
Request for Decision 
Ranger Wrecking and Salvage Inc. – Application
for zoning by-law amendment in order to permit
the construction of a new warehouse building,
tent shelter, weigh scale, office trailer and
accessory buildings as part of the existing salvage
and wrecking yard, 265 Bodson Drive, Hanmer

 

Presented To: Planning Committee

Presented: Monday, Nov 05, 2018

Report Date Thursday, Oct 11, 2018

Type: Public Hearings 

File Number: 751-3/17-7

Resolution
 THAT the City of Greater Sudbury approves the application by
Ranger Wrecking and Salvage Inc. to amend Zoning By-law
2010-100Z to change the zoning from “RU”, Rural to “RU(S)”,
Rural (Special) on those lands described as PIN 73492-0242,
Parcel 21875 SES, Lot 11, Concession 6, Township of Garson,
as outlined in the report entitled “Ranger Wrecking and Salvage
Inc.” from the General Manager of Growth and Infrastructure,
presented at the Planning Committee meeting of November 5,
2018, subject to the following conditions: 

1. That the amending by-law provide that: 

a. In addition to the uses permitted in a “RU”, Rural zone a
salvage or wrecking yard be a permitted use; 

b. The maximum area of all buildings associated with the salvage
or wrecking yard use shall not exceed 300 m2; 

c. The minimum setback from the front lot line for all buildings
and structures associated with the salvage or wrecking yard use
shall be 50 m; 

d. No outdoor storage shall be permitted within the front yard of
the buildings associated with the salvage wrecking yard and shall
not be permitted within 25 m of the westerly side lot line. 

e. An opaque fence with a minimum height of 2.2 m shall be provided along the westerly lot line extending
from 10 m back from the front lot line to the rear lot line; 

f. A five metre wide planting strip shall be provided along the front lot line; and 

2. That the lands be subject to site plan control pursuant to Section 41 of the Planning Act. 

Signed By

Report Prepared By
Eric Taylor
Manager of Development Approvals 
Digitally Signed Oct 11, 18 

Recommended by the Division
Jason Ferrigan
Director of Planning Services 
Digitally Signed Oct 15, 18 

Financial Implications
Jim Lister
Manager of Financial Planning and
Budgeting 
Digitally Signed Oct 19, 18 

Recommended by the Department
Tony Cecutti
General Manager of Growth and
Infrastructure 
Digitally Signed Oct 19, 18 

Recommended by the C.A.O.
Ed Archer
Chief Administrative Officer 
Digitally Signed Oct 24, 18 



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 application reviews a rezoning application that would permit the construction of a new warehouse
building, weigh scale, office and other accessory buildings on a property where a legal non-conforming
salvage and wrecking yard use has been located since the 1970s. The application is recommended for
approval with a limitation on the maximum area of the buildings to be constructed, limitations on the location
of outdoor storage, fencing and planting strip requirements and that the lands be subject to site plan control
which will assist in the implementation of buffering and landscaping on the property. 

Financial Implications

If approved, this would result not result in development charges due to the availability of credits on the
demolition of a shed in 2017.  Any change in taxation is unknown at this time as the change in land use
designation may increase the assessment value.
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Date:  October 9, 2018 

 
STAFF REPORT 
 
Applicant: 
 
Ranger Wrecking & Salvage Inc. 
 
Location: 
 
PIN 73492-0242-0160, Parcel 21875 SES, Lot 11, Concession 6, Township of Garson (265 Bodson Drive)  
 
Official Plan and Zoning By-law: 
 
Official Plan 
 
The lands are designated “Rural” permitting residential, agricultural, conservation, mineral exploration, 
resource based rural industrial/commercial, resort and shoreline commercial and public uses.  A salvage 
wrecking yard is not a permitted use in this designation, however, the use is considered a legal non-
conforming use that has been existing on the lands since at least 1971 predating the 1978 Region of 
Sudbury Official Plan as well as the current Official Plan adopted in 2006. The use also pre-dates the first 
zoning by-law applying to the subject lands, being the former Town of Valley East Zoning By-law 83-300 
which came into effect in 1983 zoning the lands “RU”, Rural. 
 
The policies as set out in Section 20.5.5 below, respecting non-conformity apply to this application. 
 
20.5.5 Non-conformity 
 
A number of existing land uses do not conform with the designations and/or policies of this Plan.  With 
respect to these non-conforming uses, the following policies shall apply: 
 
1. Existing residential buildings which do not conform with the land uses designations and/or policies 

of this Plan may be a permitted use in the implementing Zoning by-law, notwithstanding that such 
buildings may not necessarily conform with all other requirements of the Zoning By-law.  

 
2. Non-residential uses which do not conform with the land use designations of this Plan, but which 

are in conformity with the existing Zoning By-law, may be placed in zones which permit these uses. 
 
3. It is the intent of Council to eliminate those non-residential uses existing at the time of adoption of 

this Plan that are incompatible with surrounding uses, and which do not conform to the land use 
provisions of the Zoning By-law, nor to the land use designations of this Plan.  However, Council 
may, through the adoption of a new Zoning By-law or through subsequent amendments to it, 
permit such uses, or an expansion, or change to such uses without an amendment to this Plan 
provided that such uses are or can be made compatible with the surrounding uses, and comply 
with the criteria below. 

