporates the LBCPS’ land use planning recommendations. 

Staff is seeking direction to commence public consultation on the proposed 

OPA. Staff recommends that the City hold a minimum of two open houses and 

a public meeting to present the proposed OPA. Staff would consider the 

feedback, propose any necessary changes, and return with the recommended 

OPA for adoption in late Q4, 2019. 
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As part of this process, staff will send notice of public hearing to all the property 

owners along LaSalle, publish notices in community newspapers, and make use 

of the City’s social media platforms. The City will also provide citizens the 

opportunity to comment online via such channels as “Over to You”, which was 

used in the draft stage of the study.  

Steps Date 

Present draft official plan 

amendment 

June 24, 2019 Planning 

Committee 

Consultation period July – October, 2019 

Public Hearing Q4, 2019 

Adoption Post public hearing date 

 

As noted above, Staff has commissioned a study of the City’s commercial 

parking standards (C1 to C5). Staff will return at a future date with those findings, 

along with a proposed Zoning By-law amendment, if and when the OPA is 

adopted.   

Attachments 

A. Table 1 – Summary of Recommended OP Changes 

B. Draft Official Plan Amendment 

C. Proposed Official Plan Designations – From LBCPS 

References 

1. City-Wide Nodes and Corridor Strategy 

http://agendasonline.greatersudbury.ca/index.cfm?pg=feed&action=file

&agenda=report&itemid=9&id=992 

2. LaSalle Boulevard Corridor Plan and Strategy – Final Report 

http://agendasonline.greatersudbury.ca/index.cfm?pg=feed&action=file

&attachment=24185.pdf 

3. July 9, 2018 Report From the General Manager of Growth and 

Infrastructure 

http://agendasonline.greatersudbury.ca/index.cfm?pg=agenda&action=

navigator&lang=en&id=1227&itemid=14212 
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4. May 28, 2019 Council Motion, “Declaring A Climate Emergency” 
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&lang=en&id=1323#agendaitem16976 

5. Schedule 1b, City of Greater Sudbury Official Plan 

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

plans/official-plan/official-plan/op-pdf-documents/op-schedule-1b/ 
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ATTACHMENT A - TABLE 1 – Summary of Recommended OP Changes 

LBCPS Section and 

Page Number 

LBCPS Recommendation Change in Draft OPA 

Page 31 – Section 

2.3.1.1 

Expand Regional Centre Designation to include 

lands on the northern side between Roy Avenue 

and Paquette Street 

Change would be made to land use 

schedules  

Page 31 – Section 

2.3.1.1 

Add residential uses as of right in Regional Centres See draft OPA item 3a 

 Refine Regional Centre Criteria. See draft OPA item 3b 

 Create new Regional Centre policy regarding 

reductions in parking (new Policy 2)  

See draft OPA item 3d 

 Renumber existing policy 4.2.2 (3) to become new 

4.2.2 (5) 

See draft OPA item 3c 

 Delete policy 4.2.2 (3) given residential development 

would be permitted given addition of “Residential” 

to policy 1. 

See draft OPA item 3e 

 Remove “light industrial uses” as a permitted use in 

Policy 4.2.2. (4) 

Not recommended at this time. 

Page 32 – Section 

2.3.1.2 

Creation of a new section – “4.3.2 – Secondary 

Community Node” and renumbering subsequent 

sections accordingly 

Change would be made to land use 

schedules 

See draft OPA items 4 and 5  

Page 33 – Section 

2.3.1.3 

Creation of a “Regional Corridor Designation” Change would be made to land use 

schedules 

See draft OPA item 6 
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ATTACHMENT A - TABLE 1 – Summary of Recommended OP Changes 

 

Page 34 – Section 

2.3.1.4 

Refinement of the “Mixed Use Commercial” 

Designation. 

See draft OPA item 7 

Page 34 – Section 

2.3.1.5 

“Section 37” Improvements.  See draft OPA item 9 

Page 35 – Section 

2.3.1.6 

Refinement to the OP’s Parking Policies See draft OPA item 8 
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ATTACHMENT B - DRAFT OFFICIAL PLAN AMENDMENT 

 

The Official Plan for the City of Greater Sudbury Official Plan is hereby amended as follows: 

1. In Section 2.3.3, Intensification, by: 

a. Deleting and replacing “Some areas, like the Downtown and Regional Centres” 
with “Some areas, like the Downtown, Regional Centres and Secondary 
Community Nodes” in the third paragraph of the preamble.   

b. Adding “, Secondary Community Nodes, Regional Corridors” between “Town 
Centres” and “and” in policy 4; 

c. Adding “Secondary Community Nodes, Regional Corridors” before “Town 
Centres” in program 3;   

2. In Section 4.0, Employment Areas, by adding “Secondary Community Nodes, Regional 
Corridors and” in the fourth paragraph before “Mixed Use Commercial”. 

3. In Section 4.2.2, Regional Centres, by: 

a. Adding “residential,” between “service,” and “institutional” in Policy 1; 

b. Creating a new policy 2, and renumbering subsequent policies, as follows: 

“Regional Centres shall be planned to: 

i. encourage a pedestrian-friendly built form by locating commercial 
and other active non-residential uses at grade; 

ii. develop at transit-supportive densities; 

iii. provide for a mix of housing types, tenures and affordability; 

iv. be designed to implement appropriate transitions of density and 
uses to facilitate compatibility with surrounding existing lower-
density neighbourhoods; 

v. include, where appropriate, open spaces that are either parks 
and/or plazas accessible to the public; and, 

vi. provide mobility choices and associated facilities to encourage 
alternate active transportation options.” 

c. Renumbering policy 3 to policy 5; 

d. Creating a new policy 3: “Reductions in parking shall be considered in order to 
promote a greater mix of uses and a more compact, pedestrian-friendly built 
form.”; 

e. Deleting policies 4 and 6 in their entirety; 
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4. By creating new Sections 4.2.3, Secondary Community Node, and 4.2.4, Regional 
Corridor, and renumbering subsequent sections accordingly. 

5. In Section 4.2.3, Secondary Community Node, by: 

a. Adding the following preamble: 

“Secondary Community Nodes meet a variety of needs and are intended to 
provide for a broad range and mix of uses in an area of transit-supportive 
densities. The Secondary Community Nodes are designated based on the role 
they play in the City’s nodes and corridors strategy. In general, Secondary 
Community Nodes are nodes along the City’s strategic corridors with a 
concentration of uses at a smaller scale than a Regional Centre.   

Given the function and high visibility of Secondary Community Nodes, special 
attention to urban design principles is essential. Siting buildings to create a sense 
of street enclosure, locating parking lots to the rear of buildings, screening 
service entrances and garbage storage, and effective landscaping can 
aesthetically enhance the appearance of Secondary Community Nodes. In order 
to attract viable, high-quality development, emphasis will also be placed on 
creating a safe and attractive pedestrian environment, as well as convenient 
access to public access and greenspace. Additional policies on Urban Design 
are found in Chapter 14.0.”  

b. Adding the following policies: 

“1. Secondary Community Nodes shall be located on primary transit corridors 
and shall be planned to promote a local identity and a sense of place 
unique to that node and its surrounding community. 

2. Permitted uses in Secondary Community Nodes may include residential, 
retail, office, service, institutional, parks and other community-oriented 
activities. 

3. The mixing of uses should be in the form of either mixed use buildings 
with ground oriented commercial and institutional uses and residential 
uses above the second storey, or a mix of uses and buildings on the 
same development site.  

3. Secondary Community Nodes shall be planned to: 

a.  encourage a pedestrian-friendly built form by locating commercial 
and other active non-residential uses at grade; 

b. be the focal point for expression of community heritage and 
character; 

c. develop at transit-supportive densities; 

d. provide residential development primarily in the form of medium 
and high density buildings, and discouraging single-detached 
dwellings; 

e. provide for a mix of housing types, tenures and affordability; 
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f. be designed to implement appropriate transitions of density and 
uses to facilitate compatibility with surrounding existing lower-
density neighbourhoods; and,  

g. provide mobility choices and associated facilities to encourage 
alternative active transportation options. 

4. Reductions in parking shall be considered in order to promote a greater 
mix of uses and a more compact, pedestrian-friendly built form. The City 
may require a traffic impact study and/or a transportation demand 
management plan in support of the reduction in parking.” 

6. In Section 4.2.4, Regional Corridors, by: 

a. Adding the following preamble: 

“Regional Corridors are the primary arterial links connecting the City’s Regional 
Centres and Secondary Community Nodes. They are a significant component of 
the nodes and corridors structure and provide additional opportunities for 
intensification. These corridors function as “main streets”, each with unique 
characteristics and identities but at lesser densities and concentrations than 
development within Regional Centres and Secondary Community Nodes. 

Given the function and high visibility of Regional Corridors, special attention to 
sound urban design principles is essential. Siting buildings to create a sense of 
street enclosure, locating parking lots to the rear of buildings, screening service 
entrances and garbage storage, and effective landscaping can aesthetically 
enhance the appearance of Regional Corridors. In order to attract viable, high-
quality development, emphasis will also be placed on creating a safe and 
attractive pedestrian environment, as well as convenient access to public access 
and greenspace. Additional policies on Urban Design are found in Chapter 14.0.” 

b. Adding the following policies: 

“1. Regional Corridors shall be located on primary transit corridors and shall 
be planned to promote a local identity and a sense of place unique to that 
node and its surrounding community. 

2. Permitted uses in Regional Corridors may include medium density 
residential, retail, service, institutional, parks, open spaces, office and 
community-oriented uses at transit supportive densities in compact, 
pedestrian-friendly built forms. 

3. Regional Corridors shall be planned to: 

a.  provide for a mix of housing types, tenures and affordability; 

b. encourage a pedestrian-friendly built form by locating commercial 
and other active non-residential uses at grade; 

c. provide residential development primarily in the form of medium 
density buildings; 
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d. be designed to implement appropriate transitions of density and 
uses to facilitate compatibility with surrounding existing lower-
density neighbourhoods; and,  

e.  develop at transit-supportive densities; 

f. function as they transit spines for the City while also facilitating 
other active modes of transportation 

g. In order to minimize the disruption of traffic flow along arterial 
roads and promote better development, small lot rezoning will be 
discouraged and land assembly for consolidated development will 
be promoted. Land assembly will reduce the need for additional 
driveways along arterials and can be used to promote a more 
consistent streetscape.”  

4. Reductions in parking shall be considered in order to promote a greater 
mix of uses and a more compact, pedestrian-friendly built form. The City 
may require a traffic impact study and/or a transportation demand 
management plan in support of the reduction in parking.” 

7. In Section 4.3, Mixed Use Commercial, by: 

a. Adding “, and complementary to the Secondary 
Community Nodes and Regional Corridors designations” 
after “Designated as Mixed Use Commercial” in the first 
paragraph of the preamble; 

b. Adding “Similar to the Secondary Community Nodes and 
Regional Corridors designations, and” before “Given the 
function and high visibility” in the second paragraph of the 
preamble;  

c. Deleting and replacing Policy 1 with: “Uses permitted in the 
Mixed Use Corridor designation shall provide for a broad 
range of uses that serve the needs of the surrounding 
neighbourhoods including medium density residential, 
commercial, institutional, parks and other open space uses 
at a lesser density and concentration than Regional 
Corridors. Offices as part of a mixed use development 
shall be permitted.”; and, 

d. Adding a new Policy 2 and renumbering subsequent 
policies accordingly: “Where appropriate, the mixing of 
residential and non-residential uses on a single site is 
encouraged. Mixed uses should be in a form of mixed-use 
buildings with ground-oriented commercial and institutional 
uses and residential uses above the second storey.” 

8. In Section 11.4, Parking, by: 

a. Adding a new policy 3 and renumbering subsequent policies as follows: 

113 of 254 



“Parking requirements may be reduced where feasible through implementation of 
the following tools: 

a. Establishment of minimum and maximum parking 
standards with the Regional Centre, Secondary 
Community Nodes and Regional Centres; 

b. Reducing parking requirements in the Regional Centre, 
Secondary Community Nodes and Regional Corridors 
where transit, cycling and pedestrian alternatives exist; 

c. Provision of shared parking facilities for uses with 
alternating high peak demand either by virtue of the uses 
or the time of day, time of week or seasonal demand; and, 

d. Provision of central, shared parking facilities that may 
result in greater parking and land use efficiencies.” 

