
J f Greater Grand

OtJUl J APPLICATIONS FOR CONSENT

Tom Davies Square

200 Brady St Monday, August 12, 2024

B0032/2024 JULIE DAY

Ward: 3 PINs 73352 0887 & 73352 0959 & 73352 0960, Parcel 31533 SEC SWS, Surveys Plan 53R- 
17023 Part(s) 1 & Plan 53R-21718 Part(s) 1, 2, and 4, Lot Part 1, Concession 5, Township of 
Dowling, 93 Blais Road, Dowling, [2010-100Z, RU (Rural)]

Consolidate an approximate 207.0m2 south west vacant portion of the subject property with 
abutting PIN 73352-0199 (LT), municipally known as 99 Blais Road.

PREVIOUSLY SUBJECT TO CONSENT APPLICATIONS B35/22 (JUN 20/22), B1/22 TO B3/22 
(JAN 9/22), B77/20 (NOV 30/20) AND B58/01 (JUL 26/01) AND ALSO SUBJECT TO MINOR 
VARIANCE APPLICATION A6/22 (FEB 24/22)

B0043/2024 7055579 CANADA INC.

Ward: 3 PINs 73349 0828 & 73349 1238, Parcel 20990 and 15433 SEC SES, Survey Plan SR-2980 Part 
(s) 1, Lot Part 1, Concession 3, Township of Balfour, 3702 Highway 144, Chelmsford, [2010- 
100Z, C2 (General Commercial)]

Consolidate an approximate 360.0 sq. m southwest portion of the subject property with PIN 
73349-1207 (LT) (3692 Highway 144), subject to an easement, and also, grant an 
easement/right-of-way over an approximate 153.0 sq. m west portion of the subject property in 
favour of PIN 73349-1207, for access purposes.

SUBJECT TO CONCURRENT REZONING 751-5/24-06

B0044/2024 CHEMY DEVELOPMENT INC.

Ward: 3 PIN 73349 2167, Survey Plan 53R-21466 Part(s) 3, Lot Part 1, Concession 3, Township of 
Balfour, 0 Highway 144, Chelmsford, [2010-100Z, R3(74) (Medium Density Residential)]

Consolidate an approximate 130.0 sq. m east portion of the subject property with abutting PIN 
73349-1207 (LT), municipally known as 3692 Highway 144.

SUBJECT TO CONCURRENT REZONING 751-5/24-06

PREVIOUSLY SUBJECT TO CONSENT APPLICATION B17/21 (OCT 25/21), B18/21 (OCT 
25/21), AND REZONING 751-5/21-01
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B0045/2024 NORTHERN HOME BUILDERS AND RENOVATORS INC.

Ward: 3 PIN 73349 2165, Survey Plan 53R-21322 Part(s) 1, 2, and 3, Lot Part 1, Concession 3, 
Township of Balfour, 0 Highway 144, Chelmsford, [2010-100Z, C2 (General Commercial)]

Consolidate an approximate 475.0 sq. m west portion of the subject property with abutting PIN
73349-1207 (LT), municipally known as 3692 Highway 144.

SUBJECT TO CONCURRENT REZONING 751-5/24-06

PREVIOUSLY SUBJECT TO CONSENT APPLICATION B17/21 (OCT 25/21), B18/21 (OCT 
25/21), AND REZONING 751-5/21-01

B0048/2024 PETER KYRZAKOS
MICHAEL KYRZAKOS (ESTATE)

Ward: 12 PIN 02132 0463, Parcel 24005A SEC SES, Lot Part 3, Concession 4, Township of McKim, 0 
Kingsway, Sudbury, [2010-100Z, OSP (Open Space - Private)]

A lot addition of an approximate 2.0 ha east portion of the subject property with abutting PIN 
02132-1364 (LT), municipally known as 1024 Kingsway.

PREVIOUSLY SUBJECT TO CONSENT APPLICATIONS B0481/1968 (AUG 7/68), B0166/1971 
(AUG 16/71), B0093/1986 (APR 28/86), B0176/1987 (JUNE 22/87) AND B0538/1989 (APR 
23/90) AND MINOR VARIANCE APPLICATION A0287/1989 (APR 23/90)

WRITTEN SUBMISSIONS REGARDING THESE APPLICATIONS MUST BE RECEIVED 
NO LATER THAN WEDNESDAY AUGUST 7, 2024 FOR CONSIDERATION
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^^SudBufy
www.greatasudbuiy.ca J
Box 5000, Station W, 200 Brady Street
Sudbury ON PSA 5P3
Tel. (705) 671-2489, Ext. 4376/4346

Fax (705) 673-2200

City of Greater Sudbury

APPLICATION FOR CONSENT

Office Use Only 
2024.01.01

S.P.P. AREA^

Yes No v

NDCA REG. AREA
Yes No

APPLICATION FEE: $2,170.00 (includes $320.00 Legal Notice Fee)
CASH, DEBIT OR CHEQUE MADE PAYABLE TO: CITY OF GREATER SUDBURY
Note: An application fee is levied for each new lot created; the remainder is not subject to an application fee.

Personal information on this form is collected pursuant to the Planning Act, R.S.0.1990 c.P.13. Any 
questions regarding the collection of this information may be directed to the Manager of 
Development Approvals. In accordance with Section 1.0.1 of the Planning Act, R.S.0.1990, 
information and material required to be provided to a municipality or approval authority as part of 
this application shall be considered public information and shall be made available to the public.

IPLEASE PRINT. SCHEDULES MAY BE INCLUDED IF NECESSARY

1) The undersigned hereby applies to the City of Greater Sudbury under Section 53 of the Planning Act 
R.S.0.1990, c. P.13 for consent, as described in this application.

Registered Owner(s): Julie Day___________________________________Email:_____________________________
Mailing Address: 488 Pine Cone Road_____________________________Home Phone: _______
___________________________________________________________________ Business Phone:___________________  
City: Skead Postal Code: POM 2Y0 Fax Phone:

2) Name of Purchaser(s) or Chargee(s):

Note: If the application is being made by a purchaser or the purchaser’s agent, please provide a copy of the 
portion of the agreement of purchase and sale that authorizes the purchaser to make the application in 
respect of the land that is the subject of this application.

Name of Purchaser(s) or Chargee(s): See names in #5 Email:
Mailing Address: 99 Blais Road Home Phone:

Business Phone:
City: Dowling Postal Code: POM 1L0 Fax Phone:

3) If the application will be represented by someone other than the registered owner(s), purchaser(s) or 
chargee(s) and/or the application is prepared and submitted by someone other than the registered owner(s), 
purchaser(s) or chargee(s) please specify.

Name of Agent: D.S. Dorland Limited Email: 
Mailing Address: 298 Larch St Home 

Busine
City: Sudbury Postal Code: P3B1M1 FaxPh
Note: Unless otherwise requested, all communication will be sent to the agent, if any.

4) Purpose of Transaction
O Creation of a new lot O Easement/Right-of-way O Lease
® Addition to a lot O Creation of lot(s) for O Other;
O Cancellation of Prior Consent Semi-detached or row housing specify__________________
File #____________ Date:__________________

5) Name of person(s) (purchaser, lessee, mortgagee, etc.) to whom land or interest in land is intended to 

be conveyed, leased or mortgaged._____________________________________________________________
Thomas Levesque / Ann Marie Levesque / Carol Levesque / Cory Levesque________________

6) Legal Description (include any abutting property registered under the same ownership).

Roll # _______ Township Dowling__________ Lot No. 1____________Concession No. 5
PIN(s): 73352-0887________________________________Parcel(s)_________________________________
Subdivision Plan No, Lot R-Plan No.53R-i7023/53R-2i7i8part(s)1/1&2
Municipal Address or Street(s): 93 Blais Road Ward: 3
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7) Are there any easements or restrictive covenants affecting the subject land? O Yes ® No 

If the answer is “yes”, please indicate a description of each easement or covenant and its effect.

8) Date of acquisition of subject land. May 23, 2003 

9) Has the land ever had any previous severances? 0Yes  No

If "yes”, please indicate previous severances on the required sketch and supply 
the following information for each lot severed: (attach a schedule if necessary).

Date of Transfer 1979/04/17___________ Name of Transferee Thomas Levesque
Use of severed land Rural residential__________ Consent File No. B0058/2001____________________

10) Has the parcel intended to be severed ever been, or is it now a part of an application fora Plan 
of Subdivision under Section 51 of the Planning Act R.S.O. 1990, c.P.13 or its predecessors?

O Yes ® No

If “yes”, indicate the file number and status of the application..

11) Is the property also subject of an Application for Minor Variance, Rezoning or an Official Plan Amendment?
O Yes ® No

If “yes", indicate the file number(s). __ _________ _

Note: If the Consent application is requested to proceed prior to securing necessary minor variance or 
rezoning approvals, please complete the Acknowledgement of Risks form at the end of this Application form 
as an Application for Consent cannot succeed without such approval(s) in place.

12) Dimensions of land to be severed in metric units (describe only the portion of the land which is to be 

transferred, leased or mortgaged)?

Frontage 5.4±m_____________________ Depth 76.7±m____________________ Area 207+Sq.m.________

Existing Use__________________________ Proposed Use.................................................. .................................................

Number and use of existing buildings and structures on the land to be severed?
Existing None_______________________Proposed None_____________________________________ _

If applicable, indicate Parcel Number and /or Lot and Registered Plan of Subdivision Number 
of property which will benefit from the lot addition/consolidation, easement/right-of-way.

Parcel 15193 SWS - PIN 73352-0199(LT)_______________________________________________ ___________

13) Dimensions of land intended to be retained in metric units (describe only the portion of land which 
will remain following the severance(s); if the transaction is an easement/right-of-way or lease, 
describe the entire lot or parcel).

Frontage 86± m______________________ Depth Irregular_________________ Area 6.18 ± ha.
Existing Use Residential Proposed Use No Change _

Number and use of existing buildings and structures on the land to be retained?
Existing 1 Residences Various Outbuildings Proposed No Change_____________________________  

14) Will a certificate be required for the retained land? O Yes ® No

If “yes”, please provide a statement from an Ontario solicitor in good standing that there is no land abutting 
the subject land that is owned by the owner of the subject land other than land that could be conveyed 
without contravening section 50 of the Planning Act, R.S.O. 1990, c. P.13.
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15) Will access to the land to be severed or to the land that will be retained, be accessed by;

a) a provincial highway, O Yes ® No
b)a municipal road that is maintained all year or seasonally, ® Yes O No
c) a road which is maintained by the municipality, O Yes ® No

d) by water? O Yes ® No

If access to the land will be by water only, indicate parking and docking facilities to be used and 
the approximate distance of these facilities from the land and the nearest public road. Also 
provide details on the required sketch.

16) What types of water supply and sewage disposal are proposed? Proposed Lot Retained Lot

Municipally owned and operated piped water system O O
Municipally owned and operated sanitary sewage system O O
Lake O O
Individual Well O O
Communal Well O O
Individual Septic System O O
Pit Privy O °

°therN/A - Lot Addition

17) Is the property located with 1km (0.6 miles) of a First Nation Reserve? O Yes ® No

18) What is the current designation of the subject land in the applicable Official Plan and explain how 
the application conforms with the Official Plan.

Rural - No Change to the Official plan

19) Explain how the application is consistent with the Provincial Policy Statements issued under subsection 3 
(1) of the Planning Act. Please provide an explanation below, or attach a Schedule outlining the particulars 
of same.

The application provides for a minor boundary realignment and Provincial Policy Statements do not apply 
 
 

20) Explain how the application conforms, or does not conflict with the Growth Plan for Northern 
Ontario. Please provide explanation below or attach a Schedule outlining the particulars of same.

Boundary realignment, no conflict

21) What is the number of dwelling units on the property? 

If this application is approved, would any existing dwelling units be legalized? O Yes ® No

If "yes", how many?

22) Is this property located within an area subject to the Greater Sudbury Source Protection Plan?

® Yes O No

If "yes", provide details on how the property is designated in the Source Protection Plan. Intake Protection

Zone 3 - Score is 1, Significant Groundwater Recharge Area. Highly Vulnerable Aquifer, - Score is 6
23) If there is any additional information which may be relevant to your proposal and which 

should be considered by any of the agencies reviewing this application, please attach a 
schedule outlining the particulars of same.

Schedule Attached O Yes ® No



PART A: OWNER ACKNOWLEDGEMENT AND CONSENT
l/We, Julie Day_______________________ (please print all

names), the registered owner(s) of the property described as
PIN 73352-0887 PCL 31533 SEC SWS; PT LT 1 CON 5 DOWLING PT 1, 53R-17023

PT1&2, 53R-21718___________________ __________________________ __________________________________
in the City of Greater Sudbury:

Collection, Use and Disclosure of Information:

a) acknowledge that personal information collected on this form is collected pursuant to the Planning Act, 
R.S.0.1990, c.P.13forthe purpose of processing this planning application;

b) acknowledge that it is the practice of the City of Greater Sudbury, in accordance with section 1,0.1 of the 
Planning Act, R.S.0.1990, c.P.13, to provide public access to all planning applications and documents, 
including but not limited to reports, studies and drawings, required by the City of Greater Sudbury in support of 
this application ("Supporting Documentation”) and provided to the City by me, my agents, my consultants and 
my solicitors;

c) in accordance with the Municipal Freedom of Information and Protection of Privacy Act, consent to the use and 
disclosure of this application and any Supporting Documentation, inclusive of any personal information, to any 
person or entity, in any manner chosen by the City, including copying, posting on the City’s website, advertising in 
a newspaper, routine distribution to members of council and in staff reports, or releasing to a third party upon third 
party request;

d) grant the City permission to reproduce, in whole or in part, the application and Supporting Documentation for 
internal use, inclusion in staff reports, distribution to the public for the purpose of public consultation or any 
other use associated with the purpose of review and implementation of the application;

Authority to Enter Land and Photograph

e) grant the City permission to attend, photograph and conduct inspections of the lands subject to this application as 
part of the City's review and processing of this application;

f) acknowledge that, in the event of a third party appeal of this application (where applicable) to the Ontario
Land Tribunal, the City of Greater Sudbury may not attend at the Ontario Land Tribunal hearing unless the City is 
provided with the City’s required fee for attendance at the hearing;

Appointment of Authorized Agent

g) appoint and authorize D.S. Dorland Limitsd_____________________  (please print
name of Agent), to act as my/our agent with regard to this application to the City of Greater Sudbury, including but not 
limited to receiving all correspondence, attending at any hearings, fulfilling any conditions and providing any approvals or 
consents and ratify, confirm and adopt as my/our own, the acts, representations, replies and commitments made by the 
agent on my/our behalf.

i-.i
Dated this day of May , 20 24  

Print Name: Julie Day _____
*| have authority to bind the Corporation x

e>oceal
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PART B: OWNER OR AUTHORIZED AGENT DECLARATION 

_______________________ D.S, Dorland Limited .  (please print all names), 

the registered owner(s) or authorized agent of the property described as PIN 73352-0887 PCL 31533 SEC SWS;

PT LT 1 CON 5 DOWLING PT 1,53R-17023, PT 1&2, 53R-21718 __

in the City of Greater Sudbury:

solemnly declare that all of the statements contained in this application and in the Supporting Documentation are true 
and complete, and l/we make this solemn declaration conscientiously believing it to be true and knowing that it is of the 
same force and effect as if made under oath.

*l have authority to bind the Corporation

* Where the owner is a firm or corporation, the person signing this instrument shall state that he/she has authority to bind the 
corporation or affix the corporate seal.

FOR OFFICE USE
USE

Date of Receipt: Jolt) 11 < 3O91'I Decision Date: Aoft)6h 13, Received by: k\ J
Zoning Designation: RM Resubmission 0sYes O No

Previous File Number(s): Previous Decision Date: -see.

Referred to Planning: nReceived Approval from Planning: n (

Acknowledgement of Risk received: O Yes (85 No
____________adaj-hhr>-PV\;53R-ai^g ^^^5^-0883-

£>000.2/So-SO - Io+a-AAt-Risn - P+ 5. 53R.- <9\TlS Si?- OSTS'-F

Notes: fiOOQ.VCj~&r> I~ Io4-___________________

____________ r^Co 1 _(TToJ 3io/ol) lo~F c^rrVt^n - } _

_________ 6oo5S/f Ju ~ 1 o-haMrlTon - P+ 2-; 52>l?-<2 rH S' -ogST
£>00?%/ 303.0 So/Zd) - gaSernen-f-P+l fn^oarof 11

____________ AriCC^r/
1 ( t'eAAV-K F?) Bcr.cY. /30 93



Application for Consent

Subject Property being PINs 73352-0887,
73352-0959 and 73352-0960,
Parcel 31533 SEC SWS,
Part 1, Plan 53R-17023,
Parts 1,2 and 4, Plan 53R-21718,
Part Lot 1, Concession 5, Township of Dowling,
93 Blais Road, Dowling,
City of Greater Sudbury

NTS
Sketch 1

B0032/2024
Date: 2024 05 24



SKETCH FOR PLANNING ACT APPLICATION
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AH J tGreaterIGrand<?> Sudbury
www.Breatersudbury.ca x
Box 5000, Station W, 200 Brady Street

Sudbury ON P3A 5P3
Tel. (705) 671-2489, Ext. 4376/4346

Fax (705) 673-2200

City of Greater Sudbury

APPLICATION FOR CONSENT

Office Use Only 
2024.01.01

Booms/aoa4

S.P.P. AREA
Yes No

NDCA REG. AREA
Yes No

APPLICATION FEE: $2,170.00 (includes $320.00 Legal Notice Fee)
CASH, DEBIT OR CHEQUE MADE PAYABLE TO: CITY OF GREATER SUDBURY
Note: An application fee is levied for each new lot created; the remainder is not subject to an application fee.

Personal information on this form is collected pursuant to the Planning Act, R.S.0.1990 c.P.13. Any 
questions regarding the collection of this information may be directed to the Manager of 
Development Approvals. In accordance with Section 1.0.1 of the Planning Act, R.S.0.1990, 
information and material required to be provided to a municipality or approval authority as part of 
this application shall be considered public information and shall be made available to the public.

PLEASE PRINT. SCHEDULES MAY BE INCLUDED IF NECESSARY

1) The undersigned hereby applies to the City of Greater Sudbury under Section 53 of the Planning Act 
R.S.0.1990, c. P.13 for consent, as described in this application.

Registered Owner(s):7055579 CANADA INC.______________________ Emai
Mailing Address:3702 Highway 144_________________________________Hom
_____________________________________________________________________ Business Phone:____________________ 
City:Chelmsford Postal Code:R0M 1L0 Fax Phone:

2) Name of Purchaser(s) or Chargee(s):

Name of Purchaser(s) or Chargee(s):DEVLA PROPERTIES INC. Emai
Mailing Address:3692 Highway 144_________________________________Hom
_____________________________________________________________________ Business Phone:____________________ 
City:Chelmsford_______________________ Postal Code:POM 1L0______ Fax Phone:_________________________

Note: If the application is being made by a purchaser or the purchaser’s agent, please provide a copy of the 
portion of the agreement of purchase and sale that authorizes the purchaser to make the application in 
respect of the land that is the subject of this application.

3) If the application will be represented by someone other than the registered owner(s), purchaser(s) or 
chargee(s) and/or the application is prepared and submitted by someone other than the registered owner(s), 
purchaser(s) or chargee(s) please specify.

Name of Agent:TULLOCH Email
Mailing Address: 131 Fielding Road Home

Busin
City:Lively Postal Code:P3Y 1L7 FaxPhone:
Note: Unless otherwise requested, all communication will be sent to the agent, if any.

4) Purpose of Transaction
O Creation of a new lot ® Easement/Right-of-way O Lease
® Addition to a lot O Creation of lot(s) for O Other;
O Cancellation of Prior Consent Semi-detached or row housing specify__________________
File #____________ Date:__________________

5) Name of person(s) (purchaser, lessee, mortgagee, etc.) to whom land or interest in land is intended to 

be conveyed, leased or mortgaged. _______________________________________________________________
DFVI A PROPERTIES INC.______________________________________________________________________

6) Legal Description (include any abutting property registered under the same ownership).

Roll #__________________Township BALFOUR_________Lot No,1______________ Concession No,3
PIN(s):73349-1238 & 73349-0828___________________Parcel(s) 15433___________________________

Subdivision Plan No.____________ Lot___________________R-Plan No.__________________ Part(s)_______
Municipal Address or Street(s):3702 Hwy 144 Ward:3



APPLICATION FOR CONSENT PAGE 2 OF 5

7) Are there any easements or restrictive covenants affecting the subject land? ® Yes O No

If the answer is "yes”, please indicate a description of each easement or covenant and its effect.

Existing ROW as outlined on the concept plan (to be taken off title). New mutual access easement proposed over 
PIN.7334921238 and benefitting PIN 73349-1207.---------------------------------------------------------------------------------------------------

8) Date of acquisition of subject land. 2020

9) Has the land ever had any previous severances? O Yes ® No

If "yes”, please indicate previous severances on the required sketch and supply 
the following information for each lot severed: (attach a schedule if necessary).

Date of Transfer_______________________________ Name of Transferee____________________________________
Use of severed land Consent File No,

10) Has the parcel intended to be severed ever been, or is it now a part of an application for a Plan 
of Subdivision under Section 51 of the Planning Act R.S.O. 1990, c.P.13 or its predecessors?

O Yes ® No

If “yes”, indicate the file number and status of the application. 

11) Is the property also subject of an Application for Minor Variance, Rezoning or an Official Plan Amendment?
® Yes O No Concurrent rezoning application

If "yes”, indicate the file number(s).

Note: If the Consent application is requested to proceed prior to securing necessary minor variance or 
rezoning approvals, please complete the Acknowledgement of Risks form at the end of this Application form 
as an Application for Consent cannot succeed without such approval(s) in place.

12) Dimensions of land to be severed in metric units (describe only the portion of the land which is to be 
transferred, leased or mortgaged)?

Frontaqe±20m_____ EASE.: ±2,5m______ Depth^l 8m____ EASE,: ±61 m______ Area4:3601712 EASE.: ±153m2
Existing UseCommercial Proposed Use Residential / mutual access easement

Number and use of existing buildings and structures on the land to be severed?
ExistinqO ProposedO

If applicable, indicate Parcel Number and /or Lot and Registered Plan of Subdivision Number 
of property which will benefit from the lot addition/consolidation, easement/right-of-way.

PCL 15796 SEC SWS; PT LT 1 CON 3 BALFOUR AS IN LT144785 T/W AS IN LT144785; S/T
LT114461; GREATER SUDBURY (PIN 73349-1207)

13) Dimensions of land intended to be retained in metric units (describe only the portion of land which 
will remain following the severance(s); if the transaction is an easement/right-of-way or lease, 
describe the entire lot or parcel).

Frontaqe±60m________________________ Pepth±61m_____________ _______ Area±3660m_______________
Existing UseCommercial Proposed Use Same

Number and use of existing buildings and structures on the land to be retained?
Existinq2 ProposedO

14) Will a certificate be required for the retained land? O Yes ® No

If "yes”, please provide a statement from an Ontario solicitor in good standing that there is no land abutting 
the subject land that is owned by the owner of the subject land other than land that could be conveyed 
without contravening section 50 of the Planning Act, R.S.O. 1990, c. P.13.
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15) Will access to the land to be severed or to the land that will be retained, be accessed by;

a) a provincial highway, ® Yes O No
b)a municipal road that is maintained all year or seasonally, O Yes © No
c) a road which is maintained by the municipality, O Yes © No
d) by water? OYes ©No

If access to the land will be by water only, indicate parking and docking facilities to be used and 
the approximate distance of these facilities from the land and the nearest public road. Also 
provide details on the required sketch.

16) What types of water supply and sewage disposal are proposed? Proposed Lot Retained Lot

Municipally owned and operated piped water system © ©
Municipally owned and operated sanitary sewage system ® ®
Lake O O
Individual Well O O
Communal Well O O
Individual Septic System O O
Pit Privy O O

Other

17) Is the property located with 1km (0.6 miles) of a First Nation Reserve? O Yes ® No

18) What is the current designation of the subject land in the applicable Official Plan and explain how 
the application conforms with the Official Plan.

See Planning Justification Brief.

19) Explain how the application is consistent with the Provincial Policy Statements issued under subsection 3 
(1) of the Planning Act. Please provide an explanation below, or attach a Schedule outlining the particulars 
of same.

See Planning Justification Brief.____________________________________ _________________________________

20) Explain how the application conforms, or does not conflict with the Growth Plan for Northern 
Ontario. Please provide explanation below or attach a Schedule outlining the particulars of same.

See Planning Justification Brief.

21) What is the number of dwelling units on the property? q

If this application is approved, would any existing dwelling units be legalized? O Yes ® No

If "yes”, how many?

22) Is this property located within an area subject to the Greater Sudbury Source Protection Plan?

O Yes ® No

If "yes", provide details on how the property is designated in the Source Protection Plan.  

23) If there is any additional information which may be relevant to your proposal and which 
should be considered by any of the agencies reviewing this application, please attach a 
schedule outlining the particulars of same.

Schedule Attached ® Yes O No
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PART A: OWNER ACKNOWLEDGEMENT AND CONSENT

|/We, 7055579 CANADA INC. (please print all
names), the registered owner(s) of the property described as

PIN 73349-1238 (3702 Hwy 144) 

in the City of Greater Sudbury:

Collection, Use and Disclosure of Information:

a) acknowledge that personal information collected on this form is collected pursuant to the Planning Act, 
R.S.0.1990, c.P.13forthe purpose of processing this planning application;

b) acknowledge that it is the practice of the City of Greater Sudbury, in accordance with section 1.0.1 of the 
Planning Act, R.S.O. 1990, c.P.13, to provide public access to all planning applications and documents, 
including but not limited to reports, studies and drawings, required by the City of Greater Sudbury in support of 
this application (“Supporting Documentation") and provided to the City by me, my agents, my consultants and 
my solicitors;

c) in accordance with the Municipal Freedom of Information and Protection of Privacy Act, consent to the use and 
disclosure of this application and any Supporting Documentation, inclusive of any personal information, to any 
person or entity, in any manner chosen by the City, including copying, posting on the City’s website, advertising in 
a newspaper, routine distribution to members of council and in staff reports, or releasing to a third party upon third 
party request;

d) grant the City permission to reproduce, in whole or in part, the application and Supporting Documentation for 
internal use, inclusion in staff reports, distribution to the public for the purpose of public consultation or any 
other use associated with the purpose of review and implementation of the application;

Authority to Enter Land and Photograph

e) grant the City permission to attend, photograph and conduct inspections of the lands subject to this application as 
part of the City’s review and processing of this application;

f) acknowledge that, in the event of a third party appeal of this application (where applicable) to the Ontario
Land Tribunal, the City of Greater Sudbury may not attend at the Ontario Land Tribunal hearing unless the City is 
provided with the City’s required fee for attendance at the hearing;

Appointment of Authorized Agent

g) appoint and authorize TULLOCH(please print  
name of Agent), to act as my/our agent with regard to this application to the City of Greater Sudbury, including but not 
limited to receiving all correspondence, attending at any hearings, fulfilling any conditions and providing any approvals or 
consents and ratify, confirm and adopt as my/our own, the acts, representations, replies and commitments made by the 
agent on my/our behalf.