 
4. In considering the recognition of an established non-conforming use, or an application for an 

expansion, or change of such use, Council or the Committee of Adjustment shall have regard for 
the following criteria: 

 
a. The proposal shall not aggravate the situation created by the existence of the use, 

especially in regard to the policies of this Plan and the requirements of the Zoning By-law 
applied to the area; 

https://www.greatersudbury.ca/city-hall/reports-studies-policies-and-plans/official-plan/official-plan-accordions/op-pdf-documents/final-op-to-september-2016/
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b. The proposal will create minimal impacts on surrounding land uses with regard to noise, 

vibrations, fumes, smoke, odours, glare, traffic generating capacity, signs and other 
environmental matters; 

 
c. The neighbouring conforming uses will be protected, where necessary, by the provisions of 

landscaping, buffering or screening; appropriate setbacks for buildings and structures;  
 
d. The traffic and parking conditions of the vicinity will not be adversely affected by the 

application, and traffic hazards will be kept to a minimum by the appropriate design or 
access and egress points to, from and over the site; or through the improvement of site 
conditions, especially in proximity to intersections; 

 
e. Adequate provisions have been or will be made for off-street parking and loading facilities; 
 
f. Municipal services such as water, sanitary sewers, storm sewers and roads are adequate, 

or can be made adequate. 
 
Zoning By-law 
 
The salvage/wrecking yard use was established on the subject lands in the early 1970’s prior to any 
zoning being in effect on the property.  The salvage/wrecking yard use is considered to be legal non-
conforming. The subject lands are zoned “RU”, Rural under Zoning By-law 2010-100Z.  The Rural zone 
permits agricultural, forestry, garden nursery and public utility uses along with animal shelters, kennels, 
hunting or fishing camps, veterinary clinics, single detached, seasonal and mobile home dwellings, bed 
and breakfast establishments and accessory uses.  A salvage or wrecking yard use is not a permitted use 
in the Rural zone and as such an amendment to the Zoning By-law is required to permit the construction 
of the new structures related to the legal non-conforming salvage and wrecking yard. 
 
Site Description & Surrounding Land Uses: 
 
The subject property is comprised of approximately 0.8 ha (2 acres), with approximately 91 m of frontage 
onto the south side of Bodson Drive.  The lot is relatively flat and is occupied by a one storey single 
detached dwelling with an approximate area of 165 m2 and a wrecking yard with salvaged vehicles.  An 
approximate 400 m2 shed used in the salvage and wrecking business was demolished in 2017 as 
authorized in building permit B17-0453, issued on May 9, 2017.  The wrecking and salvage use is also 
located on the abutting lands to the south and east and is considered to be legal non-conforming having 
been in existence on the abutting parcel since at least 1975.  Residential dwellings are located further to 
the east and on the abutting lot to the west and north of Bodson Drive. 
 
Application:  
 
To amend By-law 2010-100Z being the City of Greater Sudbury Zoning By-law from “RU”, Rural to 
“RU(S)”, Rural (Special) in order to permit  the construction of new buildings and structures associated 
with a legal nonconforming salvage and wrecking yard use. 
 
Proposal:   
 
The owner of the property proposes to construct an approximate 145 m2 warehouse, 111 m2 covered tent 
and 36 m2 office trailer along with locating a portable toilet and washroom trailer on the property.  The total 
gross floor area of the buildings and structures associated with the salvage and wrecking yard is 
approximately 297 m2, which is less that the approximate 400 m2 shed that had been demolished in 2017.  
A 27.4 m long weigh scale is also proposed.   

http://www.greatersudbury.ca/business/zoning-by-laws/
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The applicant has advised that the traffic volumes at the property are approximately thirty to fifty cars per 
day and five to ten tri-axle trucks per day and one to three transport size trucks per day during the summer 
months, with only one transport truck per day in the winter. 
 
Departmental/Agency Circulation: 
 
Development Engineering has advised that the area is not serviced with municipal water or sanitary sewer 
and that they have no objection to the application.  Roads, Active Transportation, Operations and 
Drainage Sections have no concerns with the application.  The Nickel District Conservation Authority has 
also advised that it has no concerns with respect to the application on the subject lands.   
 
Building Services has advised that outdoor storage shall be screened by opaque fencing with a minimum 
height of 2.2 m and a building permit will be required for all new buildings. 
 
Traffic and Asset Management have reviewed the anticipated traffic volumes and are satisfied that the 
changes to the site would not create additional truck traffic.  They have also noted that Bodson Drive is not 
a designated truck route and is subject to reduced load restrictions in the spring.  
 
By-law Enforcement has advised that there have been four complaints documented with the City, with 
respect to the subject lands, all being in 2018.  Three of the complaints, (two noise and one lighting), were 
in relation to a filming event that occurred on the property in September 2018 and the one other complaint 
in February 2018, related to the salvage/wrecking yard use/clearing of lands on the property. 
 
Neighbourhood Consultation: 
 
The statutory notice of 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, which was expanded at the 
request of the Ward 6 Councillor. 
 
The applicant was advised of the City’s policy recommending that applicants consult with their neighbours, 
ward councilor and key stakeholders to inform area residents on the application prior to the public hearing. 
 