9. In Section 19.5.5, Section 37 By-laws, by: 

a. Adding new third and fourth paragraphs as follows: “Section 37 By-laws may also 
be used to secure priority community benefits such as the provision of improved 
pedestrian and cycling access to public transit and enhanced public transit 
infrastructure, facilities and services; public parking; provision of public areas, 
crosswalks and walkways; provision of public streetscape improvements; 
enhanced access to natural heritage features and other open space areas; 
upgrade to community facilities; land required for municipal purposes; and, any 
other community benefits that may be identified in Secondary Plans, Community 
Improvement Plans, or other community improvements that may be identified 
through the development approval process. 

Community benefits which are the subject of Section 37 provisions of the 
Planning Act will be determined based on local needs, intensification issues in 
the area, and the goals and objectives of this Plan.” 

10. Associated land use schedule changes.  

 

 

 

114 of 254 



ATTACHMENT C – PROPOSED OFFICIAL PLAN DESIGNATIONS – FROM LBCPS 
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Request for Decision 
Darlene & Nathan Nicholson – Application for
rezoning in order to permit a kennel having a
reduced buffer distance to nearest residential
building, 15 Kalio Road, Lively

 

Presented To: Planning Committee

Presented: Monday, Jun 24, 2019

Report Date Monday, Jun 03, 2019

Type: Referred and Deferred
Matters 

File Number: 751-8/17-6

Resolution
 THAT the City of Greater Sudbury denies the application by
Darlene and Nathan Nicholson to amend Zoning By-law
2010-100Z to change the zoning classification from “RU”, Rural to
“RU(S)”, Rural Special on those lands described as Part of PIN
73373-0100, Parcel 5579, Lot 1, Concession 4, Township of
Waters as outlined in the report entitled "Darlene & Nathan
Nicholson" from the General Manager of Growth and
Infrastructure presented at the Planning Committee meeting of
November 19, 2018. 

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
 This report reviews a rezoning application that would permit a
kennel having a reduced buffer distance to the nearest residential
building. The Planning Services Division does not support the
application and is recommending that the rezoning request be
denied. 

Financial Implications

This report has no financial implications as staff recommends
that this rezoning request be denied.

Signed By

Report Prepared By
Glen Ferguson
Senior Planner 
Digitally Signed Jun 3, 19 

Manager Review
Alex Singbush
Manager of Development Approvals 
Digitally Signed Jun 3, 19 

Recommended by the Division
Jason Ferrigan
Director of Planning Services 
Digitally Signed Jun 3, 19 

Financial Implications
Jim Lister
Manager of Financial Planning and
Budgeting 
Digitally Signed Jun 5, 19 

Recommended by the Department
Tony Cecutti
General Manager of Growth and
Infrastructure 
Digitally Signed Jun 9, 19 

Recommended by the C.A.O.
Ed Archer
Chief Administrative Officer 
Digitally Signed Jun 9, 19 
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Interoffice Correspondence
May 29. 2019 File #: 751-8/17-6

TO: Planning Committee

FROM: J. Ferrigan

RE: Application for Zoning By-law Amendment - Nathan & Darlene Nicholson - Part
of PIN 73373-0100, Parcel 5579, Lot 1, Concession 4, Township of Waters (15 
Kalio Road, Lively)

This memo is intended to update the Planning Committee on the above referenced application, 
which has been scheduled for a decision at the Planning Committee Meeting of June 24, 2019.

For the benefit of the Planning Committee and the public, the City retained RWDI to provide 
acoustical expertise and to complete a peer review of a Noise Study that was first submitted by 
the owner to the City on September 21, 2017. RWDI identified several areas of concern through 
their peer review with respect to the methodology used to complete the Noise Study that was 
submitted by the owner. Staff has since been informed by the applicants that no further 
submissions with respect to their Noise Study will be provided for consideration.

In the absence of an updated peer reviewed Noise Study, staff requested RWDI to consider two 
important questions for the benefit of staff and Planning Committee:

1. Based on the information we have, or in general, could noise be feasibly and 
economically mitigated with respect to the kennel?; and,

2. If so, what are some typical methods, or examples, that could be utilized to mitigate 
noise related to a kennel?

RWDI has advised that, in general, noise from a free-run dog kennel can be successfully 
mitigated with technically and economically feasible solutions, however in the absence of an 
updated Noise Study it is not possible to determine the appropriate extent and feasibility of 
noise mitigation as it relates to the kennel located at 15 Kalio Road in Lively. Further, RWDI 
noted that mitigation may not even be required if the Noise Study demonstrated that predicted 
noise levels from the kennel are within applicable exclusionary limits as set out and described in 
Environmental Noise Guideline - Stationary and Transportation Sources - NPC-300.

In general, the following mitigation options are typically considered for a kennel when there is a 
Noise Study demonstrating that mitigation (and to what degree) is required:

1. Establishing required setback and buffer distances between a kennel and sensitive land 
uses (e.g. 300 metres as set out in the City’s current in-force Zoning By-law);

2. Orientation and placement of kennel buildings and dog pens in a manner whereby the 
buildings and dog pens provide a physical noise barrier between a kennel and nearby 
sensitive land uses;
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3. Installation of physical noise barriers (e.g. acoustic blankets, hay bales, permanent 
walls, etc.); and.

4. Administrative controls (e.g. limiting outdoor play to daytime hours only, limiting the 
number of dogs are outside at the same time, separating highly-interactive dogs, etc.)

In the absence of an updated, methodologically acceptable and peer reviewed Noise Study, 
staff remains unable to support the rezoning to permit a kennel in this particular location and 
would recommend that the application be denied.

GF/JF/kh
Director of Planning Services

cc: A. Kosnick
B. Adair 
E. Labelle
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Memorandum

March 21. 2019 File #: 751-8/17-6

TO: Planning Committee

FROM: J. Ferrigan

RE: Application for Zoning By-law Amendment - Nathan & Darlene Nicholson
- Part of PIN 73373-0100, Parcel 5579, Lot 1, Concession 4, Township of 
Waters (15 Kalio Road, Lively)

This memo updates Planning Committee on the above referenced application, which was 
deferred to the April 8, 2019 Planning Committee Meeting. This matter was deferred to 
allow the applicant’s noise consultant and City’s peer review consultant to discuss the noise 
study results and peer review comments and, if necessary, consider site specific noise 
mitigating measures.

Staff did meet with the applicants on December 6, 2018, to exchange perspectives and 
discuss next steps. At this meeting, it was agreed that the applicants and their noise 
consultant would meet with City staff and their peer review consultant, per Planning 
Committee’s direction. These discussions are ongoing. It is currently anticipated that this 
meeting will be facilitated in April 2019, which will allow staff to report back to Planning 
Committee on this matter in May 2019. Depending upon the timing and nature of the 
discussions, it is anticipated that this matter will be brought back for consideration at the 
May 27, 2019 Planning Committee Meeting.

I look forward to discussing this matter further with Planning Committee at the April 8, 2019 
meeting, should it have any questions.

GF/JF/cr JasSTf Ferrigan, MClP, RPfO 

Director of Planning Services

cc: A. Kosnick
B. Adair 
E. Labelle
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Greater I Grand©Sudbur
www.city.greatersudbury.on.cai MEMORANDUM

October 22, 2018 Files: 751-8/17-6

TO: Planning Committee

FROM: Jason Ferrigan, Director of Planning Services

RE: Application for Rezoning - Darlene and John Nathan Nicholson
Part of PIN 733730-0100, Parcel 5579, Lot 1, Concession 4, Township of VVaters(15 
Kalio Road)

The request to rezone the subject lands to permit a kennel having a reduced buffer distance to 
the nearest residential building was deferred by the Planning Committee on September 25,
2017 in order for new information in the form of a noise study recently submitted by the 
applicant, to be reviewed and considered. The motion to defer was approved by the Committee 
prior to the public hearing on the application being opened.

The noise study dated September 21, 2017, prepared by ProSonics was submitted to the City 
on September 22, 2017, after the staff report to the September 25, 2017 Planning Committee 
had been prepared. Staff had the ProSonics noise study peer reviewed by RWDI who provided 
a memorandum to the City dated November 23, 2017 which was subsequently provided to the 
applicant.

In response to the RWDI memorandum, the applicant provided an updated noise study by 
ProSonics dated April 4, 2018 to the City on April 10, 2018, which was also peer reviewed by 
RWDI. Planning Staff provided the comments from RWDI dated July 13, 2018 to the applicant 
on July 19, 2018 with a request that the applicant advise as to their intentions going forward. 
The applicant advised on August 7, 2018 that they were ready to proceed with the application. 
Staff’s understanding from this response was that there would be no more noise report 
submissions in response to the peer review comments provided to the applicant on July 19, 
2018. Planning staff advise that to date there have been no further noise report submissions 
from the applicant.

Copies of the two ProSonics noise studies and the peer review comments from RWDI are 
provided to the Committee with this memorandum.

Below is a summary of the reports, findings and conclusions.

ProSonics September 21. 2017 Report

The September 21,2017 ProSonics report outlines that they attended at the site and took 
acoustical measurements of the background noise and the kennel with 27 dogs present for the 
duration of the measurement. The full conclusion of the report is set out in the attached 
ProSonics report.
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A summary of the conclusions are as follows:

1. That the noise generated by the dogs was within the Ontario Ministry of the Environment 
and Climate Change Guideline Environmental Noise Guideline: Stationary and 
Transportation Sources - Approval and Planning NPC-300, August 2013;

2. The noise was essentially inaudible at the measurement locations and did not impose an 
objectionable level of noise on adjoining properties in front of which the measurements 
were made; and

3. That there is no adverse noise impact from the facility on properties adjoining along 
Kalio Road and Moxam Landing Road.

RWDI November 23, 2017 Peer Review

The RWDI peer review identified several issues with the ProSonics Report, which are set out in
detail within it. These included along with other matters the following:

• the points of reception, including the absence of addressing the closest residential 
receptor to the south approximately 47 m to the south of the kennel fencing in the 
analysis;

• the lack of reference as to whether the barking was assessed as a steady, quasi-steady 
or impulsive type of noise source, which is necessary to define the assessment and 
measurement procedure;

• lacking detail as to whether the procedures under NPC-300 were followed such as in the 
establishment of background sound levels and the reports development of alternative 
assessment criterion that are not derived from NPC-300;

• clarification on the actual distance from each of the barking locations to the 
measurement location;

• absence of any statement about assumptions made for atmospheric conditions, 
intervening ground cover and topography that influence sound travel; and

• no recommendations respecting mitigation measures were identified.

The RWDI report concluded that:

1. The ProSonics conclusion that the noise is within the NPC-33 guideline has not been 
sufficiently demonstrated;

2. The second ProSonics conclusion that the noise was essentially inaudible is an 
observation of what occurred at that specific time and place. The continuity of this 
observation is not assured in seasons when leaves and crickets are not present or under 
other atmospheric conditions; and

3. The third ProSonics conclusion that there is no adverse impact, appears to be an 
unlimited blanket statement and such a statement might be supported in the absence of 
complaints from the facility.

...3
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In this regard, staff notes that there have been complaints which the City has received 
from residents in the area with respect to noise from the kennel.

ProSonics April 4, 2018 Report

In response to the RWDI peer review, ProSonics submitted a new noise report to the City based 
on acoustical measurements taken on January 19 and 20, 2018. The full conclusion of the 
report is set out in the attached ProSonics report.

A summary of the conclusions are as follows;

1. The noise generated on January 19 and 20, 2018 during normal kennel operations were 
within the NPC-300 Noise Guideline; and

2. Since the noise was within the guideline at a location approximately 25 m from the 
exercise yard, the noise level would simultaneously be within the guideline at the 
property line towards the other three closest residences a minimum of 6.25 times the 
distance (156m) from the exercise yard with intervening trees and bush acting as an 
acoustical diffuser.