Dated this _2—1  ^ay of   , 20 ^2

X

(witness) signature of Owner(s) or Agent or Signing Officer 
(‘where a Corporation)

X
Print Name:
*1 have authority to bind the Corporation



APPLICATION FOR CONSENT PAGE 5 OF 5

PART B: OWNER OR AUTHORIZED AGENT DECLARATION

|/We TULLOCH _____________________________________________  (please print all names),

the registered owner(s) or authorized agent of the property described as 

PIN 73349-1238 (3702 Hwy 144) __

in the City of Greater Sudbury:

solemnly declare that all of the statements contained in this application and in the Supporting Documentation are true 
and complete, and l/we make this solemn declaration conscientiously believing it to be true and knowing that it is of the 
same force and effect as if made under oath.

Dated this day of  ____________________  

Commissioner of Oaths

David Glen Tulloch
S Commissioner, etc., Province of Ontario 

for TULLOCH Engineering Inc.
Expires Feb 20th, 2027

signature of Owner(s) of Agent or Signing Officer 
(‘where a Corporation)

Print Name:
*l have authority to bind the Corporation

Where the owner is a firm or corporation, the person signing this instrument shall state that he/she has authority to bind the 
corporation or affix the corporate seal.

FOR OFFICE USE
TJSe

Date of Receipt: Jolu H Decision Date: Received by: Ki, t/UBS
------------ ------ u h—-----------------------------  .""trj
Zoning Designation: Resubmission O Yes ©'No

Previous File Number(s): f\OnOPrevious Decision Date:
Referred to Planning: n/ Received Approval from Planning: jx /

Acknowledgement of Risk received: ® Yes O No

Notes:

_____ -Vn C nncxurvent ___



April 15, 2024

Tulloch Engineering 
1942 Regent Street, Unit L
Sudbury, ON
P3E 5V5

1 f Greater GrandC^Sudbuty

RECEIVED

RECEIVED 

MAY 0.1 2024

Attention: Rebecca Dawson, EIT

Re: Sewer and Water Capacity Analysis
poboxsooosina 3692 Hwv 144
sudburyon P3Aspa Township of Balfour _______

.."W 1 1 202?

PLANNING SERVICES

CP5000SUCCA 
200, RUE BRADY
SUDBURY ON P3A5P3

The Development Engineering Section has reviewed your request for a Sewer and Water 
Capacity Analysis at the above noted location and have the following to report:

705.671.2489

WWW.grealeiSlldbu7.Ca
wwwgrandsudbuiy.ca

A review of the sewage mains downstream from the proposed connection at BAL-12-12-0066 
HWY 144 revealed that the mains are capable of conveying the additional 0.53 L/s of flow 
expected from your development.

A capacity analysis performed by our WaterCAD model, developed the following results at the 
300mm watermain in front of property 3692 Hwy 144.

Values Obtained from Model C.G.S. Minimum Requirements

Max Hour: 74 psi 
Max Day: 74 psi 
Fire Flow: 367 l/s

a 40 psi
® 50 psi
• 75L/SR1, 100 L/s R3

The results of the WaterCAD analysis indicate that sufficient water capacity and pressure exist 
for the proposal in question.

It should be noted that these results are derived at by using a theoretical computer model based 
on our best available data. In the event that these developments do not proceed within a one (1) 
year period, then you should make the necessary arrangements to have a current analysis 
carried out to take into account any changes made in our sewer or WaterCAD models and to 
ensure that there is sufficient Sewage, Fire Flows and/or Domestic Pressures available for your 
proposal(s).

Should you have any questions or concerns please contact me at 671-2489 ext 2409.

Yours truly,

David Longarini
Development Engineering Technician

DVL/ds

cc: Aldi BenAnteur, Wastewater Project Engineer, (Kelly Lake) B0C43/aW



Aaron Ariganello

From:

From: Cole, Cameron (MTO) < >
Sent: Thursday, April 18, 2024 1:58 PM
To: Aaron Ariganello >
Cc: Lavallee, Michelle (MTO) < >
Subject: RE: MTO Highway Corridor Management pre-consultation request received 2024-54S-000026/Demande de 
consultation prealable au Bureau de gestion des couloirs routiers du MTO no 2024-54S-000026 re?ue

Hi there Aaron,

My recommendation would be that the sooner MTO can be provided with this information, the sooner 
we will be able to provide confirmation as to whether the additional documents will be required. While 
the approval of any technical documents will be associated with the building/land use permit, we can 
receive the documents prior to the submission of the permit application.

I hope this was helpful! Don’t hesitate to contact me if there are any other questions or concerns.

Thank you,
Cameron Cole
Corridor Management Planner
Corridor Management, North Region, Area East
Ministry of Transportation
447 McKeown Ave RECEIVED
North Bay, Ontario, P1B 959
Phone:  /i <| 2Q24
Email:

PLANNING SERVICES
From: Aaron Ariganello 
Sent: April 17, 2024 5:24 PM
To: Cole, Cameron (MTO) <
Cc: Cole, Jeff (MTO) < >; Lavallee, Michelle (MTO) < >; Vanessa Smith 
< >: Brandon Cormier < >; Kevin Jarus <  
Subject: RE: MTO Highway Corridor Management pre-consultation request received 2024-54S-000026/Demande de 
consultation prealable au Bureau de gestion des couloirs routiers du MTO no 2024-54S-000026 reijue

CAUTION -- EXTERNAL E-MAIL - Do not click links or open attachments unless you recognize the 
sender.

Hi Cameron,

Thankyou for the below.

Just wanted your confirmation on the last comment - is the information regarding stormwater management and 
illumination to be provided upon the submission of the rezoning application, or at the time our client submits for 
their MTO building/land use permit?

i



• Proposed parking area layout with maximum number of vehicles to be accommodated at ■ 
one time.

• Elevation of the area adjoining the highway and the proposed drainage system for the 
development

• Location of existing and proposed entrances.
• Location and names of adjacent roads.

- The MTO requests more information regarding stormwater management and Illumination in 
order to determine if a detailed Stormwater Management Plan (SWMP) and Illumination 
Report will be required. If it can be demonstrated that there will be no substantive change in 
pre/post development drainage to the highway and external illumination, then the MTO will not 
require the submission of these technical documents. This information can be in the form of 
engineers statement or can be shown on the submitted site plan.

Please submit technical documents through the MTO’s land development review process, this can be 
found online at the following link: https://www.hcms.mto.gov.on.ca/. This is a new function that is 
intended to streamline the MTO’s review process. If you have any questions regarding this, don’t 
hesitate to contact me.

Following the Land Development Review process, permit applications can be made online at the 
above link.

Any questions regarding permitting or setbacks can be directed to Michelle Lavallee, Corridor 
Management Officer at 

If there are any additional questions or concerns, don’t hesitate to contact me. These comments will 
be considered valid for a time period of one (1) year, and if a formal application is not made within 
that year, a new review and comments will be required.

Thank you,
Cameron Cole
Corridor Management Planner
Corridor Management, North Region, Area East
Ministry of Transportation
447 McKeown Ave
North Bay, Ontario, P1B 959
Phone: 
Email: 

From: HCMS-Do-Not-Reply < >
Sent: Friday, January 26, 2024 3:44 PM
To: Aaron Ariganello < >
Subject: MTO Highway Corridor Management pre-consultation request received 2024-54S-000026/Demande de 
consultation prealable au Bureau de gestion des couloirs routiers du MTO no 2024-54S-000026 re?ue

Your request for a pre-consultation, submitted on January 26, 2024 has been received.

Pre-consultation No.: 2024-54S-000026

3



Ministry of Transportation
Highway Corridor Management Section - Sudbury Office 3767 Hwy 69 S, Suite 8
Sudbury, ON P3G 1G4

Si vous souhaitez verifier le statut de la demande de consultation prealable que vous avez presentee ou 
imprimer les details de la demande, veuillez vous rendre a Faire le suivi d’une demande et entrer les 
renseignements ci-dessous:

N° de la consultation : 2024-54S-000026
Code d’acces: ItlSEXYq

Si vous devez mettre a jour une demande pour cette demande, veuillez utiliser le numero de demande 
de consultation prealable et le code d’acces ci-dessus.

Veuillez conserver ce courriel et les details ci-joints concernant la demande de consultation prealable 
pourvos dossiers.

Merci
Bureau de gestion des couloirs routiers
Ministere des Transports de I’Ontario
https://www.hcms.mto.gov.on.ca

Veuillez notercequi suit: Ceeourrielest envoys a partir d’une adresse servant uniquement a I’envoi d’avis qui ne peut accepter de courriels entrants. Veuillez ne pas 
repondre a ce message.

5
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PLANNING SERVICES
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1.0 INTRODUCTION

TULLOCH is retained by the owner of 3692 Highway 144 (being PIN 73349-1207) in Greater Sudbury to 
prepare a planning justification brief as part of a complete application to amend the City of Greater 
Sudbury Zoning By-law 2010-100Z. This brief provides justification for an application that would 
ultimately facilitate the development of a 2-storey, 10-unit multiple dwelling providing a total of fifteen 
(15) parking spaces. Subsequent lot addition applications would be required to consolidate the proposed 
parcel fabric. Site-specific relief is requested through the application and analyzed in this brief.

This report reviews the consistency and conformity of the application in the context of the applicable 
policies and direction found within the following documents and plans:

• 2020 Provincial Policy Statement (PPS)
e Growth Plan for Northern Ontario (GPNO)
» City of Greater Sudbury Official Plan (OP)
o City of Greater Sudbury Zoning By-law 2010-100Z

Overall, the author finds that the proposed zoning by-law amendment conforms with the Growth Plan for 
Northern Ontario and the City of Greater Sudbury Official Plan, is consistent with the 2020 Provincial Policy 

Statement and represents good planning.

2.0 SUBJECT LANDS & SURROUNDING CONTEXT
The proposed parcel is comprised of 3692 Highway 144 (being PIN 73349-1207), and parts of three other 
properties that are also located along Highway 144 in Chelmsford. The properties can be legally 

described as follows:

PCL 15796 SEC SWS; PT LT 1 CON 3 BALFOUR AS IN LT144785 T/W AS IN LT144785; S/T LT114461; 

GREATER SUDBURY (PIN 73349-1207)

PCL 15433 SEC SWS; PT LT 1 CON 3 BALFOUR AS IN LT139235 EXCEPT LT144785; S/T LT144785; 
S/TLT114461; GREATER SUDBURY (PIN 73349-1238)

PART LOTI CONCESSION 3 BALFOUR SUBJECT TO AN EASEMENT AS IN LT775143,; SUBJECT TO 
AN EASEMENT AS IN LT114461; SUBJECT TO AN EASEMENT IN GROSS OVER PARTT 9 53R20446 
AS IN SD297614; SUBJECT TO AN EASEMENT OVER PART 9 53R20446 IN FAVOUR OF PT LOT 1 
CON 3, PTS 5, 6, 7, & 8 53R20446AS IN SD299321;TOGETHER WITH AN EASEMENT OVER PT LT 1 
CON 3 PT 6 53R14276 AS IN SD107146; TOGETHER WITH AN EASEMENT OVER PT LOT 1 CON 3 
PTS 5,6, 7&8 53R20446 AS IN SD299321; CITY OF GREATER SUDBURY (PIN 73349-2165)

CONSOLIDATION OF VARIOUS PROPERTIES: PT LT 1 CON 3 BALFOUR BEING PTS 1, 2 & 3 
53R18073; S/T LT114461; GREATER SUDBURY (PIN 73349-2060)

The lands that make up the proposed parcel fabric will hereby be referred to in this brief as the 'subject 
lands.' A summary table and figure of the subject lands, and their corresponding applications is provided 

below.
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Table 1-Summary of the Subject Lands

SUBJECT LANDS 
(PINs)

DESCRIPTION SEVERED LOT 
AREA

FRONTAGE APPLICATION

PIN 73349-1207 
(3692 Hwy 144)

Property benefitting from lot 
additions & mutual access easement

- to be rezoned to C2(S)

N/A 
Total lot area = 

±851.45m2

N/A Rezoning

PIN 73349-1238 
(3702 Hwy 144)

Portion of property to be added to 
3692 Hwy 144 (1), and rezoned to 

C2(S) + mutual access easement (2) 
traversing over the property, and 

benefiting 3692 Hwy 144

1. ±356.4m2
2. ±152.5m2
3. ±508.9m2 
including the 
mutual access

easement

±79.2m 1. Rezoning
2. Lot Addition ± Mutual

Access Easement

PIN 73349-2060 Portion of property to be added to 
3692 Hwy 144, and rezoned to C2(S)

±128.76m2 N/A 1. Rezoning
2. Lot Addition

PIN 73349-2165 Portion of property to be added to 
3692 Hwy 144, and rezoned to C2(S)

±475.75m2 N/A 1. Rezoning
2. Lot Addition

3692

3692 Hwy 144 
(RIN 73349-1207

320 3:

• PART OF 3702 HWY 144 (PIN 73349-1238)
■ MUTUAL ACCESS EASEMENT

TRAVERSING OVER 3702 HWY 144 AND 
BENEFrrriNG THE SUBJECT LANDS

PART OF PIN 73349-2060
TO BE REZONED FROM R3(74) TO
C2(S) & ADDED TO 3692 HWY 144

PART OF PIN 73349-2165
TO BE REZONED FROM C2 TO 
C2(S) & ADDED TO 3692 HWY 144

3702 HWY 144 (PIN 73349-1238) 
TO BE REZONED FROM C2 TO 
C2(S)^ ADDED TO 3692 HWY 144

NOTE: DRAWING IS
APPROXIMATE AND ,

NOT TO SCALE |

Figure 1 - Summary of the Subject Lands
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The subject lands are currently designated Mixed Use Commercial and located within the City's 
settlement area and built boundary in the OP. PINs 73349-1207,73349-1238, and 73349-2165 are 
currently zoned C2, while PIN 73349-2060 is zoned R3(74) in the Zoning By-law. 3692 Highway 144 
currently features an existing 10-unit multiple dwelling, having access onto Highway 144 (Highway 144 

„ being designated as a Provincial Highway with full municipal sewer and water services). The subject
lands are located along GOVA Transit Route 104 with the closest bus stop being located directly in front 
of the site. Sidewalks are also located on the north side of Highway 144.

On a high-level, the surrounding area is comprised of a range of land uses including residential, 
commercial, and institutional. Medium density residential uses, as well as commercial and institutional 
uses, are located along Highway 144. The broader Chelmsford community is predominantly made up of 
low-density residential uses taking the form of single detached dwellings. The immediate surrounding 

area can be described as follows:

NORTH: Mix of low and medium density residential uses, lands zoned FD (Future 

Development)

: WEST: Row dwelling complex (currently under construction, containing approximately
. 40-units), A&W, I.D.A Pharmacy, Chelmsford Valley District Composite School (being the

Institutional use referenced in Figure 2 below)

SOUTH: Mix of Commercial uses (Belanger Ford dealership. Fix Auto, etc.), low density 
residential uses

EAST: Mix of Commercial uses (Overtime Sports Bar & Grill, Dollarama, Place 
Bonaventure Mall, etc.)

3



Figure 2 - Subject Lands and Surrounding Context Map
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Figure 5 - Row dwelling complex currently under Figure 6 - View of the Existing Building Facing East
construction directly west of the Subject Lands (from the west end of the Row Dwelling Complex)

5
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Figure 8 - Ford Dealership just South of the 
Subject Lands across Highway 144

Figure 7-Auto Body Shop just South of the 
Subject Lands across Highway 144

Figure 9 - View of Highway 144 (main thoroughfare)
Facing West of the Subject Lands
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3.0 PROPOSED DEVELOPMENT
The application proposes to rezone PIN 73349-1207, and parts of PINs 73349-1238, 73349-2165 and 
73349-2060 from their current C2 (General Commercial) and R3(74) (Medium Density Residential Special) 
zones to a C2(S) (General Commercial Special) zone. The R3(74) zone is only over PIN 73349-2160. The 
application would rectify future split zoning issues from occurring (see Figure 1 & 10), and facilitate the 
development of a 2-storey, 10-unit multiple dwelling providing a total of fifteen (15) parking spaces. The 
proposed development would also require that a series of lot addition applications be submitted to make 
up the proposed parcel fabric. The proposed parcel fabric would have an area of ±1812.36m2 with ±19 
metres of lot frontage, and the proposal would represent a density of ±55 units per hectare.

A new mutual access easement is proposed over PIN 73349-1238 (see Figure 1 & 10) and would benefit 
the subject lands. This easement will not provide direct access off Highway 144. Rather, the easement is 
necessary to provide future residents with legal two-way access to the proposed parking area to the north 

of the proposed multiple dwelling.

Site specific relief from the standard C2 zoning provisions is being requested, as outlined below:

- Minimum lot frontage of 19.0 metres, whereas a minimum of 30.0 metres is required (Table 7.3 
of the zoning by-law)
Minimum two-way drive aisle width of 3.5 metres, whereas a minimum of 6.0 metres is required 

(Section S.2.9.3 of the zoning by-law)
= 3.0-metre-wide planting strip adjacent to the northerly and westerly property boundary not be 

required for residential uses (Section 4.15.4 of the zoning by-law)
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Figure 10 -  Concept Plan



4.0 POLICY OVERVIEW & ANALYSIS-
The following section sets out the relevant planning policy framework to assess the appropriateness of 
the application in the context of Provincial and Municipal policies and regulations. Each subsection will 
outline relevant policies and provide an analysis with respect to how the zoning by-law amendment is 
consistent with or conforms to such policies.

4.1 PROVINCIAL POLICY STATEMENT, 2020 (PPS)

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

Section 1.1 of the PPS speaks to managing and directing land use to achieve efficient and resilient 
development and land use patterns. Section 1.1.1 states, in part:

1.1.1 Healthy, liveable and safe communities are sustained by:

a) promoting efficient development and land use patterns which sustain the 
financial well-being of the Province and municipalities over the long term;

b) accommodating an appropriate affordable and market-based range and mix 
of residential types (including single-detached, additional residential units, multi­
unit housing, affordable housing and housing for older persons), employment 
(including industrial and commercial), institutional (including places of worship, 
cemeteries and long-term care homes), recreation, park and open space, and 
other uses to meet long-term needs;

e) Promoting the integration of land use planning, growth management, transit- 
supportive development, intensification and infrastructure planning to achieve 
cost-effective development patterns, optimization of transit investments, and 
standards, to minimize land consumption and servicing costs;

f) Improving accessibility for persons with disabilities and older persons by 
addressing land use barriers which restrict their full participation in society;

Section 1.1.3 of the PPS states that settlement areas shall be the focus of growth and development and 
their vitality and regeneration shall be promoted. Considering the subject lands are located within 

Sudbury's settlement area, the following policies are applicable:

1.1.3.1 Settlement areas shall be the focus of growth and development.
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1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix 
of land uses which:

t
a) efficiently use land and resources;

b) are appropriate for, and efficiently use, the infrastructure and public service 
facilities which are planned or available, and avoid the need for their unjustified 
and/or uneconomical expansion;

d) prepare for the impacts of a changing climate;

e) support active transportation;

f) are transit-supportive, where transit is planned, exists or may be 
developed; and

1.1.3.6 New development taking place in designated growth areas should occur 
adjacent to the existing built-up area and should have a compact form, mix 
of uses and densities that allow for the efficient use of land, infrastructure 
and public service facilities.

Section 1.4.3 of the PPS speaks to housing and how planning authorities can provide for an appropriate 
range and mix of housing options and densities to meet projected needs. It states, in part:

1.4.3 Planning authorities shall provide for an appropriate range and mix of housing
options and densities to meet projected market-based and affordable housing 
needs of current and future residents of the regional market area by:

b) permitting and facilitating:

1. all housing options required to meet the social, health, economic 
and well-being requirements of current and future residents, including 
special needs requirements and needs arising from demographic 
changes and employment opportunities; and

2. all types of residential intensification, including additional residential 
units, and redevelopment in accordance with policy 1.1.3.3;

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

10



d) promoting densities for new housing which efficiently use land, resources, 
infrastructure and public service facilities, and support the use of active 
transportation and transit in areas where it exists or is to be developed;

e) requiring transit-supportive development and prioritizing intensification, 
including potential air rights development, in proximity to transit, including 
corridors and stations; and

Section 1.6.7 of the PPS provides policies outlining the efficient use of transportation systems. Given the 
subject lands proximity to existing public and active transportation networks, the following policy is 

applicable:

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

and active transportation.

Section 1.7 provides policy direction for municipalities to achieve long-term economic prosperity. The 

following policies are applicable:

1.7.1 Long-term economic prosperity should be supported by:

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

b) encouraging residential uses to respond to dynamic market-based needs and 
provide necessary housing supply and range of housing options for a diverse 
workforce;

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

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

Per Section 1.1.1, healthy, livable, and safe communities are sustained by accommodating an appropriate 
range and mix of land uses (including residential) to meet long-term needs. The application would facilitate 
the development of a medium density housing option that would contribute to the range and mix of land 
uses that are available in the area surrounding the subject lands. It would also contribute to providing a 
greater range and mix of housing types to the broader Chelmsford community (which is predominantly

11
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made up of single detached dwellings) to assist in meeting the long-term needs of purpose built rental 
housing. The proposed development represents an efficient development and land use pattern by 
continuing to utilize existing municipal sewer and water services, and existing public transit and active 
transportation networks, thereby assisting in supporting the financial well-being of the Province and 
Municipality over the long term. With respect to Section 1.1.1(f), the proposal has the potential to 
improve accessibility for elderly people - proximity to amenities, public transit and active transportation 
networks promotes a development that may benefit an aging population.

The subject lands are located within the City's settlement area boundary, which under Section 1.1.3 shall 
be the focus of growth and development. The PPS encourages a mix of densities and land uses which 
efficiently use land and resources within settlement areas. To support consistency with the above noted 
policies, the proposal:

<■ Makes efficient use of the lands which benefit from the existing resources/infrastructure noted 
above;

o Will not result in the uneconomical expansion of infrastructure, considering the subject lands are 
connected to existing hard municipal services with the capacity to accommodate the proposal;

o Assists in minimizing the length and number of vehicle trips, with a proposal that supports active 
transportation, and is transit supportive as the subject lands are located along existing transit and 
active transportation networks;

- Represents an appropriate location for a 10-unit multiple dwelling, given the locational context of 
the subject lands, and the existing built-up character of the area. The lands are located along a 
portion of the highway which generally acts as a main thoroughfare for the community of 
Chelmsford. This portion features existing public transportation networks adjacent to the subject 
lands, and the surrounding area currently features a mix of housing types, among many other land 
uses (e.g. institutional, commercial). The proposal would thereby assist in enhancing the vitality 
and viability of this main thoroughfare; and
Promotes the development of a range and mix of housing types to assist in supporting the social, 
health, economic, and well-being needs of current and future residents, and responds to the 
dynamic market-based needs arising from a diverse population. This is achieved by providing 
purpose built rental housing that would assist the City in achieving a needed supply and range of 
housing, especially given the City's aging demographic. In fact, the City's Housing Needs 
Assessment (2023) identified that population growth and eroding affordability in the ownership 
market are driving up rental demand across the City.

4.2 GROWTH PLAN FOR NORTHERN ONTARIO (GPNO)

The Growth Plan for Northern Ontario (GPNO) is a 25-year plan that provides guidance in aligning 
provincial decisions and investment in Northern Ontario. It contains policies to guide decision-making 
surrounding growth that promotes economic prosperity, sound environmental stewardship, and strong, 
sustainable communities that offer northerners a high quality of life. It also recognizes that a holistic 
approach is needed to plan for growth in Northern Ontario.
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Section 3.4.3 of the GPNO promotes a diverse mix of land uses within northern communities. It states, in 

part:

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

Per Section 3.4.3, the application supports and promotes healthy living by contributing to a range and mix 
of housing types in the surrounding area, as well as being in proximity to existing transit and active 
transportation networks. GOVA Transit Route 104 (the nearest transit stop being located directly in front 
of the subject lands, along Highway 144) and existing sidewalks on the north side of the highway provides 
individuals with nearby access to a commercial corridor along Highway 144, featuring a variety of 
amenities and essential services such as grocery stores, restaurants, a pharmacy, and more (see Figure 2).

4.3 CITY OF GREATER SUDBURY OFFICIAL PLAN (OP)'

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

Section 2.3.2 contains land use policies related to the City's settlement areas, and states, in part:

2.3.2.1 Future growth and development will be focused in the Settlement Area through 
intensification, redevelopment and, if necessary, development in designated 

growth areas.

2.3.2.2 Settlement Area land use patterns will be based on densities and land uses that 
make the most efficient use of land, resources, infrastructure and public service 
facilities, minimize negative impacts on air quality and climate change, promote 
energy efficiency and support public transit, active transportation and the 
efficient movement of goods.

2.3.2.3 Intensification and development within the Built Boundary is encouraged in 
accordance with the policies of this Plan. Development outside of the Built 
Boundary may be considered in accordance with the policies of this Plan.

Section 2.3.3 outlines land use policies regarding intensification, and states, in part:

2.3.S.4 Medium scale intensification and development is permitted in Town Centres, 
Secondary Community Nodes, Regional Corridors and Mixed Use Commercial 
corridors, in accordance with the policies of this Plan.
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2.33.7 Intensification will be encouraged on sites with suitable existing or planned 
infrastructure and public service facilities.

2.33.8 Intensification will be compatible with the existing and planned character of an 
area In terms of the size and shape of the lot, as well as the siting, coverage, 
massing, height, traffic, parking, servicing, landscaping and amenity areas of the 
proposal.

2.33.9 The following criteria, amongst other matters, may be used to evaluate 
applications for intensification:

a. the suitability of the site in terms of size and shape of the lot, soil conditions, 
topography and drainage;

b. the compatibility proposed development on the existing and planned 
character of the area;

c. the provision of on-site landscaping, fencing, planting and other measures to 
lessen any impact the proposed development may have on the character of the 
area;

d. the availability of existing and planned infrastructure and public service 
facilities;

e. the provision of adequate ingress/egress, off street parking and loading 
facilities, and safe and convenient vehicular circulation;

f the impact of traffic generated by the proposed development on the road 
network and surrounding land uses;

g. the availability of existing or planned, or potential to enhance, public transit 
and active transportation infrastructure;

h. the level of sun-shadowing and wind impact on the surrounding public realm;

The subject lands are located within the City's settlement area and built boundary. Per Section 2.3.2.1 & 
2.3.23, the application directs development within the settlement area and built boundary. As previously 
discussed, the lands are located along a portion of Highway 144 which generally acts as a main 
thoroughfare and established commercial corridor for the community of Chelmsford. The proposal would 
contribute to the supply of housing in an area which currently features a range and mix of housing types, 
including a 40-unit row dwelling complex currently being constructed directly west of the subject lands. 
With respect to Section 23.2.2, the application proposes a compact built form that would make efficient 
use of the lands, and existing resources, infrastructure, and public service facilities. The proposed compact 
built form would also assist in minimizing negative impacts on air quality, promote energy efficiency, and 

support the use of existing public transit and active transportation networks.
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With respect to Section 2.S.3.4 & 2.33.7, the application proposes a medium density development 
within a Mixed Use Commercial corridor which is encouraged as the site contains suitable existing 
infrastructure and benefits from nearby public service facilities.