The applicant advised that they distributed an information notice to neighbouring property owners that 
included information related to the application along with the owners contact information.  In the letter 
distributed to the residents, the owner advised that they are planning on maintaining the same level of 
operation previously ran on the property with an increased customer experience.  The applicant advised 
that the new construction which places the buildings further back on the property, would result in noise 
levels decreasing and the surrounding residents having a better enjoyment of their properties.   
 
As of the date of this report, seven written responses have been received expressing concerns related to 
noise, traffic, visual appearance and environmental matters, which are attached to the report. 
 
Planning Considerations: 
 
2014 Provincial Policy Statement 
 
The application is consistent with the 2014 PPS as follows: 

http://www.mah.gov.on.ca/AssetFactory.aspx?did=10463
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The scale of development proposed with the new buildings, being less than what previously existed, and 
as a dry industrial use the development on the site can be sustained by the existing rural service levels 
and infrastructure that is planned and available. (Policies 1.1.5.4 and 1.1.5.5). 
 
Growth Plan for Northern Ontario 
 
The application does not result in any issues that conflict or do not conform with the Growth Plan for 
Northern Ontario. 
 
Official Plan  
 
The salvage/wrecking yard has been established on the subject lands and the abutting parcel to the south 
and east owned by the applicant, since the at least the early 1970s and is considered to be a legal non-
conforming use with respect to the Zoning By-law.  The owner is proposing to construct buildings with a 
total area of approximately 297 m2 which is less than the 400 m2 storage building that occupied the 
property until it was demolished in 2017.  The former storage building was located 1.5 m from the westerly 
lot line whereas the proposed tent structure and warehouse building are proposed to be located 
approximately 10 m and 24 m from the westerly lot line with the office trailer and weigh scale located at 
greater distances from the easterly lot line.  
 
The application demonstrates conformity with the Official Plan policies applied to non-conforming uses in 
Section 20.5.5 based on the following. 
 
a. The application presents an opportunity to improve the site by establishing minimum setbacks from 

the abutting sensitive land uses and addressing issues related to unscreened outdoor storage; 
 
b.   Nuisance factors can be mitigated through the implementation of site plan control; 
 
c.  The applicant is proposing opaque fencing and planting strips along the westerly lot line and the 

buildings are proposed at greater setbacks from the westerly lot line than what existed with the 
former warehouse building; 

 
d. There is sufficient lot area to provide on-site parking and loading; 
 
e. There are no traffic hazards anticipated related to ingress and egress from the property; 
 
f. The proposed use is considered to be a dry industrial use, (producing less than 4,500 litres per day 

of effluent), which is appropriate from a servicing perspective in a location without municipal sewer 
and water services.  

 
Conditions of Approval 
 
The following conditions of approval are recommended to address the land use compatibility matters 
associated with the legal non-conforming salvage/wrecking yard use in the rural area. 
 
1. In addition to the uses permitted in the Rural Zone a salvage or wrecking yard shall also be 

permitted; 
 
2. The maximum area of all buildings on the property associated with the wrecking or salvage yard 

use shall be a maximum gross floor area of 300 m2; 

https://www.placestogrow.ca/index.php?option=com_content&task=view&id=368&Itemid=65
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3. The minimum setback from the front lot line for all buildings and structures associated with the 

salvage or wrecking yard uses shall be 50 m; 
 
4. No outdoor storage on the subject lands shall be permitted within the front yard of the buildings 

associated with the salvage wrecking yard and shall not be permitted within 25 m of the westerly 
side lot line; 

 
5. An opaque fence with a minimum height of 2.2 m shall be provided along the westerly lot line 

extending from 10 m back from the front lot line to the rear lot line;  
 
6. A five metre wide planning strip shall be provided along the front lot line; and 
 
7. The owner shall enter into a site plan control agreement with the City.  It is noted that the owner 

has already submitted an application for pre-consultation on a site plan application which was 
considered by the Sudbury Planning Application Review Team (SPART) in September 2018.  Site 
plan control will address storm water management, the location of the driveway entrances and their 
paving, the location of outdoor storage areas, landscaping, fencing, parking and fire routes along 
with other matters.  

 
Summary  
 
The rezoning application to permit the construction of a new structures associated with the 
salvage/wrecking yard use provides an opportunity to improve the fencing, landscaping and location of 
outdoor storage and buildings on the property.  Site plan control can also be used to ensure that any 
potential impacts on uses in the area are mitigated.  
 
In conclusion, the application is considered to be consistent with the Provincial Policy Statement, and it 
conforms/does not conflict with the Growth Plan for Northern Ontario and is in conformity with the City’s 
Official Plan and is recommended for approval as set out in the Resolution section of the report. 



   
 

Appendix 1 
 
Departmental & Agency Comments 
 

File: 751-7/17-7 
          

RE: Application for Rezoning – Ranger Wrecking and Salvage Inc. 
 PIN 73492-0242, Parcel 21875 SES, Lot 11, Concession 6, Township of Garson  
 265 Bodson Drive, Hanmer 

 
 
Development Engineering 
 
This area is not presently serviced with municipal water and sanitary sewer. We have no 
objections. 
 
Traffic and Asset Management 
 
We have reviewed the current and anticipated truck traffic volumes supplied by the owner and 
are satisfied that the changes to the site would not create additional truck traffic. However, we 
still have concerns that Bodson Drive is not a designated truck route and would note that 
Bodson Drive is subject to reduce load restrictions each spring. 
 