RWDI July 13 2018 Peer Review

The RWDI report noted that several significant items in their November 23, 2017 peer review 
memorandum had not been clarified, corrected or supplemented and that a conversation 
occurred between Peter VanDelden of RWDI and David Peters of ProSonics on May 22, 2018.

The following is a summary of the outstanding issues and conclusions;

• The ProSonics report does not follow the NPC-300 requirement to evaluate vacant lots 
to allow for future sensitive use and suggests the NPC-300 places responsibility for 
compliance on parties responsible for introducing the sensitive use such as a residence. 
RWDI have noted that this is an incorrect interpretation of NPC-300. The report should 
have considered a point of reception for the abutting property to the south;

• A 10 db penalty for quasi-steady impulsive noise sources should have been applied as 
provided in the Model Municipal By-law’s NPC-104;

• Questions remain regarding the assessment methodology, assessment location, source 
characterization, measurement and procedure validity used by ProSonics;

• Applying the 10 db penalty specified in NPC-104, to the noise levels observed in the 
ProSonics report, results in source levels of 46 dBa, 49 dBA and 48 dBA, all exceeding 
the exclusion limits of 45 dBA for daytime and 40 dBA for evening provided in NPC-300; 
and

• RWDI has concluded that based on their review and discussion with ProSonics, 
compliance with NPC-300 has not been sufficiently demonstrated.
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Growth Plan for Northern Ontario 2011

The Staff report to the September 25, 2017 Planning Committee did not include any comment 
with respect to whether the application conforms or does not conflict with the Growth Plan for 
Northern Ontario. Staff have reviewed the Growth Plan and advise that the application does not 
conflict with any matters included in the Growth Plan.

Planning Staff have considered the two noise reports prepared by ProSonics on behalf of the 
applicant and the comments provided by the City’s peer review consultant on both reports, 
which indicate that compliance with NPC-300 has not been demonstrated. As set out in the staff 
report, the Official Plan in Sections 5.1, 5.2.3.4 and 5.2.5.3 set out policies respecting the 
provision of adequate separation distances between rural industrial/commercial uses from 
residential areas and minimizing land use conflicts. Staff are of the opinion that the applicant 
has not adequately demonstrated that the kennel use as currently located on the subject lands 
has addressed the Official Plan policies respecting these matters.

As a result. Planning Staff remain of the opinion that the recommendation set out in the report to 
the September 25, 2017 Planning Committee to deny the application continues to be 
appropriate.

cc. E. Archer 
T. Cecutti 
E. Labelle

Attachments

1. ProSonics Noise Assessment, Friends Fur-Ever Pet Resort, September 21, 2017
2. RWDI Noise Study Peer Review Memorandum, November 23, 2017
3. ProSonics Noise Assessment, Friends Fur-Ever Pet Resort, April 4, 2018
4. RWDI Noise Study Peer Review Memorandum, July 13, 2018

Summary

ET/ba
Director of Planning Services
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Friends Fur-Ever Pet Resort 
Noise Assessment
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Friends Fur-Ever Pet Resort 
Noise Assessment

1 introduction

This document is the ProSonics Ltd. report for the Ambient Kennel-Related Noise 
Issues. ProSonics believes this report to be accurate based on the measurements 
and analysis undertaken, and the understanding of the project scope.

;grouncl

ProSonics Ltd. was retained by Friends Fur-Ever Pet Resort to perform a noise 
assessment around their property at 15 Kalio Rd to determine what noise impact the 
kennel operations may be having on the surrounding properties.

The property in question is largely treed, with public roads on two sides.

The noise assessment was carried out in accordance with industry accepted 
practices and following the guidelines included in the Model Municipal Noise 
Control By-Law - Final Report, August 1978, Ontario Ministry of the Environment, 
and the Ontario Ministry of the Environment and Climate Change Environmental 
Noise Guideline: Stationary and Transportation Sources - Approval and Planning 

(NPC-300) August 2013.

Based on these references, the following definitions were established for the 
assessment:

• The commercial use of the property as a dog kennel operation classifies as a 
"Stationary Source" under the MOECC guidelines.

• The exemption from consideration as a stationary source of "noise 
produced by animals kept as domestic pets such as dogs barking" does not 
apply because the dogs kept at the kennel do not all belong to the property 
owner.

• The site is classified as a "Class 3 area", which means "a rural area with an 
acoustical environment that is dominated by natural sounds having little or 
no road traffic".

A noise source is considered measurable if it is 6 dB(A) above the background noise 
level in a space. An increase in volume of 3 dB(A) is a doubling of sound energy, 
and perceived as a doubling of loudness. So, a measurement grade signal is present 
when it is four times louder than the background noise, and it is considered 
potentially intelligible if it is twice the loudness of the background noise.
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Friends Fur-Ever Pet Resort 
Noise Assessment

3 Facility Description

The facility houses domestic dogs on a temporary basis, mostly in a 'daycare' 
setting. The current facility contains 24 cages, with a normal maximum number of 
dogs kept being thirty (30) or fewer. Noise sources at the facility are the dogs 
themselves and a nearby chicken coop containing just under one hundred (100) 
chickens. No significant mechanical noise sources (e.g. air conditioner) are present.

The site plan below shows the site general arrangement and identifies the areas 
where the dogs are located during operation.

PRO '

brtagefl,' rsoi7 Dii^ilalGlatje, Map dais ®20l7.Gfrafl!& Gansila 20 in

4 Scope Of Work

ProSonics was retained by Friends Fur-Ever Pet Resort to perform a noise assessment 
utilizing noise measurements taken at four (4) locations. These measurements are to 
be done utilizing Equivalent Sound Level (Leq), and are to be performed outdoors 
adjacent to the kennel outdoor yard and at three locations on the perimeter of the 
property. Equivalent Sound level is a time-integrated measurement that accounts for 
non-continuous noise or varying sound power levels and results in a value of an 
equivalent continuous sound level for the time period of the measurement.

# Rev. 0 , Page 2
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Friends Fiir-Ever Pet Resort 
Noise Assessment

Measurements were made on September 08, 2017. This report presents the results 
of these measurements.

5 Methodology And Measurements

5.1 Setup and Methodology

On September 08, 2017, ProSonics Ltd. attended 15 Kalio Rd. to perform acoustic 
measurements of the background noise and of a full kennel of dogs. The client had 
arranged for as many dogs as could be accommodated to be present for the 
measurements. Twenty seven (27) dogs were present for the duration of the 
measurements. During the measurement period, the dogs were kept "excited" by 
the kennel staff and no quieting methods were used, i.e. the dogs were allowed to 
bark without restriction, and the staff actively encouraged the dogs to bark as much 
as possible.

Measurements were made with a calibrated noise measurement system consisting of 
an Earthworks M30 measurement microphone with self noise of 17 dB(A). This 
microphone was connected through a PreSonus digital preamplifier to a PC running 
SIA SmaartLive acoustical analysis software. The microphone and system were 
calibrated using a Cirrus model D537 acoustical calibrator accurate to +/- 0.1 dB at 
1000 Hz, +/-10 Hz. Calibration was made at 94 dB and checked at 104 dB. 
Measurements were all made with a microphone height of 1.5m, with the 
microphone pointed towards the kennel exercise yard. Calibration was rechecked 
after the series of measurements and found to be 94.1 dB, within acceptable 
tolerance. The equipment was powered from a 120V UPS system mounted inside a 
vehicle and was not powered down or adjusted between measurements. The 
vehicle was not operating during the measurements.

Weather conditions at the time of the measurements were clear skies with a 
temperature of 16C and light winds. Winds were not constant, ranging from zero to 
approximately 10 kph. Measurements were made after 10:30am. No local road 
traffic was present during measurements except as noted below.
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Noise Assessment

5.2 Measurements

Measurements were made at the locations indicated below.

Initial instantaneous background noise measurements were made at Location 1 with 
no dogs barking. Location 1 was 1 m from the corner of the kennel structure. With 
no wind blowing, background noise was instantaneously observed to be 39 dB(A). 
With the light wind blowing, and from a location within 3m of a birch tree, the 
instantaneous background noise level was observed to be up to 79 dB(A).
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Friends Fur-Ever Pet Resort 
Noise Assessment

Without relocating the microphone, an Leq measurement was initiated and a 
baseline background Leq was measured. The Leq measurement was observed to 
read 59.9dB(A) until a helicopter flew nearby, raising the final Leq to 65.1 dB(A).

Again without relocating the microphone, an Leq measurement was initiated and all 
of the dogs were released into the exercise area and allowed to bark freely as 
described above. This measurement yielded a minimum reading of 39.1dB(A), peak 
maximum of 90.9 dB(A), and an Leq of 62.6dB(A). It should be noted that the dogs 
were actively barking for a period of 3 minutes then they naturally quieted despite 
efforts to continue their barking,

A second measurement was then taken at the same location which yielded a 
minimum reading of 35.4 dB(A), maximum of 99.9 dB(A), and an Leq of 68.5 dB(A). 
The 99.9 dB(A) peak reading resulted from a single dog coming close to the 
measurement location and barking one time at the engineer.

At Location 2 (end of the driveway), the measurement microphone was again set up, 
pointed towards the exercise area at 1.5m above the ground, and the dogs were 
again released into the exercise area. This measurement location is approximately 
135m from the exercise yard. Minimum instantaneous SPL was 35.0 dB(A), max 
66.1 dB(A), and Leq was 45.8dB(A). It should be noted that the dogs were audible 
to the engineer, but the crickets in the grass nearby were actually louder. Dogs 
essentially stopped barking after approximately four{4) minutes into the 
measurement. Wind was calm but present during this measurement.
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Friends Fur-Ever Pet Resort 
Noise Assessment

At location 3 (under power line, across from #28 Kalio Rd.), the measurement 
microphone was again set up, pointed towards the exercise area at 1.5m above the 
ground, and the dogs were again released into the exercise area. This measurement 
location is approximately 220m from the exercise yard. Minimum instantaneous SPL 
was 37,4 dB(A), max 80.3 dB(A), and Leq was 53.8dB(A). It should be noted that the 
dogs and people's voices were sometimes audible to the engineer, and the light 
wind was blowing from the kennel towards the measurement location. Horses from 
the nearby stable were louder than the noises from the kennel. The noise of rustling 
leaves in the light breeze completely obscured the sounds of the dogs during the 
measurement period. One car passed by twice during the measurement period, 
creating the peak noise level of 80.3 dB(A). The wind picked up towards the last 
30% of the measurement period, and the Leq (which is displayed continuously by
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Friends Fur-Ever Pet Resort 
Noise Assessment

the measurement software) increased from 46 dB(A) to the final measurement of 
53.8 dB. Wind was otherwise calm during this measurement.

At location 4 (across from #191 Moxam Landing Rd., adjacent to the mailbox), the 
measurement microphone was again set up, pointed towards the exercise area at 
1.5m above the ground, and the dogs were again released into the exercise area. 
This measurement location is approximately 166m from the exercise yard. After 
approximately 4 minutes into this measurement, no noise from the dogs could be 
heard. Minimum instantaneous SPL was 36.6 dB(A), max 70.6 dB(A), and Leq was 
50.6dB. It should be noted that the dogs and people's voices were audible to the 
engineer when there was no wind blowing. The light wind when present was 
blowing from the kennel towards the measurement location. The noise of rustling 
leaves in the light breeze, when it occurred, completely obscured the sounds of the 
dogs during the measurement period. Wind was occasional during this 
measurement.

The table below summarizes these findings.
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Friends Fur-Ever Pet Resort 
Noise Assessment

Background Location la Location 1b Location 2 Location 3 Location 4

Instantaneous
Minimum
(dBA)

39 39.1 35.4 35.0 37.4 36.6

Instantaneous
Maximum
(dBA)

79 90.9 99.9 66.1 80.3 70.6

Leq (dBA) (59.9) 65.1 62.6 68.5 45.8 (46.0) 53.8 50.6

6 Analysis

From reviewing the data, several things become apparent.