To ensure the intent of Section 2.3.3 is met, this report evaluates the proposed development against the 
tests for intensification as outlined in Section 2.33.9. Per the criteria outlined in this section of the OP, 

the proposal:

o Reconfigures the parcel fabric of 3692 Highway 144 so that it is of a suitable shape and size to 
appropriately accommodate a 10-unit multiple dwelling with adequate on-site parking (1.5 
parking spaces per unit is proposed, in conformity with Table 5.5 in the zoning by-law);

o Proposes a residential development that is compatible with the existing and planned character 
of the area. As previously discussed, the immediate surrounding area is largely comprised of a 
mix of housing types, as well as commercial and institutional uses, and the proposal would 
contribute to this existing range and mix of land uses;

o Provides public road frontage and adequate ingress/egress to the subject lands through a 
subsequent lot addition application (see Figure 1 & 10); and

o Provides the potential to enhance nearby active transportation and public transit networks as 
the proposed development promotes a development over the subject lands that may encourage 
the use of such networks.

Mixed Use Commercial areas have been established in Sudbury with the intent of recognizing the 
development potential of these areas by permitting a balance of mixed uses including commercial, 
institutional, residential, and parks and open space through the rezoning process. Section 4.3 provides 
policies regarding the development of lands designated Mixed Use Commercial in the OP, and states, in 

part:

4.3.1 All uses permitted by the Plan except Heavy Industrial may be accommodated in
the Mixed-Use Commercial designation through the rezoning process. Uses 
permitted in the Mixed-Use Corridor designation shall provide for a broad range 
of uses that serve the needs of the surrounding neighbourhoods at a lesser 
density and concentration than Regional Corridors.

4.3.4 Subject to rezoning, new development may be permitted provided that:

a) sewer and water capacities are adequate for the site;

b) parking can be adequately provided;

c) no new access to Arterial Roads will be permitted where reasonable alternate 
access is available;

d) the traffic carrying capacity of the Arterial Road is not significantly affected;

e) traffic improvements, such as turning lanes, where required for a new 
development, will be provided by the proponent;

15 
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f) landscaping along the entire length of road frontages and buffering between 
non-residential and residential uses will be provided; and,

g) the proposal meets the policies of Sections 11.3.2 and 11.8, and Chapter 14.0, 
Urban Design.

All uses permitted by the Plan except Heavy Industrial may be accommodated in the Mixed Use 
Commercial designation through the rezoning process, per Section 4.3.1. Section 4.3.4 outlines the tests 
that these new developments must align with. The application meets these tests, considering that:

o Existing sewer and water capacities are adequate to service the subject lands;
« Adequate on-site parking would be provided over the subject lands, in accordance with the 

applicable parking provisions in the zoning by-law;
o No new access on an arterial road is being proposed, nor will the traffic carrying capacity of an 

arterial road(s) be significantly affected. The application had the benefit of receiving preliminary 
comments (through pre-consultation) from the City's Traffic and Transportation Department, for 
which no concerns with the post-development traffic impact of the proposed development were 
raised;

o Landscaping along the entire length of the subject lands lot frontage can be accommodated 
through a 3-metre wide landscaped area; and

o The application meets the applicable policies of Sections 11.3.2 & 14 of the OP. An analysis of 
such is provided below.

Section 11.3.2 speaks to land use policies to support transit needs. Given the subject land's proximity to 
transit, the following policy is applicable:

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

11.3.2.2 Development proposals will be reviewed to ensure efficient transit routing so 
that all dwellings in the development are ideally within 500 metres walking 
distance of a bus stop;

Section 14.1 outlines the objectives of the City's urban design policies, and states, in part:

14.1 The objective of the urban design policies are to:

a. encourage well designed and high quality communities, neighbourhoods 
and public realm;

b. encourage well designed and high quality development and intensification;
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c. promote an environment that is accessible, safe, sustainable and climate 
change resilient;

The proposed development would support the use of public transit, given that it is located along GOVA 
Transit Route 104, with the closest bus stop being within 500m walking distance of the subject lands, and 
should therefore be promoted per Section 11.3.2. Additionally, Section 14.1 outlines the objectives of 
the City's Urban Design policies. The application seeks to meet these objectives by:

o Enhancing the overall public realm by contributing to the range and mix of land uses available in 
the surrounding area, and proposing a development that is transit supportive and in proximity to 
a mix of commercial uses and essential services; and

o Promoting sustainable development by continuing to make efficient use of the subject lands.

Section 17.2 of the OP contains policies related to providing adequate and more affordable housing and 
encouraging a wide range of housing types and forms for a diverse population. It states, in part:

17.2.1 To encourage a greater mix of housing types and tenure, it is policy of this Plan 
to:

a. encourage a wide range of housing types and forms suitable to meet the 
housing needs of all current and future residents;

b. encourage production of smaller (one and two bedroom) units to 
accommodate the growing number of smaller households;

c. promote a range of housing types suitable to the needs of senior citizens;

d. discourage downzoning to support increased diversity of housing options; 
and

e. support new development that is planned, designated, zoned and designed in 
a manner that contributes to creating complete communities - designed to have 
a mix of land uses, supportive of transit development, the provision of a full 
range of housing including affordable housing, inclusive of all ages and abilities, 
and meet the daily and lifetime needs of all residents

Per Section 17.2.1, the application encourages a range of housing types and forms to the surrounding 
area which are suitable to meet the housing needs of current and future residents. The proposed 
development plans for multiple dwelling units to accommodate the growing number of smaller 
householdsand Sudbury's aging demographic. In addition, the proposal contributes to the creation of 
complete communities by planning for housing within an area that features a mix of land uses, and is 
supportive of existing transportation networks that connect individuals to a wide range of commercial 
uses and public service facilities within the surrounding area.
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4.4 CITY OF GREATER SUDBURY ZONING BY-LAW 2010-100Z

The application proposes to rezone the subject lands from C2 (General Commercial) and R3(74) (Medium 
Density Residential Special) to C2(S) (General Commercial Special). A zoning matrix table (see Table 2 
below) was created to evaluate the application against applicable zoning provisions.

*RED TEXT DENOTES RELIEF REQUIRED

Zoning Requirements 
(C2 zone / General Provisions) Proposed

Minimum Lot Area 1350m2 ±1812.36m2
Minimum Lot Frontage 30.0m ±19.0m

Maximum Building Height 15.0m 2 storeys (<15m)
Minimum Front Yard 6.0m ±25m
Minimum Rear Yard 7.5m ±10.7m

Minimum Interior Side Yard 1.2m (+0.6m for every 
additional storey)

±1.8m

Maximum Lot Coverage 50% ±25%
Minimum Landscape Open Space 5% > 5%

Landscaping (Sec. 4.15.1)
3.0m wide landscaped area 

adjacent to Highway 144
3.0m wide landscaped area 

adjacent to Highway 144

Landscaping (Sec. 4.15.4)

3.0m wide planting strip 
adjacent to the northerly and 
westerly property boundary

0m wide planting strip 
adjacent to the northerly and 
westerly property boundary

Parking Spaces (Table 5.5) 1.5 spaces/unit with a 10% 
reduction per Sec. 5.5.1.1 (14 

spaces)

1.5 spaces/unit [15 spaces 
(including 1 accessible 

parking space))

Aisle Width (Sec. 5.2.9.2) 6.0m ±3.0m
Bicycle Parking (Table 5.10) 0.5 spaces/unit (5 spaces) 5 spaces

Table 2-Zoning Matrix Table

Site specific relief is requested through the rezoning application. Such reliefs are outlined as follows:

a Minimum lot frontage of 19.0 metres, whereas a minimum of 30.0 metres is required (Table 7.3 
of the zoning by-law)

a Minimum two-way drive aisle width of 3.5 metres, whereas a minimum of 6.0 metres is required 
(Section 5.2.9.3 of the zoning by-law)

» 3.0-metre-wide planting strip adjacent to the northerly and westerly property boundary not be 
required for residential uses (Section 4.15.4 of the zoning by-law)

The proposed site-specific reliefs are requested to accommodate the proposed parcel fabric and built 
form. It is the author's opinion that such reliefs are appropriate, given the rationale provided below.

A reduced two-way drive aisle width of 3.5 metres is technical in nature, and would accommodate a 
larger built form, providing residents with more living area. This reduction is seen as technical because a 
mutual access easement with a width of ±2.5 is being proposed adjacent to the 3.5 metre drive aisle.

18



Combined, the drive aisle and mutual access easement would make up a total of 6 metres in width, 
maintaining the intent of Section S.2.9.3 of the zoning by-law (to maintain an access driveway width of 6 
metres for two-way traffic). This would also provide future residents with legal access to the proposed 
parking area to the north. With respect to a reduced frontage, we note that the property benefitting 
from the future lot additions (being 3692 Highway 144) currently does not benefit from frontage on a 
public road. Therefore, the application would bring this existing lot closer into conformity with the 

zoning by-law.

A 0-metre planting strip adjacent to the northerly and westerly property boundary would only be 
applicable where the subject lands are occupied by a permitted residential use. A planting strip would be 

required per Section 4.15.4(a) i)] as such reads as follows:

a) A 3.0-metre-wide planting strip adjacent to the full length of the lot line shall be required:

i) Where the lot line of a non-residential lot, other than a lot containing an open space use or 
a lot in an Industrial Zone, abuts a residential lot or Residential Zone;

Although the subject lands would continue to be used for residential purposes, the zoning by-law defines 
the property as a non-residential lot, considering it is zoned C2, and such lands abut a residential zone 
[being the property zoned R3(74) Medium Density Residential Special to the west of the subject lands]. 
The zoning by-law does not require planting strips to serve as a buffer between two medium density 
residential uses, therefore relief for a 0 metre planting strip adjacent to the northerly and westerly 
property boundary is requested only where the subject lands are occupied by a permitted residential 
use. This will ensure the intent of the zoning by-law is met (to not apply landscaping buffers in between 
compatible land uses), while being cognizant of the potential for the subject lands to develop as a 
general commercial use in the future — for which the required planting strip along the northerly and 

westerly property boundary would be required.

5.0 CONCLUSION
The proposed Zoning By-law amendment would facilitate the development of a medium density housing 
option within the community of Chelmsford, contributing to the range and mix of residential types 
currently available in the surrounding area. Overall, the.application represents an efficient development 
and land use pattern in ah appropriate location that benefits from existing amenities and municipal 
infrastructure, while contributing to the creation of complete communities.

Given the analysis provided herein, it is the author's opinion that the proposed Zoning By-law 
amendment is consistent with the 2020 Provincial Policy Statement, conforms with the Growth Plan for 
Northern Ontario and the intent of the City of Greater Sudbury Official Plan, and represents good 

planning.
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Respectfully Submitted,

Prepared by:

Aaron Ariganello, BURP

Land Use Planner

TULLOCH

Reviewed by:

Kevin Jarus, M.PI., RPP

Planning Manager

TULLOCH
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Application for Consent

Subject Property being PINs 73349-0828 and 73349-1238,
Parcels 20990 & 15433 SEC SES,
Parti, Plan SR-2980,
Part Lot 1, Concession 3,
Township of Balfour,
3702 Highway 144, Chelmsford,
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City of Greater Sudbury

APPLICATION FOR CONSENT

1 CreaterlGrandSudbury
www.Bre.Uersudbury.ca x
Box 5000, Station W, 200 Brady Street

Sudbury ON PSA 5P3
Tel. (705) 671-2489, Ext. 4376/4346

Fax (705) 673-2200

Office Use Only 
2024.01.01

BQO4H /q?oW

S.P.P. AREA
Yes No {Z

NDCA REG. AREA
Yes V' No

APPLICATION FEE: $2,170.00 (includes $320.00 Legal Notice Fee)
CASH, DEBIT OR CHEQUE MADE PAYABLE TO: CITY OF GREATER SUDBURY 
Note: An application fee is levied for each new lot created; the remainder is not subject to an application fee.

Personal information on this form is collected pursuant to the Planning Act, R.S.0.1990 c.P.13. Any 
questions regarding the collection of this information may be directed to the Manager of 
Development Approvals. In accordance with Section 1.0.1 of the Planning Act, R.S.0.1990, 
information and material required to be provided to a municipality or approval authority as part of 
this application shall be considered public information and shall be made available to the public.

PLEASE PRINT. SCHEDULES MAY BE INCLUDED IF NECESSARY

1) The undersigned hereby applies to the City of Greater Sudbury under Section 53 of the Planning Act
R.S.0.1990, c. P.13 for consent, as described in this application. REGISTERED OWNERS NAME CONFIRMED

Registered Owner(s):CHEMY DEVELOPMENT INC. Email:
Mailing Address:3692 Highway 144 Home Phone:

Business Phone:
City: Chelmsford Postal Code:P0M 1L0 Fax Phone:

2) Name of Purchaser(s) or Chargee(s):

Note: If the application is being made by a purchaser or the purchaser’s agent, please provide a copy of the 
portion of the agreement of purchase and sale that authorizes the purchaser to make the application in 
respect of the land that is the subject of this application.

Name of Purchaser(s) or Chargee(s):DEVLA PROPERTIES INC. Email
Mailing Address:3692 Highway 144 Home Phone:

Business Phone:
City:Chelmsford Postal Code:P0M 1L0 Fax Phone:

3) If the application will be represented by someone other than the registered owner(s), purchaser(s) or 
chargee(s) and/or the application is prepared and submitted by someone other than the registered owner(s), 
purchaser(s) or chargee(s) please specify.

Name of AgentTULLOCH___________________________________________Ema
Mailing Address:)31 Fielding Road__________________________ \_______Hom
_____________________________________________________________________ Busi
City: Lively_____________________________Postal Code:P3Y 1L7_______ Fax Phone:_________________________
Note: Unless otherwise requested, all communication will be sent to the agent, if any.

4) Purpose of Transaction
O Creation of a new lot O Easement/Right-of-way O Lease
® Addition to a lot O Creation of lot(s) for O Other;
O Cancellation of Prior Consent Semi-detached or row housing specify__________________
File # Date: 

5) Name of person(s) (purchaser, lessee, mortgagee, etc.) to whom land or interest in land is intended to

be conveyed, leased or mortgaged,  
DEVI.A PROPERTIFS INC______________________________________________________________________

6) Legal Description (include any abutting property registered under the same ownership).

Roll #__________________ TownshipBALFOUR ______ Lot No,1_____________Concession No,3
PIN(s):73349-2167___________________________________Parcel(s)__________________________________

Subdivision Plan No. Lot R-Plan No.53R18073 Part(s) 1. 2 & 3
Municipal Address or Street(s):Ward:3
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7) Are there any easements or restrictive covenants affecting the subject land? O Yes ® No

If the answer is "yes'1, please indicate a description of each easement or covenant and its effect.

8) Date of acquisition of subject land. 2022

9) Has the land ever had any previous severances? O Yes ® No

If “yes”, please indicate previous severances on the required sketch and supply 
the following information for each lot severed: (attach a schedule if necessary).

Date of Transfer___________________________ Name of Transferee_________________
Use of severed land Consent File No.

10) Has the parcel intended to be severed ever been, or is it now a part of an application for a Plan 
of Subdivision under Section 51 of the Planning Act R.S.O. 1990, c.P.13 or its predecessors?

O Yes ® No

If “yes”, indicate the file number and status of the application. 

11) Is the property also subject of an Application for Minor Variance, Rezoning or an Official Plan Amendment?
® Yes O No Concurrent rezoning application

If “yes”, indicate the file number(s).

Note: If the Consent application is requested to proceed prior to securing necessary minor variance or 
rezoning approvals, please complete the Acknowledgement of Risks form at the end of this Application form 
as an Application for Consent cannot succeed without such approval(s) in place.

12) Dimensions of land to be severed in metric units (describe only the portion of the land which is to be 
transferred, leased or mortgaged)?

FrontaqeN/A___________________________Pepth±13m________________________ Area±130m2______________
Existing UseResidential Proposed UseSame

Number and use of existing buildings and structures on the land to be severed?
ExistinqO Proposed 1 

If applicable, indicate Parcel Number and /or Lot and Registered Plan of Subdivision Number 
of property which will benefit from the lot addition/consolidation, easement/right-of-way.

PotfceX ISIQb fpUJSj Pflr-h toil, Cortcesston S, Touonahtp oi2 

13) Dimensions of land intended to be retained in metric units (describe only the portion of land which 
will remain following the severance(s); if the transaction is an easement/right-of-way or lease, 
describe the entire lot or parcel).

Frontaqe±120m Depth±210m
Existing UseResidential / Commercial Proposed UseSame

Area±26,255m2

Number and use of existing buildings and structures on the land to be retained?
ExistinqS ProposedO

14) Will a certificate be required for the retained land? O Yes ® No

If “yes”, please provide a statement from an Ontario solicitor in good standing that there is no land abutting 
the subject land that is owned by the owner of the subject land other than land that could be conveyed 
without contravening section 50 of the Planning Act, R.S.O. 1990, c. P.13.
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15) Will access to the land to be severed or to the land that will be retained, be accessed by;

a) a provincial highway, ®Yes O No
b)a municipal road that is maintained all year or seasonally, O Yes ® No
c)a road which is maintained by the municipality, O Yes ® No
d) by water? OYes ® No

If access to the land will be by water only, indicate parking and docking facilities to be used and 
the approximate distance of these facilities from the land and the nearest public road. Also 
provide details on the required sketch. 

 
 

Proposed Lot Retained Lot16) What types of water supply and sewage disposal are proposed?

Municipally owned and operated piped water system ®
Municipally owned and operated sanitary sewage system ® ®
Lake O o
Individual Well O o
Communal Well o o
Individual Septic System o o
Pit Privy o o
Other

17) Is the property located with 1 km (0.6 miles) of a First Nation Reserve? O Yes ® No

18) What is the current designation of the subject land in the applicable Official Plan and explain how 
the application conforms with the Official Plan.

See Planning Justification Brief.

19) Explain how the application is consistent with the Provincial Policy Statements issued under subsection 3 
(1) of the Planning Act. Please provide an explanation below, or attach a Schedule outlining the particulars 
of same.

.See.Elanning Justification Brief.___________________________________________________

20) Explain how the application conforms, or does not conflict with the Growth Plan for Northern 
Ontario. Please provide explanation below or attach a Schedule outlining the particulars of same.

See Planning Justification Brief.

21) What is the number of dwelling units on the property? u' however a row dwelling complex IS currently under construction
over the proposed retained lands, containing approximately 40-units

If this application is approved, would any existing dwelling units be legalized? O Yes ® No

If "yes’’, how many?

22) Is this property located within an area subject to the Greater Sudbury Source Protection Plan?

O Yes ® No

If "yes", provide details on how the property is designated in the Source Protection Plan.  

23) If there is any additional information which may be relevant to your proposal and which 
should be considered by any of the agencies reviewing this application, please attach a 
schedule outlining the particulars of same.

Schedule Attached ffi Yes O No
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PART A: OWNER ACKNOWLEDGEMENT AND CONSENT

|/We, CHEMY DEVELOPMENT INC. (please print all 
names), the registered owner(s) of the property described as

PIN 73349-2060 

in the City of Greater Sudbury:

Collection, Use and Disclosure of Information:

a) acknowledge that personal information collected on this form is collected pursuant to the Planning Act, 
R.S.0.1990, c.P.13 for the purpose of processing this planning application;

b) acknowledge that it is the practice of the City of Greater Sudbury, in accordance with section 1.0.1 of the 
Planning Act, R.S.O. 1990, c.P.13, to provide public access to all planning applications and documents, 
including but not limited to reports, studies and drawings, required by the City of Greater Sudbury in support of 
this application (“Supporting Documentation’’) and provided to the City by me, my agents, my consultants and 
my solicitors;

c) in accordance with the Municipal Freedom of Information and Protection of Privacy Act, consent to the use and 
disclosure of this application and any Supporting Documentation, inclusive of any personal information, to any 
person or entity, in any manner chosen by the City, including copying, posting on the City’s website, advertising in 
a newspaper, routine distribution to members of council and in staff reports, or releasing to a third party upon third 
party request;

d) grant the City permission to reproduce, in whole or in part, the application and Supporting Documentation for 
internal use, inclusion in staff reports, distribution to the public for the purpose of public consultation or any 
other use associated with the purpose of review and implementation of the application;

Authority to Enter Land and Photograph

e) grant the City permission to attend, photograph and conduct inspections of the lands subject to this application as 
part of the City's review and processing of this application;

f) acknowledge that, in the event of a third party appeal of this application (where applicable) to the Ontario
Land Tribunal, the City of Greater Sudbury may not attend at the Ontario Land Tribunal hearing unless the City is 
provided with the City's required fee for attendance at the hearing;

Appointment of Authorized Agent

g) appoint and authorize TULLOCH(please print 
name of Agent), to act as my/our agent with regard to this application to the City of Greater Sudbury, including but not 
limited to receiving all correspondence, attending at any hearings, fulfilling any conditions and providing any approvals or 
consents and ratify, confirm and adopt as my/our own, the acts, representations, replies and commitments made by the 
agent on my/our behalf.

X

(witness) signature of Owner(s) or Agent or Signing Officer 
(‘where a Corporation)

Print Name:
*l have authority to bind the Corporation
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PART B: OWNER OR AUTHORIZED AGENT DECLARATION

IAA/r TULLOCH _________ ______ (please print all names),

the registered owner(s) or authorized agent of the property described as  

PIN 73349-2060_________________________________________________________________________

in the City of Greater Sudbury:

solemnly declare that all of the statements contained in this application and in the Supporting Documentation are true 
and complete, and l/we make this solemn declaration conscientiously believing it to be true and knowing that it is of the 
same force and effect as if made under oath.

Dated this I____________day of

Commissioner of Oaths

David Glen Tulloch 
a Commissioner, etc., Province of Ontario 

for TULLOCH Engineering Inc. 
Expires Feb 20th, 2027

signature of Owner(sjpbr Agent or Signing Officer 
(‘where a Corporation)

Print Name:
*1 have authority to bind the Corporation

Where the owner is a firm or corporation, the person signing this instrument shall state that he/she has authority to bind the 
corporation or affix the corporate seal.

FOR OFFICE USE
Ubtz

Date of Receipt: Oolli Decision Date: 0^3^/ Received by: hl.Lms
Zoning Designation: BQH) 8— Resubmission O Yes No ________________________________

Previous File Number(s): g belccS Previous Decision Date: | _________________________________

Referred to Planning: ________________ Received Approval from Planning: H j ______________
Acknowledgement of Risk received: ^Yes O No

Notes: 600/ apat Od a^1} Ch - Pt 4-, pion SbR- <91 Qbb J
___

-4-Oi--V5 / Qo( __________________________

Subject -ho Conmrr-ent ^5^5/oh
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Box 5000, Station 'A'
200 Brady Street, Tom Davies Square
Sudbury ON PSA 5P3
Tel. (705) 671-2489 Ext. 4376/4346
Fax (705) 673-2200

ACKNOWLEDGEMENT OF RISKS

Proceeding with a Consent Application 
Prior to Securing Required Development Approvals 

such as Rezoning or Minor Variance

Registered Owner(s): CHEMY DEVELOPMENT INC.

Agent: TULLOCH

Property Affected: PIN 73349-2060

Read Carefully - Your Rights may be affected by your choice

Each of the undersigned registered owner(s) and agent in the application for consent under the 
Planning Act as described above acknowledge having been advised that the application for 
consent will require a:

• re-zoning of the property.
• minor variance

The owners/applicants and agent are advised to apply for and 
determine if they are able to secure the necessary approvals noted 
above prior to the submission of the Consent Application. An 
application for consent cannot succeed without such approval(s) in 
place.

Notwithstanding the foregoing, each of the registered owner(s) and agent wish to proceed with 
the application for consent prior to proceeding with the development applications noted above. In 
doing so, each of the registered owner(s) and agent acknowledge being advised and understand 
that:

• any decision by the Consent Official will include a condition that the necessary development 
approval(s) be obtained in final form prior to the issuance of a consent; AND

• as with other conditions, the responsibility for seeking compliance with the development 
approvals will rest with them as registered owner(s) and agent; AND

• there are costs associated with the applications for development approval; AND

• the City’s acceptance of the application for consent is not a representation that:
• a decision will be made with respect to the development approval(s) within the timeline 

required to meet conditions for the application for consent; and/or
• the development application(s) will be approved by the approving body; AND

• in the event that one (1) or more required development approval(s) is/are granted:
• such approval(s) may be conditional upon compliance with conditions, which may 

involve additional costs or time to comply with; and/or
• may be subject to appeal, with consequences for costs, time and reversal or 

amendment of the decision; AND

• in the event that one (1) or more required development approval(s) is/are not approved or not 
approved within the timeline for complying with conditions:

• the Consent Official will not issue the consent certificate; and
• none of the application for consent fee or any development approval application fees 

will be refunded; AND
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• all risks associated with proceeding with the application for consent prior to proceeding with 
the development applications rather than securing development approvals prior to submitting 
the application for consent shall be borne by the registered owner(s) and agent.

In consideration of being permitted to proceed with the application for consent without 
first securing the required development approvals, the registered owner(s) and agent 
hereby release and discharge the City from any and all claims for liability, costs, expenses, 
damages, losses associated with or resulting from an inability to meet, or failure to meet, 
the conditions imposed in any conditional approval of the consent application in this 
matter requiring the obtaining of development approval(s).

x C.AtrQch x ______
Signature of Registered Owner or
Authorized Signing Officer (‘where a corporation)

Witness

Signature of Registered Owner or
Authorized Signing Officer (‘where a corporation)

Witness

Signature of AgeiWiti

* Where the owner is a firm or corporation, the person signing this instrument shall state that 
he/she has authority to bind the corporation or affix the corporate seal.
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PLANNING SERVICES1’0 BOX 5000 SIN A 
200 BRADY STREET 
SUDBURY ON P3A5P3

CP5000SUCCA
200, RUE BRADY
SUDBURY ON P3A5P3

A capacity analysis performed by our WaterCAD model, developed the following results at the 
300mm watermain in front of property 3692 Hwy 144.

A review of the sewage mains downstream from the proposed connection at BAL-12-12-0066 
HWY 144 revealed that the mains are capable of conveying the additional 0.53 L/s of flow 
expected from your development.