Building Services 
 
1) Outdoor storage shall be screened by opaque fencing with a minimum height of 2.2m. 
2) A building permit will be required for all new buildings. 
 
Nickel District Conservation Authority 
 
No concerns. 
 
By-law Enforcement 
 
By-law Enforcement has advised that there have been four complaints documented with the 
City, with respect to the subject lands, all being in 2018.  Three of the complaints, (two noise 
and one lighting), were in relation to a filming event that occurred on the property in September 
2018 and the one other complaint in February 2018, related to the salvage/wrecking yard 
use/clearing of lands on the property. 
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PHOTO 1 VIEW OF SUBJECT LANDS FROM BODSON DRIVE 

   

   

 

 

 

 

 

 

 

 

 

 

 PHOTO 2 VIEW OF EXISTING STRUCTURES ON SUBJECT LANDS 

      751-3/17-7 PHOTOGRAPHY OCTOBER 13, 2018 

 



 

 

 

 

 

 

 

 

 

 
 PHOTO 3 VIEW OF DWELLING LOCATED ON SUBJECT LANDS FROM 
   BODSON DRIVE 
 

 

 

 

 

 

 

 

 

 

 

 

 PHOTO 4 DWELLING LOCATED AT 298 BODSON DRIVE ON  
   NORTH SIDE OF BODSON DRIVE 
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 PHOTO 5 VIEW OF LANDS LOCATED ON NORTH SIDE OF BODSON  
   DRIVE OPPOSITE ENTRANCE TO SUBJECT LANDS 
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February 1,2018

Greater Sudbury ■ '
Eric Taylor, ^4CIP, RPP
Manager of Development Approvals
Planning Services
Box 5000 STN A
Sudbury, ON PSA 5P3

Dear Mr Taylor,

I am writing in regards to your letter dated December 12,2017 File: 
751-3/17-7 in the matter of an application from Ranger Wrecking and 
Salvage Inc.

I am a resident on Hydro Road in Hanmer. I moved here fifteen years ago to 
a residential area for the peace and quiet. Hydro One on Hydro Rd and 
Bodson Dr, and Ranger Wrecking and Salvage on
Bodson Dr have always been my neighbours which in itself have always 
created enough traffic on "our little back roads". Since moving here. 
Dominion Construction has also been developed, all within one kilometre 
on Bodson Dr.

Rangers Wrecking and Salvage Inc, formerly a small family run business has 
come forward witf) a proposed expansion. This expansion includes a new 
warehouse building, tent shelter, weighing scale and office trailer and a 
change from RU to RU(S).

The mention of the weigh scale is my concern. It implies heavy machine 
traffic on Bodson Dr, our little back road". As per the restriction on the 
Bailey bridge on Kalmo Rd this would leave all the traffic on Hydro Rd or 
Guenette. As per the location of the business, the natural flow of traffic from 
Radar Rd would be on Hydro Rd which is my main concern.



As it stands Dominion Construction by contract, must use Notre Dame. Will 
the new proposal include this specification as well.

I have seen the fencing company working on the property already, 
however, I would hope that these concerns be taken into consideration and 
I receive notification of any further developments.

Sincerely yours.
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From:
To:
Date:
Subject:
Attachments:

David Dumont
"eric.taylor@greatersudbury.ca" <eric.taylor@greatersudbuiy.ca>
2/20/2018 9:12 AM 
File: 751-3/17-7 
scan l.pdf; scan2.pdf

Mr. Taylor,
Being residents of 262 Bodson Dr East In Hanmer, we are concerned about the 
mentioned application for expansion of the Rangers wrecking yard. I can't say we 
understand the logic of expanding a wrecking yard in a residential area. That is the 
land tax bracket we are in "RESIDENTIAL". We have children riding bikes, residents 
walking their dogs and enjoying the peacefulness. This is why we all purchased 
homes in that area. We don't need added noise, traffic, diesel odors and possible 
soil contaminations from vehicle fluids. We are all getting our water from sand 
points.

Let's talk about an eye sore for a second also....We all work hard for our homes to
look good and the hopes of one day being able to say to ourselves look what we 
accomplished. But when the time comes to sell, retire and have financial freedom, 
who's going to want to purchase my home when they see across the street in a 
residential area a pile of crushed cars, car parts, tent shelters, office trailers and out 
houses? Looks like I might be working for nothing at this point. How would that 
make you feel to have this proposed in your neighborhood MR. Taylor?

We didn't settle in that area to be in an industrial section to raise our families. 
Speaking of industrial sections.... we do have such sections in Val-Caron designated 
to this type of business. This is where that should be conducted, in the industrial 
section.

Please accept this as our disapproval of the proposed expansion of the Ranger 
wrecking yard.

Kindest regards....

David and Dana Dumont

mailto:eric.taylor@greatersudbury.ca
mailto:eric.taylor@greatersudbuiy.ca


RECEIVED

MAK 23 2018

From: "Dubois, Marc
To: "eric.taylor@greatersudbury.ca" <eric.taylor@greatersudbmy.ca>
Date: 3/22/2018 3:57 PM
Subject: File 751-3/17-7 Ranger Wrecking & Salvage
Cc: "glen.ferguson@greatersudbury.ca" <glen.ferguson@greatersudbury.ca>, "re...