First, the naturally occurring background noise Leq is above the Class 3 Area 
daytime Leq guideline of 45 dB(A). This is noise naturally occurring in the area due 
to the simple rustling of leaves in the light breeze on the day of measurement. Since 
the background noise level is higher than the guideline, the guideline value cannot 
be used as a determining factor for compliance with the intent of the guideline. The 
intent of the guideline is that stationary noise sources do not impose an 
objectionable level of noise on adjacent properties. "Objectionable", however, is a 
subjective thing, however a conservative approach would be to consider 
"measurable difference" for guidance. As mentioned above, a measured audio 
signal must be a minimum of 6dB louder than the background noise to be 
considered measurable. It may be audible at a lower level, but to be considered 
measurable the minimum signal-to-noise ratio for accurate audio measurement is 
generally taken as 6dB.

With reference to the baseline Leq measurement, all of the measurements with dogs 
barking were +3.4 to -19.3 dB(A) from the reference background noise level at the 
kennel building. Given the very small difference between the final Leq values 
measured above the baseline, the impact of the dogs barking on the Leq value is 
insignificant, with the natural noise from the trees being dominant.

Second, other ambient sounds easily obscured the noise of the dogs such that the 
dogs were inaudible. Reference the crickets and horses were louder, and the 
rustling leaves completely obscured the sound of the dogs. Since the sound of the 
dogs was rendered indistinguishable from the background noise, and was 
overpowered by small insect noises, again the determination is that the noise from 
the barking dogs is insignificant.
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Third, given the Leq measurement taken at 1 m with the dogs barking, and 
calculating the predicted sound pressure level (SPL) at the closest measurement 
point (135m)), the mathematically predicted SPL at the end of the driveway solely 
due to the noise at the comer of the kennel itself is 22.5 dB(A). (Note that typically 
a doubling of distance from the source will have an attenuation of approximately 
3dB(A), however the relationship of sound level to distance from a source is non
linear). Given the two orders of magnitude difference in the source measurement 
distance (1m) and the test location (135m), this non-linearity becomes significant. In 
any case, a predicted Leq of 22.5 dB(A) woyld be considered audible. The dogs 
were audible at this location. But at an SPL of 22.5 dB(A), the rustling leaves at 45 
dB(A) would totally obscure the dog noises, and this is consistent With what the 
engineer observed during the measurements. The modeled attenuation of Leq at the 
property line of 22.5 dB(A) is one half of the published guideline of 45 dB(A) and 
therefore in compliance with the guideline. The subject dog noise at the property 
line calculated at 22.5 dB(A), and the background noise instantaneous minimum 
value of 35.0 dB(A) puts the dog noise at approximately 13 dB(A) below the 
background noise, and therefore the dog noise is not separably measurable at this 
location and is considered indistinguishable from the background noise.

Note that the measurements performed in front of #28 Kalio Rd. and #191 Moxam 
Landing Rd. were further from the noise source than the sample attenuation 
calculation above, so the resultant noise attenuation of the dog noise would be even 
greater at those locations, and even more difficult to distinguish from the 
background noise, so no further calculations were performed to specifically model 
these locations.

7 Conclusions

As a result of the measurements, observations and analysis above, the folowing 
conclusions are made:

• It is concluded that the noise generated by the dogs at the Friends Fur-Ever 
Pet Resort on September 08, 2017, even with the dogs in an unusually 
excited state and without the use of quieting methods normally employed, 
was within the published guidelines for a Class 3 Area as described in the 
Ontario Ministry of the Environment and Climate Change Environmental 
Noise Guideline: Stationary and Transportation Sources - Approval and 
Planning (NPC-300) August 2013

• The noise was essentially inaudible at the measurement locations to the 
trained human ear, and did not in any way impose an objectionable level 
of noise on adjoining properties in front of which the measurements were 
made
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e There is no adverse noise impact from the Friends Fur-Ever Pet Resort 
facility on properties adjoining along Kalio Rd and Moxam Landing Rd.

We trust that we have properly understood the scope and deliverables in preparing 
our report, and the methodology, results, analysis and conclusions have been 
presented in a clear manner. If this is not the case, we are ready to update our report 
to ensure that our methodology and analysis is presented clearly and 
unambiguously.
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600 Southgate Drive 
Guelph, ON N1G4P6 
Canada

Tel: +1.519.823.1311
Fax: +1.519.823.1316
E-mail: solutions@n/vdi.com

PLANNING SERVICES

MEMORANDUM

2017-11-23 RWDI REFERENCE #: 1801684

Glen Ferguson EMAIL: glen.fergusonlcDgreatersudbury.ca

Greg Conley 
Peter VanDelden

EMAIL: greg.conlevCBrwdi.com 
EMAIL: peter.vandeldentarwdi.com

Noise Study Peer Review
Friends Fur-Ever Noise Assessment Peer Review 
Sudbury, Ontario

Dear Mr. Ferguson,

The City of Greater Sudbury has retained RWDI to complete a peer review of a report 
prepared by ProSonics Ltd. titled Friends Fur-Ever Pet Resort Noise Assessment, dated 
September 21,2017. The noise assessment was presented to the City of Greater Sudbury in 
respect of a proposed expansion of the facility. The city has requested an opinion of 
whether or not the methodology and conclusions are sound, specifically addressing

• adequacy of the documentation to demonstrate that the study findings are 
appropriate for demonstrating that the proposed land use will not adversely impact 
the nearby uses, including sensitive land uses;

• whether mitigation options for noise should be implemented and in doing so what 
best practice standards exist within the kennel industry - commenting on the 
practicality of the application from an operational prospective of the intended land

• adequacy of the proposed mitigation measures to limit any future adverse impacts 
on surrounding properties;

• enforceability, from the City perspective, of the proposed mitigation options during 
ongoing operation of the proposed kennel use; and, ■

• any errors, gaps or shortcomings.

These are addressed under the subsequent headings titled documentation and mitigation.

use;

This document is intended for the sole use of the party to whom it is addressed and may contain information 
that Is privileged and/or confidential. If you have received this in error, please notify us immediately.
® RWDI name and logo are registered trademarks in Canada and the United States of America.
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Documentation

Guideline Selection

Assessment of separation distance to minimize adverse interaction between facility 
emissions and sensitive spaces is provided in the Ministry of Environment and Climate 
Change (MOECC) D-series guidelines. Resulting setback distances can be refined through 
assessment of the specific emissions. For noise emissions, the MOECC Model Municipal 
Noise Control By-law is generally the most appropriate guidance. Specific numerical limits 
and assessment approach can be taken from the part of the Model Municipal Noise Control 
By-law most recently updated as Environmental Noise Guideline NPC-300. Additional details 
are found in other sections of the Model Municipal Noise Control By-law.

The ProSonics assessment references the Model Municipal Noise Control By-law and 
proceeds directly to the use of NPC-300. In cases where noise is known to be the only 
emission of interest a D-series guideline assessment would not be necessary. We concur 
with the use of the Model Municipal Noise Control By-law, including NPC-300 as the best- 

available guidance.

Site. Surroundings and Points of Reception

The report provides a brief description of the site. Barking from up to 30 domestic dogs 
housed at the Friends Fur-Ever Pet Resort is the noise source of interest for this assessment. 
Characterization of the topography between the site and surroundings is missing.

The ProSonics report mentions points of reception north and west of the site. These and 
others are confirmed by aerial photography. City staff indicated to RWDI that there is a 
residence approximately 47 m to the south of the kennel fencing. The report does not 
appear to address this location. This location would be closer to the facility than others and 
should therefore be the key receptor. This location is also within the 300 m setback from 
any residential building as required by the City of Greater Sudbury Zoning By-law 2010-1OOZ.

The area is characterized as a rural area in the report. Flighway 17 is the nearest major 
roadway, at over 1 km to the north. Industrial, commercial and more densely populated 
areas are located beyond this distance. We concur with the ProSonics assessment of this 

area as a rural environment.
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Assessment

The ProSonics report references the Model Municipal Noise Control Bylaw and NPC-300 
guideline to address connmercial use of the property, potential exemption and the area 
classification. While there is some ambiguity concerning the applicability of NPC-300 to this 
type of source, we concur with its use as the best available guidance and limits. The 
ProSonics area classification as a Class 3 (i.e., rural) area can be supported by the description 
and aerial photography.

The ProSonics report shows measurements at the perimeter of the site and refers to 
calculations from measurements in close proximity to the source. It is unclear how these 
are developed into specific sound levels that can be assessed at the exiting points of 
reception and any vacant lots. The methodology to determine facility compliance is 
therefore unclear.

A mixture of average equivalent sound level (Leq), minimum level and maximum peak level 
are used to describe the measured sound levels in the report. No reference is made to 
whether the barking is assessed as a steady, quasi-steady or impulsive type of source. The 
description as steady, quasi-steady or impulsive is necessary to defining the assessment and 
measurement procedure. The use of a mixture of level descriptors and the absence of other 
elements of the methods in the report make the characterization uncertain.

The assessment appears to be based on measurements at the perimeter of the site and in 
close proximity to the source. The high degree of variation in sound level measured at the 
site perimeter is somewhat unusual. It is unclear if an environmental windscreen was used 
with the measurement equipment.

Analysis

The ProSonics analysis of the data begins by discounting use of the NPC-300 guideline limit 
on the basis of measured background sound levels. The Model Municipal Noise Control 
Bylaw sets out procedures to establish background sound levels that are higher than the 
default limits. For example. Section B5 of NPC-300 requires a minimum of 48 hrs of 
monitoring to be conducted during times when the background sound level is at its lowest. 
The report does not provide indication that the procedures under NPC-300 were followed.
In the absence of a suitable demonstration of elevated background, the default limits are 
applicable under NPC-300. The report proceeds to develop an alternative assessment 
criterion. It should be clear that this alternative criterion is not derived from NPC-300.

In the second place the analysis section compares the dog noise with sounds of nature 
occurring at the time of the observations. This can be used to illustrate audibility at that 
moment and at the specific observation location. The sounds of nature vary by time of day.
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by location and seasonally. A short-term description of audibility therefore does not 
necessarily address predictable worst-case impact, as required in NPC-300. The NPC-300 
assessment approach is on the basis of a predictable worst-case one-hour period. The 
predictable worst-case approach looks at the highest predictable sound level from the 
source against the lowest limit that would apply.

The third section of the ProSonics analysis is based on sound propagation calculations. The 
calculations reference measurement of barking taken at 1 m from the corner of the kennel 
structure. It seems unreasonable that with 27 dogs present, they could all be located at 1 m 
from the measurement location. Use of an incorrect distance as input to the calculations 
will produce incorrect results. The actual distance from each of the barking locations to the 
measurement location is a key piece of information not provided in the report.

The report makes reference to mathematical prediction of sound pressure level to the 
measurement locations. No statement is provided about assumptions made for 
atmospheric conditions, intervening ground cover and topography that influence how well 
travels. We have not been able to duplicate the results presented. Sample calculations 
would be necessary to support the results provided.

Conclusions

The ProSonics report draws three conclusions. The first conclusion is that the noise was 
within the NPC-300 guideline. Based on the review comments provided above it is clear that 
this has not been sufficiently demonstrated. The second conclusion that the noise was 
essentially inaudible is an observation of what occurred at that specific time and place. The 
continuity of this observation is not assured in seasons when leaves and crickets are not 
present or under other atmospheric conditions. In the third place the ProSonics report 
concluded that there is no adverse noise impact. This appears to be an unlimited blanket 
statement. Such a statement might be supported in the absence of complaints from the 
facility.

Mitigation
The ProSonics report does not make any recommendations for mitigation measures. A 
mention is made of "quieting methods normally employed", however no further description 
is provided, in the absence of this description, no comment can be provided about the 
adequacy or practical enforceability of the measure.