Tulloch Engineering 
1942 Regent Street, Unit L
Sudbury, ON
P3E 5V5

The Development Engineering Section has reviewed your request for a Sewer and Water 
Capacity Analysis at the above noted location and have the following to report:

705.671.2489

www.j^Wisudbuiyca
wwwgrandsudbuiy.ra

Attention: Rebecca Dawson, EIT

Re: Sewer and Water Capacity Analysis
3692 Hwy 144
Township of Balfour 

Values Obtained from Model C.G.S. Minimum Requirements

Max Hour: 74 psi 
Max Day: 74 psi 
Fire Flow: 367 l/s

<* 40 psi
o 50 psi
• 75L/SR1, 100 L/s R3

The results of the WaterCAD analysis indicate that sufficient water capacity and pressure exist 
for the proposal in question.

It should be noted that these results are derived at by using a theoretical computer model based 
on our best available data. In the event that these developments do not proceed within a one (1) 
year period, then you should make the necessary arrangements to have a current analysis 
carried out to take into account any changes made in our sewer or WaterCAD models and to 
ensure that there is sufficient Sewage, Fire Flows and/or Domestic Pressures available for your 
proposal(s).

Should you have any questions or concerns please contact me at 671-2489 ext 2409.

Yours truly,

David Longarini
Development Engineering Technician

DVL/ds

cc: Akli BenAnteur, Wastewater Project Engineer, (Kelly Lake)



Aaron Ariganello

From:

From: Cole, Cameron (MTO) < >
Sent: Thursday, April 18, 2024 1:58 PM
To: Aaron Ariganello < >
Cc: Lavallee, Michelle (MTO) < >
Subject: RE: MTO Highway Corridor Management pre-consultation request received 2024-54S-000026/Demande de 
consultation prealable au Bureau de gestion des couloirs routiers du MTO no 2024-54S-000026 re?ue

Hi there Aaron,

My recommendation would be that the sooner MTO can be provided with this information, the sooner 
we will be able to provide confirmation as to whether the additional documents will be required. While 
the approval of any technical documents will be associated with the building/land use permit, we can 
receive the documents prior to the submission of the permit application.

I hope this was helpful! Don’t hesitate to contact me if there are any other questions or concerns.

Thank you,
Cameron Cole
Corridor Management Planner
Corridor Management, North Region, Area East
Ministry of Transportation
447 McKeown Ave DPPFIVFD
North Bay, Ontario, P1B 959 nEUEl V C

Phon JUN 1 1 2024
Email:

PLANNING SERVICES -
From: Aaron Ariganello 
Sent: April 17, 2024 5:24 PM
To: Cole, Cameron (MTO) 
Cc: Cole, Jeff (MTO) < >; Lavallee, Michelle (MTO) < >: Vanessa Smith 
< ; Brandon Cormier <  Kevin Jarus <  
Subject: RE: MTO Highway Corridor Management pre-consultation request received 2024-54S-000026/Demande de 
consultation prealable au Bureau de gestion des couloirs routiers du MTO no 2024-54S-000026 regue

CAUTION -- EXTERNAL E-MAIL - Do not click links or open attachments unless you recognize the 
sender.

Hi Cameron,

Thankyouforthe below.

Just wanted your confirmation on the last comment - is the information regarding stormwater management and 
illumination to be provided upon the submission of the rezoning application, or at the time our client submits for 
their MTO building/land use permit? aihi/zi 'M
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• Proposed parking area layout with maximum number of vehicles to be accommodated at 
one time.

» Elevation of the area adjoining the highway and the proposed drainage system for the 
development

» Location of existing and proposed entrances.
• Location and names of adjacent roads.

- The MTO requests more information regarding stormwater management and Illumination in 
order to determine if a detailed Stormwater Management Plan (SWMP) and Illumination 
Report will be required. If it can be demonstrated that there will be no substantive change in 
pre/post development drainage to the highway and external illumination, then the MTO will not 
require the submission of these technical documents. This information can be in the form of 
engineers statement or can be shown on the submitted site plan.

Please submit technical documents through the MTO’s land development review process, this can be 
found online at the following link: https://www.hcms.mto.aov.on.ca/. This is a new function that is 
intended to streamline the MTO’s review process. If you have any questions regarding this, don’t 
hesitate to contact me.

Following the Land Development Review process, permit applications can be made online at the 
above link.

Any questions regarding permitting or setbacks can be directed to Michelle Lavallee, Corridor 
Management Officer at 

If there are any additional questions or concerns, don’t hesitate to contact me. These comments will 
be considered valid for a time period of one (1) year, and if a formal application is not made within 
that year, a new review and comments will be required.

Thank you,
Cameron Cole
Corridor Management Planner
Corridor Management, North Region, Area East
Ministry of Transportation
447 McKeown Ave
North Bay, Ontario, P1B 959
Phon
EmaiI

From: HCMS-Do-Not-Reply 
Sent: Friday, January 26, 2024 3:44 PM
To: Aaron Ariganello >
Subject: MTO Highway Corridor Management pre-consultation request received 2024-54S-000026/Demande de 
consultation prealable au Bureau de gestion des couloirs routiers du MTO no 2024-54S-000026 re^ue

Your request for a pre-consultation, submitted on January 26, 2024 has been received.

Pre-consultation No.: 2024-54S-000026

3



Ministry of Transportation
Highway Corridor Management Section - Sudbury Office 3767 Hwy 69 S, Suite 8
Sudbury, ON P3G1G4

Si vous souhaitez verifier le statut de la demande de consultation prealable que vous avez presentee ou 
imprimer les details de la demande, veuillez vous rendre a Faire le suivi d’une demande et entrer les 
renseignements ci-dessous:

N° de la consultation : 2024-54S-000026
Code d’acces: ItlSEXYq

Si vous devez mettre a jour une demande pour cette demande, veuillez utiliser le numero de demande 
de consultation prealable et le code d’acces ci-dessus.

Veuillez conserver ce courriel et les details ci-joints concernant la demande de consultation prealable 
pourvos dossiers.

Merci
Bureau de gestion des couloirs routiers
Ministere des Transports de I’Ontario
https://www.hcms.mto.gov.on.ca

Veuillez noter ce qui suit: Ce courriel est envoye a partir d’une adresse servant uniquement a I’envoi d’avis qui ne peut accepter de courriels entrants. Veuillez ne pas 
repondre a ce message.
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1.0 INTRODUCTION

TULLOCH is retained by the owner of 3692 Highway 144 (being PIN 73349-1207) in Greater Sudbury to 
prepare a planning justification brief as part of a complete application to amend the City of Greater 
Sudbury Zoning By-law 2010-100Z. This brief provides justification for an application that would 
ultimately facilitate the development of a 2-storey, 10-unit multiple dwelling providing a total of fifteen 
(15) parking spaces. Subsequent lot addition applications would be required to consolidate the proposed 
parcel fabric. Site-specific relief is requested through the application and analyzed in this brief.

This report reviews the consistency and conformity of the application in the context of the applicable 

policies and direction found within the following documents and plans:

® 2020 Provincial Policy Statement (PPS)
e Growth Plan for Northern Ontario (GPNO) 
o City of Greater Sudbury Official Plan fOP) 
o City of Greater Sudbury Zoning By-law 2010-100Z

Overall, the author finds that the proposed zoning by-law amendment conforms with the Growth Plan for 
Northern Ontario and the City of Greater Sudbury Official Plan, is consistent with the 2020 Provincial Policy 

Statement and represents good planning.

2.0 SUBJECT LANDS & SURROUNDING CONTEXT
The proposed parcel is comprised of 3692 Highway 144 (being PIN 73349-1207), and parts of three other 
properties that are also located along Highway 144 in Chelmsford. The properties can be legally 

described as follows:

PCL15796 SEC SWS; PT LT 1 CON 3 BALFOUR AS IN LT144785 T/W AS IN LT144785; S/T LT114461;

GREATER SUDBURY (PIN 73349-1207)

PCL 15433 SEC SWS; PT LT 1 CON 3 BALFOUR AS IN LT139235 EXCEPT LT144785; S/T LT144785; 

S/TLT114461; GREATER SUDBURY (PIN 73349-1238)

PART LOTI CONCESSION 3 BALFOUR SUBJECT TO AN EASEMENT AS IN LT775143,; SUBJECT TO 
AN EASEMENT AS IN LT114461; SUBJECT TO AN EASEMENT IN GROSS OVER PARTT 9 53R20446 
AS IN SD297614; SUBJECT TO AN EASEMENT OVER PART 9 53R20446 IN FAVOUR OF PT LOT 1 
CON 3, PTS 5, 6, 7, & 8 53R20446AS IN SD299321;TOGETHER WITHAN EASEMENT OVER PT LT 1 
CON 3 PT 6 53R14276 AS IN SD107146; TOGETHER WITH AN EASEMENT OVER PT LOT 1 CON 3 
PTS 5,6,7 &8 53R20446 AS IN SD299321; CITY OF GREATER SUDBURY (PIN 73349-2165)

CONSOLIDATION OF VARIOUS PROPERTIES: PT LT 1 CON 3 BALFOUR BEING PTS 1, 2 & 3 
53R18073; S/T LT114461; GREATER SUDBURY (PIN 73349-2060)

The lands that make up the proposed parcel fabric will hereby be referred to in this brief as the 'subject 
lands.' A summary table and figure of the subject lands, and their corresponding applications is provided 

below.
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Table 1 - Summary of the Subject Lands

SUBJECT LANDS 
(PINs)

DESCRIPTION SEVERED LOT 
AREA

FRONTAGE APPLICATION

PIN 73349-1207 
(3692 Hwy 144)

Property benefitting from lot 
additions & mutual access easement

- to be rezoned to C2(S)

N/A 
Total lot area = 

±851.45m2

N/A Rezoning

PIN 73349-1238 
(3702 Hwy 144)

Portion of property to be added to 
3692 Hwy 144 (1), and rezoned to 

C2(S) + mutual access easement (2) 
traversing over the property, and 

benefiting 3692 Hwy 144

1. ±356.4m2
2. ±152.5m2
3. ±508.9m2 
including the 
mutual access

easement

±79.2m 1. Rezoning
2. Lot Addition + Mutual 

Access Easement

PIN 73349-2060 Portion of property to be added to 
3692 Hwy 144, and rezoned to C2(S)

±128.76m2 N/A 1. Rezoning
2. Lot Addition

PIN 73349-2165 Portion of property to be added to 
3692 Hwy 144, and rezoned to C2(S)

±475.75m2 N/A 1. Rezoning
2. Lot Addition

3692

I

NOTE: DRAWING IS 
APPROXIMATE AND

3702 HWY 144 (PIN 73349-1238) 
TO BE REZONED FROM C2 TO 
C2(S)A ADDED TO 3692 HWY 144

PART OF PIN 73349-2060 
TO BE REZONED FROM R3(74) TO 
C2(S) & ADDED TO 3692 HWY 144

PART OF PIN 73349-2165
TO BE REZONED FROM C2 TO 
C2(S) & ADDED TO 3692 HWY 144

PART OF 3702 HWY 144 (PIN 73349-1238) 
MUTUAL ACCESS EASEMENT 
TRAVERSING OVER 3702 HWY 144 AND 
BENEFmTNG THE SUBJECT LANDS

3692 Hwy 144 
73349-1207)

320

Figure 1 - Summary of the Subject Lands 
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The subject lands are currently designated Mixed Use Commercial and located within the City's 
settlement area and built boundary in the OP. PINs 73349-1207, 73349-1238, and 73349-2165 are 
currently zoned C2, while PIN 73349-2060 is zoned R3(74) in the Zoning By-law. 3692 Highway 144 
currently features an existing 10-unit multiple dwelling, having access onto Highway 144 (Highway 144 
being designated as a Provincial Highway with full municipal sewer and water services). The subject 
lands are located along GOVA Transit Route 104 with the closest bus stop being located directly in front 

of the site. Sidewalks are also located on the north side of Highway 144.

On a high-level, the surrounding area is comprised of a range of land uses including residential, 
commercial, and institutional. Medium density residential uses, as well as commercial and institutional 
uses, are located along Highway 144. The broader Chelmsford community is predominantly made up of 
low-density residential uses taking the form of single detached dwellings. The immediate surrounding 

area can be described as follows:

NORTH: Mix of low and medium density residential uses, lands zoned FD (Future 

Development)

WEST: Row dwelling complex (currently under construction, containing approximately 
40-units), A&W, I.D.A Pharmacy, Chelmsford Valley District Composite School (being the 
Institutional use referenced in Figure 2 below)

SOUTH: Mix of Commercial uses (Belanger Ford dealership. Fix Auto, etc.), low density 

residential uses

EAST: Mix of Commercial uses (Overtime Sports Bar & Grill, Dollarama, Place 

Bonaventure Mall, etc.)

3



Figure 2 - Subject Lands and Surrounding Context Map
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Figure 3 - View of Existing Building to be 
Demolished

Figure 4 - Overtime Bar & Grill directly East of 
the Subject Lands

Figure 5 - Row dwelling complex currently under Figure 6 - View of the Existing Building Facing East
construction directly west of the Subject Lands (from the west end of the Row Dwelling Complex)
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Figure 7-Auto Body Shop just South of the 
Subject Lands across Highway 144

Figure 8 - Ford Dealership just South of the 
Subject Lands across Highway 144

Figure 9 - View of Highway 144 (main thoroughfare)
Facing West of the Subject Lands
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3.0 PROPOSED DEVELOPMENT
The application proposes to rezone PIN 73349-1207, and parts of PINs 73349-1238, 73349-2165 and 
73349-2060 from their current C2 (General Commercial) and R3(74) (Medium Density Residential Special) 
zones to a C2(S) (General Commercial Special) zone. The R3(74) zone is only over PIN 73349-2160. The 
application would rectify future split zoning issues from occurring (see Figure 1 & 10), and facilitate the 
development of a 2-storey, 10-unit multiple dwelling providing a total of fifteen (15) parking spaces. The 
proposed development would also require that a series of lot addition applications be submitted to make 
up the proposed parcel fabric. The proposed parcel fabric would have an area of ±1812.36m2 with +19 
metres of lot frontage, and the proposal would represent a density of +55 units per hectare.

A new mutual access easement is proposed over PIN 73349-1238 (see Figure 1 & 10) and would benefit 
the subject lands. This easement will not provide direct access off Highway 144. Rather, the easement is 
necessary to provide future residents with legal two-way access to the proposed parking area to the north 

of the proposed multiple dwelling.

Site specific relief from the standard C2 zoning provisions is being requested, as outlined below:

Minimum lot frontage of 19.0 metres, whereas a minimum of 30.0 metres is required (Table 7.3 

of the zoning by-law)
Minimum two-way drive aisle width of 3.5 metres, whereas a minimum of 6.0 metres is required 

(Section 5.2.9.3 of the zoning by-law)
O 3.0-metre-wide planting strip adjacent to the northerly and westerly property boundary not be 

required for residential uses (Section 4.15.4 of the zoning by-law)
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Figure 1 0 -  Concept Plan
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4.0 POLICY OVERVIEW & ANALYSIS-
The following section sets out the relevant planning policy framework to assess the appropriateness of 
the application in the context of Provincial and Municipal policies and regulations. Each subsection will 
outline relevant policies and provide an analysis with respect to how the zoning by-law amendment is 

consistent with or conforms to such policies.

4.1 PROVINCIAL POLICY STATEMENT, 2020 (PPS)

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

application are outlined and analyzed below.

Section 1.1 of the PPS speaks to managing and directing land use to achieve efficient and resilient 

development and land use patterns. Section 1.1.1 states, in part:

1.1.1 Healthy, liveable and safe communities are sustained by:

a) promoting efficient development and land use patterns which sustain the 
financial well-being of the Province and municipalities over the long term;

b) accommodating an appropriate affordable and market-based range and mix 
of residential types (including single-detached, additional residential units, multi­
unit housing, affordable housing and housing for older persons), employment 
(including industrial and commercial), institutional (including places of worship, 
cemeteries and long-term care homes), recreation, park and open space, and 

other uses to meet long-term needs;

e) Promoting the integration of land use planning, growth management, transit- 
supportive development, intensification and infrastructure planning to achieve 
cost-effective developmentpatterns, optimization of transit investments, and 
standards, to minimize land consumption and servicing costs;

f) Improving accessibility for persons with disabilities and older persons by 
addressing land use barriers which restrict their full participation in society;

Section 1.1.3 of the PPS states that settlement areas shall be the focus of growth and development and 
their vitality and regeneration shall be promoted. Considering the subject lands are located within 

Sudbury's settlement area, the following policies are applicable:

1.1.3.1 Settlement areas shall be the focus of growth and development.
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1.13.2 Land use patterns within settlement areas shall be based on densities and a mix 
of land uses which: 

t

a) efficiently use land and resources;

b) are appropriate for, and efficiently use, the infrastructure and public service 
facilities which are planned or available, and avoid the need for their unjustified 
and/or uneconomical expansion;

d) prepare for the impacts of a changing climate;

e) support active transportation;

f) are transit-supportive, where transit is planned, exists or may be 
developed; and

1.13.6 New development taking place in designated growth areas should occur 
adjacent to the existing built-up area and should have a compact form, mix 
of uses and densities that allow for the efficient use of land, infrastructure 
and public service facilities.

Section 1.4.3 of the PPS speaks to housing and how planning authorities can provide for an appropriate 
range and mix of housing options and densities to meet projected needs. It states, in part:

1.43 Planning authorities shall provide for an appropriate range and mix of housing
options and densities to meet projected market-based and affordable housing 
needs of current and future residents of the regional market area by:

b) permitting and facilitating:

1. all housing options required to meet the social, health, economic 
and well-being requirements of current and future residents, including 
special needs requirements and needs arising from demographic 
changes and employment opportunities; and

2. all types of residential intensification, including additional residential 
units, and redevelopment in accordance with policy 1.13.3;

c) directing the development of new housing towards locations where 
appropriate levels of infrastructure and public service facilities are or will be 
available to support current and projected needs;
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d) promoting densities for new housing which efficiently use land, resources, 
infrastructure and public service facilities, and support the use of active 
transportation and transit in areas where it exists or is to be developed;

e) requiring transit-supportive development and prioritizing intensification, 
including potential air rights development, in proximity to transit, including 
corridors and stations; and

Section 1.6.7 of the PPS provides policies outlining the efficient use of transportation systems. Given the 
subject lands proximity to existing public and active transportation networks, the following policy is 

applicable:

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

and active transportation.

Section 1.7 provides policy direction for municipalities to achieve long-term economic prosperity. The 

following policies are applicable:

1.7.1 Long-term economic prosperity should be supported by:

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

b) encouraging residential uses to respond to dynamic market-based needs and 
provide necessary housing supply and range of housing options for a diverse 

workforce;

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

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

Per Section 1.1.1, healthy, livable, and safe communities are sustained by accommodating an appropriate 
range and mix of land uses (including residential) to meet long-term needs. The application would facilitate 
the development of a medium density housing option that would contribute to the range and mix of land 
uses that are available in the area surrounding the subject lands. It would also contribute to providing a 
greater range and mix of housing types to the broader Chelmsford community (which is predominantly 
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made up of single detached dwellings) to assist in meeting the long-term needs of purpose built rental 
housing. The proposed development represents an efficient development and land use pattern by 
continuing to utilize existing municipal sewer and water services, and existing public transit and active 
transportation networks, thereby assisting in supporting the financial well-being of the Province and 
Municipality over the long term. With respect to Section 1.1.1(f), the proposal has the potential to 
improve accessibility for elderly people - proximity to amenities, public transit and active transportation 

networks promotes a development that may benefit an aging population.

The subject lands are located within the City's settlement area boundary, which under Section 1.1.3 shall 
be the focus of growth and development. The PPS encourages a mix of densities and land uses which 
efficiently use land and resources within settlement areas. To support consistency with the above noted 

policies, the proposal:
o Makes efficient use of the lands which benefit from the existing resources/infrastructure noted 

above;
o Will not result in the uneconomical expansion of infrastructure, considering the subject lands are 

connected to existing hard municipal services with the capacity to accommodate the proposal;

Assists in minimizing the length and number of vehicle trips, with a proposal that supports active 
transportation, and is transit supportive as the subject lands are located along existing transit and 

active transportation networks;
- Represents an appropriate location for a 10-unit multiple dwelling, given the locational context of 

the subject lands, and the existing built-up character of the area. The lands are located along a 
portion of the highway which generally acts as a main thoroughfare for the community of 
Chelmsford. This portion features existing public transportation networks adjacent to the subject 
lands, and the surrounding area currently features a mix of housing types, among many other land 
uses (e.g. institutional, commercial). The proposal would thereby assist in enhancing the vitality 

and viability of this main thoroughfare; and
Promotes the development of a range and mix of housing types to assist in supporting the social, 
health, economic, and well-being needs of current and future residents, and responds to the 
dynamic market-based needs arising from a diverse population. This is achieved by providing 
purpose built rental housing that would assist the City in achieving a needed supply and range of 
housing, especially given the City's aging demographic. In fact, the City's Housing Needs 
Assessment (2023) identified that population growth and eroding affordability in the ownership 

market are driving up rental demand across the City.

4.2 GROWTH PLAN FOR NORTHERN ONTARIO (GPNO)

The Growth Plan for Northern Ontario (GPNO) is a 25-year plan that provides guidance in aligning 
provincial decisions and investment in Northern Ontario. It contains policies to guide decision-making 
surrounding growth that promotes economic prosperity, sound environmental stewardship, and strong, 
sustainable communities that offer northerners a high quality of life. It also recognizes that a holistic 
approach is needed to plan for growth in Northern Ontario.
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Section 3.4.3 of the GPNO promotes a diverse mix of land uses within northern communities. It states, in 

part:

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

Per Section 3.4.3, the application supports and promotes healthy living by contributing to a range and mix 
of housing types in the surrounding area, as well as being in proximity to existing transit and active 
transportation networks. GOVA Transit Route 104 (the nearest transit stop being located directly in front 
of the subject lands, along Highway 144) and existing sidewalks on the north side of the highway provides 
individuals with nearby access to a commercial corridor along Highway 144, featuring a variety of 
amenities and essential services such as grocery stores, restaurants, a pharmacy, and more (see Figure 2).

4.3 CITY OF GREATER SUDBURY OFFICIAL PLAN (OP)'

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

Section 2.3.2 contains land use policies related to the City's settlement areas, and states, in part:

2.3.2.1 Future growth and development will be focused in the Settlement Area through 
intensification, redevelopment and, if necessary, development in designated 

growth areas.

2.3.2.2 Settlement Area land use patterns will be based on densities and land uses that 
make the most efficient use of land, resources, infrastructure and public service 
facilities, minimize negative impacts on air quality and climate change, promote 
energy efficiency and support public transit, active transportation and the 
efficient movement of goods.

2.3.2.3 Intensification and development within the Built Boundary is encouraged in 
accordance with the policies of this Plan. Development outside of the Built 
Boundary may be considered in accordance with the policies of this Plan.

Section 2.3.3 outlines land use policies regarding intensification, and states, in part:

2.3.3.4 Medium scale intensification and development is permitted in Town Centres, 
Secondary Community Nodes, Regional Corridors and Mixed Use Commercial 
corridors, in accordance with the policies of this Plan.
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23.3.7 Intensification will be encouraged on sites with suitable existing or planned 
infrastructure and public service facilities.

2.33.8 Intensification will be compatible with the existing and planned character of an 
area in terms of the size and shape of the lot, as well as the siting, coverage, 
massing, height, traffic, parking, servicing, landscaping and amenity areas of the 
proposal.

2.33.9 The following criteria, amongst other matters, may be used to evaluate 
applications for intensification:

a. the suitability of the site in terms of size and shape of the lot, soil conditions, 
topography and drainage;

b. the compatibility proposed development on the existing and planned 
character of the area;

c. the provision of on-site landscaping, fencing, planting and other measures to 
lessen any impact the proposed development may have on the character of the

area;

d. the availability of existing and planned infrastructure and public service 
facilities;

e. the provision of adequate ingress/egress, off street parking and loading 
facilities, and safe and convenient vehicular circulation;

f. the impact of traffic generated by the proposed development on the road 
network and surrounding land uses;

g. the availability of existing or planned, or potential to enhance, public transit 
and active transportation infrastructure;

h. the level of sun-shadowing and wind impact on the surrounding public realm;

The subject lands are located within the City's settlement area and built boundary. Per Section 2.3.2.1 & 
2.3.23, the application directs development within the settlement area and built boundary. As previously 
discussed, the lands are located along a portion of Highway 144 which generally acts as a main 
thoroughfare and established commercial corridor for the community of Chelmsford. The proposal would 
contribute to the supply of housing in an area which currently features a range and mix of housing types, 
including a 40-unit row dwelling complex currently being constructed directly west of the subject lands. 
With respect to Section 23.2.2, the application proposes a compact built form that would make efficient 
use of the lands, and existing resources, infrastructure, and public service facilities. The proposed compact 
built form would also assist in minimizing negative impacts on air quality, promote energy efficiency, and 

support the use of existing public transit and active transportation networks.
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With respect to Section 2.B.3.4 & 23.3.7, the application proposes a medium density development 
within a Mixed Use Commercial corridor which is encouraged as the site contains suitable existing 
infrastructure and benefits from nearby public service facilities.

To ensure the intent of Section 2.3.3 is met, this report evaluates the proposed development against the 
tests for intensification as outlined in Section 2.33.9. Per the criteria outlined in this section of the OP, 

the proposal:

o Reconfigures the parcel fabric of 3692 Highway 144 so that it is of a suitable shape and size to 
appropriately accommodate a 10-unit multiple dwelling with adequate on-site parking (1.5 
parking spaces per unit is proposed, in conformity with Table 5.5 in the zoning by-law);

o Proposes a residential development that is compatible with the existing and planned character 
of the area. As previously discussed, the immediate surrounding area is largely comprised of a 
mix of housing types, as well as commercial and institutional uses, and the proposal would 

contribute to this existing range and mix of land uses;
o Provides public road frontage and adequate ingress/egress to the subject lands through a 

subsequent lot addition application (see Figure 1 & 10); and
o Provides the potential to enhance nearby active transportation and public transit networks as 

the proposed development promotes a development over the subject lands that may encourage 

the use of such networks.

Mixed Use Commercial areas have been established in Sudbury with the intent of recognizing the 
development potential of these areas by permitting a balance of mixed uses including commercial, 
institutional, residential, and parks and open space through the rezoning process. Section 43 provides 
policies regarding the development of lands designated Mixed Use Commercial in the OP, and states, in 

part:

4.3.1 All uses permitted by the Plan except Heavy Industrial may be accommodated in
the Mixed-Use Commercial designation through the rezoning process. Uses 
permitted in the Mixed-Use Corridor designation shall provide for a broad range 
of uses that serve the needs of the surrounding neighbourhoods at a lesser 
density and concentration than Regional Corridors.