Dear Mr. Taylor,

We reside at 3550 Notre-Dame Ave in Hanmer and was just made aware of the above application to 
expand Rangers Salvage. To suggest we are simply opposed to this application would be a huge 
understatement. To begin, a business such as this should never have been approved under an RU zoning 
let alone expanding it by rezoning as RU(S).

My chief concern is the environmental impact an auto salvage business would have through seepage of oil, 
gas, grease and antifreeze into this fertile land. The grounds surrounding this parcel is filled with wetlands 
including marshes, ponds and rivers feeding lakes in and around the GSA. Furthermore, most residents in 
this area including ourselves access drinking water through a sand point. Any contamination would result 
in the loss of our most important/critical assetl

My understanding is BM Metals owns up to 150 acres around the property in question. Approving this 
special zoning application would create a precedence which would certainly lead to further expansion of a 
business clearly meant to be commercial.

We would appreciate any advice on how we should proceed in voicing our opposition? In the meantime, 
we are prepared to begin a social media campaign to bring awareness to this matter.

Thank you for your attention and we look forward to next steps.

Marc & Helene Dubois 
3550 Notre-Dame Ave 
Hanmer ON 
P3P 1X3
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Mr. Taylor,
PLANNING SERVICES

Being residents of 262 Bodson Dr East In Hanmer, we are concerned about the 
mentioned application for expansion of the Rangers wrecking yard. I can't say we 
understand the logic of expanding a wrecking yard in a residential area. That is 
the land tax bracket we are in "RESIDENTIAL". We have children riding bikes, 
residents walking their dogs and enjoying the peacefulness. This is why we all 
purchased homes in that area. We don't need added noise, traffic, diesel odors 
and possible soil contaminations from vehicle fluids. We are all getting our water 
from sand points.

Let's talk about an eye sore for a second also....We ail work hard for our homes
to look good and the hopes of one day being able to say to ourselves look what 
we accomplished. But when the time comes to sell, retire and have financial 
freedom, who's going to want to purchase my home when they see across the 
street in a residential area a pile of crushed cars, car parts, tent shelters, office 
trailers and out houses? Looks like I might be working for nothing at this point. 
How would that make you feel to have this proposed in your neighborhood MR. 
Taylor?

We didn't settle in that area to be in an industrial section to raise our families. 
Speaking of industrial sections.... we do have such sections in Val-Caron 
designated to this type of business. This is where that should be conducted, in the 
industrial section.

Please accept this as our disapproval of the proposed expansion of the Ranger 
wrecking yard.

Kindest regards....
f;U : 7si~^/r7-7
Q)(wid and S>ana Dumont
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Eric Taylor
Planning Services Division PLANNING SERVICES
Box 5000, Station A 
Sudbury, Ontario 
P3A5P3

April 18, 2018

Re: Application for Rezoning of 265 Bodson Drive, Hanmer Ranger Wrecking & Salvage Inc.

Dear Mr. Taylor,

Please accept this letter as a request opposing the re-zoning for the allowance of the development for the 
"expansion of the existing salvage and wrecking yard located on the lands by the constructing of a new 
warehouse building, tent shelter, weighing scale, office trailer, and accessory washroom facilities" in a rural 
area,,

Typically defined, "rural" areas have a low population density and small settlements. Agricultural areas are 
commonly rural, as are other types of areas such as forest". (1) This begs the question: what is rural living? A 
rural living.is an open swath of land that has few homes or other buildings, and not very many people. A rural 
area population density is very low. On the other hand, many people live in an urban area, where homes and 
businesses are located very close to one another. (2)

Currently on 265 Bodson Drive, Hanmer is an office trailer and a whole lot of scrap cars with no activity as far as •• 
can be seen from the road. Surrounding the parameter of this blight property is chain-link fencing, leaving this 
grave site totally visible to Homeowners in the area.

In 1995 when we moved in this area, it was truly "rural". Since, we have seen within the parameter of Hydro 
Road and 265 Bodson Drive nine new homes erect not to mention seven businesses (old and new) including the 
growth of Ontario Hydro. This is all within an area of 2.1km. I ask you Mr. Taylor, does our new neighbourhood 
still fit the above definition of "rural" living. More upsetting is the possibility of the City of Sudbury approving 
the allowance for this huge development in our backyards allowing more traffic, more noise, more wear on our 
infrastructure in a zoning with no such classification. As a tax payer I ask how does this happen?

Based on the outlined claim for this development, Mr. Labrbsse states in his letter that Ranger Wrecking & 
Salvage Yard is "planning on maintaining the same level of operation previously ran on the property." Hovu-ever, 
in another paragraph he is quoted by stating "as the current buildings no longer meet our operations 
requirement". These are contradictory statements to Homeowners in the area as his paradoxical intentions are 
not convincing as a fit among rural living. His potential development for business growth would mean more 
traffic, more transports, more noise, more ruin to our roads not to mention the constricted resale ability for our 
properties. Also to keep in mind is that this area does not have accessibility to urban advantages such as 
municipal water or fire hydrants. Consideration needs to be made towards potential fire and gasoline/oil spills 
from this business' inventory, especially when our drinking water comes directly from the ground 
(environmental concerns).