In addition to methods that reduce the amount of barking, sound can be controlled by 
administrative means and noise control equipment. An administrative control would be 
keeping the dogs indoors during the quieter evening and nighttime (7 pm - 7 am) periods. 
This would require a building that suitably encloses the sound from the dogs. A noise
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barrier is another noise control measure that could be applied in a limited number of 
situations. Selection of the appropriate combination of measures should be made once 
sound levels are better understood.

Summary
The ProSonics report provides measurements and analysis of sound levels relating to the 
Friends Fur-Ever Pet Resort. Our review of the report and analysis indicates that several 
significant items need to be clarified, corrected, or supplemented as detailed above. No 
mitigation measures are explicitly stated in the ProSonics report. Additional information will 
allow comment on the applicability, adequacy, practicality and enforceability of any 
mitigation measures that may be needed. The resulting assessment update should be 
reviewed to ensure that the items have been appropriately addressed.

Should you have any questions, please contact the undersigned.

Yours truly.

P . ’. Phys., INCE
Technical Director/Associate

Greg Conley, M.Eng., P.Eng. 
Senior Project Manager/Principal

GC/PV/kIm

Project #1801684 Pages

141 of 254 



Project Report to

Friends Fur-Ever Pet Resort

For

Noise Assessment
Sudbury, Ontario

#
Rev. 1 April 04, 2018

1395 Paquette Street 
Sudbury, Ontario, Canada PSA 5R6 

Tel 705 566 6916 ♦Fax 705 566 6916 ♦ www.prosonics.ca

142 of 254 

http://www.prosonics.ca


Friends Fur-Ever Pet Resort 
Noise Assessment

Friends Fur-Ever Pet Resort

Noise Assessment

Prepared by.

Approvals 

ProSonics 

Approved by:

Distribution List

D.C.PETERS
Date

II Rev. 1, Page i

f t’rntK I uf tvet I’e! K<so(t • Noise .\ssrssinfnt l-t.'S' l.Doc ^ Pfo'Stitvivs X

143 of 254 



Friends Fur-Ever Pet Resort
Noise Assessment

Table of Contents

1 Introduction................................................................................................................................................. 1

2 Background..............................................................................................................................  ^

3 Facility Description.................................................................................................................................... 2

4 Scope Of Work, Points of Reception....................................................................................................... 4

5 Methodology And Measurements............................................................................................................5

5.1 Setup and Methodology.................................................................................................................................5
5.2 Measurements................................................................................................................................................. 6

6 Conclusions.................................................................................................................................................. ^

7 Closing............................................................................................................................................................9

This report contains confidential information intended only for the person(s) to whom it is addressed. The information in 
this report may not be disclosed to, or used by, any other person without ProSonics' prior written consent.

# Rev. 1, Page i

Friends Fur-Ever Pet Resort - Noise Assessment Rev 1 .Doc ® ProSonics 2007/03 S

144 of 254 



Friends Fur-Ever Pet Resort
Noise Assessment

1 Introduction

This document is the ProSonics Ltd. report for the Noise Assessment of Friends Fur- 
Ever Pet Resort. ProSonics believes this report to be accurate based on the 
measurements and analysis undertaken, and the understanding of the project scope.

2 Background

ProSonics Ltd. was retained by Friends Fur-Ever Pet Resort to perform a noise 
assessment around their property at 15 Kalio Rd to determine what noise impact the 
kennel operations may be having on the surrounding properties.

The property in question is largely treed, with public roads on two sides.

The noise assessment was carried out in accordance with industry accepted 
practices and following the guidelines included in the Model Municipal Noise 
Control By-Law - Final Report, August 1978, Ontario Ministry of the Environment, 
and the Ontario Ministry of the Environment and Climate Change Environmental 
Noise Guideline: Stationary and Transportation Sources - Approval and Planning 
(NPC-300) August 2013.

Based on these references, the following definitions were established for the 
assessment:

• The commercial use of the property as a dog kennel operation classifies as a 
"Stationary Source" under the MOECC guidelines.

• The exemption from consideration as a stationary source of "noise 
produced by animals kept as domestic pets such as dogs barking" does not 
apply because the dogs kept at the kennel do not all belong to the property 
owner.

• The site is classified as a "Class 3 area", which means "a rural area with an 
acoustical environment that is dominated by natural sounds having little or 
no road traffic".

• Guideline limits are 45 dBA from 7am to 7pm, and 40 dBA from 7pm to 
7am.

A noise source is considered measurable if it is 6 dB(A) above the background noise 
level in a space. An increase in volume of 3 dB(A) is a doubling of sound energy, 
and perceived as a doubling of loudness. So, a measurement grade signal is present 
when it is four times louder than the background noise, and it is considered 
potentially intelligible if it is twice the loudness of the background noise.
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The noise of a dog barking is considered an impulsive noise source. Multiple dogs 
barking (i.e. a collection of impulsive noises) may, in the event the impulses are 
frequent enough, be considered a Quasi-Steady Impulsive Sound. NPC-300 section 
B7.1 Table B-1 concurs that an Leq of 45 dBA is the Exclusion Limit Value for a 
Class 3 Area.

3 Facility Description

The facility houses domestic dogs on a temporary basis, mostly in a 'daycare' 
setting, while some dogs are kept overnight on a temporary basis in a 'boarding' 
arrangement. The current facility contains 24 cages, with a normal maximum 
number of dogs kept being thirty (30), with an average population of under twenty 
five (25). Noise sources at the facility are the dogs themselves and a nearby chicken 
coop containing just under one hundred (100) chickens. No significant mechanical 
noise sources (e.g. air conditioner) are present.

The site plan below shows the site general arrangement and identifies the areas 
where the dogs are located during operation.

lmagery©2017DlgitaiGlobe.Mapdala©2017Google Canada 20m

The area between where the dogs are kept and the property line is generally flat and 
forested in all directions, with the growth being mature trees (both deciduous and 
evergreen) and underbrush. 'A/ith the exception of the South side of the property 
where a neighbour has built (since the establishment of the kennel) close to the 
property line, the main building and exercise yard are not visible from the 
surrounding properties or adjacent public roadways due to the trees and 
underbrush.
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The dogs are normally outside, weather permitting, between the hours of 7:30am 
and 6:00pm. After 7pm only overnighting dogs are present, and they are only taken 
outside one time between 7pm and 8pm to relieve themselves and then they are 
returned to the kennel cages.

The closest residence to the fenced dog exercise area is the new residence to the 
south of the kennel, constructed almost three years after the kennel was in 
operation. The builder/owner of that residence was fully aware of the presence of 
the kennel prior to constructing the residence. This residence is approximately 47m 
from the closest point of the fenced exercise yard. All other residences are further 
away from their respective closest points to the exercise yard, with the next three 
closest residences being approximately 156m to the north, 181 m to the west, and 
238m to the north-east respectively.

Imagery©2017 DigitalGlobe, Map data ©2017 Google Canada 50 m

It should be noted that NPC-300, Section B11 Development of Adjacent Lands 
states "When a site in proximity to a stationary source is in process of being 
developed...for noise sensitive land use (such as residential), it is considered the 
responsibility of the proponent/developer of the noise sensitive land use to ensure 
compliance with the applicable sound level limits and for this responsibility to be 
reflected in the land use planning decisions." In other words, it is the responsibility 
of the developer of the noise sensitive land to make plans for the implementation of 
noise mitigation if required as the noise is a pre-existing condition, and the 
guidelines describe noise at the receptor location, such as a window of a residence, 
not at a property line. With no residence present, and no noise sensitive use in 
place at the time the kennel was constructed, noise at this particular residence 
should not be considered when determining whether the kennel operation is in 
compliance with the noise guidelines.
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4 Scope Of Work, Points of Reception

ProSonics was retained by Friends Fur-Ever Pet Resort to perform a noise 
assessment. These measurements are to be done utilizing Equivalent Sound Level 
(Leq), and are to be performed outdoors at the owner's property line. The property 
line is to be used as the measurement location in order to develop a conservative 
noise measurement, and to not have issues with trespassing onto private property 
while making the measurements. Equivalent Sound level is a time-integrated 
measurement that accounts for non-continuous noise or varying sound power levels 
and results in a value of an equivalent continuous sound level for the time period of 
the measurement. Measurements were initially made on September 08, 2017. These 
measurements were assessed by a third party review to be inconclusive due to high 
levels of background noise from the surrounding flora and fauna. The background 
noise level measured during these initial measurements were above the 
recommended noise limit of 45 dBA without the presence of the subject kennel 
noise.

Due to the high background noise condition (determined to be from the light wind 
rustling the leaves of the trees), a second set of noise measurements were required. 
These second measurements would either have to be made when the background 
noise was below the 45dBA threshold, or a continuous 48 hour measurement 
would be required to establish an elevated background noise level specific to this 
site.

Since the elevated background noise was determined to be largely due to the tree 
leaves, it was decided to repeat the measurements during winter when there were 
no leaves on the trees and therefore the minimum background noise level would be 
present. The ground was snow covered. Specific environmental conditions during 
each test are described later in this report.

With the ground frozen, the property line towards the closest residence (south side) 
was now accessible to perform the measurements. The property line in this 
direction is approximately 25m from the closest point of the exercise yard. The 
measurement was made at the property line, directly between the exercise yard and 
the residence. For all measurements the measurement microphone was pointed 
towards the exercise yard.
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5 Methodology And Measurements

5.1 Setup and Methodology

On January 19 and 20, 2018, ProSonics Ltd. attended 15 Kalio Rd. to perform 
acoustic measurements of the property line noise level due to the dog kennel.
During the measurement period, the dogs were kept in the exercise yard and the 
kennel staff handled and worked with the dogs as they would during any normal 
work day with no special activities performed just for the purposes of the noise 
measurements. Ail normal procedures for managing the dogs, dog playing, and any 
administrative measures normally employed by staff in the event that specific dogs 
were disorderly were followed.

All measurements were made with a calibrated noise measurement system 
consisting of an Earthworks M30 Type 1 measurement microphone with self noise 
of < 17 dBA, frequency response 5 Hz-30 kHz, -1-/-1/3 dB, operating temperature 
range of-20C-+60C, and equipped with a Cirrus environmental windscreen. This 
microphone was connected through a PreSonus digital preamplifier to a PC running 
SIA SmaartLive acoustical analysis software. The microphone and system were 
calibrated using a Cirrus model D537 acoustical calibrator accurate to -t/- 0.1 dB at 
1000 Hz, +/-10 Hz. Calibration was made at 94 dB and checked at 104 dB. 
Measurements were all made with a microphone height of 1.5m, with the 
microphone pointed towards the kennel exercise yard. After each measurement, the 
calibration was rechecked and was found to be within 0.5 dB of the initial 
calibration in all cases, therefore the measurement is within accepted accuracy. The 
equipment was powered from a 120V UPS system mounted inside a vehicle and 
was not powered down or adjusted between measurements. The vehicle was not 
operated during the measurements.

The noise measurements made using SIA SmaartLive software were data logged on 
one second intervals. The software performs a real-time LEQ calculation from the 
time of measurement initiation until the specified measurement interval expires. So, 
an LEQ60 measurement runs for 60 minutes, so the software display at the end of 
the 60 minute measurement is the LEQ60. The data file records the calculated 
LEQ60 on a second by second basis, so the value shown in the data file is the LEQ 
from measurement initiation until that time. The measurement graph shows how the 
LEQ value changed over time during the measurement, with the final value at 60 
minutes being the LEQ60.

Weather conditions during the measurements were measured and recorded by an 
Accu-Rite 5 in 1 weather station mounted on the vehicle, and the weather data was 
logged by a laptop at 12 minute intervals (the shortest logging interval available).
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5.2 Measurements

Measurements were made at the locations indicated below.

[West
measurement
location

;h|3South measurement 
location___________

Imagery©2017 DigitalGlobe. Map data©2017 Google .Canada 50m 'v..

On January 19, 2018, Measurement 1 was made at the south measurement location, 
and started at 1 ;50pm. Twenty-five dogs were in the exercise yard, and were in the 
yard continuously throughout the measurement. Weather conditions during the 
measurement were cloudy, with a temperature of 3C, with south west wind of an 
average wind speed during the measurement of 7 km/h. Since the average wind 
speed was below 15 km/h, and a windscreen was employed on the microphone, no 
adjustment to the measurement was required per NPC-102 Table 102-3.
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Unfortunately, during the course of this measurement, a gust of wind (18 km/h) 
blew the windscreen off the microphone at the 20 minute mark.