4,3,4 Subject to rezoning, new development may be permitted provided that:

a) sewer and water capacities are adequate for the site;

b) parking can be adequately provided;

c) no new access to Arterial Roads will be permitted where reasonable alternate 

access is available;

d) the traffic carrying capacity of the Arterial Road is not significantly affected;

e) traffic improvements, such as turning lanes, where required for a new 
development, will be provided by the proponent;
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f) landscaping along the entire length of road frontages and buffering between 
non-residential and residential uses will be provided; and,

g) the proposal meets the policies of Sections 11.3.2 and 11.8, and Chapter 14.0, 
Urban Design.

All uses permitted by the Plan except Heavy Industrial may be accommodated in the Mixed Use 
Commercial designation through the rezoning process, per Section 4,3.1. Section 4.3.4 outlines the tests 
that these new developments must align with. The application meets these tests, considering that:

o Existing sewer and water capacities are adequate to service the subject lands;
« Adequate on-site parking would be provided over the subject lands, in accordance with the 

applicable parking provisions in the zoning by-law;
o No new access on an arterial road is being proposed, nor will the traffic carrying capacity of an 

arterial road(s) be significantly affected. The application had the benefit of receiving preliminary 
comments (through pre-consultation) from the City's Traffic and Transportation Department, for 
which no concerns with the post-development traffic impact of the proposed development were 
raised;

o Landscaping along the entire length of the subject lands lot frontage can be accommodated 
through a 3-metre wide landscaped area; and

o The application meets the applicable policies of Sections 11.3.2 & 14 of the OP. An analysis of 
such is provided below.

Section 11.3.2 speaks to land use policies to support transit needs. Given the subject land's proximity to 
transit, the following policy is applicable:

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

11.3.2.2 Development proposals will be reviewed to ensure efficient transit routing so 
that all dwellings in the development are ideally within 500 metres walking 
distance of a bus stop;

Section 14.1 outlines the objectives of the City's urban design policies, and states, in part:

14.1 The objective of the urban design policies are to:

a. encourage well designed and high quality communities, neighbourhoods 
and public realm;

b. encourage well designed and high quality development and intensification;
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c. promote an environment that is accessible, safe, sustainable and climate 
change resilient;

The proposed development would support the use of public transit, given that it is located along GOVA 
Transit Route 104, with the closest bus stop being within 500m walking distance of the subject lands, and 
should therefore be promoted per Section 11.3.2. Additionally, Section 14.1 outlines the objectives of 
the City's Urban Design policies. The application seeks to meet these objectives by:

o Enhancing the overall public realm by contributing to the range and mix of land uses available in 
the surrounding area, and proposing a development that is transit supportive and in proximity to 
a mix of commercial uses and essential services; and

o Promoting sustainable development .by continuing to make efficient use of the subject lands.

Section 17.2 of the OP contains policies related to providing adequate and more affordable housing and 
encouraging a wide range of housing types and forms for a diverse population. It states, in part:

17.2.1 To encourage a greater mix of housing types and tenure, it is policy of this Plan 
to:

a. encourage a wide range of housing types and forms suitable to meet the 
housing needs of all current and future residents;

b. encourage production of smaller (one and two bedroom) units to 
accommodate the growing number of smaller households;

c. promote a range of housing types suitable to the needs of senior citizens;

d. discourage downzoning to support increased diversity of housing options; 
and

e. support new development that is planned, designated, zoned and designed in 
a manner that contributes to creating complete communities - designed to have 
a mix of land uses, supportive of transit development, the provision of a full 
range of housing including affordable housing, inclusive of all ages and abilities, 
and meet the daily and lifetime needs of all residents

Per Section 17.2.1, the application encourages a range of housing types and forms to the surrounding 
area which are suitable to meet the housing needs of current and future residents. The proposed 
development plans for multiple dwelling units to accommodate the growing number of smaller 
householdsand Sudbury's aging demographic. In addition, the proposal contributes to the creation of 
complete communities by planning for housing within an area that features a mix of land uses, and is 
supportive of existing transportation networks that connect individuals to a wide range of commercial 
uses and public service facilities within the surrounding area.
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4.4 CITY OF GREATER SUDBURY ZONING BY-LAW 2010-100Z

The application proposes to rezone the subject lands from C2 (General Commercial) and R3(74) (Medium 
Density Residential Special) to C2(S) (General Commercial Special). A zoning matrix table (see Table 2 
below) was created to evaluate the application against applicable zoning provisions.

♦RED TEXT DENOTES RELIEF REQUIRED

Zoning Requirements 
(C2 zone / General Provisions) Proposed

Minimum Lot Area 1350m2 ±1812.36m2

Minimum Lot Frontage 30.0m ±19.0m

Maximum Building Height 15.0m 2 storeys (<15m) ____

Minimum Front Yard 6.0m ±25m

Minimum RearYard 7.5m ±10.7m

Minimum Interior Side Yard 1.2m (+0.6m for every 
additional storey)

±1.8m

Maximum Lot Coverage 50% ±25%

Minimum Landscape Open Space 5% > 5%

Landscaping (Sec. 4.15.1)
3.0m wide landscaped area 

adjacent to Highway 144
3.0m wide landscaped area 

adjacent to Highway 144

Landscaping (Sec. 4.15.4)

3.0m wide planting strip 
adjacent to the northerly and 
westerly property boundary

0m wide planting strip 
adjacent to the northerly and 
westerly property boundary

Parking Spaces (Table 5.5) 1.5 spaces/unit with a 10% 
reduction per Sec. 5.5.1.1 (14 

spaces)

1.5 spaces/unit [15 spaces 
(including 1 accessible 

parking space)]

Aisle Width (Sec. 5.2.9.2) 6.0m ±3.0m

Bicycle Parking (Table 5.10) 0.5 spaces/unit (5 spaces) 5 spaces

Table 2-Zoning Matrix Table

Site specific relief is requested through the rezoning application. Such reliefs are outlined as follows:

® Minimum lot frontage of 19.0 metres, whereas a minimum of 30.0 metres is required {Table 7.3 

of the zoning by-law)
o Minimum two-way drive aisle width of 3.5 metres, whereas a minimum of 6.0 metres is required 

{Section 5.2.9.3 of the zoning by-law)
a 3.0-metre-wide planting strip adjacent to the northerly and westerly property boundary not be 

required for residential uses {Section 4.15.4 of the zoning by-law)

The proposed site-specific reliefs are requested to accommodate the proposed parcel fabric and built 
form. It is the author's opinion that such reliefs are appropriate, given the rationale provided below.

A reduced two-way drive aisle width of 3.5 metres is technical in nature, and would accommodate a 
larger built form, providing residents with more living area. This reduction is seen as technical because a 
mutual access easement with a width of ±2.5 is being proposed adjacent to the 3.5 metre drive aisle.
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Combined, the drive aisle and mutual access easement would make up a total of 6 metres in width, 
maintaining the intent of Section 5.2.9.3 of the zoning by-law (to maintain an access driveway width of 6 
metres for two-way traffic). This would also provide future residents with legal access to the proposed 
parking area to the north. With respect to a reduced frontage, we note that the property benefitting 
from the future lot additions (being 3692 Highway 144) currently does not benefit from frontage on a 
public road. Therefore, the application would bring this existing lot closer into conformity with the 

zoning by-law.

A 0-metre planting strip adjacent to the northerly and westerly property boundary would only be 
applicable where the subject lands are occupied by a permitted residential use. A planting strip would be 

required per Section 4.15.4(a) i)J as such reads as follows:

a) A 3.0-metre-wide planting strip adjacent to the full length of the lot line shall be required:

i) Where the lot line of a non-residential lot, other than a lot containing an open space use or 
a lot in an Industrial Zone, abuts a residential lot or Residential Zone;

Although the subject lands would continue to be used for residential purposes, the zoning by-law defines 
the property as a non-residential lot, considering it is zoned C2, and such lands abut a residential zone 
[being the property zoned R3(74) Medium Density Residential Special to the west of the subject lands]. 
The zoning by-law does not require planting strips to serve as a buffer between two medium density 
residential uses, therefore relief for a 0 metre planting strip adjacent to the northerly and westerly 
property boundary is requested only where the subject lands are occupied by a permitted residential 
use. This will ensure the intent of the zoning by-law is met (to not apply landscaping buffers in between 
compatible land uses), while being cognizant of the potential for the subject lands to develop as a 
general commercial use in the future - for which the required planting strip along the northerly and 

westerly property boundary would be required.

5.0 CONCLUSION
The proposed Zoning By-law amendment would facilitate the development of a medium density housing 
option within the community of Chelmsford, contributing to the range and mix of residential types 
currently available in the surrounding area. Overall, the.application represents an efficient development 
and land use pattern in an appropriate location that benefits from existing amenities and municipal 
infrastructure, while contributing to the creation of complete communities.

Given the analysis provided herein, it is the author's opinion that the proposed Zoning By-law 
amendment is consistent with the 2020 Provincial Policy Statement, conforms with the Growth Plan for 
Northern Ontario and the intent of the City of Greater Sudbury Official Plan, and represents good 

planning.
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Respectfully Submitted,

Prepared by:

Aaron Ariganello, BURP

Land Use Planner

TULLOCH

Reviewed by:

Kevin Jarus, M.PL, RPP

Planning Manager

TULLOCH
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Application for Consent

Subject Property being PIN 73349-2167, 
Parts, Plan 53R-21466, 
Part Lot 1, Concession 3, 
Township of Balfour,
320 Edward Avenue, Chelmsford,
City of Greater Sudbury

NTS
Sketch 1

B0044/2024
Date: 2024 06 17



5?1I



h-eog/hbOGiQ
ONV1HOO 1'0OIMYXNO "AHnsa/g

atB- A*-*,sa$r

■CaiKOcfja ONV <O\D33N

??Mr-a£g md

a.isia
■wm

oc 
I3U13W

Hid 
no

w DISS
as
□

iBwuri 01 l S1MYW

SaOA3AdnS QNYl 01MV1N0
anilm aNviaoa ‘S’a

icon si |jjdg > 31V0

■V... . NOJlVl™ «WM 30 (10010 SHONM NOavjH.TnrMOn MOI SIOYtHT; ION 011 OHIO 
<wr»J KN3QKJ ati sjiowo 

ornn.NO ^ivodzir^u «muswsilo™ 
sn o tniirtn cnukco -s o xuorao 

fiu •janwa ’h'o mourn 
11-0 WW S310HJ0 

SOMI-HCB in-M $310100 
riOTt-wo innd suoioa 
wric-nc K»i4 sxoioa 

IN SMOICTJ 
<UKU5D3U KUOIOO 
oaunsvjn iruuraa 

™ -unuuraSMC HSS?
NWIHWjn HOIK) S310MM 

iniwv.'on ssxoin moioo 
ixinnNon oiouniso moxio 

onts seou shohjo UVO JOOM $310100 
n»a wm moMio uva no* auvoHYis juoks moioo 

wo >»M OWtJHYJS moNJO 
031UY1J iHmnttcn Hi onto onpoi itanoKon suoioo 

Nvos ai ion niorac

>0 AYO <noi 3HL NO OUNdnOO SV* ^JAWS^Hl ft

3,a m w* awi JlU. PNV 10V S4*3A25Uft» 3>tL '10V SANUnS OKI 10 M 
33HV0«M0Y HI OW 103W03 MY NVld OW AMHAS SIHL (t

UYHl AJUH.-U I

"be ci oi o 
OOS:i. 31V3S 

xanaans jo loiaisia 
Aunsans MiLvaao jo aid 

NnOJIVg JO dlHSNMOl 
oiHdvaoojo 

£ N0ISS30N00 
I 101 do ±dVd 

JO ASASlnS JO NVld

3ni mono aansocoa 3n oi Nvid su^aNnoaCi 
(CS -OH) 0IUY1N0 'AWKIOnS 30 NOOAIO

S3T1I1 ewi au wo.! WHtsoja own an «u iMiviiwnudiu

*n XNjnsvj 01 loyons aw 3\KmaNi

•urti ICYfiCU-»KW Md 
30 lUVd

CI 101 
30 lUVd

r

C
Z

°m in
OH 01-l

wb- s>il

0B0Z-BVW4 Hid 
30 TIY

• r JavWdNV Id/ 'WOxao iii/ioi

_____530 ’omuco s'c31Y0

□N>AM 10
S30NV1SI0 ONnOW TVINOZIWM JbV NO3M3H HMOIK-SOOmtn

01 OJOddY SY*
NO S0HINV3O OinONOlSV 01 03rUHV «VM JO NonvAOH'oN'1 

01 renddY SYM
d NYld NO S0NIMV3Q OWO 01 03l1ddY SYM JO NCllYIOd Oft

ISWOSIYYdrtOO 0NWY3U WOJ

CB QYN TmiMO-hWIMi .«> 4l UNOT^m lo*HY»Wn 
1VU1N33 3H1 01 <UU81J3H UHOUYAMSttHNMjirifTanu 1Y1H 

noHj oimmh uimo runodY noiujii tiiwm soniuvat nv

5IoR

BfOE’O A0 SNIQIAIQ A0 133J 01 03LH3AN00 3S NVO ONV 
S3H13N Nl 3dV NYU SIHL NO NMOHS S31YN10U000 =? SSONYLSIQ

3L0N 0IML3H

•-►ixji ■•»! i nu anMO ' 01K33O
Jul« wi 1 rra>Y« .' A( aivrinv

voinimnoNvmooctT*** 
ISOi-CZB (901) XVJ WW-C1B (Wl) INOHd 

im Kd 'oriyino •Awnaans 
133U1S IDBY1 Bfli

aau min

WKXiMN.IB aNYl CwrltiO kJ 1 51 V lUk7VT 
■S’O



Box 5000, Station 'A', 200 Brady Street

Sudbury ON P3A 5P3
Tel. (705) 671-2489, Ext. 4376/4346

Fax (705) 673-2200

City of Greater Sudbury

APPLICATION FOR CONSENT

Office Use Only 
2024.01.01

BOOH

S.P.P. AREA
Yes No t/

NDCA REG. AREA
Yes '/ No

APPLICATION FEE: $2,170.00 (includes $320.00 Legal Notice Fee)
CASH, DEBIT OR CHEQUE MADE PAYABLE TO: CITY OF GREATER SUDBURY
Note: An application fee is levied for each new lot created; the remainder is not subject to an application fee.

Personal information on this form is collected pursuant to the Planning Act, R.S.0.1990 c.P.13. Any 
questions regarding the collection of this information may be directed to the Manager of 
Development Approvals. In accordance with Section 1.0.1 of the Planning Act, R.S.0.1990, 
information and material required to be provided to a municipality or approval authority as part of 
this application shall be considered public information and shall be made available to the public.

PLEASE PRINT. SCHEDULES MAY BE INCLUDED IF NECESSARY

1) The undersigned hereby applies to the City of Greater Sudbury under Section 53 of the Planning Act 
R.S.0.1990, c. P.13 for consent, as described in this application.

Registered Owner(s): northern home buildersand renovators iNC.Email
Mailing Address:3692 Highway 144_________________________________Home
_____________________________________________________________________ Business Phone:___________________  
City:Chelmsford Postal Code:PQM 1L0 Fax Phone:

2) Name of Purchaser(s) or Chargee(s):

Name of Purchaser(s) or Chargee(s):DEVLA PROPERTIES INC. Emai
Mailing Address:3692 Highway 144_________________________________Hom
_____________________________________________________________________ Business Phone:___________________  
City:Chelmsford_______________________ Postal Code:P0M 1L0______ Fax Phone:_________________________

Note: If the application is being made by a purchaser or the purchaser’s agent, please provide a copy of the 
portion of the agreement of purchase and sale that authorizes the purchaser to make the application in 
respect of the land that is the subject of this application.

3) If the application will be represented by someone other than the registered owner(s), purchaser(s) or 
chargee(s) and/or the application is prepared and submitted by someone other than the registered owner(s), 
purchaser(s) or chargee(s) please specify.

Name of AgentTULLOCH Emai
Mailing Address:131 Fielding Road Home

Busi
City: Lively Postal Code: P3Y1L7 FaxPhone:
Note: Unless otherwise requested, all communication will be sent to the agent, if any.

4) Purpose of Transaction
O Creation of a new lot O Easement/Right-of-way O Lease
® Addition to a lot O Creation of lot(s) for O Other;
O Cancellation of Prior Consent Semi-detached or row housing specify__________________
File #____________ Date:__________________

5) Name of person(s) (purchaser, lessee, mortgagee, etc.) to whom land or interest in land is intended to 

be conveyed, leased or mortgaged.
DFVI A PROPERTIES INC______________________________________________________________________

6) Legal Description (include any abutting property registered under the same ownership).

Roll #__________________ Township BALFOUR_________ Lot No.1_____________ Concession No.3
PIN(s):73349-2165_______________________________ Parcel(s)__________________________________

Subdivision Plan No,____________ Lot___________________R-Plan No.53R21322_______ Part(s) 2 & 3, PT PART 1
Municipal Address or Street(s): Ward:3



APPLICATION FOR CONSENT PAGE 2 OF 5

7) Are there any easements or restrictive covenants affecting the subject land? O Yes ® No

If the answer is “yes”, please indicate a description of each easement or covenant and its effect.

8) Date of acquisition of subject land. 2020

9) Has the land ever had any previous severances? O Yes ® No

If "yes”, please indicate previous severances on the required sketch and supply 
the following information for each lot severed: (attach a schedule if necessary).

Date of Transfer
Use of severed land

Name of Transferee 
Consent File No.

10) Has the parcel intended to be severed ever been, or is it now a part of an application for a Plan 
of Subdivision under Section 51 of the Planning Act R.S.O. 1990, c.P.13 or its predecessors?

O Yes ® No

If “yes”, indicate the file number and status of the application. 

11) is the property also subject of an Application for Minor Variance, Rezoning or an Official Plan Amendment?
® Yes O No Concurrent rezoning application

If “yes”, indicate the file number(s).

Note: If the Consent application is requested to proceed prior to securing necessary minor variance or 
rezoning approvals, please complete the Acknowledgement of Risks form at the end of this Application form 
as an Application for Consent cannot succeed without such approval(s) in place.

12) Dimensions of land to be severed in metric units (describe only the portion of the land which is to be 
transferred, leased or mortgaged)?

FrontaqeN/A________ __________________ Depth±15m_________________________Area±475m2______________
Existing UseVacant Proposed Use Residential

Number and use of existing buildings and structures on the land to be severed?
ExistinqO Proposed 1

If applicable, indicate Parcel Number and /or Lot and Registered Plan of Subdivision Number 
of property which will benefit from the lot addition/consolidation, easement/right-of-way.

Parcel I5T^L> SlOS, Paifl- lot- I, frmcessicn Tocon^hiyb df'Bal'feor___________

13) Dimensions of land intended to be retained in metric units (describe only the portion of land which 
will remain following the severance(s); if the transaction is an easement/right-of-way or lease, 
describe the entire lot or parcel).

Frontaqe±48m
Existing UseVacant

Depth±162m_______
Proposed Use Same

Area±18,860m2

Number and use of existing buildings and structures on the land to be retained?
ExistinqO ProposedO

14) Will a certificate be required for the retained land? O Yes ® No

If “yes”, please provide a statement from an Ontario solicitor in good standing that there is no land abutting 
the subject land that is owned by the owner of the subject land other than land that could be conveyed 
without contravening section 50 of the Planning Act, R.S.O. 1990, c. P.13.



lAPPLICATION FOR CONSENT PAGE 3 OF 5

15) Will access to the land to be severed or to the land that will be retained, be accessed by;

a) a provincial highway,
b) a municipal road that is maintained all year or seasonally,
c) a road which is maintained by the municipality,
d) by water?

® Yes
O Yes 
O Yes
OYes

O No
® No
® No
® No

If access to the land will be by water only, indicate parking and docking facilities to be used and 
the approximate distance of these facilities from the land and the nearest public road. Also 
provide details on the required sketch.

 
 

16) What types of water supply and sewage disposal are proposed? Proposed Lot Retained Lot

Municipally owned and operated piped water system 
Municipally owned and operated sanitary sewage system 
Lake
Individual Well
Communal Well
Individual Septic System
Pit Privy
Other

® 
® 
O 
O 
O 
O 
O

® 
® 
O 
O 
O 
O 
O

17) Is the property located with 1km (0.6 miles) of a First Nation Reserve? O Yes ® No

18) What is the current designation of the subject land in the applicable Official Plan and explain how 
the application conforms with the Official Plan.

See Planning Justification Brief.

19) Explain how the application is consistent with the Provincial Policy Statements issued under subsection 3 
(1) of the Planning Act. Please provide an explanation below, or attach a Schedule outlining the particulars 
of same.

See Planning Justification Brief.__________ ---------------------------------------------------------------------------------------------------

20) Explain how the application conforms, or does not conflict with the Growth Plan for Northern 
Ontario. Please provide explanation below or attach a Schedule outlining the particulars of same.

See Planning Justification Brief.

21) What is the number of dwelling units on the property? q

If this application is approved, would any existing dwelling units be legalized? O Yes ® No

If “yes”, how many?

22) Is this property located within an area subject to the Greater Sudbury Source Protection Plan?

O Yes ® No

If "yes", provide details on how the property is designated in the Source Protection Plan.  

23) If there is any additional information which may be relevant to your proposal and which 
should be considered by any of the agencies reviewing this application, please attach a 
schedule outlining the particulars of same.

Schedule Attached ® Yes O No
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PART A: OWNER ACKNOWLEDGEMENT AND CONSENT

|/We, NORTHERN HOME BUILDERS AND RENOVATORS INC. (please print all 
names), the registered owner(s) of the property described as
PIN 73349-2165 

in the City of Greater Sudbury:

Collection, Use and Disclosure of Information:

a) acknowledge that personal information collected on this form is collected pursuant to the Planning Act, 
R.S.0.1990, c.P.13 for the purpose of processing this planning application;

b) acknowledge that it is the practice of the City of Greater Sudbury, in accordance with section 1.0.1 of the 
Planning Act, R.S.O. 1990, c.P.13, to provide public access to all planning applications and documents, 
including but not limited to reports, studies and drawings, required by the City of Greater Sudbury in support of 
this application (“Supporting Documentation”) and provided to the City by me, my agents, my consultants and 
my solicitors;

c) in accordance with the Municipal Freedom of Information and Protection of Privacy Act, consent to the use and 
disclosure of this application and any Supporting Documentation, inclusive of any personal information, to any 
person or entity, in any manner chosen by the City, including copying, posting on the City's website, advertising in 
a newspaper, routine distribution to members of council and in staff reports, or releasing to a third party upon third 
party request;

d) grant the City permission to reproduce, in whole or in part, the application and Supporting Documentation for 
internal use, inclusion in staff reports, distribution to the public for the purpose of public consultation or any 
other use associated with the purpose of review and implementation of the application;

Authority to Enter Land and Photograph

e) grant the City permission to attend, photograph and conduct inspections of the lands subject to this application as 
part of the City's review and processing of this application;

f) acknowledge that, in the event of a third party appeal of this application (where applicable) to the Ontario
Land Tribunal, the City of Greater Sudbury may not attend at the Ontario Land Tribunal hearing unless the City is 
provided with the City's required fee for attendance at the hearing;

Appointment of Authorized Agent

g) appoint and authorize TULLOCH(please print 
name of Agent), to act as my/our agent with regard to this application to the City of Greater Sudbury, including but not 
limited to receiving all correspondence, attending at any hearings, fulfilling any conditions and providing any approvals or 
consents and ratify, confirm and adopt as my/our own, the acts, representations, replies and commitments made by the 
agent on my/our behalf.

Dated this day of

(witness) of Officeror orsignature of Owner(s) or Agent or Signing Officer 
(‘where a Corporation)

‘I have authority to bind the Corporation
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(APPLICATION FOR CONSENT PAGE 5 OF 5

PART B: OWNER OR AUTHORIZED AGENT DECLARATION

l/Ws TULLOCH (please print all names), 

the registered owner(s) or authorized agent of the property described as 

PIN 73349-2165

in the City of Greater Sudbury:

solemnly declare that all of the statements contained in this application and in the Supporting Documentation are true 
and complete, and l/we make this solemn declaration conscientiously believing it to be true and knowing that it is of the 
same force and effect as if made under oath.

Commissioner of Oaths

David Glen Tulloch
a Commissioner, etc., Province of Ontario 

for TULLOCH Engineering Inc. 
Expires Feb 20th, 2027

Where the owner is a firm or corporation, the person signing this instrument shall state that he/she has authority to bind the 
corporation or affix the corporate seal.

FOR OFFICE USE
USE

Date of Receipt: OQ'tli .11 } ________Decision Date: AuflOSf Received by: Aj , te'LU.S

Zoning Designation: _________________ Resubmission O YiS @^0_______________________________________

Previous File Number(s):^5g^Vx)JLco2) Previous Decision Date: Vy-'iciQ___________________________

Referred to Planning: j ft__________________Received Approval from Planning: j ft____________________________

Acknowledgement of Risk received: &^Yes O No

Notes: ^>^0 Lh" 4d

-S/akOOf ......... ..... .

ftezoniiW)



1 r Greater GrandSudbury
April 15, 2024 RECEIVED

MAY 0.1 2024

RECEIVED

112024

PLANNING SERVICESPOBOXSOOOSTN A 
200 BRADY STOEET 
SUDBURY ON P3A5P3

CP5000SUCCA
200, RUE BRADY
SUDBURY ON P3A5P3

Tulloch Engineering 
1942 Regent Street, Unit L
Sudbury, ON
P3E 5V5

The Development Engineering Section has reviewed your request for a Sewer and Water 
Capacity Analysis at the above noted location and have the following to report:

Attention: Rebecca Dawson, EIT

Re: Sewer and Water Capacity Analysis
3692 Hwy 144 
Township of Balfour

A review of the sewage mains downstream from the proposed connection at BAL-12-12-0066 
705.67i.2489 HWY 144 revealed that the mains are capable of conveying the additional 0.53 L/s of flow 
www.greaieRudbuT.ca expected from your development.
www.grandsuclbuiy.ra

A capacity analysis performed by our WaterCAD model, developed the following results at the 
300mm watermain in front of property 3692 Hwy 144.

Values Obtained from Model

Max Hour: 74 psi
Max Day: 74 psi
Fire Flow: 367 l/s

C.G.S. Minimum Requirements

a 40 psi
• 50 psi
• 75L/SR1, 100 L/s R3

The results of the WaterCAD analysis indicate that sufficient water capacity and pressure exist 
for the proposal in question.

It should be noted that these results are derived at by using a theoretical computer model based 
on our best available data. In the event that these developments do not proceed within a one (1) 
year period, then you should make the necessary arrangements to have a current analysis 
carried out to take into account any changes made in our sewer or WaterCAD models and to 
ensure that there is sufficient Sewage, Fire Flows and/or Domestic Pressures available for your 
proposal(s).