n5v--3>/n
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After doing a little research as to who is "Ranger Wrecking & Salvage Inc.", it is not to be ignored that this 
company is affiliated with BM Metals Services Inc. on Foundry Road, who is controlled by Mansour Mining 
(Milad Mansour, President), along with Consolidated Logistics Inc., Consolidated Industrial Products, Sudbury 
Lime, and several other companies in the Mansour Group (3). Would it not look obvious, a great opportunity for 
Mansour Mining (MMTI), who is primarily in the metal business, to utilize this development under Ranger 
Wrecking & Salvage Inc. to its benefit - perhaps blindly to the municipality and again, in our backyards? Keeping 
in mind that MMTI is already labelling themselves as the "largest Canadian provider" for their products, they are 
also quoted as saying "We also intend to broaden our manufacturing footprint, both in Canada and abroad 
because one of the key constraints with this business is the cost of freight" (3). They are also quoted by saying 
"the foresight to build a rail spur right into the building" (3). Again quoted "That means you can load a 20-tonne 
slag bowl onto a rail car at the customer's site and ship it right to our shop" (3). Coincidental that there is rail by 
Foundry Road, and rail by Bodson Drive....hardly seems so.

Looking at Lot 11, Concession 6, this is strikingly a huge parcel of land - not to mention the independent 
Homeowner dwelling in the middle of this parcel, it would be interesting to know if any of the stakeholders 
would allow this development in their backyard. With this huge parcel and knowing the marriage between 
MMTI, BM Metals Services Inc., and Ranger Wrecking & Salvage Inc., and also knowing the aggression in MMTi's 
vision for future growth it is difficult to believe that this project is to remain in the operating capacity outlined in 
the "Subject Property" shown on the map.

One final point I would like to make to this matter is, after looking up the zoning charts under the City of Greater 
Sudbury, the information speaks the following language;

First off, the definition of Salvage & Wrecking Yard as per the City of Sudbury by-law:

"Salvage Or Wrecking Yard (By-law 2012-67Z) A place used for the wrecking or disassembling of vehicles
or the storage, collecting, sale or resale of such wrecked or disassembled vehicles: a place where
second-hand goods, including waste paper, bottles, automobile tires, clothing, other scrap materials and
salvage are collected to be sorted and a place where used lumber and used building materials are
stored, collected or sold"

Zoning By-Law 2010-100Z as speculated by Planning Services to amend:

Table 9.2 - Permitted Non-Residentia! Uses (By-law 2012-672} USE A RU R5 SLS 
-Agricultural Use 
-Animal Shelter
- Forestry Use
- Hunting or. fishing Camp
- Garden Nursery
- Kennel
- Public Utility
- Veterinary Clinic



SPECIAL PRO VISIONS PGR TABLES 9.2

1. Maximum number of dv^eiimg units permitted on a lot ~1. 2. if mounted on a permanent foundation. 3. 
If on a legal existing waterfront lot 4. Maximum number of private cabins -1. Maxirnum gross floor area of 
30.0 m2 on any lot accessory to a permitted seasonal dwelling only. 5. Buildings housing livestock and
manure htmdUng fmiiitks are subject to the Special Setback Provisions in Section 437.1 6. No nomresidantie’ 
building or structure directly associated with a kennel or with the cutting or sawing of timber shall be 
established or erected closer than 300.0 metres to a residential building or Residentmi (R) Zone. 7, Permitted 
within a single detached dwelling oniy. Maximum number of guest rooms - 2. B. Only where such me 
constitutes a legal existing use. 9. Only within a permitted single detached dwelling. - Maximum number of 
beds-10. (By-law 2014-235Z)

I beg the question to you Mr. Taylor; how does a wrecking and salvage business fit in rural zoning? How did this 
site ever come to be in a rural area in the first place? As per below there is no such classification even in the 
previous zoning by-law (BY-LAW NO. 83-300 FOR THE TOWN OF VALLEY EAST DATE OF LAST UPDATE: May 
2011):

SECTION 4 RU ZONE-RURAL:

USES PERMITTED

No person shall, within any RU Zone, use any lot or erect, alter or use any building or structure for any purpose 
except one or more of the following RU uses, namely:

(I) an agricultural use; (ii) an animal hospital or shelter; (Hi) a commercial kennel; (iv) a forestry use; (v) a 
garden nursery; (vi) a public use; (vii) a public utility; (viii) a veterinarian's dink; (kj any 1 of the following 
dwellings: 1. a single detached dwelling; 2. a mofjile home dwelling mounted on a permanent faimditihn;
or 3. a seasonal dwellimj on a legal existing waterfront lot; or (nj any use permitted in all mnes under ■ 
Section 17 of Part II hereof.

However, if we look at the following we can see where this type of business belongs:

Zoning By-Law 2010-100Z,:

Table 8.1: Permitted Uses for Industrial Zones (By-law 2Q1237Z) (By-law 2014-Z35Z) (By-law Z014-113Z) (By
law 2015-721) (By-law 2016-702):

Eric Taylor
Page 3

- Recreation Vehicle Sales and Service Establishment
- Recreation Centre, Commercial
- Rental Store
- Restaurant
- Salvage or Wrecking Yard (Heavy Industrial M3 or Disposal Industrial M6I
- Scientific or Medical Laboratory
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OR the previous zoning by-law (BY-LAW NO. 83-300 FOR THE TOWN OF VALLEY EAST DATE OF LAST 
UPDATE; May 2011):

SECTION 3 M3 ZONE- HEA VY INDUSTRIAL
USES PERMITTED
No person shall, within any M3 Zone, use any lot or erect, alter or use any building or structure for any purpose 
except one or more of the following M3 uses, namely:

(xiij a public utility, (xiii) a salvage yard: (xiv) a scientific or medical laboratory 

OR

SECTION 6 M6 ZONE - SALVAGE AND WASTE INDUSTRIAL
USES PERMITTED
No person shall, within any M6 Zone, use any lot or erect, alter or use any building or structure for any purpose 
except one or more of the foHowirm M6 uses, namely:

(>} ^-SgJyage yard; (ii) a sanitary landfill site; (Hi) a sewage treatment facility;

In conclusion, I would like to emphasize that the opposition of this approval for amendment to the re-zoning 
does not lie in the business itself but where the business activity will be taking place..,in our neighborhood. All 
the folks in this area come together asking you and all those who will be involved in this matter to have 
consideration for our quality of living, especially when there was a reason we chose to make our "home" in a 
rural area.

I thank you for your time.

Respectfully yours.

Nick Pellerin 
Hydro Road 
Hanmer, Ontario 
P3P1R2

(1) https://en.wikipedia.org
(2) www.nationalgeographic.org
(3) Sudbury Mining Solutions Journal, September 1, 2011

https://en.wikipedia.org
http://www.nationalgeographic.org
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Aline and Normand Belzile 
354 Bodson Drive East

planning services

Hanmer, ON PSP 1X2

August 21, 2018

City of Greater Sudbury 
Eric Taylor
Manager of Development Approvals 
Planning Services Divison 
Box 5000, Station A 
Sudbury, ON P3A5P3

Re: Application under sections 22 and 34 of The Planning Act, R.S.0.1990, Chapter P.13 
Applicant: Ranger Wrecking & Salvage Inc.
Location: PINs 73492-0242 &73492-0204, Parcels 21875 & 2932, Lot 11, Concession 6, Township of 
Garson (265 Bodson Drive, Hanmer)

We are writing to object to the above application and proposal to allow for a heavy industrial use to be 
located in a rural area in form of a salvage and wrecking yard. This objection is based on several 
important factors that we hope the council will take into consideration.

Firstly, we would like to express that we are not opposed to a small wrecking yard business as the 
previous owner operated.

We are not in favor of having a heavy industrial salvage company in our neighborhood for the following 
reasons:

We believe there is no need to have another salvage operation in the Valley as there are already 
two within a 6 miles radius - Scrappies Salvation and Metals and L & L Valley Scrap Metals.

There will be constant noise from backup alarms on heavy equipment, crushers and cutting of 
steel which will disrupt our peaceful neighborhood.

This property is situated in a flood plain. Therefore, the water system could be easily 
contaminated by gasoline, diesel, oil and other wastes that could have serious impacts on 
environmental quality.

Pollution and possible fire hazards in dry weather conditions could be a problem.

Property value in our area will decrease. People don't want to live near a wrecking yard which is 
an eye sore and property owners will have problems selling their house if they ever decide to 
move.

- The company installed a fence on the property last year. We don't consider this plastic chain 
linked fence a privacy fence as we can still see through and above it. We can determine by the



work they performed that the company is lacking organizational skills and consideration for 
residents which leads us to worry about future endeavors.

We moved to the country to have more privacy and a quiet environment. This is very important to us. 
Allowing this salvage company to establish itself in our area would seriously impact and disrupt our 
peaceful way of life for us and our children. I hope you take the welfare of our community into 
consideration when making your decision and we ask that you refuse this application by Ranger 
Wrecking & Salvage Inc.

Sincerely,

Aline & Normand Belzile 
Concerned Residents

End.

2
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WMD-SW-35 2010

Environmental Concerns at Auto Salvage Yards

The primary environmental concern at motor vehicle recycling facihties is the potential for 
groundwater and surface water contamination due to mishandlmg of vehicular fluids, including 
gasoline, diesel fiiel, oil, transmission fluid, power steering and brake fluids, gear oil, and mineral 
spirits. Motor vehicle recyclers also generate a number of other wastes, including: mercury from 
light switch assemblies, HID head lamps, display screen back lightmg, and ABS brake sensors; lead from lead- 
acid batteries, wheel weights and battery cable ends; chlorofluorocarbons (CFCs) and other refrigerants from 
air-conditioning units; sodium azide from air bags; asbestos from brake shoes and clutches; and waste tires.

Serious adverse impacts on environmental quality can result from mishandling any of these wastes. The 
impacts are summarized below.

Petroleum Hydrocarbons: Gasoline, diesel fuels, and motor oil contain petroleum hydrocarbons. 
Petroleum hydrocarbons are toxic to aquatic life and some are suspected or known carcinogerrs. Those with 
a high affinity for sediments can persist over time in bottom sediments, where they can be toxic to benthic 
communities. They have the potential to move off site via stormwater and sediment runofl^ either directly 
into srrrface waters or more commonly through storm sewers. In heavily impacted area, vertical migration of 
contaminants in groundwater can occur.

Heavy metals (lead, cadmium, chromium, zinc, copper, nickel, aluminum, arsenic and mercury):
Heavy metals can be toxic to aquatic life and can bio-accuraulate in fish and shellfish. At a motor vehicle 
recycling facility, heavy metals can migrate to surface waters through stormwater mnoff and into nearby 
soils through corrosion of the body and parts, leakage of motor fluids, dismantling operations, and improper 
handling and storage of vehicle components that contain heavy metals.