At the time that the windscreen blew off, the LEQ was 36.33dBA. Weather and 
measurement data is shown in Appendix A.

In the above photo you can see the fence of the exercise yard in the background. 
Mic location is at the fence line, as shown in the below photo.
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Measurement 2 was made at the west measurement location, at the roadside, and 
started at 3:22 pm. Twenty-five dogs were in the exercise yard, and were in the 
yard continuously throughout the measurement. Weather conditions during the 
measurement were cloudy with sunny breaks, with a temperature of OC, with west 
wind of an average wind speed during the measurement of 9 km/h. Since the 
average wind speed was below 15 km/h, and a windscreen was employed on the 
microphone, no adjustment to the measurement was required per NPC-102 Table 
102-3.

This measurement recorded an Leq(60) of 54.1dBA. The high LEQ was due to traffic 
noise on Moxam Landing Road. During the period of the test, 24 vehicles passed 
the measurement location, each taking approximately 5 to 8 seconds to pass. Some 
of the vehicles passed the measurement location several times. Section 3 of NPC- 
104 describes the adjustment to be applied to the Leq measurement due to an 
intermittent sound not under study - in this case the traffic noise. The adjustment is 
listed in table 104-1. With 24 vehicle passes of 8 seconds each, 3.2 minutes is the 
total duration of the intermittence. Therefore a conservative adjustment of-12dBA to 
the Leq measurement can be made, resulting in an adjusted Leq of 42.1dBA. Using 
5 seconds, 2.0 minutes is the total duration of the intermittence. Table 104-1 shows 
an adjustment of-15dBA, resulting in an adjusted Leq of 39.1 dBA

Weather and measurement data is shown in Appendix A.

\
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Measurement 3 was made at the same south location as measurement 1, on January 
20, 2018, 10:08AM. During this measurement, 20 dogs were in the exercise yard. 
Weather conditions were sunny, -2C, with southwest winds at an average of 
8km/hr. Since the average wind speed was below 15 km/h, and a windscreen was 
employed on the microphone, no adjustment to the measurement was required per 
NPC-102 Table 102-3.

No interruptions nor any abnormal conditions occurred during this test.

During this test an LEQ(60) of 38.4 dBA was measured. Weather and measurement 
data is shown in Appendix A.

6 Conclusions

As a result of the measurements, observations and analysis above, the following 
conclusions are made:

• It is concluded that the noise generated by the dogs at the Friends Fur-Ever 
Pet Resort on January 19, 2018 and January 20, 2018, during normal 
kennel operations with all housed dogs outdoors in the exercise yard, 
during the measured time intervals, as measured at the closest property line 
to the dog exercise area, was within the published guidelines for a Class 3 
Area as described in the Ontario Ministry of the Environment and Climate 
Change Environmental Noise Guideline: Stationary and Transportation 
Sources - Approval and Planning (NPC-300) August 2013.

• Since the noise was within guidelines at a location approximately 25m from 
the exercise yard, in direct sight of the yard with no intervening trees or 
other obstructions, the noise level would simultaneously be within 
guidelines at the property line towards the three other closest residences a 
minimum of 6.25 times the distance (156m) from the exercise yard with 
intervening trees and brush acting as an acoustical diffuser.

7 Closing

We trust that we have properly understood the scope and deliverables in preparing 
our report, and the methodology, results, analysis and conclusions have been 
presented in a clear manner. If this is not the case, we are ready to update our report 
to ensure that our methodology and analysis is presented clearly and 
unambiguously.
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Measurement 2

Time

♦' Temperature

Average Wind Speed

Measurement 2 -191 Moxam Landing
70 ,-------------------------------------------------------------------------

------ LEQ60

------ 7AM-7PM Threshold

.......7PM-7Am Threshold
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Measurement 3
14

I?.
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O J-------------------------------------------------------------------------------------------------------—
10:12:00 10:24:00 10:36:00 10:48:00 11:00:00 11:12:00

Time

-Tempeiciture

Average Wind Speed

Measurements - South Fence Line

------- LEQ60

------- 7AM-7PM Threshold

------- 7PM-7AM Threshold
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Appendix B
Measurement Microphone Specifications
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M30 High Definition [i/ieasurenient iVlicrophone™
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__ SPECIFICATIONS ___
Frequency Response: 5Hz to 30kHz ± V-3dB 

Polar Pattern: Omnidirectional 

Sensitivity: 34mV/Pa (Typical)

Power Requirements: 2448V Phantom, 10mA 

Max Acoustic Input: 138dBSPL

Output: XLR-3 (pin 2+)

Min. Output Load: 600 ohms between pins 2 & 3 

Noise: 20dB SPL (A weighted)

Temp. Operating Range: 4‘ to 140'F (-20' to +60'C) 

Dimensions L X D: 9 X .860 in. (229 x 22 mm) 

Weight: 0.5 lb. (227g)

ELECTRONIC CALIBRATION FILES
Electronic Calibration files are available for all 
models of Earthworks measurement microphones, 
so your specific microphone can be calibrated to your 
measurement software or system. For you to obtain 
your electronic calibration files (ECF), you must first 
register your microphone online at earthworksaudio. 
com/register and afterwards go to earthworksaudio. 
com/ecf to request your ECF file, which will be sent to 
you as an email attachment If you have any questions, 
please call 603-654-2433, ext 114 or email: sales® 
earthworksaudio.com

• One of the Industry’s Most Popular 
Measurement Microphones

• 30kHz Free-Field Frequency Response

• Meets or Exceeds Type ISpecifications

• 138dB SPL Max Acoustic Input

• Used by Research Laboratories and 

Acousticians Throughout the World

• Ideal for SMAARr'«,MLSSA™, 
Spectrafoo™, TEF"^, RTA and all 
“Audio Band” Measurements

• Requires 24-48V Phantom Power

• Multiple Measurement Microphones 
can be matched for a nominal fee

• Electronic Calibration Files are avail
able online after completing product 
registration at no cost

Earthworks M Series measurement microphones 
have become the accepted standard for reliable 
measurement and reference. They are accurate 
in the time and frequency domain and have ex
ceptionally uniform polar response. They feature 
flat free-fleld frequency response, fast impulse re
sponse, and are remarkably stable with respect to 
temperature changes, meeting or exceeding Type 1 
specifications. Our M Series measurement micro
phones are used and recommended by SMAART”^, 
MLSSA™, Spectrafoo™, TER*^, RTA in addition to 
acoustic measurement systems manufactured by 
dbx. Rational Acoustics, DEQX and others.

The M30 is one of the most respected, accurate 
and reliable measurement microphones on the 
market. Consultants and Acousticians throughout 
the world rely on the M30 in performing their mea
surements and acoustical analysis. In addition, 
they have great respect for the near-perfect polar 
response of this microphone. The M30 provides an 
impressive frequency response of 5Flz to 30kHz, 
near-perfect polar response and it will handle 
138dB SPL. For those looking for an extremely ac
curate and reliable measurement microphone, the 
Earthworks IV130 is it.

The Earthworks line of measurement microphones 
(with exception to the M30BX, which is battery oper
ated) require standard 24-48V phantom power and 
up to 10mA of current (which is within the industry
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phantom power standard). 10mA of current is re
quired to supply our high current, bipolar Class A 
amplifier within the microphone that is made with 
all discrete components, with no capacitors in the 
signal path providing excellent phase response. 
This also allows the miorophone(s) to feed long 
signal lines up to 300 feet (91m) and maintain the 
full frequency response of the microphone at the 
other end of the line, without any loss in high fre
quencies.

The M30 comes in a protective carton with a cus
tom die-cut foam insert and its own individual cali
bration chart. For those who desire calibration files 
to interface with their software, these are available 
at no cost, in addition, any number of microphones 
can be matched for a nominal fee. The M30 re
quires standard 24-48V phantom power for opera
tion.

The M30 is robust and can be used in a wide vari
ety of environments from the most elegant of re
search laboratories to making measurements in the 
outdoors and tropics. In making acoustic measure
ments, the M30 will be your most trusted, accurate 
and reliable measurement instrument.

Earthworks
^IGH D6f=INmON MICROPHONES'^

Earthworks. Inc. • 37 Wilton Rd. • Milford, NH 03055 • Phone: (603) 654-2433, ext 114 • email; sales@earthworksaudio.com • earthworksaudio.com
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600 Southgate Drive 
Guelph, ON N1C4P6 
Canada

Tel: +1.519.823.1311
Fax; +1.519.823.1316
E-mail: solutlons@rwdl.com

MEMORANDUM

DATE: 2018-07-13 RWDI REFERENCE #: 1801684

TO: Glen Ferguson EMAIL: glen.ferguson(5)greatersudburv.ca

FROM: Greg Conley EMAIL: greg.conleviarwdi.com
Peter VanDelden EMAIL: peter.vandeldenOrwdi.com

RE: Noise Study Peer Review
Friends Fur-Ever Noise Assessment Peer Review 
Sudbury, Ontario

Dear Mr. Ferguson,

RWDI has completed its peer review of a report prepared by ProSonics Ltd. titled Friends 
Fur-Ever Pet Resort Noise Assessment, dated April 4, 2018. This report was prepared in 
response to comments included in our Memorandum dated November 23, 2017 on 
ProSonics first noise assessment report dated September 21, 2017. The City of Sudbury has 
requested an opinion of whether the methodology and conclusions of this second report 
addresses the comments included in our November 23, 2017 Memorandum.

Our review of the 2018 report and analysis indicates that several significant items in our 
November 23, 2017 Memorandum still need to be clarified, corrected, or supplemented. 
Instead of providing another Memorandum highlighting items that are still outstanding, a 
telephone conversation occurred between Mr. Peter VanDelden of RWDI and Mr. David 
Peters of ProSonics on May 22, 2018 to review the methodology and findings of his study. 
The following highlights the specific key areas of discussion:

• The report does not follow the NPC-300 requirement to evaluate vacant lots that are 
zoned to allow future sensitive use. The report suggests that NPC-300 places the 
responsibility for compliance on the person responsible for introducing a sensitive 
use such as a residence. This is an incorrect interpretation of NPC-300. The land 
south of the kennel was already zoned to allow a future sensitive use therefore the 
report should have considered a point of reception on this property.

• The report refers to the source of noise as quasi-steady and follows an assessment 
method that is more consistent with quasi-steady impulsive sources. Although we

This document is intended for the sole use of the party to whom it is addressed and may contain information 
that is privileged and/or confidential. If you have received this in error, please notify us immediately.
@ RWDI name and logo are registered trademarks in Canada and the United States of America.
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don't disagree with this characterization, the report does not refer to the NPC-104 
specification which requires a 10 dB penalty for quasi-steady impulsive sources.

• The report indicates that the source was not audible at the measurement location 
but refers to background sound such as sounds of nature obscuring the source. If at 
other times the source can be heard and can be characterized as quasi-steady at the 
point of reception, the penalty of NPC-104 would apply. During conversation with 
Mr. VanDelden, Mr. Peters discussed that complaints had been received. The 
presence of complaints appears to show that the source can be heard at the point of 
reception.

• The report presents levels of 36 dBA, 39 dBA and 38 dBA as the source contribution 
at the points of reception. Mr. Peters confirmed that the results presented do not 
have the quasi-steady penalty applied.

For those not otherwise versed in acoustic assessment, NPC-300 and the Model Municipal 
By-Law (MOE, 1978), which includes supporting NPC documents, we offer the following 
background information.

• NPC-300 requires assessment at points of reception. The "Point of reception" 
specifically includes a "noise sensitive zoned lot". Among other things, the definition 
of a noise sensitive zoned lot means a lot that has been zoned to permit a dwelling 
and is currently vacant. Section B11 of NPC-300 refers to the land use planning 
process for a new noise sensitive land use. This process would include zoning by-law 
amendment, which would make the land available for noise sensitive uses. Once the 
zoning is in place, the owner of the source needs to consider the type of noise- 
sensitive use that could be constructed. Thus, there was obligation to assess noise 
at the lot once the zoning permitted it and already prior to the construction of a 
dwelling on it.