Should you have any questions or concerns please contact me at 671-2489 ext 2409.

Yours truly,

David Longarini
Development Engineering Technician

DVL/ds

cc: Akli BenAnteur, Wastewater Project Engineer, (Kelly Lake)



Aaron Ariganello

From:

From: Cole, Cameron (MTO) <
Sent: Thursday, April 18, 2024 1:58 PM
To: Aaron Ariganello <
Cc: Lavallee, Michelle (MTO) < >
Subject: RE: MTO Highway Corridor Management pre-consultation request received 2024-54S-000026/Demande de 
consultation prealable au Bureau de gestion des couloirs routiers du MTO no 2024-54S-000026 re^ue

Hi there Aaron,

My recommendation would be that the sooner MTO can be provided with this information, the sooner 
we will be able to provide confirmation as to whether the additional documents will be required. While 
the approval of any technical documents will be associated with the building/land use permit, we can 
receive the documents prior to the submission of the permit application.

I hope this was helpful! Don’t hesitate to contact me if there are any other questions or concerns.

Thank you,
Cameron Cole
Corridor Management Planner
Corridor Management, North Region, Area East
Ministry of Transportation
447 McKeown Ave QPP'FIVPD
North Bay, Ontario, P1B 959 ntUEIvE

Phon JUN 1 1 2024
Email

PLANNING SERVICES
From: Aaron Ariganello < >
Sent: April 17, 2024 5:24 PM
To: Cole, Cameron (MTO) < >
Cc: Cole, Jeff (MTO) < >; Lavallee, Michelle (MTO) <  Vanessa Smith 

; Brandon Cormier : Kevin Jarus < > 
Subject: RE: MTO Highway Corridor Management pre-consultation request received 2024-54S-000026/Demande de 
consultation prealable au Bureau de gestion des couloirs routiers du MTO no 2024-54S-000026 refue

CAUTION -- EXTERNAL E-MAIL - Do not click links or open attachments unless you recognize the 
sender.

Hi Cameron,

Thankyou for the below.

Just wanted your confirmation on the last comment - is the information regarding stormwater management and 
illumination to be provided upon the submission of the rezoning application, or at the time our client submits for 
their MTO building/land use permit? . .

1



» Proposed parking area layout with maximum number of vehicles to be accommodated at 
one time.

• Elevation of the area adjoining the highway and the proposed drainage system for the 
development

® Location of existing and proposed entrances.
» Location and names of adjacent roads.

- The MTO requests more information regarding stormwater management and Illumination in 
order to determine if a detailed Stormwater Management Plan (SWMP) and Illumination 
Report will be required. If it can be demonstrated that there will be no substantive change in 
pre/post development drainage to the highway and external illumination, then the MTO will not 
require the submission of these technical documents. This information can be in the form of 
engineers statement or can be shown on the submitted site plan.

Please submit technical documents through the MTO’s land development review process, this can be 
found online at the following link: https://www.hcms.mto.qov.on.ca/. This is a new function that is 
intended to streamline the MTO’s review process. If you have any questions regarding this, don’t 
hesitate to contact me.

Following the Land Development Review process, permit applications can be made online at the 
above link.

Any questions regarding permitting or setbacks can be directed to Michelle Lavallee, Corridor 
Management Officer at 

If there are any additional questions or concerns, don’t hesitate to contact me. These comments will 
be considered valid for a time period of one (1) year, and if a formal application is not made within 
that year, a new review and comments will be required.

Thank you,
Cameron Cole
Corridor Management Planner
Corridor Management, North Region, Area East
Ministry of Transportation
447 McKeown Ave
North Bay, Ontario, RIB 959
Phon
Email:

From: HCMS-Do-Not-Reply < >
Sent: Friday, January 26, 2024 3:44 PM
To: Aaron Ariganello <
Subject: MTO Highway Corridor Management pre-consultation request received 2024-54S-000026/Demande de 
consultation prealable au Bureau de gestion des couloirs routiers du MTO no 2024-54S-000026 re?ue

Your request for a pre-consultation, submitted on January 26, 2024 has been received.

Pre-consultation No.: 2024-54S-000026

3
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Ministry of Transportation
Highway Corridor Management Section - Sudbury Office 3767 Hwy 69 S, Suite 8
Sudbury, ON P3G1G4

Si vous souhaitez verifier le statut de la demande de consultation prealable que vous avez presentee ou 
imprimer les details de la demande, veuillez vous rendre a Faire le suivi d’une demande et entrer les 
renseignements ci-dessous:

N° de la consultation : 2024-54S-000026
Code d’acces: ItlSEXYq

Si vous devez mettre a jour une demande pour cette demande, veuillez utiliser le numero de demande 
de consultation prealable et le code d’acces ci-dessus.

Veuillez conserver ce courriel et les details ci-joints concernant la demande de consultation prealable 
pourvos dossiers.

Merci
Bureau de gestion des couloirs routiers
Ministere des Transports de I’Ontario
https://www.hcms.mto.gov.on.ca

Veuillez noter ce qui suit: Ce courriel est envoye a partir d’une adresse servant uniquement a I'envoi d’avis qui ne peut accepter de courriels entrants. Veuillez ne pas 
repondre a ce message.
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1.0 INTRODUCTION

TULLOCH is retained by the owner of 3692 Highway 144 (being PIN 73349-1207) in Greater Sudbury to 
prepare a planning justification brief as part of a complete application to amend the City of Greater 
Sudbury Zoning By-law 2010-100Z. This brief provides justification for an application that would 
ultimately facilitate the development of a 2-storey, 10-unit multiple dwelling providing a total of fifteen 
(15) parking spaces. Subsequent lot addition applications would be required to consolidate the proposed 
parcel fabric. Site-specific relief is requested through the application and analyzed in this brief.

This report reviews the consistency and conformity of the application in the context of the applicable 
policies and direction found within the following documents and plans:

• 2020 Provincial Policy Statement (PPS)
• Growth Plan for Northern Ontario (GPNO)
• City of Greater Sudbury Official Plan (OP)
• City of Greater Sudbury Zoning By-law 2010-100Z

Overall, the author finds that the proposed zoning by-law amendment conforms with the Growth Plan for 
Northern Ontario and the City of Greater Sudbury Official Plan, is consistent with the 2020 Provincial Policy 
Statement and represents good planning.

2.0 SUBJECT LANDS & SURROUNDING CONTEXT
The proposed parcel is comprised of 3692 Highway 144 (being PIN 73349-1207), and parts of three other 
properties that are also located along Highway 144 in Chelmsford. The properties can be legally 
described as follows:

PCL 15796 SEC SWS; PT LT 1 CON 3 BALFOUR AS IN LT144785 T/W AS IN LT144785; S/T LT114461; 
GREATER SUDBURY (PIN 73349-1207)

PCL 15433 SEC SWS; PT LT 1 CON 3 BALFOUR AS IN LT139235 EXCEPT LT144785; S/T LT144785; 
S/TLT114461; GREATER SUDBURY (PIN 73349-1238)

PART LOTI CONCESSION 3 BALFOUR SUBJECT TO AN EASEMENT AS IN LT775143,; SUBJECT TO 
AN EASEMENT AS IN LT114461; SUBJECT TO AN EASEMENT IN GROSS OVER PARTT 9 53R20446 
AS IN SD297614; SUBJECT TO AN EASEMENT OVER PART9 53R20446 IN FAVOUR OF PT LOT 1 
CON 3, PTS 5, 6, 7, & 8 53R20446 AS IN SD299321;TOGETHER WITH AN EASEMENT OVER PT LT 1 
CON 3 PT 6 53R14276 AS IN SD107146; TOGETHER WITH AN EASEMENT OVER PT LOT 1 CON 3 
PTS 5,6,7 & 8 53R20446 AS IN SD299321; CITY OF GREATER SUDBURY (PIN 73349-2165)

CONSOLIDATION OF VARIOUS PROPERTIES: PT LT 1 CON 3 BALFOUR BEING PTS 1,2 & 3 
53R18073; S/T LT114461; GREATER SUDBURY (PIN 73349-2060)

The lands that make up the proposed parcel fabric will hereby be referred to in this brief as the 'subject 
lands.' A summary table and figure of the subject lands, and their corresponding applications is provided 

below.

80093/%)^
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Table 1 - Summary of the Subject Lands

SUBJECT LANDS 
(PINs)

DESCRIPTION SEVERED LOT 
AREA

FRONTAGE APPLICATION

PIN 73349-1207 
(3692 Hwy 144)

Property benefitting from lot 
additions & mutual access easement

- to be rezoned to C2(S)

N/A 
Total lot area = 

±851.45m2

N/A Rezoning

PIN 73349-1238 
(3702 Hwy 144)

Portion of property to be added to 
3692 Hwy 144 (1), and rezoned to 

C2(S) + mutual access easement (2) 
traversing over the property, and 

benefiting 3692 Hwy 144

1. ±356.4m2
2. ±152.5m2
3. ±508.9m2 
including the 
mutual access

easement

±79.2m 1. Rezoning
2. Lot Addition + Mutual 

Access Easement

PIN 73349-2060 Portion of property to be added to 
3692 Hwy 144, and rezoned to C2(S)

±128.76m2 N/A 1. Rezoning
2. Lot Addition

PIN 73349-2165 Portion of property to be added to 
3692 Hwy 144, and rezoned to C2(S)

±475.75m2 N/A 1. Rezoning
2. Lot Addition

3692

NOTE: DRAWING IS 
APPROXIMATE AND

3702 HWY 144 (PIN 73349-123B) 
TO BE REZONED FROM C2 TO 
C2(S) & ADDED TO 3692 HWY 144

PART OF 3702 HWY 144 (PIN 73349-1238) 
MUTUAL ACCESS EASEMENT 
TRAVERSING OVER 3702 HWY 144 AND 
BENEFITTING THE SUBJECT LANDS

PART OF PIN 73349-2060 
TO BE REZONED FROM R3(74) TO 
C2(S) & ADDED TO 3692 HWY 144

PART OF PIN 73349-2165
TO BE REZONED FROM C2 TO
C2(S) & ADDED TO 3692 HWY 144

3692 Hwy 144 
(RIN 73349-1207)

320

NOT TO SCALE I

Figure 1 - Summary of the Subject Lands
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The subject lands are currently designated Mixed Use Commercial and located within the City's 
settlement area and built boundary in the OP. PINs 73349-1207, 73349-1238, and 73349-2165 are 
currently zoned C2, while PIN 73349-2060 is zoned R3(74) in the Zoning By-law. 3692 Highway 144 
currently features an existing 10-unit multiple dwelling, having access onto Highway 144 (Highway 144 
being designated as a Provincial Highway with full municipal sewer and water services). The subject 
lands are located along GOVA Transit Route 104 with the closest bus stop being located directly in front 

of the site. Sidewalks are also located on the north side of Highway 144.

On a high-level, the surrounding area is comprised of a range of land uses including residential, 
commercial, and institutional. Medium density residential uses, as well as commercial and institutional 
uses, are located along Highway 144. The broader.Chelmsford community is predominantly made up of 
low-density residential uses taking the form of single detached dwellings. The immediate surrounding 

area can be described as follows:

NORTH: Mix of low and medium density residential uses, lands zoned FD (Future 

Development)

WEST: Row dwelling complex (currently under construction, containing approximately 
40-units), A&W, I.D.A Pharmacy, Chelmsford Valley District Composite School (being the 
Institutional use referenced in Figure 2 below)

SOUTH: Mix of Commercial uses (Belanger Ford dealership. Fix Auto, etc.), low density 

residential uses

EAST: Mix of Commercial uses (Overtime Sports Bar & Grill, Dollarama, Place 
Bonaventure Mall, etc.)

3 
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Figure 3 - View of Existing Building to be 
Demolished

Figure 4 - Overtime Bar & Grill directly East of 
the Subject Lands

Figure 6 - View of the Existing Building Facing East 
(from the west end of the Row Dwelling Complex)

Figure 5 - Row dwelling complex currently under 
construction directly west of the Subject Lands

5
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Figure 8 - Ford Dealership just South of the 
Subject Lands across Highway 144

Figure 7-Auto Body Shop just South of the 
Subject Lands across Highway 144

6

Figure 9 - View of Highway 144 (main thoroughfare) 
Facing West of the Subject Lands



3.0 PROPOSED DEVELOPMENT
The application proposes to rezone PIN 73349-1207, and parts of PINs 73349-1238, 73349-2165 and 
73349-2060 from their current C2 (General Commercial) and R3(74) (Medium Density Residential Special) 
zones to a C2(S) (General Commercial Special) zone. The R3(74) zone is only over PIN 73349-2160. The 
application would rectify future split zoning issues from occurring (see Figure 1 & 10), and facilitate the 
development of a 2-storey, 10-unit multiple dwelling providing a total of fifteen (15) parking spaces. The 
proposed development would also require that a series of lot addition applications be submitted to make 
up the proposed parcel fabric. The proposed parcel fabric would have an area of ±1812.36m2 with ±19 
metres of lot frontage, and the proposal would represent a density of ±55 units per hectare.

A new mutual access easement is proposed over PIN 73349-1238 (see Figure 1 & 10) and would benefit 
the subject lands. This easement will not provide direct access off Highway 144. Rather, the easement is 
necessary to provide future residents with legal two-way access to the proposed parking area to the north 

of the proposed multiple dwelling.

Site specific relief from the standard C2 zoning provisions is being requested, as outlined below:

Minimum lot frontage of 19.0 metres, whereas a minimum of 30.0 metres is required (Table 7.3 

of the zoning by-law)
Minimum two-way drive aisle width of 3.5 metres, whereas a minimum of 6.0 metres is required 
(Section 5.2.9.3 of the zoning by-law)

o 3.0-metre-wide planting strip adjacent to the northerly and westerly property boundary not be 
required for residential uses (Section 4.15.4 of the zoning by-law)

7
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4.0 POLICY OVERVIEW & ANALYSIS
The following section sets out the relevant planning policy framework to assess the appropriateness of 
the application in the context of Provincial and Municipal policies and regulations. Each subsection will 
outline relevant policies and provide an analysis with respect to how the zoning by-law amendment is 

consistent with or conforms to such policies.

4.1 PROVINCIAL POLICY STATEMENT, 2020 (PPS)

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

application are outlined and analyzed below.

Section 1.1 of the PPS speaks to managing and directing land use to achieve efficient and resilient 
development and land use patterns. Section 1.1.1 states, in part:

1.1.1 Healthy, liveable and safe communities are sustained by:

a) promoting efficient development and land use patterns which sustain the 
financial well-being of the Province and municipalities over the long term;

b) accommodating an appropriate affordable and market-based range and mix 
of residential types (including single-detached, additional residential units, multi­
unit housing, affordable housing and housing for older persons), employment 
(including industrial and commercial), institutional (including places of worship, 
cemeteries and long-term care homes), recreation, park and open space, and 
other uses to meet long-term needs;

e) Promoting the integration of land use planning, growth management, transit- 
supportive development, intensification and infrastructure planning to achieve 
cost-effective development patterns, optimization of transit investments, and 
standards, to minimize land consumption and servicing costs;

f) Improving accessibility for persons with disabilities and older persons by 
addressing land use barriers which restrict their full participation in society;

Section 1.1.3 of the PPS states that settlement areas shall be the focus of growth and development and 
their vitality and regeneration shall be promoted. Considering the subject lands are located within 

Sudbury's settlement area, the following policies are applicable:

1.1.3.1 Settlement areas shall be the focus of growth and development.

9 
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1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix 
of land uses which:

a) efficiently use land and resources;

b) are appropriate for, and efficiently use, the infrastructure and public service 
facilities which are planned or available, and avoid the need for their unjustified 
and/or uneconomical expansion;

d) prepare for the impacts of a changing climate;

e) support active transportation;

f) are transit-supportive, where transit is planned, exists or may be 
developed; and

1.1.3.6 New development taking place in designated growth areas should occur 
adjacent to the existing built-up area and should have a compact form, mix 
of uses and densities that allow for the efficient use of land, infrastructure 
and public service facilities.

Section 1.4.3 of the PPS speaks to housing and how planning authorities can provide for an appropriate 
range and mix of housing options and densities to meet projected needs. It states, in part:

1.4.3 Planning authorities shall provide for an appropriate range and mix of housing
options and densities to meet projected market-based and affordable housing 
needs of current and future residents of the regional market area by:

b) permitting and facilitating:

1. all housing options required to meet the social, health, economic 
and well-being requirements of current and future residents, including 
special needs requirements and needs arising from demographic 
changes and employment opportunities; and

2. all types of residential intensification, including additional residential 
units, and redevelopment in accordance with policy 1.1.3.3;

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

10
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d) promoting densities for new housing which efficiently use land, resources, 
infrastructure and public service facilities, and support the use of active 
transportation and transit in areas where it exists or is to be developed;

e) requiring transit-supportive development and prioritizing intensification, 
including potential air rights development, in proximity to transit, including 
corridors and stations; and

Section 1.6.7 of the PPS provides policies outlining the efficient use of transportation systems. Given the 
subject lands proximity to existing public and active transportation networks, the following policy is 

applicable:

1.6.7A A land use pattern, density and mix of uses should be promoted that minimize the 
length and number of vehicle trips and support current and future use of transit 

and active transportation.

Section 1.7 provides policy direction for municipalities to achieve long-term economic prosperity. The 

following policies are applicable:

1.7.1 Long-term economic prosperity should be supported by:

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

b) encouraging residential uses to respond to dynamic market-based needs and 
provide necessary housing supply and range of housing options for a diverse 

workforce;

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

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

Per Section 1.1.1, healthy, livable, and safe communities are sustained by accommodating an appropriate 
range and mix of land uses (including residential) to meet long-term needs. The application would facilitate 
the development of a medium density housing option that would contribute to the range and mix of land 
uses that are available in the area surrounding the subject lands. It would also contribute to providing a 
greater range and mix of housing types to the broader Chelmsford community (which is predominantly

11 
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made up of single detached dwellings) to assist in meeting the long-term needs of purpose built rental 
housing. The proposed development represents an efficient development and land use pattern by 
continuing to utilize existing municipal sewer and water services, and existing public transit and active 
transportation networks, thereby assisting in supporting the financial well-being of the Province and 
Municipality over the long term. With respect to Section 1.1.1(f), the proposal has the potential to 
improve accessibility for elderly people - proximity to amenities, public transit and active transportation 
networks promotes a development that may benefit an aging population.

The subject lands are located within the City's settlement area boundary, which under Section 1.1.3 shall 
be the focus of growth and development. The PPS encourages a mix of densities and land uses which 
efficiently use land and resources within settlement areas. To support consistency with the above noted 
policies, the proposal:

Makes efficient use of the lands which benefit from the existing resources/infrastructure noted 
above;
Will not result in the uneconomical expansion of infrastructure, considering the subject lands are 
connected to existing hard municipal services with the capacity to accommodate the proposal;

Assists in minimizing the length and number of vehicle trips, with a proposal that supports active 
transportation, and is transit supportive as the subject lands are located along existing transit and 
active transportation networks;
Represents an appropriate location for a 10-unit multiple dwelling, given the locational context of 
the subject lands, and the existing built-up character of the area. The lands are located along a 
portion of the highway which generally acts as a main thoroughfare for the community of 
Chelmsford. This portion features existing public transportation networks adjacent to the subject 
lands, and the surrounding area currently features a mix of housing types, among many other land 
uses (e.g. institutional, commercial). The proposal would thereby assist in enhancing the vitality 
and viability of this main thoroughfare; and
Promotes the development of a range and mix of housing types to assist in supporting the social, 
health, economic, and well-being needs of current and future residents, and responds to the 
dynamic market-based needs arising from a diverse population. This is achieved by providing 
purpose built rental housing that would assist the City in achieving a needed supply and range of 
housing, especially given the City's aging demographic. In fact, the City's Housing Needs 
Assessment (2023) identified that population growth and eroding affordability in the ownership 
market are driving up rental demand across the City.

4.2 GROWTH PLAN FOR NORTHERN ONTARIO (GPNO)

The Growth Plan for Northern Ontario (GPNO) is a 25-year plan that provides guidance in aligning 
provincial decisions and investment in Northern Ontario. It contains policies to guide decision-making 
surrounding growth that promotes economic prosperity, sound environmental stewardship, and strong, 
sustainable communities that offer northerners a high quality of life. It also recognizes that a holistic 
approach is needed to plan for growth in Northern Ontario.
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Section 3.4.3 of the GPNO promotes a diverse mix of land uses within northern communities. It states, in 
part:

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

Per Section 3.4.3, the application supports and promotes healthy living by contributing to a range and mix 
of housing types in the surrounding area, as well as being in proximity to existing transit and active 
transportation networks. GOVA Transit Route 104 (the nearest transit stop being located directly in front 
of the subject lands, along Highway 144) and existing sidewalks on the north side of the highway provides 
individuals with nearby access to a commercial corridor along Highway 144, featuring a variety of 
amenities and essential services such as grocery stores, restaurants, a pharmacy, and more (see Figure 2).

4.3 CITY OF GREATER SUDBURY OFFICIAL PLAN (OP)'

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

Section 2.3.2 contains land use policies related to the City's settlement areas, and states, in part:

2.3.2.1 Future growth and development will be focused in the Settlement Area through 
intensification, redevelopment and, if necessary, development in designated 
growth areas.

23.2.2 Settlement Area land use patterns will be based on densities and land uses that 
make the most efficient use of land, resources, infrastructure and public service 
facilities, minimize negative impacts on air quality and climate change, promote 
energy efficiency and support public transit, active transportation and the 
efficient movement of goods.

2.3.23 Intensification and development within the Built Boundary is encouraged in 
accordance with the policies of this Plan. Development outside of the Built 
Boundary may be considered in accordance with the policies of this Plan.

Section 2.3.3 outlines land use policies regarding intensification, and states, in part:

2.33.4 Medium scale intensification and development is permitted in Town Centres, 
Secondary Community Nodes, Regional Corridors and Mixed Use Commercial 
corridors, in accordance with the policies of this Plan.

13



23.3.7 Intensification will be encouraged on sites with suitable existing or planned 
infrastructure and public service facilities.

23.3.8 Intensification will be compatible with the existing and planned character of an 
area in terms of the size and shape of the lot, as well as the siting, coverage, 
massing, height, traffic, parking, servicing, landscaping and amenity areas of the 
proposal.

2.33.9 The following criteria, amongst other matters, may be used to evaluate 
applications for intensification:

a. the suitability of the site in terms of size and shape of the lot, soil conditions, 
topography and drainage;

b. the compatibility proposed development on the existing and planned 
character of the area;

c. the provision of on-site landscaping, fencing, planting and other measures to 
lessen any impact the proposed development may have on the character of the 
area;

d. the availability of existing and planned infrastructure and public service 
facilities;

e. the provision of adequate ingress/egress, off street parking and loading 
facilities, and safe and convenient vehicular circulation;

f. the impact of traffic generated by the proposed development on the road 
network and surrounding land uses;

g. the availability of existing or planned, or potential to enhance, public transit 
and active transportation infrastructure;

h. the level of sun-shadowing and wind impact on the surrounding public realm;

The subject lands are located within the City's settlement area and built boundary. Per Section 2.3.2.1 & 
23.2.3, the application directs development within the settlement area and built boundary. As previously 
discussed, the lands are located along a portion of Highway 144 which generally acts as a main 
thoroughfare and established commercial corridor for the community of Chelmsford. The proposal would 
contribute to the supply of housing in an area which currently features a range and mix of housing types, 
including a 40-unit row dwelling complex currently being constructed directly west of the subject lands. 
With respect to Section 23.2.2, the application proposes a compact built form that would make efficient 
use of the lands, and existing resources, infrastructure, and public service facilities. The proposed compact 
built form would also assist in minimizing negative impacts on air quality, promote energy efficiency, and 
support the use of existing public transit and active transportation networks.
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With respect to Section 23.3.4 & 2.33.7, the application proposes a medium density development 
within a Mixed Use Commercial corridor which is encouraged as the site contains suitable existing 
infrastructure and benefits from nearby public service facilities.

To ensure the intent of Section 2.3.3 is met, this report evaluates the proposed development against the 
tests for intensification as outlined in Section 2.33.9. Per the criteria outlined in this section of the OP, 

the proposal:

Reconfigures the parcel fabric of 3692 Highway 144 so that it is of a suitable shape and size to 
appropriately accommodate a 10-unit multiple dwelling with adequate on-site parking (1.5 
parking spaces per unit is proposed, in conformity with Table 5.5 in the zoning by-law);

o Proposes a residential development that is compatible with the existing and planned character 
of the area. As previously discussed, the immediate surrounding area is largely comprised of a 
mix of housing types, as well as commercial and institutional uses, and the proposal would 

contribute to this existing range and mix of land uses;
o Provides public road frontage and adequate ingress/egress to the subject lands through a 

subsequent lot addition application (see Figure 1 & 10); and
o Provides the potential to enhance nearby active transportation and public transit networks as 

the proposed development promotes a development over the subject lands that may encourage 

the use of such networks.

Mixed Use Commercial areas have been established in Sudbury with the intent of recognizing the 
development potential of these areas by permitting a balance of mixed uses including commercial, 
institutional, residential, and parks and open space through the rezoning process. Section 4.3 provides 
policies regarding the development of lands designated Mixed Use Commercial in the OP, and states, in 

part:

4.3.1 All uses permitted by the Plan except Heavy Industrial may be accommodated in
the Mixed-Use Commercial designation through the rezoning process. Uses 
permitted in the Mixed-Use Corridor designation shall provide for a broad range 
of uses that serve the needs of the surrounding neighbourhoods at a lesser 
density and concentration than Regional Corridors.

4.3.4 Subject to rezoning, new development may be permitted provided that:

a) sewer and water capacities are adequate for the site;

b) parking can be adequately provided;

c) no new access to Arterial Roads will be permitted where reasonable alternate 
access is available;

d) the traffic carrying capacity of the Arterial Road is not significantly affected;

e) traffic improvements, such as turning lanes, where required for a new 
development, will be provided by the proponent;
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f) landscaping along the entire length of road frontages and buffering between 
non-residential and residential uses will be provided; and,

g) the proposal meets the policies of Sections 11.3.2 and 11.8, and Chapter 14.0, 
Urban Design.

All uses permitted by the Plan except Heavy Industrial may be accommodated in the Mixed Use 
Commercial designation through the rezoning process, per Section 4.3.1. Section 4.3.4 outlines the tests 
that these new developments must align with. The application meets these tests, considering that:

o Existing sewer and water capacities are adequate to service the subject lands;
e Adequate on-site parking would be provided over the subject lands, in accordance with the 

applicable parking provisions in the zoning by-law;
o No new access on an arterial road is being proposed, nor will the traffic carrying capacity of an 

arterial road(s) be significantly affected. The application had the benefit of receiving preliminary 
comments (through pre-consultation) from the City's Traffic and Transportation Department, for 
which no concerns with the post-development traffic impact of the proposed development were 
raised;

o Landscaping along the entire length of the subject lands lot frontage can be accommodated 
through a 3-metre wide landscaped area; and

o The application meets the applicable policies of Sections 11.3.2 & 14 of the OP. An analysis of 
such is provided below.