Acids: At a motor vehicle recycling facility, sources of acides include batteries, solvents, and degreasers. 
Acids can affect soil chemistry, which in turn can adversely affect plants and human health, and can create 
conditions toxic to soil organisms, and result in soil contamination.

Suspended solids: In high concentrations, suspended solids, such as heavy metals, can affect surface 
waters by reducing clarity and light penetration through the water column. This, in turn, can affect water 
temperature, plant growth and dissolved oxygen concentrations. Solids that settle to the riverbed or lakebed 
can smother plants and invertebrates and alter these benthic habitats that play important roles for fish and 
wildlife.

In addition to the above listed contaminants, a significant number of New Hampshire water supplies are 
contaminated with the gasoline additive, MtBE. Although MfBE is no longer used hr our gasoline supplies, 
older vehicles in salvage yards may still contain gasoline with MtBE.

When operations are well-controlled and best management practices are implemented at a motor vehicle 
recycling facility, the risk of releasing contaminants is significantly reduced. TheN.H. Green Yards Program 
works with motor vehicle recycling yards statewide to accomplish this. For additional information, visit 
www.des.nh.gov and search “Green Yards.”

% 0
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PLANNING SERVICES
Dear Eric Taylor,

cc
gf

August 28/2018

We would just like to express our concern regarding Files: 701-3/18-3 & 751-3/17-7. The 
application for Ranger wrecking & Salvage Inc., to permit a heavy industrial use in a rural area 
and to amend hy law concerning “RU”, Rural to “RU(S)” Rural Special.

It’s a little disheartening to think that anyone would consider such and application. To permit this 
type of industrial equipment in what we (the residents of Bodson Dr) consider our residential 
area. A place where we walk our dogs, teach our kids to ride bicycles for the first time or just 
enjoy the serenity of being in a quiet area. This is why we purchased homes in the area.

The implications of such a change would be horrible. Property values would plummet, our home 
is why we work so hard, to have some type of accomplishment in the future. Who will purchase 
my home when Fm done if it’s sitting in front of a wrecking yard? Consider the residents that 
work nightshifts and require sleep during the day, added noise levels would make this even more 
difficult than it already is.

The extra heavy equipment traffic on Bodson Dr and other streets leading to it, would make it 
unsafe for children to be on their bikes or residents simply taking a walk. We’ve all been kids 
before Mr. Taylor, we as adults need to foresee what they are thinking or going to do, what were 
to happen if one or more decided to jump the fence after hours and go exploring? How would 
you feel Mr. Taylor if in a few years a parent contacted you to ask why and industrial salvage 
company was able to settle in a residential area, after their child was crushed by some equipment 
because he was curious and went on the property to have a look?

This simple solution to this is not permitting such industrial organization to settle in. There are 
sectors for this type of Salvage operation. This is the industrial areas, not residential!

Please accept this as we are completely opposed to the mentioned application.

Kindest regards...

David and Dana Dumont 
262 Bodson Dr East 
Hanmer, On 
P3P 1X2















































October 31, 2018 

Richard & Joanne Giroux 
3790 Hydro Road 
Hanmer, ON P3P 1R2 

City of Greater Sudbuty 
Glen Ferguson 
Eric Taylor 
Rene LapieiTe 

Re: 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, dated October 
18,2018. File 751-3/17-7 

We are writing to object to the above application and proposal. We are against the 
rezoning for the purpose of erecting any type of buildings and shelters of any kind. 
If we would have wanted to live in an industrial park we would have purchased in 
those areas: 

We hope that you take into consideration the welfare of our neighbourhood before 
making your decision and ask that you all refuse this application. 

Sincerely, 

Richard & Joanne Giroux 
Resident 



Bobby and Anita Lamontagne 

298 Bodson Drive East 

Hanmer, ON P3P·1X2 

Nov 1", 2018 

City of Greater Sudbury 

Glen Ferguson 

Eric Taylor 

Rene Lapierre 

Greater Sudbury Clerks. 

Re: Application: To amend By-law 2010·1DDZ 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, dated October 18, 2018, File 751·3/17-7. 

We are writing to strongly object to the above application and proposal. We are against the 
rezoning for the purpose of erecting ANY type of buildings, shelters or Infrastructure. 

We hope you take into consideration the quality our life and the safety of our 
Neighbourhood and Environment into consideration when making your decision and we ask 
that you refuse this application. 

Please take into consideration that the Applicant has already proven complete disregard for 
the safety and comfort of our neighbourhood In the past 2 years. 



> > > Melanie Campeau 

Melanie Campeau 
331 Bodson Drive West 
Val Caron, ON P3N 1 R4 

To whom it may concern: 

Page 1 of 1 

11!2/2018 5:19 Ptvl »> 

Re: Application: To amend By-law 2010-100Z being the Zoning By-Jaw for the City is Greater Sudbury 
by changing the zoning Classification of the subject lands from "RU", Rural to "RU(S)", Rural 
Special, dated October 18,2018,File 751-3/17-7 

I am writing to object to the above application and proposal. I am against the rezoning for the purpose of 
erecting ANY type of buildings and/or shelters of any kind. 

I hope you take the welfare of our neighbourhood into consideration when making your decision and i ask 
that you refuse this application. 

Sincerely, 
Melanie Campeau 
Concerned resident 