• Model Municipal By-Law to which NPC-300 refers includes the definition of a Quasi- 
Steady Impulsive Sound in NPC-101. The sound of barking dogs has the potential to 
be described as Quasi-Steady Impulsive Sound. If the source were described as 
quasi-steady impulsive, the 10 dB penalty provided in the Model Municipal By-Law’s 
NPC-104 would apply. If an alternate description such as impulsive were applied, a 
measurement and assessment approach would apply which is completely different 
from the one used in the Prosonics report.

Project #1801684 Page 2
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The information provided in the Prosonics report, together with clarification provided by Mr. 
Peters, can be used to develop a better understanding of the current situation. Many 
questions remain regarding the assessment methodology, assessment location, source 
characterization, measurement procedure and validity. However, we would use the levels of 
36 dBA, 39 dBA and 38 dBA presented as the existing source contributions in the absence of 
a more extensive and lengthy clarification. Applying the 10 dB penalty specified in NPC-104, 
these source levels would be 46 dBA, 49 dBA and 48 dBA, respectively. All three levels would 
then exceed the exclusion limits of 45 dBA for daytime and 40 dBA for evening provided in 
NPC-300. In other words. Friends Fur-Ever is not currently shown to be In compliance with 
the NPC-300 limits.

Based on the review comments and our discussion with ProSonics, compliance with NPC- 
300 has not been sufficiently demonstrated.

Should you have any questions, please contact the undersigned.

Yours truly.

Peter VanDelden, P. Phys., INCE 
Technical Director/Associate

Greg Conley, M.Eng., P.Eng. 
Senior Project Manager/Principal

GC/PV/kIm
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Title: Darlene & Nathan Nicholson   
 
Date:  September 25, 2017 

 
STAFF REPORT 
 
Applicant: 
 
Darlene & Nathan Nicholson 
 
Location: 
 
Part of PIN 73373-0100, Parcel 5579, Lot 1, Concession 4, Township of Waters (15 Kalio Road, Lively) 
 
Official Plan and Zoning By-law: 
 
Official Plan 
 
The subject lands are designated Rural in the Official Plan for the City of Greater Sudbury. Permitted uses 
within the Rural land use designation include residential uses, agricultural uses, conservation, open space 
and natural resource management activities, mineral exploration, rural industrial/commercial uses, resort 
and shoreline commercial uses and public uses including hydro-electric generation and associated 
facilities. Rural industrial/commercial uses are to be located with adequate separation distances to 
residential areas. 
 
Zoning By-law 
 
The subject lands are presently zoned “RU”, Rural under By-law 2010-100Z being the Zoning By-Law for 
the City of Greater Sudbury. The “RU” Zone permits a kennel subject to a special provision that no non-
residential building or structure directly associated with a kennel is permitted to be established or erected 
closer than 300 m (984.25 ft) to a residential building or zone. The proposed kennel use does not meet the 
buffer distance provision of the “RU” Zone. 
 
Site Description & Surrounding Land Uses: 
 
The subject lands are located at the intersection of Moxam Landing Road and Kalio Road in the 
community of Lively. The lands have a total lot area of approximately 6.58 ha (16.27 acres) with 
approximately 221 m (725.07 ft) of lot frontage along Kalio Road and 179 m (587.27 ft) of lot frontage 
along Moxam Landing Road. The lands presently contain a single-detached dwelling along with an 
operating kennel use which includes a converted accessory building along with several outdoor fenced 
areas providing outdoor access for dogs at the kennel. There are also several storage containers on the 
lands. 
 
Surrounding uses are primarily rural residential in nature with the predominant built-form being single-
detached dwellings along with accessory buildings and structures. There are also several rural-agricultural 
uses in the area. 
 
Application:  
 
To amend By-law 2010-100Z being the Zoning By-law for the City of Greater Sudbury by changing the 
zoning classification of the subject lands from “RU”, Rural to “RU(S)”, Rural Special. 
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Title: Darlene & Nathan Nicholson   
 
Date:  September 25, 2017 

 
Proposal: 
 
The application is intended to permit a kennel on the subject lands having a setback of less than 300 
metres between those non-residential buildings and structures directly associated with the kennel and the 
nearest residential building.   
 
A kennel currently operates on the property located within a 74.3 m2 (800 sq.ft.) building located 84 m from 
the southerly lot line.  A fenced yard in which the dogs are permitted to access is located to the south of 
the building which at its closest is 21 m from the southerly lot line.  The owner is also proposing to 
construct a 337 m2 (4800 sq. ft.) building to be used as part of the kennel operations, located 63 m from 
the southerly lot line.  The owner had indicated on the plans that a grooming station, indoor dog play yard, 
hydrotherapy pool and 6 luxury suites are to be located in the new building.  
 
The plan includes an open fenced yard in which the dogs are permitted to access.  The fence enclosing 
the open yard is considered to be a structure directly associated with the kennel.  As such the setback 
from the nearest residential dwelling is to be measured to the nearest point of the fence enclosure.  The 
closest residential dwelling is located on the abutting property to the south at 212 Moxam Landing Road 
which is located approximately 20.7 m from its northerly lot line.  Planning staff estimate the distance 
separation between the fence enclosure and the dwelling at Moxam Landing Road is approximately 47 m 
(154.20 ft). 
 
Departmental/Agency Circulation: 
 
Drainage, Operations, Roads, Traffic and Transportation have each advised that they no concerns from 
respective areas of interest. 
 
Building Services has noted there are shipping containers located on the lands which are not permitted. 
There are also several other structures on the lands which have a floor area of more than 10m2 (107.64 
ft2) which have been constructed without the benefit of a building permit. The owner would also be 
required to obtain a change of use permit for the conversion of the storage shed to a kennel. 
 
Development Engineering has noted that the subject lands are not presently serviced with municipal water 
or sanitary sewer. 
 
Neighbourhood Consultation: 
 
The statutory notice of the public hearing was provided by newspaper along with an initial courtesy mail-
out to landowners and tenants within a minimum of 240 m (800 ft) of the subject lands. The owner was 
advised of the City’s policy recommending that applicants consult with their neighbours, ward councilor 
and key stakeholders to inform area residents of the application prior to the public hearing. Staff 
understands that the owner has previously spoken to a number of area residents about the existing kennel 
located on the subject lands. At the time of writing this report, several phone calls and four written 
submissions,(copies attached to this report) in opposition  to this application have been received by the 
Planning Services Division. 
 
The concerns noted by residents relate to the noise of dogs barking at the existing kennel operation 
impacting residents’ enjoyment of their property. 

164 of 254 



Title: Darlene & Nathan Nicholson   
 
Date:  September 25, 2017 

 
Planning Considerations: 
 
Background 
 
The existing 74.3 m2 ( 800 sq. ft.) building in which the kennel is located was constructed in 2007 as a 
shed accessory to the dwelling on the lot. A building permit (Permit # 07-2447) was issued for the 
accessory structure.  In 2013 the shed was converted by the owner to a kennel without benefit of a 
required building permit.  A business licence for a kennel was first issued in 2013.  While the Rural zoning 
on the property permitted a kennel at that time, the permission is subject to all structures associated with 
the kennel use being located a minimum of 300 m from the closest residential building.  At the time the 
kennel use was established in 2013, the nearest residential use was located to the north at a distance of 
approximately 155 m at 12 Kalio Road.  In 2013 two other dwellings located at 28 Kalio Road and 191 
Moxam Landing Road were located at distances less than 300 m from the building converted to a kennel.  
Given the existence of the three dwellings closer than 300 m to the kennel, the kennel did not comply with 
the By-law at that time. 
 
In 2016 the owner submitted a minor variance application (File A0161/2016) to permit the construction of a 
447 m2 (4800 sq. ft.)  kennel building to be located 54 m (177.17 ft) from the nearest residential building 
located at 212 Moxam Landing Road and to also recognize the location of the previously converted shed 
currently being used as a kennel.  The dwelling at 212 Moxam Landing Road was not in existence in 2013 
having been issued a building permit in 2016. The new building was to include a hydrotherapy pool for 
injured dogs, an indoor play and training area. 
 
The minor variance application was denied by the Committee of Adjustment on January 25, 2017. The 
Committee concluded that the variance was not minor in nature, was not desirable for the appropriate 
development and use of the land and building and that the general intent and purpose of the By-law and 
Official Plan are not maintained.  The owners appealed the decision of the Committee of Adjustment to the 
Ontario Municipal Board (OMB) on February 13, 2017 (OMB File # PL170132). The OMB scheduled a 
hearing for June 21, 2017, however at the request of the owner on May 1, 2017, the OMB granted an 
adjournment. Staff understands that the adjournment was granted on the basis that the owner would be 
proceeding with an application for rezoning rather than immediately pursuing the appeal relating to the 
denied application for minor variance. Staff did not support the application for minor variance and noted 
concerns with respect to the potential nuisances associated with a kennel use in close proximity to rural 
residential uses. On June 26, 2017 the owners submitted the rezoning application which the subject of this 
staff report. 
 
Provincial Policy Statement 
 
Municipalities in the Province of Ontario are required under Section 3 of the Planning Act to ensure that 
decisions affecting land use planning matters are consistent with the Provincial Policy Statement (PPS). 
Staff has reviewed the PPS 2014 and is satisfied that no matters of provincial interest are impacted should 
the rezoning be approved. 
 
Official Plan 
 
With respect to Section 5.2.5 of the Official Plan, it is noted that the Rural designation is supportive of and 
permits limited rural industrial/commercial uses and further that dog kennels are permitted in the 
implementing zoning by-law subject to a minimum 300 separation distance between residential dwellings 
and kennels.  
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Title: Darlene & Nathan Nicholson   
 
Date:  September 25, 2017 

 
Section 5.1 of the Official Plan includes that, ”the objective of the Rural Area policies is to provide an 
efficient and orderly pattern of land use in the Rural Areas reducing land use conflicts.”  Section 5.2.5.3 
provides that, “rural industrial/commercial sites are to be located with adequate separation distances from 
residential areas and provide proper buffering”. Section 5.2.3.4 also provides that, “rural 
industrial/commercial uses must ….minimize land use conflicts.”  In this regard the minimum 300 m 
setback provided in the Zoning By-law for kennels from existing residential dwellings is intended to 
minimize potential conflicts between these uses in a rural setting.  
 
Compatibility/Minimizing Land Use Conflicts 
 
The primary issue involved with the application is that of compatibility and minimizing the conflict between 
a kennel and residential uses in the surrounding area.  Comments (attached to this report), have been 
received from the public which outline concerns with the existing kennel operation respecting matters of 
noise, in particular from dogs barking impacting residents enjoyment of their property.  Similar comments 
were received from the public on the minor variance application (file A0161/2016). 
 
When Planning staff visited the property on August 18, 2017, twenty two dogs were observed. 
 
It is noted that the existing kennel operation includes a fenced outdoor area within which the dogs are 
permitted to access.  The plans submitted by the owner include that this would continue to be part of the 
kennel operation.  It is expected that noise from the outdoor area would be audible at greater distances 
than that generated from inside the kennel buildings.  However, it is not clear that eliminating the outdoor 
yard would eliminate noise issues with the immediate neighbours as the complaints appear to relate to 
noise generated from inside the existing building as well as from the yard. 
 
The owner is proposing to expand and intensify an existing use where residents are currently experiencing 
nuisance issues relating primarily to noise.  The owner has not identified measures to address the issue 
such that it can be mitigated.  
 