Section 11.3.2 speaks to land use policies to support transit needs. Given the subject land's proximity to 
transit, the following policy is applicable:

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

11.3.2.2 Development proposals will be reviewed to ensure efficient transit routing so 
that all dwellings in the development are ideally within 500 metres walking 
distance of a bus stop;

Section 14.1 outlines the objectives of the City's urban design policies, and states, in part:

14.1 The objective of the urban design policies are to:

a. encourage well designed and high quality communities, neighbourhoods 
and public realm;

b. encourage well designed and high quality development and intensification;
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c. promote an environment that is accessible, safe, sustainable and climate 
change resilient;

The proposed development would support the use of public transit, given that it is located along GOVA 
Transit Route 104, with the closest bus stop being within 500m walking distance of the subject lands, and 
should therefore be promoted per Section 11.3.2. Additionally, Section 14.1 outlines the objectives of 
the City's Urban Design policies. The application seeks to meet these objectives by:

o Enhancing the overall public realm by contributing to the range and mix of land uses available in 
the surrounding area, and proposing a development that is transit supportive and in proximity to 
a mix of commercial uses and essential services; and

o Promoting sustainable development by continuing to make efficient use of the subject lands.

Section 17.2 of the OP contains policies related to providing adequate and more affordable housing and 
encouraging a wide range of housing types and forms for a diverse population. It states, in part:

17.2.1 To encourage a greater mix of housing types and tenure, it is policy of this Plan 
to:

a. encourage a wide range of housing types and forms suitable to meet the 
housing needs of all current and future residents;

b. encourage production of smaller (one and two bedroom) units to 
accommodate the growing number of smaller households;

c. promote a range of housing types suitable to the needs of senior citizens;

d. discourage downzoning to support increased diversity of housing options; 
and

e. support new development that is planned, designated, zoned and designed in 
a manner that contributes to creating complete communities - designed to have 
a mix of land uses, supportive of transit development, the provision of a full 
range of housing including affordable housing, inclusive of all ages and abilities, 
and meet the daily and lifetime needs of all residents

Per Section 17.2.1, the application encourages a range of housing types and forms to the surrounding 
area which are suitable to meet the housing needs of current and future residents. The proposed 
development plans for multiple dwelling units to accommodate the growing number of smaller 
householdsand Sudbury's aging demographic. In addition, the proposal contributes to the creation of 
complete communities by planning for housing within an area that features a mix of land uses, and is 
supportive of existing transportation networks that connect individuals to a wide range of commercial 
uses and public service facilities within the surrounding area.
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4.4 CITY OF GREATER SUDBURY ZONING BY-LAW 2010-100Z

The application proposes to rezone the subject lands from C2 (General Commercial) and R3(74) (Medium 
Density Residential Special) to C2(S) (General Commercial Special). A zoning matrix table (see Table 2 
below) was created to evaluate the application against applicable zoning provisions.

*RED TEXT DENOTES RELIEF REQUIRED

Zoning Requirements 
(C2 zone / General Provisions) Proposed

Minimum Lot Area 1350m2 ±1812.36m2
Minimum Lot Frontage 30.0m ±19.0m

Maximum Building Height 15.0m 2 storeys (<15m)
Minimum Front Yard 6.0m ±25m
Minimum RearYard 7.5m ±10.7m

Minimum InteriorSide Yard 1.2m (+0.6m for every 
additional storey)

±1.8m

Maximum Lot Coverage 50% ±25%
Minimum Landscape Open Space 5% >5%

Landscaping (Sec. 4.15.1)
3.0m wide landscaped area 

adjacent to Highway 144
3.0m wide landscaped area 

adjacent to Highway 144

Landscaping (Sec. 4.15.4)

3.0m wide planting strip 
adjacent to the northerly and 
westerly property boundary

0m wide planting strip 
adjacent to the northerly and 
westerly property boundary

ParkingSpaces (Table 5.5) 1.5 spaces/unit with a 10% 
reduction per Sec. 5.5.1.1 (14 

spaces)

1.5 spaces/unit [15 spaces 
(including 1 accessible 

parking space)]

Aisle Width (Sec. 5.2.9.2) 6.0m ±3.0m
Bicycle Parking (Table 5.10) 0.5 spaces/unit (5 spaces) 5 spaces

Table 2-Zoning Matrix Table

Site specific relief is requested through the rezoning application. Such reliefs are outlined as follows:

• Minimum lot frontage of 19.0 metres, whereas a minimum of 30.0 metres is required (Table 7.3 
of the zoning by-law)

• Minimum two-way drive aisle width of 3.5 metres, whereas a minimum of 6.0 metres is required 
(Section 5.2.9.3 of the zoning by-law)

• 3.0-metre-wide planting strip adjacent to the northerly and westerly property boundary not be 
required for residential uses (Section 4.15.4 of the zoning by-law)

The proposed site-specific reliefs are requested to accommodate the proposed parcel fabric and built 
form. It is the author's opinion that such reliefs are appropriate, given the rationale provided below.

A reduced two-way drive aisle width of 3.5 metres is technical in nature, and would accommodate a 
larger built form, providing residents with more living area. This reduction is seen as technical because a 
mutual access easement with a width of ±2.5 is being proposed adjacent to the 3.5 metre drive aisle.
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Combined, the drive aisle and mutual access easement would make up a total of 6 metres in width, 
maintaining the intent of Section S.2.9.3 of the zoning by-law (to maintain an access driveway width of 6 
metres for two-way traffic). This would also provide future residents with legal access to the proposed 
parking area to the north. With respect to a reduced frontage, we note that the property benefitting 
from the future lot additions (being 3692 Highway 144) currently does not benefit from frontage on a 
public road. Therefore, the application would bring this existing lot closer into conformity with the 
zoning by-law.

A 0-metre planting strip adjacent to the northerly and westerly property boundary would only be 
applicable where the subject lands are occupied by a permitted residential use. A planting strip would be 
required per Section 4.15.4(a) i)J as such reads as follows:

a) A 3.0-metre-wide planting strip adjacent to the full length of the lot line shall be required:

i) Where the lot line of a non-residential lot, other than a lot containing an open space use or 
a lot in an Industrial Zone, abuts a residential lot or Residential Zone;

Although the subject lands would continue to be used for residential purposes, the zoning by-law defines 
the property as a non-residential lot, considering it is zoned C2, and such lands abut a residential zone 
[being the property zoned R3(74) Medium Density Residential Special to the west of the subject lands]. 
The zoning by-law does not require planting strips to serve as a buffer between two medium density 
residential uses, therefore relief for a 0 metre planting strip adjacent to the northerly and westerly 
property boundary is requested only where the subject lands are occupied by a permitted residential 
use. This will ensure the intent of the zoning by-law is met (to not apply landscaping buffers in between 
compatible land uses), while being cognizant of the potential for the subject lands to develop as a 
general commercial use in the future-for which the required planting strip along the northerly and 
westerly property boundary would be required.

5.0 CONCLUSION
The proposed Zoning By-law amendment would facilitate the development of a medium density housing 
option within the community of Chelmsford, contributing to the range and mix of residential types 
currently available in the surrounding area. Overall, the application represents an efficient development 
and land use pattern in an appropriate location that benefits from existing amenities and municipal 
infrastructure, while contributing to the creation of complete communities.

Given the analysis provided herein, it is the author's opinion that the proposed Zoning By-law 
amendment is consistent with the 2020 Provincial Policy Statement, conforms with the Growth Plan for 
Northern Ontario and the intent of the City of Greater Sudbury Official Plan, and represents good 
planning.
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Respectfully Submitted,

Prepared by:

Aaron Ariganello, BURP

Land Use Planner

TULLOCH

Reviewed by:

Kevin Jarus, M.PI., RPP

Planning Manager

TULLOCH
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Application for Consent

Subject Property being PIN 73349-2165, 
Parts 1,2 and 3, Plan 53R-21322, 
Part Lot 1, Concession 3,
Township of Balfour,
0 Highway 144, Chelmsford, 
City of Greater Sudbury

NTS B0045/2024
Sketch 1 Date: 2024 06 18
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Box 5000, Station W, 200 Brady Street

Sudbury ON P3A 5P3
Tel. (705) 671-2489, Ext. 4376/4346

Fax (705) 673-2200

City of Greater Sudbury

APPLICATION FOR CONSENT
APPLICATION FEE: $2,170.00 (includes $320.00 Legal Notice Fee)
CASH, DEBIT OR CHEQUE MADE PAYABLE TO: CITY OF GREATER SUDBURY
Note: An application fee is levied for each new lot created; the remainder is not subject to an application fee.

Personal information on this form is collected pursuant to the Planning Act, R.S.O. 1990 c.P.13. Any 
questions regarding the collection of this information may be directed to the Manager of 
Development Approvals. In accordance with Section 1.0.1 of the Planning Act, R.S.O. 1990, 
information and material required to be provided to a municipality or approval authority as part of 
this application shall be considered public information and shall be made available to the public.

PLEASE PRINT. SCHEDULES MAY BE INCLUDED IF NECESSARY

1) The undersigned hereby applies to the City of Greater Sudbury under Section 53 of the Planning Act 
R.S.O. 1990, c. P. 13 for consent, as described in this application.

Registered Owner(s): Peter Kyrzakos and Michael Kyrzakos (Estate) Ema

Mailing Address: 1024 Kingsway Avenue Home Phone:
Business Phone:

City:Sudbury Postal Code:P3B 2E5 Fax Phone:

2) Name of Purchaser(s) or Chargee(s):

Note: If the application is being made by a purchaser or the purchaser’s agent, please provide a copy of the 
portion of the agreement of purchase and sale that authorizes the purchaser to make the application in 
respect of the land that is the subject of this application.

Name of Purchaser(s) or Chargee(s):900281 ONTARIO INC. Ema
Mailing Address:1024 Kingsway Avenue Hom

Busi
City:Sudbury Postal Code:P3B 2E5 Fax Phone:

3) If the application will be represented by someone other than the registered owner(s), purchaser(s) or 
chargee(s) and/or the application is prepared and submitted by someone other than the registered owner(s), 
purchaser(s) or chargee(s) please specify.

Name of AgentTULLOCH_________________________________________ E
Mailing Address:131 Fielding Road, Lively________________________H
___________________________________________________________________ B
City:Sudbury_________________________ Postal Code:P3Y 1L7_______Fax Phone:________________________
Note: Unless otherwise requested, all communication will be sent to the agent, if any.

File# Date: 

4) Purpose of Transaction
O Creation of a new lot O Easement/Right-of-way O Lease
® Addition to a lot O Creation of lot(s) for O Other;
O Cancellation of Prior Consent Semi-detached or row housing specify__________________

5) Name of person(s) (purchaser, lessee, mortgagee, etc.) to whom land or interest in land is intended to
be conveyed, leased or mortgaged. 
900231 ONTARIO INC (hRnafitting PIN 02132-1364)_________________________________________

6) Legal Description (include any abutting property registered under the same ownership).

Roll# TownshipMcKim Lot No.3 Concession No.4
PIN(s):02132-0463 Parcel(s)24005A

Subdivision Plan No. Lot R-Plan No. Part(s)
Municipal Address or Street(s): Unavailable Ward: 12
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7) Are there any easements or restrictive covenants affecting the subject land? O Yes ® No

If the answer is “yes", please indicate a description of each easement or covenant and its effect.

8) Date of acquisition of subject land. 1991

9) Has the land ever had any previous severances? O Yes ® No

If “yes”, please indicate previous severances on the required sketch and supply 
the following information for each lot severed: (attach a schedule if necessary).

Date of Transfer______________________________ Name of Transferee______________________________
Use of severed land Consent File No.

10) Has the parcel intended to be severed ever been, or is it now a part of an application for a Plan 
of Subdivision under Section 51 of the Planning Act R.S.O. 1990, c.P.13 or its predecessors?

O Yes ® No

If “yes", indicate the file number and status of the application. 

11) Is the property also subject of an Application for Minor Variance, Rezoning or an Official Plan Amendment?
® Yes O No Concurrent OPA & ZBLA application

If “yes", indicate the file number(s). 701-6/24-03 & 751-6/24-04

Note: If the Consent application is requested to proceed prior to securing necessary minor variance or 
rezoning approvals, please complete the Acknowledgement of Risks form at the end of this Application form 
as an Application for Consent cannot succeed without such approval(s) in place.

12) Dimensions of land to be severed in metric units (describe only the portion of the land which is to be 
transferred, leased or mortgaged)?

FrontaqeN/A__________________________ Depth±187m______________________ Area±2ha__________________
Existing UseTemP°rafypa|'k|’n9area;vacan||anc| Proposed UseSame

Number and use of existing buildings and structures on the land to be severed?
ExistinqO Proposed 0

If applicable, indicate Parcel Number and /or Lot and Registered Plan of Subdivision Number 
of property which will benefit from the lot addition/consolidation, easement/right-of-way.

13) Dimensions of land intended to be retained in metric units (describe only the portion of land which 
will remain following the severance(s); if the transaction is an easement/right-of-way or lease, 
describe the entire lot or parcel).

±1000m (irregular,
FrontaqeOm___________________________pepth land locked parcel) Area+42ha_________
Existing UseVacant Proposed UseSame

Number and use of existing buildings and structures on the land to be retained?
ExistinqO Proposed 0

14) Will a certificate be required for the retained land? O Yes ® No

If “yes", please provide a statement from an Ontario solicitor in good standing that there is no land abutting 
the subject land that is owned by the owner of the subject land other than land that could be conveyed 
without contravening section 50 of the Planning Act, R.S.O. 1990, c. P.13.
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15) Will access to the land to be severed or to the land that will be retained, be accessed by;

a) a provincial highway, OYes ® No
b)a municipal road that is maintained all year or seasonally, ® Yes O No
c) a road which is maintained by the municipality, ® Yes ONo
d) by water? OYes ® No

If access to the land will be by water only, indicate parking and docking facilities to be used and 
the approximate distance of these facilities from the land and the nearest public road. Also 
provide details on the required sketch.

16) What types of water supply and sewage disposal are proposed? Proposed Lot Retained Lot

Municipally owned and operated piped water system ® ®
Municipally owned and operated sanitary sewage system ® ®
Lake O O
Individual Well O O
Communal Well O o
Individual Septic System O o
Pit Privy O o
Other

17) Is the property located with 1km (0.6 miles) of a First Nation Reserve? O Yes ® No

18) What is the current designation of the subject land in the applicable Official Plan and explain how 
the application conforms with the Official Plan.

See Planning Justification Report.

19) Explain how the application is consistent with the Provincial Policy Statements issued under subsection 3 
(1) of the Planning Act. Please provide an explanation below, or attach a Schedule outlining the particulars 
of same.

See Planning Justification Report.

20) Explain how the application conforms, or does not conflict with the Growth Plan for Northern 
Ontario. Please provide explanation below or attach a Schedule outlining the particulars of same.

See Planning Justification Report.

21) What is the number of dwelling units on the property? q

If this application is approved, would any existing dwelling units be legalized? O Yes ® No

If “yes”, how many?

22) Is this property located within an area subject to the Greater Sudbury Source Protection Plan?

® Yes O No Intake protection zone 3

If "yes", provide details on how the property is designated in the Source Protection Plan.  

23) If there is any additional information which may be relevant to your proposal and which 
should be considered by any of the agencies reviewing this application, please attach a 
schedule outlining the particulars of same.

Schedule Attached ® Yes O No
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PART A: OWNER ACKNOWLEDGEMENT AND CONSENT

|/We, Peter Kyrzakos and Michael Kyrzakos (Estate) (please print all 
names), the registered owner(s) of the property described as
PIN 02132-0463  

in the City of Greater Sudbury:

Collection, Use and Disclosure of Information:

a) acknowledge that personal information collected on this form is collected pursuant to the Planning Act, 
R.S.O. 1990, c.P.13 for the purpose of processing this planning application;

b) acknowledge that it is the practice of the City of Greater Sudbury, in accordance with section 1.0.1 of the 
Planning Act, R.S.O. 1990, c.P.13, to provide public access to all planning applications and documents, 
including but not limited to reports, studies and drawings, required by the City of Greater Sudbury in support of 
this application ("Supporting Documentation”) and provided to the City by me, my agents, my consultants and 
my solicitors;

c) in accordance with the Municipal Freedom of Information and Protection of Privacy Act, consent to the use and 
disclosure of this application and any Supporting Documentation, inclusive of any personal information, to any 
person or entity, in any manner chosen by the City, including copying, posting on the City’s website, advertising in 
a newspaper, routine distribution to members of council and in staff reports, or releasing to a third party upon third 
party request;

d) grant the City permission to reproduce, in whole or in part, the application and Supporting Documentation for 
internal use, inclusion in staff reports, distribution to the public for the purpose of public consultation or any 
other use associated with the purpose of review and implementation of the application;

Authority to Enter Land and Photograph

e) grant the City permission to attend, photograph and conduct inspections of the lands subject to this application as 
part of the City’s review and processing of this application;

f) acknowledge that, in the event of a third party appeal of this application (where applicable) to the Ontario
Land Tribunal, the City of Greater Sudbury may not attend at the Ontario Land Tribunal hearing unless the City is 
provided with the City's required fee for attendance at the hearing;

Appointment of Authorized Agent

g) appoint and authorize TULLOCH(please print  
name of Agent), to act as my/our agent with regard to this application to the City of Greater Sudbury, including but not 
limited to receiving all correspondence, attending at any hearings, fulfilling any conditions and providing any approvals or 
consents and ratify, confirm and adopt as my/our own, the acts, representations, replies and commitments made by the 
agent on my/our behalf.

Dated this > / s ’ day of.  ,20 / y

signature of Owner(s) or Agent or Signing Officer 
("where a Corporation)

XPrint Name: /)lf:T?i- Lynl/J ________
*l have authority to bind the Corporation
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PART A: OWNER ACKNOWLEDGEMENT AND CONSENT

l/We, Peter Kyrzakos and Michael Kyrzakos (Estate) _(please print all
names), the registered owner(s) of the property described as

PIN 02132-0463 

in the City of Greater Sudbury:

Collection, Use and Disclosure of Information:

a) acknowledge that personal information collected on this form is collected pursuant to the Planning Act, 
R.S.0.1990, C.P.13 for the purpose of processing this planning application;

b) acknowledge that it is the practice of the City of Greater Sudbury, in accordance with section 1.0.1 of the 
Planning Act, R.S.O. 1990, c.P.13, to provide public access to all planning applications and documents, 
including but not limited to reports, studies and drawings, required by the City of Greater Sudbury in support of 
this application (“Supporting Documentation") and provided to the City by me, my agents, my consultants and 
my solicitors;

c) In accordance with the Municipal Freedom of Information and Protection of Privacy Act, consent to the use and 
disclosure of this application and any Supporting Documentation, Inclusive of any personal information, to any 
person or entity, in any manner chosen by the City, Including copying, posting on the City’s website, advertising in 
a newspaper, routine distribution to members of council and in staff reports, or releasing to a third party upon third 
party request;

d) grant the City permission to reproduce, In whole or in part, the application and Supporting Documentation for 
internal use, inclusion in staff reports, distribution to the public for the purpose of public consultation or any 
other use associated with the purpose of review and implementation of the application;

Authority to Enter Land and Photograph

e) grant the City permission to attend, photograph and conduct inspections of the lands subject to this application as 
part of the City's review and processing of this application;

f) acknowledge that, in the event of a third party appeal of this application (where applicable) to the Ontario
Land Tribunal, the City of Greater Sudbury may not attend at the Ontario Land Tribunal hearing unless the City is 
provided with the City's required fee for attendance at the hearing;

Appointment of Authorized Agent

g) appoint and authorize TULLOCH   (please print
name of Agent), to act as my/our agent with regard to this application to the City of Greater Sudbury, Including but not 
limited to receiving all correspondence, attending at any hearings, fulfilling any conditions and providing any approvals or 
consents and ratify, confirm and adopt as my/our own, the acts, representations, replies and commitments made by the 
agent on my/our behalf.

Dated this <3.3, day of.  ,20^./

x 
 

(witness) u /J (J
,,.x...

sigrjdiu’re of OwnerfeTc 
("where a Corporation)

Print Name: 
*1 have authority to bind tha Corporation
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PART B: OWNER OR AUTHORIZED AGENT DECLARATION

l/We. TULLOCH (please print all names), 

the registered owner(s) or authorized agent of the property described as 

PIN 02132-0463

in the City of Greater Sudbury:

solemnly declare that all of the statements contained in this application and in the Supporting Documentation are true 
and complete, and l/we make this solemn declaration conscientiously believing it to be true and knowing that it is of the 
same force and effect as if made under oath.

day of

the Territorial District of Sudbury and while appointed 
a j a Deputy-Clerk for the City of Greater Sudbury?

signature of Owner(s)^r Agent or Signing Officer 
(‘where a Corporation)

Print Name:
*1 have authority to bind the Corporation

L Q ’’I

* Where the owner is a firm or corporation, the person signing this Instrument shall state that he/she has authority to bind the 
corporation or affix the corporate seal.

FOR OFFICE USE
USE

Date of Receipt: Decision Date: Received by: hl. LflCiS

Zoning Designation: O3P Resubmission O Yes ® No
Previous File Number(s): fcldlC Previous Decision Date: ve Vk 'lout
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Box 5000, Station W
200 Brady Street, Tom Davies Square
Sudbury ON P3A 6P3
Tel. (705)671-2489 Ext. 4376/4346
Fax (705) 673-2200

ACKNOWLEDGEMENT OF RISKS

Proceeding with a Consent Application 
Prior to Securing Required Development Approvals 

such as Rezoning or Minor Variance

Registered Owner(s): Peter Kyrzakos and Michael Kyrzakos (Estate)

Agent: TULLOCH

Property Affected: PIN 02132-0463

Read Carefully - Your Rights may be affected by your choice
Each of the undersigned registered owner(s) and agent In the application for consent under the 
Planning Act as described above acknowledge having been advised that the application for 
consent will require a:

• re-zoning of the property.
• minor variance

The owners/applicants and agent are advised to apply for and 
determine if they are able to secure the necessary approvals noted 
above prior to the submission of the Consent Application. An 
application for consent cannot succeed without such approval(s) in 
place. 

Notwithstanding the foregoing, each of the registered owner(s) and agent wish to proceed with 
the application for consent prior to proceeding with the development applications noted above. In 
doing so, each of the registered owner(s) and agent acknowledge being advised and understand 
that:

• any decision by the Consent Official will include a condition that the necessary development 
approval(s) be obtained in final form prior to the issuance of a consent; AND

• as with other conditions, the responsibility for seeking compliance with the development 
approvals will rest with them as registered owner(s) and agent; AND

■ there are costs associated with the applications for development approval; AND

• the City's acceptance of the application for consent is not a representation that;
• a decision will be made with respect to the development approval(s) within the timeline 

required to meet conditions for the application for consent; and/or
• the development application(s) will be approved by the approving body; AND

• in the event that one (1) or more required development approvals) is/are granted:
• such approval(s) may be conditional upon compliance with conditions, which may 

involve additional costs or time to comply with; and/or
« may be subject to appeal, with consequences for costs, time and reversal or 

amendment of the decision; AND

• in the event that one (1) or more required development approval(s) is/are not approved or not 
approved within the timeline for complying with conditions:

» the Consent Official will not issue the consent certificate; and
• none of the application for consent fee or any development approval application fees 

will be refunded; AND

Acknowledgement -Page 1 of 2 Initiate;



• all risks associated with proceeding with the application for consent prior to proceeding with 
the development applications rather than securing development approvals prior to submitting 
the application for consent shall be borne by the registered owner(s) and agent.

In consideration of being permitted to proceed with the application for consent without 
first securing the required development approvals, the registered owner(s) and agent 
hereby release and discharge the City from any and all claims for liability, costs, expenses, 
damages, losses associated with or resulting from an Inability to meet, or failure to meet 
the conditions imposed in any conditional approval of the consent application in this 
matter requiring the obtaining of development approval(s).

(month)' (year)

x MQ^S'OffyAi ) fyfcsto J
Signature of Registered Owner or
Authorized Signing Officer ('where a corporation)

Witness

I have authority to bind the corporation.

Signature of Roistered OwneF or 
Authorized Signing Officer ('where a corporation)

Print Name: x MGg I - t-WJ kl <7SlcrLa£.

Print Name: CC-Q
I have authority to bind the corporation.

Witness Signature of Agent

* Where the owner is a firm or corporation, the person signing this instrument shall state that 
he/she has authority to bind the corporation or affix the corporate seal.
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Box 5000, Station W
200 Brady Street, Tom Davies Square
Sudbury ON P3A 5P3
Tel. (705) 671-2489 Ext. 4376/4346
Fax (705) 673-2200

ACKNOWLEDGEMENT OF RISKS

Proceeding with a Consent Application 
Prior to Securing Required Development Approvals 

such as Rezoning or Minor Variance

Registered Owner(s): Peter Kyrzakos and Michael Kyrzakos (Estate)

Agent: TULLOCH

Property Affected: PIN 02132-0463

Read Carefully - Your Rights may be affected by your choice
Each of the undersigned registered owner(s) and agent in the application for consent under the 
Planning Act as described above acknowledge having been advised that the application for 
consent will require a:

• re-zoning of the property.
• minor variance

The owners/applicants and agent are advised to apply for and 
determine if they are able to secure the necessary approvals noted 
above prior to the submission of the Consent Application. An 
application for consent cannot succeed without such approval(s) in 
place.

Notwithstanding the foregoing, each of the registered owner(s) and agent wish to proceed with 
the application for consent prior to proceeding with the development applications noted above. In 
doing so, each of the registered owner(s) and agent acknowledge being advised and understand 
that:

• any decision by the Consent Official will include a condition that the necessary development 
approval(s) be obtained in final form prior to the issuance of a consent; AND

• as with other conditions, the responsibility for seeking compliance with the development 
approvals will rest with them as registered owner(s) and agent; AND

• there are costs associated with the applications for development approval; AND

• the City's acceptance of the application for consent is not a representation that:
» a decision will be made with respect to the development approval(s) within the timeline 

required to meet conditions for the application for consent; and/or
• the development application(s) will be approved by the approving body; AND

• in the event that one (1) or more required development approval(s) is/are granted:
• such approval(s) may be conditional upon compliance with conditions, which may 

involve additional costs or time to comply with; and/or
• may be subject to appeal, with consequences for costs, time and reversal or 

amendment of the decision; AND

Acknowledgement -Page 1 of 2 Initials: X

in the event that one (1) or more required development approval(s) is/are not approved or not 
approved within the timeline for complying with conditions:

• the Consent Official will not issue the consent certificate; and
• none of the application for consent fee or any development approval application fees 

will be refunded; AND



• all risks associated with proceeding with the application for consent prior to proceeding with 
the development applications rather than securing development approvals prior to submitting 
the application for consent shall be borne by the registered owner(s) and agent.

In consideration of being permitted to proceed with the application for consent without 
first securing the required development approvals, the registered owner(s) and agent 
hereby release and discharge the City from any and all claims for liability, costs, expenses, 
damages, losses associated with or resulting from an inability to meet, or failure to meet, 
the conditions imposed in any conditional approval of the consent application in this 
matter requiring the obtaining of development approval(s).

Dated at Sudbury this day of J

(day) (month) (yoar)

Signature of Regfstered Owner or
Authorized Signing Officer (‘where a corporation)

Print Name: x tinaa>ur-in/)

I have authority to bind the corporation.
( G'-Ia Ze

'ration.
Print Name: fKt 
I have authority to

Witness Signature of Agent

* Where the owner is a firm or corporation, the person signing this instrument shall state that 
he/she has authority to bind the corporation or affix the corporate seal.
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Court file no.

SUPERIOR COURT OF JUSTICE

IN THE ESTATE OF Michael (also known as Michael Peter) Kyrzakos, deceased

late of City of Sudbury

occupation Retired Merchant

who died on April 5, 1965

CERTIFICATE OF APPOINTMENT 
OF SUCCEEDING ESTATE TRUSTEE WITH A WILL

Applicant Address Occupation
Meri-Lynn Butler dministrator

Gloria Baughman Operations Manager

This CERTIFICATE OF APPOINTMENT OF SUCCEEDING ESTATE TRUSTEE 

WITH A WILL is hereby issued under the seal of the court to the applicant named above, 

A copy of the deceased's last will (and codicil(s), if any) is attached.

Address of court office
155 Elm Street 
Sudbury, Ontario 
P3C 1T9



CERTIFICATE OF APPOINTMENT OF ESTATE TRUSTEE Amended APRIL 19S9

CANADA

Province of Ontario NOTARIAL CERTIFICATE

I, ROBERT LOUIS FABBRO

a duly appointed notary public for the Province of Ontario, residing at the city of Greater 
Sudbury, in the District of Sudbury,

in the Province of Ontario, certify as follows:

1. I have compared the attached document with a document produced and shown to me and 
purporting to be the original

Check applicable boxes I  Certificate of Appointment of Estate Trustee

O With a Will U Without a Will  During Litigation

l2Sj Certificate of Appointment of Succeeding Estate Trustee

B With a Will B Without a Will

U Certificate of Ancillary Appointment of Estate Trustee With a Will

I I Letters

in the estate of Michael (also known as Michael Peter) Kyrzakos

late of the city Sudbury

in the Province of Ontario , deceased,

issued out of the Superior Court of Justice at Sudbury

dated January 16 (year) 2004 , and numbered E-3413/04.

2. The attached document is a true copy of the original.

DATE: January 20, 2004

Notarial Seal

A Notary Public for the Province of Ontario
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1.0 INTRODUCTION
TULLOCH is retained by the owner of 1024 Kingsway (being PIN 02132-1364) in Sudbury to prepare a 
planning justification report as part of a complete application to amend the City of Greater Sudbury 
Official Plan and the City of Greater Sudbury Zoning By-Law 2010-1007. This report provides justification 
for the application to redesignate a ±2 hectare extent of PIN 02132-0463 (the ±2 hectare extent being 
the subject property) from Parks and Open Space to Mixed Used Commercial, and to rezone the said ±2 
hectare extent from OSP (Open Space Private) to an amended C2(106) (General Commercial Special). 
The application would facilitate a lot addition from PIN 02132-0463 to 1024 Kingsway (PIN 02132-1364, 
being the benefitting property) for the future expansion of the existing businesses over the benefitting 
property.

This report reviews the consistency and conformity of the application in the context of the applicable 
policies and direction found within the following documents and plans:

® 2020 Provincial Policy Statement (PPS)
® Growth Plan for Northern Ontario (GPNO)
• City of Greater Sudbury Official Plan (OP)
• City of Greater Sudbury Zoning By-Law 2010-100Z

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

2.0 SUBJECT PROPERTY & SURROUNDING CONTEXT
The subject property is located on the north side of the Kingsway (a large mixed use commercial 
corridor) in Sudbury between Silver Hills Drive to the east and Bancroft Drive to the west. The subject 
property makes up ±2 hectares and is currently apart of a property that makes up ±44.6 hectares with 
frontage on the Kingsway, while the irregular-shaped benefitting property makes up ±6 hectares with 
±20 metres of frontage on the Kingsway (see Figure 1 & Figure 2).

The entirety of PIN 02132-0463 is currently zoned OSP (Open Space - Private) in the zoning by-law and 
designated Parks and Open Space in the OP. 1024 Kingsway is currently zoned C2(106) (General 
Commercial) and designated Mixed Use Commercial in the OP. PIN 02132-0463 is largely vacant, while 
1024 Kingsway currently contains two main buildings occupied by an automotive body shop (Imperial 
Collision Centre) and a retail store/business office (Forest & Lawn Equipment Supply & Insurance 
Company). The subject property contains an existing cleared area that makes up ±0.9 hectares. This area 
is currently being used as a temporary parking area for the Imperial Collision Centre (see Figure 4 & 
Figure 5). Both properties are designated as an intake protection zone 3 in the City of Greater Sudbury's 
Source Water Protection Plan, and located within the Ramsey Lake Watershed in the zoning by-law.

The Kingsway is fully serviced by municipal water and sanitary sewer, classified as a Primary Arterial road 
on OP Schedule 7 and benefits from access to GOVA Transit Routes 2,12, and 103. The nearest transit 
stop is located approximately 110 metres from 1024 Kingsway.
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The surrounding area largely comprises of a mix of general commercial land uses. The immediate 
surrounding area can be described as follows:

NORTH: Several large tracts of privately-owned open space containing mature vegetation and rocky 
topography.

EAST: General commercial land uses (eg. Pioneer Gas Station, Lot 88 Steakhouse & Bar, Kia Sudbury 
Motors, etc.), several large tracts of both public and privately-owned open space, and Silver Hills Drive.

SOUTH: General commercial land uses (eg. Northern Nissan, Wendy's, Esso Canada Gas Station, Tim 
Hortons, etc.).

WEST: General commercial land uses (eg. Palladino Honda), and two large tracts of public and privately- 
owned open space containing mature vegetation and rocky topography.
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Figure 1: Subject Property and Surrounding Context
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Figure 3: Photo taken near the north-east extent of the subject property, facing north

Figure 4: Photo taken near the north-east extent of the subject property, facing west 7



Figure 5: Photo taken near the north-east extent of the subject property, facing south

Figure 6: Potential location of ephemeral watercourse 
near the north-west extent of the subject property



Figure 7: View of potential ephemeral watercourse facing north

Figure 8: View of potential ephemeral watercourse facing south



3.0 PROPOSED DEVELOPMENT
The application proposes to redesignate a ±2 hectare extent of PIN 02132-0463 (the ±2 hectare extent 
being the subject property) from Parks and Open Space to Mixed Used Commercial, and to rezone the 
said +2 hectare extent from OSP (Open Space Private) to an amended C2(106) (General Commercial 
Special). Section 19.9 of the OP considers boundary designations as 'general guidelines only, except 
where such areas or boundaries coincide with existing roads, railways, rivers, waterbodies and other 
defined features.' Through pre-consultation, this section was discussed, and the City confirmed the need 
for an official plan amendment. Although the agent does not agree with the need for an official plan 
amendment, such is being submitted as pre-consultation comments from the City indicated that the City 
is the formal interpreter of the boundaries of the designations within the OP.

The proposal seeks to avoid a split-zoning issue from occurring as a result of a future application for 
consent that would facilitate a lot addition from PIN 02132-0463 to 1024 Kingsway (PIN 02132-1364 
being the benefitting property). The proposal would also resolve the encroachment of two existing 
accessory structures between the subject property and benefitting property (see Figure 2). The proposed 
zoning by-law amendment defines the uses permitted over the subject property, restricting these lands 
to the following uses in the zoning by-law:

• Automotive Body Shop;
• Tire Storage Building;
• Warehouse;
• Automotive Repair Shop;
• Commercial or Public Garage.

A ±1522m2 warehouse is outlined on the submitted concept plan for the purpose of demonstrating the 
applications compliance with the zoning by-law, and for the purpose of producing the required building 
elevation plans and sewer/water capacity analysis that are required as part of a complete application 
(see Figure 9, Figure 10 & Figure 11). Ultimately, the application would facilitate a lot addition for the 
future expansion of the existing businesses over the benefitting property - no new buildings or structures 
are proposed at this time.
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taking Tire Storage Facility

Kingsway
Sudbury, Ontario

LUCIWB BOUDREAU
ARCHITECTURE

Proposed Key Site Plan - Option F 
Scale = 1” = 8O'-O“ 

March 14. 2024

SP-F.1

Figure 9: Concept Plan 11



Proposed Site Plan - Option F 
Scale = 1M = 40,-0" 

March 14, 2024

Laking Tire Storage Facility

Kingsway
Sudbury, Ontario

LUCIW ■ BOUDREAU
ARCHITECTURE

SP-F.2

Figure 10: Concept Plan - Zoomed-in
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4.0 POLICY OVERVIEW & ANALYSIS
The following section sets out the relevant planning policy framework to assess the appropriateness of 
the application in the context of Provincial and municipal policies and regulations. Each sub-section will 
outline relevant policies and provide an analysis with respect to how the official plan and zoning by-law 
amendments are consistent with or conforms to such policy.

4.1 PROVINCIAL POLICY STATEMENT, 2020 (PPS)
The 2020 Provincial Policy Statement (PPS) provides high-level provincial policy direction for planning 
approval authorities in preparing municipal planning documents, and in making decisions on Planning Act 
applications. Municipal official plans must be consistent with the PPS. Policies applicable to the application 
are outlined and analyzed below.

Section 1.1 of the PPS speaks to managing and directing land use to achieve efficient and resilient 
development and land use patterns. Section 1.1.1 states, in part:

1.1.1 Healthy liveable and safe communities are sustained by:

a) promoting efficient development and land use patterns which sustain the 
financial well-being of the Province and municipalities over the long term;

b) accommodating an appropriate affordable and market-based range and mix 
of residential types (including single-detached, additional residential units, multi­
unit housing, affordable housing and housing for older persons), employment 
(including industrial and commercial), institutional (including places of worship, 
cemeteries and long-term care homes), recreation, park and open space, and 
other uses to meet long-term needs;

c) avoiding development and land use patterns which may cause environmental 
or public health and safety concerns;

Section 1.1.3 of the PPS states that settlement areas shall be the focus of growth and development and 
their vitality and regeneration shall be promoted. Considering the subject property is located within 
Sudbury's settlement area, the following policies are applicable:

1.1.3.1 Settlement areas shall be the focus of growth and development.

1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix 
of land uses which:

a) efficiently use land and resources;

14



b) are appropriate for, and efficiently use, the infrastructure and public service 
facilities which are planned or available, and avoid the need for their unjustified 
and/or uneconomical expansion;

Per Section 1.1.1, healthy, livable and safe communities are sustained by accommodating an appropriate 
market-based range and mix of residential types and employment uses (including industrial and 
commercial) to meet long-term needs. The application seeks to expand upon the employment land of 
the benefitting property, contributing to a range and mix of employment land which already exists along 
the Kingsway corridor. The application promotes efficient development and land use patterns by adding 
employment land to an area that benefits from existing municipal services and infrastructure, thereby 
supporting the financial well-being of the Province and the municipality over the long term. The 
benefiting property is connected to full municipal sewer and water services, and active transportation 
(sidewalks) and public transit networks in proximity (within 110m, being GOVA Transit Routes 2,12, and 
103).

With respect to Section 1.1.1 (c), the application seeks to avoid a development and land use pattern that 
would negatively contribute to environmental or public health and safety concerns. Considering the 
subject property is located within an intake protection zone 3 in the City of Greater Sudbury's Source 
Water Protection Plan, a Source Water Protection Section 59 application is being submitted as part of a 
complete application to evaluate the proposals impact on the quality of drinking water in the area.

The subject property is located within the City's settlement area boundary, which under Section 1.1.3 
shall be the focus of growth and development. The PPS encourages a mix of densities and land uses that 
efficiently use land and resources within settlement areas. To support consistency with the above noted 
policies outlined in Section 1.1.3, the application focuses growth and development within the City's 
settlement area boundary and represents a land use pattern that is based on a mix of land uses that:

• Efficiently use land and existing resources as the application would make more efficient use of an 
underutilized part of PIN 02132-0463 (through the proposed amendments and eventual lot 
addition) that would benefit from (once the subject property is added to the benefiting 
property) a variety of existing municipal infrastructure and services which already exist along the 
Kingsway corridor; and

• Are appropriate for, and would continue to utilize existing municipal infrastructure, generally 
avoiding the need for their unjustified and/or uneconomical expansion.

Section 1.3 of the PPS contains policies related to promoting economic development and 
competitiveness within employment areas. Section 1.3.1 states:

1.3.1 Planning authorities shall promote economic development and competitiveness
by:

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

15



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

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

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

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

Per Section 1.3.1 (a) & (b), the application provides the opportunity for a more diversified economic base 
by maintaining and expanding upon lands that are suitable for employment uses along the Kingsway. These 
lands support a wide range of economic activities and account for the needs of existing and future 
businesses. Regarding the existing businesses, the proposed zoning by-law amendment defines the uses 
permitted over the subject property, restricting these lands to a limited number of uses in the zoning by­
law to ensure that these lands can appropriately tie into the benefiting property, while still meeting the 
short term needs of the current property owner. With respect to future businesses, all the provisions of 
the zoning by-law applicable to the C2(106) zone will still apply to the current extent of the benefitting 
property. This will provide flexibility to future businesses considering the C2 zone permits a wide range 
and mix of employment and residential uses as outlined in Table 7.1 and Table 7.2 in the zoning by-law.

With respect to Section 1.3.1 (c), (d) & (e) the subject property would benefit from (once the subject 
property is added to the benefiting property) a variety of existing municipal infrastructure and services 
that already exist along the Kingsway corridor, making it a strategic site for investment. The subject 
property is also market-ready as it does not contain any significant constraints (e.g. environmental, 
topographic, etc.) that would hinder it's future development. While the subject property contains, and is 
surrounded by, mature vegetation and rocky topography, it also contains an existing cleared area that 
makes up +0.9 hectares. As previously discussed, this area serves as a temporary parking area for the 
Imperial Collision Centre. However, this area can additionally be used for the future expansion of the 
existing businesses overthe benefitting property. The application incorporates and builds off of compatible 
employment uses to assist in supporting a livable and resilient community.

Section 1.7 provides policy direction for municipalities to achieve long-term economic prosperity. The 
following policies are applicable:

1.7.1 Long-term economic prosperity should be supported by:

a) promoting opportunities for economic development and community 
investment-readiness;
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c) optimizing the long-term availability and use of land, resources, infrastructure 
and public service facilities;

Per Section 1.7.1 (a) & (c), the application promotes opportunities for economic development and 
community investment-readiness by expanding upon the employment land of the benefitting property, 
while accounting for the needs of existing businesses, and the needs of future businesses to ensure the 
benefitting property remains investment-ready by continuing to permit a wide range and mix of 
employment and residential uses. The application utilizes existing resources, infrastructure, and public 
services in a more efficient manner by expanding upon the employment land along the Kingsway, and 
contributing to a range and mix of employment uses which already exist along this corridor.

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

Section 4.3 of the GPNO promotes efficient use of economic and service hubs in Northern Ontario. The 
following policies are applicable:

4.3.3 Economic and service hubs shall maintain updated official plans and develop other
supporting documents which include strategies for:

a. developing a diverse mix of land uses, an appropriate range of housing types, 
and high quality public spaces; and providing easy access to stores, services and 
recreational opportunities

d. encouraging a significant portion of future residential and employment 
development to locate in existing downtown areas, intensification corridors, 
brownfield sites, and strategic core areas

The City of Greater Sudbury is designated as an economic and service hub under the GPNO. Per the 
above noted policies, economic and service hubs shall maintain updated official plans and develop other 
supporting documents that include strategies for developing a diverse mix of land uses, and encourage a 
significant portion of future employment development to locate in existing downtown areas, 
intensification corridors, brownfield sites, and strategic core areas.

Within the GPNO, intensification corridors are defined as 'areas along major roads, arterials or transit 
corridors that have the potential to provide a focus for higher density mixed-use development.' The 
subject property and benefitting property are located along an arterial road (being the Kingsway).
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Therefore, the application encourages future employment development to locate in existing 
intensification corridors, consistent with Section 4.3.3.

4.3 CITY OF GREATER SUDBURY OFFICIAL PLAN (OP)
The City of Greater Sudbury's Official Plan is the principal land use planning policy document for the City 
of Greater Sudbury. The official plan (OP) establishes objectives and policies that guide both public and 
private development/decision-making.

Section 2.3.2 contains land use policies related to the City's settlement area and states, in part:

2.3.2.1 Future growth and development will be focused in the’Settlement Area through 
intensification, redevelopment and, if necessary, development in designated 
growth areas.

2.3.2.2 Settlement Area land use patterns will be based on densities and land uses that 
make the most efficient use of land, resources, infrastructure and public service 
facilities, minimize negative impacts on air quality and climate change, promote 
energy efficiency and support public transit, active transportation and the 
efficient movement of goods.

2.3.2.S Intensification and development within the Built Boundary is encouraged in 
accordance with the policies of this Plan. Development outside of the Built 
Boundary may be considered in accordance with the policies of this Plan.

The application would direct growth and development in the settlement area through the proposed 
amendments and eventual lot addition. In doing so, the proposal seeks to establish a more suitable use 
for the subject property, while continuing to utilize existing municipal infrastructure. The subject 
property is located outside of the Built Boundary, however per Section 2.3.2.3, development outside of 
the Built Boundary may be considered in accordance with the policies of the OP. It is the authors opinion 
that the application conforms to the applicable policies found within the OP, given the analysis provided 
in this section of the report.

Section 4.1 speaks to the objectives of the City's Employment Areas and states, in part:

4.1 It is the objective of the Employment Area policies to:

a) ensure that an adequate supply and variety of serviced employment land 
exists throughout Greater Sudbury in accordance with the settlement pattern, 
allowing for the expansion and diversification of the employment base;

b) ensure that a broad range of commercial opportunities are provided for 
residents, employees and tourists;

f) ensure that existing industrial lands are used efficiently and promote the 
development and redevelopment of existing, underutilized, or unused sites;
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Mixed Use Commercial areas have been developed in Sudbury with the intent of recognizing the 
development potential of these areas by permitting a balance of mixed uses including commercial, 
institutional, residential, and parks and open space through the rezoning process. Section 4.3 provides 
municipal policies regarding the development of lands designated Mixed Use Commercial in the OP and 
states, in part:

4.3.1 All uses permitted by the Plan except Heavy Industrial may be accommodated in 
the Mixed-Use Commercial designation through the rezoning process. Uses 
permitted in the Mixed-Use Corridor designation shall provide for a broad range 
of uses that serve the needs of the surrounding neighbourhoods at a lesser 
density and concentration than Regional Corridors.

4.3.4 Subject to rezoning, new development may be permitted provided that:

a) sewer and water capacities are adequate for the site;

b) parking can be adequately provided;

c) no new access to Arterial Roads will be permitted where reasonable alternate 
access is available;

d) the traffic carrying capacity of the Arterial Road is not significantly affected;

e) traffic improvements, such as turning lanes, where required for a new 
development, will be provided by the proponent;

f) landscaping along the entire length of road frontages and buffering between 
non-residential and residential uses will be provided; and,

g) the proposal meets the policies of Sections 11.3.2 and 11.8, and Chapter 14.0, 
Urban Design.

With respect to Section 4.1, the application would assist in meeting the objectives of the Employment 
Area policies, considering it:

• Contributes to the supply and variety of serviced employment land which already exists along the 
Kingsway corridor, allowing for the expansion and diversification of existing and future businesses;

• Ensures that a broad range of commercial opportunities are maintained for residents, employees 
and tourists as all the provisions of the zoning by-law applicable to the C2(106) zone will still apply 
to the current extent of the benefitting property. As previously discussed, this will provide 
flexibility to future businesses considering the C2 zone permits a wide range and mix of 
employment and residential uses as outlined in Table 7.1 and Table 7.2 in the zoning by-law; and

• Promotes the growth and development of an underutilized site, as discussed throughout this 
report.
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Moreover, all uses permitted by the Plan except Heavy Industrial may be accommodated in the Mixed Use 
Commercial designation through the rezoning process, per Section 4.3.1. Section 4.3.4 outlines the tests 
that these new developments must align with. The application seeks to align with these tests, considering 
it:

• Is accompanied by a sewer and water capacity request to determine if there is adequate 
municipal capacity to service the uses proposed over the subject property;

• Demonstrates that parking can be adequately provided over the subject property, in accordance 
with the applicable provisions found within the zoning by-law;

• Does not propose new access to the Kingsway (being an Arterial Road);
• Would likely introduce a negligible impact on the traffic carrying capacity of the Kingsway. A 

traffic impact study is not required as part of a complete application considering the subject 
property will be restricted to the uses outlined in Section 3.0 of this report; and

• Meets the applicable policies of Section 14 of the OP. An analysis of such is provided in this 
section of the report.

Section 7.3.2 contains land use policies for properties that are privately owned and designated Parks and 
Open Space in the OP. This section states, in part:

7.3.2.1 Private lands designated Parks and Open Space primarily consist of:

a) lands with natural hazards such as flood plains that are not suitable for 
development;

b) lands that are difficult and uneconomical to develop and service;

c) lands that are intended to be left undeveloped to serve as buffers between 
mining or heavy industrial uses and built-up areas;

d) hydro corridors; and,

e) lands occupied by private outdoor recreational facilities such as golf courses.

The subject property is currently privately owned and designated Parks and Open Space in the OP. 
Section 7.3.2.1 outlines what these types of lands primarily consist of. The subject property does not 
align with this section, considering it:

• Is not located within an area regulated by Conservation Sudbury. Pre-consultation comments 
from Conservation Sudbury indicated that there appears to be an unmapped ephemeral 
watercourse which appears to drain toward the subject property, however due to consolidated 
bedrock visible at surface, there are no erosion hazards associated with the said watercourse. 
The submitted concept plan confirms (through site visits and topographic data) the approximate 
location, and flow of the said watercourse (see Section 2.0 & Section 3.0 of this report);

• Does not contain any significant constraints (e.g. environmental, topographic, etc.) that would 
hinder the future development of this site. In addition, should the subject property be added to 
the benefitting property, the subject property will benefit from access to the Kingsway and full 
municipal sewer and water services;
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Does not serve as a buffer between mining or heavy industrial uses and built-up areas;
Is not apart of a hydro corridor; and
Is not occupied by a private outdoor recreational facility.

Building off of the analysis provided herein, and given the above, it is the authors opinion that the 
subject property does not fully align with the intent of Section 7.3.2.1, and such lands would be more 
suitable for employment uses.

The OP promotes their dedication to the preservation and enhancement of the City's design features, 
views and corridors, as outlined in Section 14.7, which states, in part:

14.7.1 New land uses or design features that would detract from the enhancement of 
major focal point areas within the City, such as Science North, the Big Nickel, Bell 
Park, Tom Davies Square and Laurentian University are discouraged. The open 
space character and natural aesthetic environment of the Paris Street corridor, 
especially that section between Walford Road and York Street, will be preserved 
and enhanced. In particular, the view corridor to and from Science North will be 
protected.

As previously discussed, a ±1522m2 warehouse is outlined on the submitted concept plan partially for 
the purpose of producing building elevation plans that are required as part of a complete application. 
This warehouse is sited at an elevation of 274.5 metres, while elevations in proximity to the benefitting 
property's frontage along the Kingsway range from 272.5 - 273.75 metres above sea-level (see Section 
2.0 of this report). This results in a 0.75 - 2 metre difference in elevation from the benefitting property's 
frontage along the Kingsway to the location of the conceptual warehouse outlined on the submitted 
concept plan. In addition, the subject property is setback ±116 metres from the Kingsway, and screened 
by a range and mix of existing employment uses along the north side of the Kingsway. These uses are 
largely automotive related (as outlined in Section 2.0 of this report), similar to those uses proposed over 
the subject property.

Given the elevations outlined above and the surrounding context of the subject property, it is the 
authors opinion that the proposed land uses would not detract from the enhancement of any focal point 
areas along the Kingsway, per Section 14.7.1.

5.0 CITY OF GREATER SUDBURY ZONING BY-LAW 2010-100Z
As previously discussed, a +1522m2 warehouse is outlined on the submitted concept plan for the 
purpose of demonstrating the applications compliance with the zoning by-law, and for the purpose of 
producing the required building elevation plans and sewer/water capacity analysis that are required as 
part of a complete application. The below zoning matrix table evaluates zoning compliance with respect 
to the conceptual warehouse and the applicable provisions in the zoning by-law:

21



MINIMUM 
FRONT 
YARD

MINIMUM 
REAR 
YARD

MINIMUM 
INTERIOR 
SIDE YARD

MAX. LOT 
COVERAGE

MAX 
HEIGHT

MINIMUM 
LANDSCPAED 
OPEN SPACE

STANDARD 
PARKING 
SPACES

ACCESSIBLE 
PARKING 
SPACES

LOADING 
SPACES

PROVIDED >15m ±120.4m ±51.1m ±6% +9.15m >5% 19 SUFFICIENT 
AREA 

AVAILABLE

SUFFICIENT 
AREA 

AVAILABLE
REQUIRED 15m 15m NO 

MINIMUM
50% 15m 5% 17 

(l/90m2)
1 1

Ultimately, the application would facilitate a lot addition for the future expansion of the existing 
businesses over the benefitting property - no new buildings or structures are proposed at this time.

6.0 CONCLUSION

The subject amendments would facilitate a lot addition from PIN 02132-0463 to 1024 Kingsway (PIN 
02132-1364, being the benefitting property) for the future expansion of the existing businesses over the 
benefitting property. These amendments seek to expand upon the employment land of the benefitting 
property, contributing to a range and mix of employment land which already exists along the Kingsway 
corridor, and supporting current and future needs. Overall, the author found that the application 
promotes a more efficient use of land and land use patterns that expand upon compatible employment 
uses and effectively utilize existing municipal infrastructure.

Given the analysis provided herein, it is the author's opinion that the proposed official plan and zoning 
by-law amendments are consistent with the 2020 Provincial Policy Statement, conforms with the Growth 
Plan for Northern Ontario and the intent of the City of Greater Sudbury Official Plan, and represents 
good planning.

Respectfully submitted,

Prepared by:

Aaron Ariganello, BURP

Land Use Planner

TULLOCH

Reviewed by:

Mark H. Simeoni, MCIP, RPP

Senior Planning Consultant

TULLOCH
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