The proposed distance from the kennel fence to the closest lot line would be approximately 21 m (68.90 ft) 
as indicated on the submitted sketch. The distance separation in the Rural Zone provisions requires 300 m 
(984.25 ft) to the closest residential building, which is further to the south.  Staff estimates the separation 
distance between the kennel fence and the dwelling at 212 Moxam Landing Road to be approximately 47 m 
(154.20 ft). Staff is of the opinion that this is a significant reduction to the by-law standard and are 
concerned that this separation distance will have negative impacts on the residents in the area and will not 
minimize potential conflicts resulting from the kennel. Staff remains concerned with land use conflicts due to 
the potential noise generated by the kennel as noted by the residents in their comments on the existing use 
on the site. 
 
Summary: 
 
Staff has reviewed the application and is satisfied that no matters of provincial interest are impacted.  Staff 
is of the opinion that the reduced buffer distance being requested by the owner is inappropriate and would 
not provide an adequate separation distance to minimize nuisance conflicts impacting the rural residential 
land uses in the surrounding area.  Staff cannot support the rezoning request and the Planning Services 
Division recommends that the application be denied. 
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Appendix 1 

 

Departmental & Agency Comments 

File: 751-8/17-6 

RE: Application for Rezoning – Darlene & Nathan Nicholson – Part of 
PIN 73373-0100, Parcel 5579, Lot 1, Concession 4, Township of 
Waters (15 Kalio Road, Lively) 

 

Building Services 

Prior to the passing of an amending zoning by-law: 

1. There are shipping containers located on the property. However, Zoning By-law 
2010-100Z does not permit shipping containers to be used; 

2. There are other structures on the property that are greater than 10 square metres which 
have been constructed without the benefit of a building permit; and, 

3. A change of use permit is required for the storage shed converted to a kennel. 

Development Engineering 

No objections. This property is not serviced with municipal water or sanitary sewer. 
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 PHOTO 1 SUBJECT LANDS AS VIEWED FROM KALIO ROAD 
   LOOKING SOUTH EAST 
 

 

 

 

 

 

 

 

 

 

 

 

 PHOTO 2 EXISTING ENTRANCE TO PORTION OF THE SUBJECT 
   LANDS BEING USED AS A KENNEL 
 

      751-8/17-6 PHOTOGRAPHY AUGUST 18, 2017 
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 PHOTO 3 EXISTING KENNEL BUILDING LOCATED ON THE 
   SUBJECT LANDS 
 

 

 

 

 

 

 

 

 

 

 

 

 PHOTO 4 SOUTHERLY EXTENT OF THE EXISTING KENNEL USE 
   LOOKING TO THE NORTH EAST 
 

      751-8/17-6 PHOTOGRAPHY AUGUST 18, 2017 
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 PHOTO 5 CLOSEST RESIDENTIAL USE TO THE EXISTING KENNEL 
   USE TO THE IMMEDIATE SOUTH OF THE SUBJECT LANDS 
 
 

 

 

 

 

 

 

 

 

 

 

 

      751-8/17-6 PHOTOGRAPHY AUGUST 18, 2017 

176 of 254 



Kalio Road

Mo
xa

m
La

nd
ing

Ro
ad

¹

0 40 80 120 16020

Metres

File: 751-8/17-6
15 Kalio Rd.,
Lively
2016 Orthophotography

177 of 254 



222 Moxam 
Landing Road

191 Moxam 
Landing Road

12 Kalio 
Road

147 Moxam 
Landing Road

144 Moxam 
Landing Road

28 Kalio 
Road

212 Moxam 
Landing Road

Kalio Road

Mox
am

La
nd

ing
Ro

ad

Finnwoods Road

¹

0 100 200 300 40050

Metres

File: 751-8/17-6
15 Kalio Rd.,
Lively
2016 Orthophotography

178 of 254 



179 of 254 



180 of 254 



181 of 254 



182 of 254 



183 of 254 



184 of 254 



185 of 254 



186 of 254 



187 of 254 



188 of 254 



189 of 254 



190 of 254 



   

  

                     
                

                   
               

                    
      

   

 

  

191 of 254 



192 of 254 



                    
                    
                     
       

               
                   

        

                      
                     

   

                     
                   

                  
           

               
     

    
  

193 of 254 



 
         

    
    

   
       

               
               

             
               

               
                 
                 

              
                   

                
               

              
                 

               
                

             
                

               
            

              
                   

            
               

                 
               

               
            

                 
             

             
                  

                 
              

                
             

                
                   

              
             

194 of 254 



                
             

               
               
                  

               
                  

                  
          

               
                

      

195 of 254 



        

               
     

              
    

  

   

196 of 254 



   
            

       
   

  

   
       

     
      

  
       

 
        

 
        

   

         
        

              
           

             
             

               
               

           
             

   

               
                

              
               

                
              

               
              
               

   197 of 254 



               
              

                
           

            
                 

             
             

                
               

           

            
             

              
               

            
             

               
              

              
            

             
            

               
           

             
              

            
          

              
        

             
                 

                
             

            
            

            
         

           
            

      

   
198 of 254 



            
          

    

                 
   

             
            
  

           
          

 

            

           
          
        
    
     
          

     
     
         

            
 

  

               
             

             
            
        

               
            

             
                 
                 
          

              
      

                

   199 of 254 



             
              

              
         

              
               

            
                 
   

                   
           

              
            

         
        

                 
           
                  

           
              
              
             

  

               
             

   

       

   

                  
                      

                      
                      

              

                   
                        

                      
                        
                  

        

              

   
200 of 254 



                
             

                
       

                
       

              
             

 

            
            
         

           
          

           

               
             
               

          

               
           

            
       

              
             

        

  

            
            

            
             

      

   201 of 254 



                    
                 
             

   

                   
          

   

           
 

        

   
202 of 254 



 

         
    

             
             

         
           
        

            
              
             

    

            
             

              
              

    

 

          
         

       
             
   

        

          

          
 

              
     

             
  

                
     

   203 of 254 



    

        
       

   

     
        
    
        
     
      
           
 

       
  
         
  
    

          
   

           
         

   

     

       

       

        

       
   

   
         
    

    

   
204 of 254 



   

           
            

      

             
            

            

         
         

               
             

                
 

     

      
    

     
       

     
       

       
     

       
       
             
      

     
  

   205 of 254 



         
               

               
        

     
    

      
     

      
     

     
      

        

             
   

            
              

           
              
           

          

             
        

          

   206 of 254 



   

              
         
            

    

                
         
               

            

            
           

           
           

             
            

     

              

              
   

  

               
              

          

            
            

           
           

              
              

          

                
         

   207 of 254 



    

  

    

         

  

     

    
          
   
         
        

  

     
  

   
    
     
      

       
  

  
   

      
            
    

            
      

 

           
     

        
      

   208 of 254 



    

                
                  

   

                     
                

                    
  

                    
                 

        

  
    

209 of 254 



  
  
     

              
             

             
  

             
             
     

              
              
         

             
   
  

   

210 of 254 



  

    
 

  

 

    

                  

                   

               

                 

     

                   

                   

                  

     

                  

                

  

 

211 of 254 



   
    
     
  

 

      

 

    

                
              

            
            

               
             

   

             
            
                

              
             

            

            

  
  

212 of 254 



  
    
    
  

    

                
                

                
                  

               
                 

                
             

                
                

             
               

              
                 
                 

                 
             

     
 

                  
                

                 
                 

                    
                    

                
                     

            
              

         

            
      

213 of 254 



  

    

    

                   
                

                  
                  

                
               

                 
                  
                    

                 

                 
             

              
                  

              

                   
                 

  

              
      

  
 

214 of 254 



   

              
           

              
             

          
          

         
                

                  
            
              
          

         

     

215 of 254 



  
   
    
  

    

             
              

            
         

          

                 
             

             

  

   

216 of 254 



   
   
     
 

 
                 

               
              

                 
           

               
                 

                
              

            
                

                
                

                  
                  

            
         

               
          

           
            

               

         
 

   

217 of 254 



   
    
  
 

               
          

              
           

               
               

                
             
               
                 

                
              

               
            

               
              

                 
                

                

 

218 of 254 



 

 
  

     
    

     
      

    
         
      

    
     

   
  

219 of 254 



   
  
      
 

 

                
                   

                
             

                
                
 

 

220 of 254 



    

         
     
 

                    
                    
                     

                 
                  
                    

                
       

                
                     

                   
          
                    

   
   

      

       

221 of 254 



  

      

    

                   
                
        

                   
                    

                
   

                   
                   

                 
                  

                    
                    

                  
         

                    
                   

                   
        

 

    
 

    

222 of 254 



   
   
     
 

        

 

       

                 
                

              
               

              
                  
                 
           
              
            

                 
               

                
              
 

                
               

             

                 
               

               
       

 

223 of 254 



  

   

    

               
             

              
             
             

              
           

          

           
             

            
           

              
             

                
           

            
           

           
               

            

   

224 of 254 



  
      

    
           
            

           
         

          
            

          
         

          
  

              
            

             
          

            
            
         

          
          

          
             

            
           

            
            

           
             
             
            

          

225 of 254 



          
  

              
              
            
             
         
          

         

   

226 of 254 



   
  
      
  

    

            
            

           
              
              
             

           
              

                
               

               
              
               

         

 
   

   

227 of 254 



  
  
  
  

   
                 

               

                 

                 

               

                   

                 

               

                

                  

               

               

               

                

   

      

228 of 254 



      
 
      
 

         

 
            

    

  
  

 

            
           

           
          

   

229 of 254 



    

           
          

             
      
          

           
            
          

          
       

        

    

230 of 254 



  
  
    
  

    

            
            
          

    

         
            
             

           
     

 

231 of 254 



  
 
    
 

    

              
               

             
             

             

   
              

            

        

  

232 of 254 



   
     
     
 

    

                

           
                 

               

            

        

  

   

 

233 of 254 



    
   

        
         

         
        

   
 
 

 

234 of 254 



   
    

           
        

          
       
        

        
        

 
 

235 of 254 



       

    
   

   

         
         
        

          
            

         
        

         

    

  

236 of 254 



     

    
    

    

         
           

      
        
        

      

 

    

    
  

   

        

237 of 254 



    
    

    

         
         

        
        

        
          
        

        
           

         
        

         

   

     

238 of 254 



 

     
  

    

      
         

         
         
        

          
  

  
  

     
   
    

239 of 254 



     
  
    

         
           
           

        
     

      

     
   

    

        
        
       

240 of 254 



      
  
    

         
        

  

 

     

     
  
    

          
       

  

241 of 254 



                

            

     

         

               

             

             

   

               

            

           

             

    

        

              

             

               

             

242 of 254 



   

 
       

     

     

  

  
  

  

     

 

   

  

                
               
                

       

               
               

                 
                

                 
               

       
                
             

           

          
            

          

           
        

 

          
         

    

  
  

243 of 254 



   

             
          

      

     
     

    

            
         

       
        

          
      

            
           

          

 

          
            

             
             

 

            
        

 
  

 
 

  

244 of 254 



      

        
        

     
 

 
          

     
     

      
         

        
 

      
         

        
       

        
       

    
 

  
  
         

       
         

  
           

      

245 of 254 



           
     

  

         
            
   

   

              
           

         
        

              
              

              
     

          
           

      
 

   

           
           

 

             
       

            
          

     

     

              
               

           
             

          

      
    

246 of 254 



  

 

          
  

  

      

  
          

  

  
  

    
       

     

    
   

   

     
   

   

     

                
               

            

     
     

         
    

   
   

  

        

  
   

 

  
  
  

      
 

   
   
   
    

                        
                  

                   
                  

         

247 of 254 



  
  

    
  

    

  
  

 

   
  

   
  

  

        

               
                

              
               

              
          

              
       

    
      
      
      

              
                

             
  

        

      
  
   
     

248 of 254 



 
   

  

    

             
                 

                
               

   

               
             

  

    

    
 

 

    
  

  

        

249 of 254 



 
 

 
  

250 of 254 



 

 

 

 

 

 
 

 

251 of 254 



 
 

 

 

 

 
 
  
 

 

 

252 of 254 



        

    

 

      
                 

          

                   

     

    

    
   

  
     

     

 

          

   

  

    

 

  

 

253 of 254 



    

  

      

   
   

    
   

                  
          

   

 

254 of 254 




